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Meeting Date: June 8, 2021 

Case Numbers: UP21-006, ED21-022 

Project Planner: Steve Stafford – (415) 458-5048 

Agenda Item: 3 

REPORT TO DESIGN REVIEW BOARD 

SUBJECT:  800 Mission Ave. (“Aegis Living San Rafael”) – Request amendment of Use Permit and an 
Environmental and Design Review Permit approvals to allow a 11’ 2” height bonus for a 
previously approved senior assisted living and memory care facility on two vacant Downtown 
parcels with 29,885 sq. ft. of combined area. Amendment of the approvals would increase the 
height of the building from 36’ to 47’ 2” and increase the unit count from 77 suites to 106 
suites. The remainder of the approved site and building design would remain unchanged; 
APNS: 011-184-08 & -09; Multifamily Residential – High Density (HR1) District Zone; Geoff 
Forner, Applicant; ASC San Rafael LLC, Owner; Downtown Neighborhood. 

***Continued from the May 4, 2021 Design Review Board Meeting*** 

PROPERTY FACTS 

Location General Plan Designation Zoning Designation Existing Land-Use 
Project Site: High–Density Residential (HDR)   HR1 Vacant Lot 
North: HDR HR1 SFR 
South: 5/M R/O 5/M R/O Apartment Buildings  
East: 5/M R/O 5/M R/O Service Station w/Mini-Mart 
West: HDR HR1 Office 

Lot Size Lot Coverage (Max.) 
Required: 29,885 sf 
Proposed: 6,000 sf 

Allowed: 60% (17,931 sf) 
Proposed: 59% (17,720 sf) 

Height Density (Max.) 
Allowed: 36’ 
Proposed: 47’ 2” (includes height bonus; excludes 

domes, trellis elevator and staircase 
protruding features) 

Allowed: 29 units (1 unit per 1,000 sf of gross lot area)  

Proposed: None (‘efficiency kitchens’ only for assisted 
care units only)  

Parking Usable Outdoor Area (Min.) 
Required: 53 parking spaces 
Proposed: 40 parking spaces 

Required: None (Recommended 100 sf per unit) 
Proposed: 6,248 sf (common indoor and outdoor 

recreational area) 

Landscaping (Min.) Setbacks 
Required: 50% of Front and Street Side Setback  

(2,164 sf) 
Proposed: 51% of Front and Street Side Setback 

(2,209 sf) 

Required Existing Proposed 
Front: 
Side(s): 
Street: 
Interior: 
Rear: 

15’ 

10’ 
5’ 
5’ 

n/a 

n/a 
n/a 
n/a 

15’ 

10’ 
5’ 
5’ 

Tree Removal Grading 
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 Total(No./Species): 6 (4 ‘mature’) + 5 Street Trees (1 
‘mature’) 

 Total: 14,000 CYDS 

Requirement: None (15 Replacement Trees 
Encouraged) 

Proposed:  13 Replacement Trees (includes 3 
Street Trees) 

Cut: 13,000 CYDS 
Fill: 1,000 CYDS 

Off-Haul: 13,000 CYDS 

  
SUMMARY 
The project is being referred to the Design Review Board (Board) for review of proposed amendments 
to an approved project. On September 4, 2018, the City Council denied an appeal (City Council 
Resolution No. 14575) and upheld the Planning Commission’s July 10, 2018 conditional approval of a 
new assisted living facility with memory care services and 40 garage parking spaces, located at 800 
Mission Ave. (previously 1203-1211 Lincoln Ave.). The proposed amendments request a height bonus 
of 11’ 2”, increasing the overall height, from 36’ to 47’ 2”. The proposed height bonus would also 
increase the size of the project, from 77 resident ‘suites’ to 106 ‘resident’ suites. The site is currently 
vacant, and the project would include site grading, drainage, landscaping and signage.    
 
The proposed amendments to the approved project require the following approvals by the Planning 
Commission with the recommendation of the Board: 

• An Environmental and Design Review Permit Amendment for modifications in the design of the 
approved building and site improvements; and 

• A Use Permit Amendment to allow both the new assisted living facility to operate on the site, the 
requested height bonus and a Parking Modification to reduce the parking requirement for the 
project, from 53 to 40 on-site parking spaces.   

 
This is an amendment of an approved project in which the Board’s review is limited to the scale/mass of 
the requested height bonus; how it relates to the surrounding neighborhood since the expanded project 
retains the California Mission Revival architecture, which the Board unanimously recommended for 
approval to the Planning Commission on June 5, 2018. No other changes to the approved design of the 
project are proposed. Staff supports the scale/mass of the requested height bonus, finding it adequately 
relates to the predominant four- and three-story scale of existing development immediately adjacent to 
the project site. Staff requests the Board’s comments on the following: 

 
Scale/Mass 

• Whether the scale/mass of the requested height bonus adequately relates to the predominant 
scale of existing development of development in the immediate neighborhood. 
 

BACKGROUND 
 
Site Description & Setting: 
The project site is comprised of two (2) adjacent parcels located at the northwest corner of the 
intersection of Lincoln and Mission Avenues. The site is a combined 29,885 sq. ft. in area and has an 
approximate 10% cross-slope, trending northwest to southeast. In 2007, prior buildings located on the 
project site were demolished, which remains vacant.   
 
The project site is surrounded by predominantly multifamily residential development immediately to the 
north and west, a service station to the south across Mission Ave. and a mixture of commercial office 
and single-family residential development to the east across Lincoln Ave.    

 
History: 

• On September 4, 2018, the City Council denied an appeal and upheld the Planning 
Commission’s conditional approval of a Use Permit (UP17-030) and an Environmental and 
Design Review Permit (ED17-090) to allow the construction and operation of a new 77-suite 



 

   3 

assisted living facility with memory care and associated garage parking, and site improvements 
on two (2) vacant Downtown parcels located at 800 Mission Ave.  
 

• On October 8, 2019, the Design Review Board recommended approval of final details on the 
site landscaping, exterior lighting and outdoor terrace finishes.  

 
• On March 10, 2020, Planning staff approved a minor modification to the design of the blue-tiled 

tower/dome feature, located at the southeast corner of site, to include additional windows to 
match the existing approved window design. 

 
• On August 21, 2020, Planning staff again approved a minor modification to the design of the 

blue-tiled tower/dome feature, located at the southeast corner of site, to reduce the overall 
height, and to redesign and relocate the approved water fountain feature. 

 
• On September 8, 2020, the Community Development Director approved the consolidation 

(LLA19-006) of the two (2) parcels. This Lot Line Adjustment/Consolidation will need to be 
recorded with the County of Marin by the applicant or property owner prior to issuance of 
building permits.   
 

• On February 25, 2021, the Zoning Administrator approved a two (2) year time extension for the 
project due to project’s financial infeasibility to construct during a global pandemic event. No 
additional changes, modifications or additions were proposed or approved to the project. 

 
• Building permits for the project were submitted on September 3, 2019 (foundation only) and 

October 21, 2019 (building) and approved on December 20, 2019 (foundation only) and August 
21, 2020 (building). The building permit for the foundation only was issued on December 20, 
2019 though no site grading has occurred on the site. The building permit for the building has 
not be issued.    
 

• On May 4, 2021, the Board unanimously (4-0 vote, Blayney absent) approved a requested 
continuance by staff to a ‘date certain’, to the next scheduled Board meeting on May 18, 2021, 
to allow staff time to better provide the Board with plans in a format more usable for the 
complexities of the project. This continuance was approved without staff introduction, 
acceptance of public comments or Board discussion on the project. 
 

PROJECT DESCRIPTION  
 
Use:   
The project proposes to amend the height and unit count of an approved assisted living facility with 
memory are services on the project site.       
 
Site Plan:  
No design changes are proposed to the approved site plan.        
 
Building Height: 
The project proposes to increase the approved height of the building, from 36’ to 47’ 2”. The project 
essentially proposes to add an additional or fifth floor with additional residential ‘suites.’ The approved 
height of the domes features, and rooftop elevator and stair overruns will not increase.  
 
Floor Plan: 
The project proposes to add an additional or fifth floor with 29 additional residential ‘suites’, increasing 
the overall unit count, from 77 approved ‘suites’ to 106 proposed residential ‘suites’. No changes are 
proposed to the remaining approved floor plans. The second floor continues to provide secured 



 

   4 

memory care services and includes common indoor and outdoor terrace areas. The previously 
approved rooftop terrace was removed from the project design during the approval of the time 
extension by the Zoning Administrator in February 2021.   
 
Architecture:  
No design changes are proposed to the approved architecture. Rather, the proposed amendment to the 
project would return the blue-tiled dome feature along Lincoln Ave., which was previously approved by 
staff at the request of the applicant to meet cost-efficiencies. The project is approved with a Spanish 
Colonial- or Mission Revival-like architecture with predominant design features including large arched 
windows, whitewashed stucco walls, red clay roof tiles and tile dome towers. The dome on top of the 
tower features were approved to be externally-illuminated and tiled in a color (blue) distinct from the red 
roof tile which would complement the blue fabric awnings along both street elevations. Decorative 
heavy-timber rafter ‘tails’ are included under the roof eaves. Decorative wrought iron balconies, railings, 
fencing and gates are well-presented along all building facades. The previously approved, externally-
illuminated, 12’-dia. circular fountain with a center statue or sculpture, located at the Mission and 
Lincoln Ave. intersection, was removed and replaced with additional landscaping as an administrative 
amendment by staff in 2020.   
 
No changes are proposed to the approved exterior colors and materials. The proposed additional or 
fifth floor is proposed to match the approved exterior colors and materials. 
 
Parking: 
No design changes are proposed to the approved parking garages plan. The project is approved for 40 
on-site garage parking spaces. Of these, 37 parking spaces are located in the subterranean parking 
garage accessed by the driveway along Mission Ave. and three (3) additional parking spaces will be 
located on the first floor and accessed by the driveway along Lincoln Ave.         
 
Landscaping:  
No design changes are proposed to the approved site landscape plans. The project proposes to 
remove six (6) existing on-site trees on the smaller (1211 Lincoln Ave.) portion of the site, four (4) of 
which are ‘significant’ (A ‘significant’ tree is any tree 12” or greater in diameter, as measured 4.5’ above 
the root crown, or any Oak tree 6” or greater in diameter, as measured 4.5’ above the root crown). In 
2007, all site landscaping was previously removed from the larger parcel (1203 Lincoln Ave.) during 
demolition of the prior motor court. The project also proposes to remove five (5) existing street trees 
along the Lincoln Ave. frontage, one (1) of which is ‘significant’. The project is approved to plant new 
landscaping along both the Mission and Lincoln Ave. frontages, including 10 replacement trees, plus 
three (3) new street trees along Lincoln Ave., and a mixture of shrub, grass and vine plantings. New 
landscaping is also required within a raised bioretention ‘planter’ bordering the 2nd level outdoor rear 
terrace.   
 
Grading/Drainage:  
No design changes are proposed to the approved preliminary grading and drainage plan. The project 
proposes a total of 14,000 cubic yards (CYDS) of excavation with 13,000 CYDS of ‘cut’, 1,000 CYDS of 
‘fill’ and 13,000 YDS of off-haul. A raised, 1,036-sq. ft., bioretention ‘planter’ is approved bordering the 
2nd level outdoor rear terrace with landscaping.   
 
ANALYSIS 
 
General Plan 2020 Consistency:  
The General Plan land use designation for the site is High Density Residential (HDR). Pursuant to Land 
Use Policy LU-13 (Height Bonuses) in the San Rafael General Plan 2020, a height bonus of up to 12’ 
may be granted with a Use Permit for development projects that meet the affordable housing 
requirement, provided the building’s design is consistent with Community Design policies and design 
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guidelines. The project requests a 11’ 2” height bonus. Staff requests the Board’s guidance in 
evaluating the project for consistency with the following design-related General Plan Policies: 
 
• Community Design Policy CD-1d (City Image) Landscape Improvements) recognizes that 

landscaping is a critical design component to. 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.   
 

• CD-2 (Neighborhood Identity) Recognize and promote the unique character and integrity of the 
city's residential neighborhoods and Downtown. Strengthen the "hometown" image of San Rafael 
by: a) Maintaining the urban, historic, and pedestrian character of the Downtown; b) Preserving and 
enhancing the scale and landscaped character of the City's residential neighborhoods; c) Improving 
the appearance and function of commercial areas; and d) Allowing limited commercial uses in 
residential neighborhoods that serve local residents and create neighborhood-gathering places. 
 

• CD-3 (Neighborhoods) seeks to recognize, preserve and enhance the positive qualities that give 
neighborhoods their unique identities, while also allowing flexibility for innovative design. New 
development should respect the context and scale of existing neighborhoods. 

 
• CD-5 (Views) seeks to respect and enhance to the greatest extent possible, views of the Bay and 

its islands, Bay wetlands, St. Raphael’s church bell tower, Canalfront, marinas, Mt. Tamalpais, 
Marin Civic Center and hills and ridgelines from public streets, parks and publicly accessible 
pathways. 

 
• CD-7 (Downtown and Civic Center) Build upon the character of these areas by controlling land uses 

to clearly distinguish their boundaries; by recognizing Mission San Rafael Arcangel and St. Raphael 
Church, Marin Civic Center, and other buildings that help define the City’s character, and requiring 
that these and other architectural characteristics and land uses that give these areas their identity 
are strengthened. 

  
• CD-9 (Transportation Corridors) seeks to improve the function and appearance of transportation 

corridors, recognize those shown on Exhibits 17 and 18 and define each corridor's contribution to 
the City based upon its land use and transportation function and how it is experienced by the public. 
 

• CD-10 (Nonresidential Design Guidelines) Recognize, preserve and enhance the design elements 
that contribute to the economic vitality of commercial areas. Develop design guidelines to ensure 
that new nonresidential and mixed-use development fits within and improves the immediate 
neighborhood and the community as a whole. 

 
• CD-18 (Landscaping) recognizes landscaping as a significant component of all site design.   
 
Planning staff continues to find the landscaping and pedestrian scale along the street frontages helps 
connect the predominant residential character along Lincoln Ave., a transportation corridor, with the 
commercial Downtown immediately south of the project site. The proposed Mission Revival architecture 
appears to respect and not compete with the scale and design of St. Raphael’s church bell tower. While 
the St. Raphael’s church bell tower is approximately 10’ lower in height of the domed towers in the 
proposed project design, St. Raphael’s church bell tower is located more than two city blocks (1,100’) 
west of the project site and approximately 30’ higher in elevation. While the towers in the proposed 
project design would likely create a new view impact of Puerto Suello Hill as seen from northbound U.S. 
Highway 101, staff finds this to be limited.  
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General Plan 2040 Consistency: 
The City is currently in the process of updating the General Plan. Under the draft General Plan 2040, 
the General Plan land use designation for the site is Downtown Mixed Use (DMU) with a maximum 
height as determined by the draft Downtown Precise Plan (currently 40’). The draft Downtown Precise 
Plan allows a height bonus of up to 10’ (overall maximum height of 50’) on the site. The project 
requests a 11’ 2” height bonus for an overall height of 47’ 2” (per UBC measurement of height. 
 
Zoning Ordinance Consistency:  
 
Chapter 4 – Residential (R, DR, MR, HR) Districts 
The site is located within the Multifamily Residential – High Density (HR1) District. The proposed 
project will require consistency with the property development standards for the HR1 District, including 
maximum 60% lot coverage, minimum required yard setbacks (15’ front; 10’ street side; 5’ interior side 
and rear) and minimum landscaping (50% of required front and street side yards). The project will 
exceed the maximum 36’ height for the site, subject to the requested height bonus. Additionally, the 
project voluntarily proposes to create 3,970 sq. ft. of usable common outdoor area for the residents, 
reduced from 5,876 sq. ft. of usable common outdoor area previously approved by the project and after 
the elimination of the roof terrace. Pursuant to SRMC Section 14.04.040 (Property Development 
Standards for the HR District), common indoor area suitable for recreational uses may be counted 
toward the usable outdoor area requirement. Once these areas are included, the project proposes 
6,248 sq. ft. of combined common indoor and outdoor area suitable for recreational use. These 
property development standards applicable to the project are identified in the Property Facts summary 
above. As designed, the project complies with all applicable property development standards for the 
HR1 District, including maximum lot coverage, minimum required yard setbacks and minimum 
landscaping. The project also would comply with the maximum height, subject to the requested height 
bonus. 
  
Chapter 16 – Site and Use Regulations  
 
Affordable Housing Requirement  
SRMC Section 14.16.030 (Affordable Housing Requirement) requires all non-residential development 
projects to comply with the City’s adopted inclusionary housing requirement through the payment of an 
in-lieu fee based on the type of development proposed for the site. The project continues to propose an 
assisted living facility with memory care services which is comparable to a hotel use. The proposed 
facility would continue to provide rooms or ‘suites’ with limited ‘efficiency kitchens’ and offer ancillary 
services to the residents like communal dining (both indoor and outdoor), “juice bar”, “pub”, “bistro”, 
fitness, barber/salon, cinema and activities areas, in which some of these services would not be 
typically found in a hotel. Therefore, it is still credible to apply a hybrid rate for determining the amended 
affordable housing requirement linkage fee.  
 
The approved project is 64,054 sq. ft. in size and, when applying both the hotel (0.0075 affordable units 
per 1,000 gross sq. ft.)  and personal service rates (0.0225 affordable units per 1,000 gross sq. ft.) 
identified in Table 14.16.030 – 3, was required to provide 0.015 affordable housing units per 1,000 
gross sq. ft., which translates to 0.96 low income units or an affordable housing in-lieu fee of 
approximately $318,827.20 for the project, using the then-current affordable housing in-lieu fee of 
$331,070.00 per unit. To further contribute to the City’s affordable housing initiatives, the prior property 
owner voluntarily increased the affordable housing in-lieu fee to $500,000 as a ‘public benefit’ (a 63.8% 
increase in the required affordable housing requirement), which was accepted by Planning Commission 
and the City Council on project appeal as a condition of project approval.    
 
The amended project proposes to increase the new building size to 75,489 sq. ft. which, when applying 
the same affordable housing requirement formula (0.015 affordable housing units per 1,000 gross sq. 
ft.) translates to 1.13 low income units, or a revised affordable housing in-lieu fee of $389,488.66 for the 
project, using today’s updated affordable housing in-lieu fee of $343,969.47 per unit. The current 
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property owner, Aegis Senior Communities LLC (‘Aegis Living’), proposes to continue to voluntarily 
increase the affordable housing in-lieu fee to $589,569 as a ‘public benefit’ (a 66% increase in the 
required affordable housing requirement).    
 
Height Bonus 
SRMC Section 14.16.190 (B) (Lincoln Avenue Height Bonus) a height bonus may be granted through 
Use Permit by the Planning Commission of up to 12’ for projects located on Lincoln Avenue, between 
Mission Avenue and Hammondale Ct., on lots greater than one hundred fifty (150′) in width and 
20,000 sq. ft. in size and meeting their affordable housing requirement. The project meets the 
location, width and size requirement. As stated previously in staff’s report, the required affordable 
housing in-lieu fee for the amended project is $389,488.66 (1.13 affordable housing units), using the 
current affordable housing in-lieu fee of $343,969.47 per unit. The project proposes to voluntarily 
increase the affordable housing in-lieu fee to $589,569 as a ‘public benefit’ (a 66% increase in the 
required affordable housing requirement). 
 
Chapter 18 – Parking Standards 
 
Parking Requirements 
SRMC Section 14.18.040 (Parking Requirements), the project requires on-site parking, based on the 
following proposed uses: 
 

• Assisted living facilities are required to provide one (1) parking space for each five (5) clients; 
plus  

• One (1) parking space for each staff person, visiting doctor or employee on maximum staffed 
shift.  

 
Based on this formula, the project was required to provide 44 off-street parking spaces though it was 
approved to provide 40 off-street parking spaces, subject to a requested Parking Modification and 
supported with a traffic and parking study (Transpogroup, dated May 30, 2018), which anticipated peak 
parking demand of 31 parking spaces for residents, staff, physicians and guests, based on a proposed 
88-bed assisted living facility. The amended project proposes to increase both the number of residents 
and staffing levels. Based on this formula, the amended project is required to provide 53 off-street 
parking spaces. The project continues to propose to provide 40 off-street parking spaces, subject to a 
requested Parking Modification and supported with an updated traffic and parking study (Transpogroup, 
dated March 3, 2021), which anticipated peak parking demand of 37 parking spaces for residents, staff, 
physicians and guests, based on a proposed 106-bed assisted living facility (Updated Transportation 
and Parking Study). The amended project essentially requests a height bonus to increase the number 
of beds for memory care residents. This updated traffic and parking study, like the original analysis, 
finds the memory care residents would create no parking demand since memory care residents are 
prohibited from vehicle ownership due to cognitive difficulties. The total required parking for the 
amended project is 53 on-site parking spaces while 40 on-site parking spaces continue to be proposed 
with requests for a Parking Modification for 13 required on-site parking spaces.     
 
Parking Modification 
The revised project continues to request a Parking Modification, through the Use Permit Amendment, to 
reduce the parking requirement by 13 parking spaces, from 53 to 40 on-site parking spaces, based on 
the historic operational needs from other assisted living facilities similar to the project. The amended 
project, like the approved project, supports this request with an updated traffic and parking study 
(Transpogroup, dated March 3, 2021; access here ), which anticipates peak parking demand of 37 
parking spaces for residents, staff, physicians and guests, based on a proposed 106-bed assisted living 
facility. All requests for Parking Modification require the review and recommendation of both the 
Community Development Director and the City Engineer, and the approval of the Planning 
Commission. The Community Development Director, through Planning staff, and the City Engineer 

https://storage.googleapis.com/proudcity/sanrafaelca/uploads/2021/04/800-Mission-Ave_UP21-06_ED21-022_updated-traffic-and-parking-analysis_3.3.21.pdf
https://storage.googleapis.com/proudcity/sanrafaelca/uploads/2021/04/800-Mission-Ave_UP21-06_ED21-022_updated-traffic-and-parking-analysis_3.3.21.pdf
https://storage.googleapis.com/proudcity/sanrafaelca/uploads/2021/04/800-Mission-Ave_UP21-06_ED21-022_updated-traffic-and-parking-analysis_3.3.21.pdf
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support this request for Parking Modification, concurring with the analysis and findings in the submitted 
updated traffic and parking study, and, like the approved project, subject to the subsequent submittal of 
a Transportation Demand Management Plan (TDMP) prepared by a licensed traffic engineer, 
identifying strategies and recommendations to reduce employee/staff trips and minimize parking and/or 
traffic impacts. The TDMP shall be subject to review and approval of the Community Development 
Director and the City Engineer, who reserves the right to require modifications to the TDMP and the 
applicant agrees to incorporate all recommendations outlined in the TDMP, including modifications 
required by the City, during the occupancy of the site by the approved use.      
  
Guest Parking  
Guest parking spaces are not required in the Downtown unless located within 200’ of a residential 
district. While the project site is located within a residential district, guest parking is required for 
multifamily residential projects, based on residential units. As stated earlier in staff’s report, the 
amended project does not propose any residential units (The project is comparable to a hotel by 
proposing to provide rooms or ‘suites’ for residents with ‘efficiency kitchens’ and with communal dining 
and entertainment and personal services) and, therefore, is not required to provide guest parking 
though voluntarily provides it. The project has submitted an updated traffic and parking study to support 
a request for Parking Modification, which anticipates peak parking demand (weekday) of 37 parking 
spaces which reduces to 28 spaces on weekends. Since the amended project continues to propose 40 
off-street parking spaces, all parking spaces in excess of the 37 required parking spaces (weekdays, 28 
weekends) would be available for guest parking.   
 
Chapter 25 – Environmental and Design Review Permit  
The project requires amendment of the existing approved Environmental and Design Review Permit by 
the Planning Commission with the Board’s recommendation. The pertinent review criteria for 
Environmental and Design Review permits, pursuant to Section 14.25.050 (Review Criteria; 
Environmental and Design Review Permits), are as follows: 
 
• Site Design. Proposed structures and site development should relate to the existing development in 

the vicinity. The development should have good vehicular and pedestrian circulation and access. 
Safe and convenient parking areas should be designed to provide easy access to building 
entrances. The traffic capacity of adjoining streets must be considered. Major views of the San 
Pablo Bay, wetlands, bay frontage, the Canal, Mt. Tamalpais and the hills should be preserved and 
enhanced from public streets and public vantage points. In addition, respect views of St. Raphael’s 
Church up “A” Street.    

 
• Architecture. The project architecture should be harmoniously integrated in relation to the 

architecture in the vicinity in terms of colors and materials, scale and building design. The design 
should be sensitive to and compatible with historic and architecturally significant buildings in the 
vicinity. Design elements and approaches which are encouraged include: a) creation of interest in 
the building elevation; b) pedestrian-oriented design in appropriate locations; c) energy-efficient 
design; d) provision of a sense of entry; e) variation in building placement and height; and f) equal 
attention to design given to all facades in sensitive location.   

 
• Materials and colors. Exterior finishes should be consistent with the context of the surrounding area. 

Color selection shall coordinate with the predominant colors and values of the surrounding 
landscape and architecture. High-quality building materials are required. Natural materials and 
colors in the earth tone and wood tone range are generally preferred. Concrete surfaces should be 
colored, textured, sculptured, and/or patterned to serve design as well as a structural function. 

 
• Walls, Fences and Screening. Walls, fences and screening shall be used to screen parking and 

loading areas, refuse collection areas and mechanical equipment from view. Screening of 
mechanical equipment shall be designed as an integrated architectural component of the building 
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and the landscape. Utility meters and transformers shall be incorporated into the overall project 
design.  

 
• Exterior Lighting. Exterior lighting should provide safety for building occupants, but not create glare 

or hazard on adjoining streets or be annoying to adjacent properties or residential areas.  
 
• Landscape Design. Landscaping shall be designed as an integral enhancement of the site and 

existing tree shall be preserved as much as possible. Water-conserving landscape design shall be 
required. A landscaped berm around the perimeter of parking areas is encouraged. Smaller scale, 
seasonal color street trees should be proposed along pedestrian-oriented streets while high-
canopy, traffic-tolerant trees should be proposed for primary vehicular circulation streets. 

 
Staff’s Comments. This is an amendment of an approved project in which the Board’s review is limited 
to the scale/mass of the requested height bonus; how it relates to the surrounding neighborhood since 
the expanded project retains the California Mission Revival architecture, which the Board unanimously 
recommended for approval to the Planning Commission on June 5, 2018. No other changes to the 
approved design of the project are proposed. The topography of the project site slopes (11% average 
cross-slope) up from the intersection of Mission and Lincoln Avenues to the rear of the site, trending 
southeast-to-northwest. This site topography helps to underground the 1st floor of the new building at 
the rear of the site. The amended project would have the visual appearance of a five-story building at 
the intersection of Mission and Lincoln Avenues and a four-story building at the rear and interior side 
elevations. The predominant scale of existing development immediately adjacent to the project site is 
four-story (west; 820 Mission Ave.) and three-story (north; 1215 Lincoln Ave. and 111 Laurel Pl.).     
 
Staff supports the scale/mass of the requested height bonus, finding it adequately relates to the 
predominant four- and three-story scale of existing development immediately adjacent to the project 
site. Staff requests the Board’s comments on the following: 
 

• Whether the scale/mass of the requested height bonus adequately relates to the predominant 
scale of existing development of development in the immediate neighborhood.   

 
Subdivision Ordinance Consistency:  
 
Chapter 5 – Lot Line Adjustments and Consolidations 
The amended project continues to propose to construct the new assisted living facility across the legal 
property line boundaries of two (2) adjacent Downtown parcels. On September 8, 2020, a Lot Line 
Adjustment was administratively approved for the consolidation of the two parcels which comprise the 
project site. New Grant Deeds, accompanied with a Plat Map and legal descriptions, will need to be 
recorded prior to building permit issuance for the amended project.  
 
DESIGN REVIEW BOARD 
 
At the opening of the May 4, 2021 Board meeting on the project, staff requested a continuance to a 
‘date certain’, to the next scheduled Design Review Board meeting, to May 18, 2021, to better provide 
the Board with plans in a format more usable. The Board unanimously (4-0 vote, Blayney absent) 
approved the requested continuance without staff introduction, acceptance of public comments or 
Board discussion on the project.      
 
NEIGHBORHOOD CORRESPONDENCE 
 
Notice of the original May 4, 2021 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 project site, the appropriate 
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neighborhood groups (the Lincoln-San Rafael Hill Neighborhood Association and the Federation of San 
Rafael Neighborhoods), and all other interested parties (applicant and planner), a minimum of 15 
calendar days prior to the Board meeting. Additionally, notice was posted on the project site, at the 
corner of Mission and Lincoln Avenues, also a minimum of 15 calendar days prior to the Board 
meeting. Since review of the project was continued to a ‘date certain’, to the next scheduled Board 
meeting on May 18, 2021, a 15-day noticing period was not required. However, a Notice of Continued 
Public Hearing was mailed to all property owners and occupants within a 300-foot radius of the project 
site, the appropriate neighborhood groups (the Lincoln-San Rafael Hill Neighborhood Association and 
the Federation of San Rafael Neighborhoods), and all other interested parties (applicant and planner), 
with the new online meeting details prior to the Board meeting. Additionally, notice which was 
previously posted on the project site, at the corner of Mission and Lincoln Avenues, was updated. 
 
At the time of the distribution of staff’s report to the Board, staff had received 26 written comment as a 
result of this noticing; 18 comments opposed to the project and eight (8) comments in support.  
 
Most of the comments in opposition were from owners of separate condominium units within the 
building (820 Mission Ave.) located immediately west of the project site, along the Mission Ave. These 
comments strongly oppose the requested height bonus, stating the additional building height would 
create “detrimental overshadowing”, noise, traffic, parking, light/glare and financial impacts, and 
“diminution of quality of life”. These comments further express concern that the requested height bonus 
would overpower the Mission/Lincoln Ave intersection as a ‘Gateway’ to the Downtown and the general 
character of the existing neighborhood.  
 
The comments in support of the proposed height bonus state that the project would continue to provide 
a significant contribution to the City’s affordable housing in-lieu fee fund and initiatives while continuing 
to propose outstanding building design. These comments further state that the Mission/Lincoln Ave 
intersection, as a ‘Gateway’ to the Downtown, continues to deserve an iconic building design and the 
proposed height bonus would result in a building which sits only five feet (5’) higher than the adjacent 
building along the Mission Ave frontage.  
 
Staff’s Comments: This is an amendment of an approved project in which the Board’s review is limited 
to the scale/mass of the requested height bonus; how it relates to the surrounding neighborhood, and 
the traffic and parking impacts of the taller, larger building.  
 
The topography of the project site slopes (11% average cross-slope) up from the intersection of Mission 
and Lincoln Avenues to the rear of the site, trending southeast-to-northwest. This site topography helps 
to underground the 1st floor of the new building at the rear of the site. The amended project would have 
the visual appearance of a five-story building at the intersection of Mission and Lincoln Avenues and a 
four-story building at the rear and interior side elevations, similar to 820 Mission Ave. condominium 
building. The predominant scale of existing development immediately adjacent to the project site is 
four-story (west; 820 Mission Ave.) and three-story (north; 1215 Lincoln Ave. and 111 Laurel Pl.).     
 
The amended project submittal included an updated traffic and parking study which found that, while 
the proposed increased height and unit count would increase traffic impacts and required parking, 
these will be negligible (increased traffic over approved project) or mitigated (increase unit count is for 
memory care beds which increases staffing demand modestly and will be met by parking provided). 
The City Engineer has reviewed and supports findings presented in the updated traffic and parking 
study.   
 
The expanded project retains the California Mission Revival architecture, which the Board unanimously 
recommended for approval to the Planning Commission on June 5, 2018, which was ultimately 
approved.  
 
All public comments received on the amended project are attached as Exhibit 4.   
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CONCLUSION 
 
Planning staff supports the scale/mass of the requested height bonus, finding it adequately relates to 
the predominant four- and three-story scale of existing development immediately adjacent to the project 
site. Planning staff finds the expanded project retains the California Mission Revival architecture, which 
the Board unanimously recommended for approval to the Planning Commission in 2018. No other 
changes to the approved design of the project are proposed. The amended project continues to meet 
the applicable design-related General Plan Policies and Zoning Ordinance regulations and standards, 
with the exception of the parking requirement for which the project submitted a updated traffic and 
parking study and requests a Parking Modification. The project continues to propose to develop two (2) 
Downtown parcels which have been vacant since 2007. Staff, however, requests the Board provide 
direction on the points specified in the Analysis section of this report. Staff further welcomes additional 
comments or guidance on the any site or building design details that would further improve the project. 
 
EXHIBITS 
 
1. Vicinity Map 
2. Project Narrative 
3. Updated Transportation and Parking Study  
4. Public Comments 
5. Approved Project Plans 
6. Proposed Project Plans  (Proposed Project Plans; https://www.cityofsanrafael.org/1203-lincoln/) 
 
Reduced (11” x 17”) color plans have been provided to Board members only.  
 
cc: ASC San Rafael LLC – 415 118th Ave. SE; Bellevue, WA 98005 
 Geoff Forner – 1 Belvedere Pl.; Mill Valley, CA 94941 

https://storage.googleapis.com/proudcity/sanrafaelca/uploads/2021/04/800-Mission-Ave_UP21-06_ED21-022_updated-traffic-and-parking-analysis_3.3.21.pdf
https://www.cityofsanrafael.org/1203-lincoln/




Aegis Senior Living LLC 
415 118th Ave SE 

Bellevue, WA 98005 

 
March 5, 2021 

City of San Rafael Planning Division 

Attn: Steve Stafford 

1400 Fifth Avenue 

San Rafael, CA 94901 

 

RE:  800 Mission Avenue – Aegis San Rafael Design Review Modification 

 

Dear Mr. Stafford,  

 

On behalf of Aegis Senior Living LLC, we are pleased to present the revised DRB application for the previously 

approved senior assisted living project at 800 Mission Avenue. This project was last seen by the San Rafael Design 

Review Board on June 5, 2018 as an 88-bed project, comprised of four-levels over one level of subgrade parking. At 

that meeting, the project was unanimously approved, and the architectural character was praised by numerous Board 

members.  

Since its approval, the lending and construction environment has changed profoundly. This was largely driven by the 

global pandemic. As a result, the project has been financially infeasible to break ground with its current approved 

configuration. Fortunately, there are provisions in the San Rafael Zoning Code which allow for a height bonus in this 

location which we did not pursue originally but are now opting to incorporate. This results in a feasible project, which in 

turn will allow us to fulfill our commitment to the City’s affordable housing fund, development of this long vacant site into 

a vibrant and beautiful addition to downtown, and an increase by 26 suites of housing for San Rafael’s senior 

population. It also allows for the return of the architectural dome element that was part of the original DRB approval that 

was removed for cost purposes in 2020; an evolution of design is shown on Sheet A8.2 

We have continued to evolve the design and we believe we have improved upon it, while at the same time also 

improving the economics of the project. 

The project’s revised design retains the high-quality Mission-style architecture that was originally approved in 2018, but 

now utilizes the height bonus allowed by section 14.16.190.B of the San Rafael Municipal Code. The revised building 

retains many of the project’s original architectural features and provides an additional 5th level without exceeding the 

allowable building height. As demonstrated in Exhibit #1, the difference of massing between the two buildings is 

minimized by the revised building design. 

Please review the detailed project description from Ankrom Moisan Architecture, summarizing all changes to the 

building design. A Traffic and Parking Analysis from TranspoGroup is also included. The parking provided on-site for 

this project is sufficient to accommodate all residents, staff, and visitors to the building during both the weekend, and 

weekday peak demands. The traffic impacts of this project are tremendously lower than other allowable uses on this 

site. The attached Traffic Impacts Analysis concludes that this project, even with the additional units, does not 

negatively affect any nearby intersections at peak, nor non-peak hours.  

We look forward to working with the City of San Rafael to create a beautiful and feasible new assisted living community 

in San Rafael.  

Sincerely,  

 
 

Geoff Forner 
Aegis Senior Living LLC 
1 Belvedere Pl. Mill Valley, CA 94941 
415-720-3806 



Aegis Senior Living LLC 
415 118th Ave SE 

Bellevue, WA 98005 

 
 

EXHIBIT #1 
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FRONT YARD SETBACK: 2515 SF

LANDSCAPED: 1330 SF

LANDSCAPE PROVIDED: 53%

LANDSCAPE REQUIRED: 50%

SIDE YARD SETBACK: 1813 SF

LANDSCAPED: 930 SF

LANDSCAPE PROVIDED: 51%

LANDSCAPE REQUIRED: 50%

USEABLE OUTDOOR AREA 1850 SF

USEABLE OUTDOOR AREA 2120 SF

BUILDING FOOTPRINT: 17,707 SF

LOT SIZE: 29,621 SF

PROPOSED LOT COVERAGE: 59%

MAX. LOT COVERAGE: 60%

PROJECT INFORMATION
GENERAL

PROJECT DIRECTORY
GENERAL

DESIGN DESCRIPTION
PROPOSED OCCUPANCY: R2.1

MULTIFAMILY RESIDENTIAL 

(HIGH DENSITY)

THE PROPOSED DESIGN IS AN 106 UNIT, FIVE STORY BUILDING WITH SUBTERRANEAN GARAGE. THE LOCATION IS 

AT THE CORNER OF MISSION AND LINCOLN IN SAN RAFAEL. IT IS WALKING DISTANCE TO DOWNTOWN, THE 

TRANSIT CENTER, AND FUTURE SMART RAIL STATION. THE FIRST AND SECOND FLOORS OF RESIDENTIAL LIVING, 

LOCATED ONE LEVEL ABOVE STREET, WILL HOUSE 54 UNITS DEDICATED TO MEMORY CARE RESIDENTS. THE 

UPPER TWO FLOORS WILL HOUSE 52 UNITS OF ASSISTED LIVING RESIDENTS. THE GROUND FLOOR PORT 

COCHERE WILL CONTAIN 2 ADA SPACES, 1 AEGIS VAN PARKING SPACE AND LOADING AREA. THERE ARE 2 STREET 

PULLOUTS PROPOSED FOR FIRE ACCESS AND LOADING. ONE AT MISSION AVE AND ONE AT LINCOLN AVE. 

THE SUBTERRANEAN GARAGE WILL CONTAIN 37 SPACES TOTAL (INCLUDING 2 ADA SPACES). THE PARKING TOTAL 

FOR THE COMPLEX WILL INCLUDE 40 DEDICATED SPACES (INCLUDING THE 4 ADA SPACES). ENTRANCE AND EXIT 

TO SUBTERRANEAN GARAGE WILL BE LOCATED OFF MISSION. ENTRANCE AND EXIT TO GROUND LEVEL GARAGE 

WILL BE LOCATED OFF LINCOLN. 

PROJECT CONTAINS A MIX OF 1 BEDROOM & STUDIO UNITS. FIRST AND SECOND LEVELS OF RESIDENTIAL ( ONE 

LEVEL UP FROM STREET), WILL BE DESIGNATED FOR MEMORY CARE USE. THE UNITS ON THIS FLOOR WILL HAVE 

NON OPERATIONAL DOORS TO 'FALSE BALCONY'S'. THERE WILL BE ONE CONTROLLED ACCESS POINT FOR 

GARDENING PURPOSES ON THIS FLOOR. THE FORTH AND FIFTH RESIDENTIAL FLOORS (UPPER TWO) WILL BE 

DESIGNATED FOR ASSISTED LIVING AND WILL HAVE EXTERIOR BALCONY ACCESS FROM DESIGNATED UNITS ON 

THE MISSION AND LINCOLN SIDES.

THE ARCHITECTURAL GOALS OF THE GROUND LEVEL ARE TO CREATE A VERY AESTHETICALLY RICH, INVITING 

ENVIRONMENT WHILE SIMULTANEOUSLY RELATING TO THE EXISTING HISTORIC ARCHITECTURE OF SAN RAFAEL. 

FROM THE STREET, A DEDICATED ENTRANCE FACADE, COUPLED WITH MULTI LEVEL, STAGGERED ROOFING ON 

EXTERIOR BALCONIES AND A FOCAL TOWER, WITH ARCHITECTURALLY SEPARATED BUILDING SECTIONS 

PROVIDES AN INTERESTING VIEW CONTAINING DESIRED CURB APPEAL. VISUAL DEPTH IS ACHIEVED THROUGH 

THE BALCONY'S, THE ROOF SEPARATIONS, AND THE BUILDING SEPARATIONS FROM VERTICAL MOVEMENT 

POINTS. SHADOWS AND DEPTH PREVENT MONOTONOUS WALLS AND BORING PLANES, OR BORING OVERALL 

MASSING IN GENERAL. THE SITE WILL BE LANDSCAPED TO PROVIDE SCREENING AND NATURAL APPEAL.

ZONING: HR-1

MULTIFAMILY RESIDENTIAL

(HIGH DENSITY)

1,000 SF LAND PER DWELLING UNIT

MAX. BUILDING HEIGHT: 48'

PROPOSED BUILDING HEIGHT: 47'

MIN. USABLE OUTDOOR AREA: 100 SF

PROPOSED USABLE OUTDOOR AREA: 3,970 SF

AP NUMBERS: 11-184-09, -08

UNITS PROPOSED: 106

BEDS: 114

APPLICANT

AEGIS SENIOR COMMUNITIES

415 118TH AVE SE

BELLEVUE, WA 98005 

CONTACT:    WALTER BRAUN

BRYON ZIEGLER

PHONE: (425) 861-9993

EMAIL:  walter.braun@aegisliving.com

bryon.ziegler@aegisliving.com

ARCHITECT

ANKROM MOISAN ARCHITECTS

38 NEW DAVIS STREET, SUITE 300

PORTLAND, OR 97209

CONTACT: RYAN MIYAHIRA

LAURIE LINVILLE-GREGSTON 

PHONE: (503)245-7100

EMAIL: ryanm@ankrommoisan.com

laurieg@ankrommoisan.com

SETBACKS
THE SETBACKS OF THE ORIGINAL APPROVED DESIGN ARE MAINTAINED TO INCLUDE 5' SETBACKS ON THE REAR 

AND SIDES OF THE FOOTPRINT, AS WELL AS A 10' SETBACK FROM MISSION AND A 15' SETBACK FROM LINCOLN.

PROPOSED BUILDING FACADES/ARTICULATIONS EMULATE APPROVED DESIGN.

NOT FOR CONSTRUCTION

THESE DOCUMENTS ARE INTENDED 

ONLY TO ILLUSTRATE GENERAL 

DESIGN ELEMENTS.

DEVIATIONS MAY EXIST BETWEEN 

THESE DOCUMENTS AND 

DOCUMENTS THAT HAVE BEEN 

REVIEWED AND APPROVED BY THE 

CITY OF SAN RAFAEL PLANNING 

AUTHORITIES. 
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REVISION DATE REASON FOR ISSUE

VICINITY MAP

LANDSCAPE DIAGRAM SHEET INDEX

PROJECT NORTH

SHEET NUMBER SHEET NAME

1 TITLE SHEET

2.1 LEVEL P1 FLOOR PLAN

3 MAIN LEVEL FLOOR PLAN

4.1 SECOND FLOOR - RESIDENTIAL PLAN

4.2 THIRD FLOOR PLAN

5.1 FOURTH FLOOR PLAN - FORMERLY L3

6.1 FIFTH FLOOR PLAN - FORMERLY L4

7.1 ROOF PLAN 

8.1 EXTERIOR ELEVATIONS 

8.2 EXTERIOR ELEVATIONS - DESIGN EVOLUTION

9.1 EXTERIOR ELEVATIONS

9.2 EXTERIOR ELEVATIONS - DESIGN EVOLUTION

10 SECTIONS

11 DETAILS

12 MAIN LEVEL - PLANTING PLAN

13 SECOND FLOOR LANDSCAPE PLAN

15 PLANT MATERIAL SCHEDULE

16 PLANT MATERIAL IMAGERY

17 SITE PLAN - LIGHTING

18 SECOND FLOOR PLAN - LIGHTING PLAN

19 OVERALL ROOF - LIGHTING PLAN

LOT COVERAGE DIAGRAM

1" = 50'-0"

1" = 50'-0"
UNIT SCHEDULE

UNIT TYPE COUNT AREA TOTAL

LEVEL 5

AL.1 3 2004

AL.S 24 8747

27 10751

LEVEL 4

AL.1 2 1388

AL.S 25 9652

27 11040

LEVEL 3

LN.S 26 8931

26 8931

LEVEL 2

LN.S 26 8969

26 8969

Grand total 106 39691
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232 Sir Francis Drake Blvd.

San Anselmo, CA 94960
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ABBREV BOTANICAL NAME COMMON NAME SIZE SPACING MATURE SIZE/ PLANT TYPE WUCOLS RATING

TREES

ACE APO ACER SACCHARUM 'APOLLO' APOLLO MAPLE 36" BOX PER PLANS 30'/ DECIDUOUS LOW

MUS BAS MUSA BASJOO JAPANESE BANANA 24" BOX 4' O.C. 12'/ HERBACEOUS MEDIUM

OLE EUR OLEA EUROPAEA 'SWAN HILL' FRUITLESS OLIVE - TREE FORM 36" BOX PER PLANS 25'+ / EVERGREEN VERY LOW

PHO DAC PHOENIX DACTYLIFERA DATE PALM 12' BTH 30' O.C. 30'+ / EVERGREEN LOW

PIS CHI PISTACIA CHINENSIS CHINESE PISTACHE 36" BOX PER PLANS 30'/ DECIDUOUS LOW

SHRUBS, GROUNDCOVERS & VINES

BUX GRE BUXUS M. VAR JAPONICA 'GREEN BEAUTY' DWARF BOXWOOD 5 GAL 1'-0" 2'/ EVERGREEN LOW

CAR DIV CAREX DIVULSA BERKELEY SEDGE 1 GAL 1'-8" 12" / EVERGREEN VERY LOW

DIA REV DIANELLA REVOLUTA 'LITTLE REV' LITTLE REV FLAX LILY 1 GAL 1'-6" 18" / EVERGREEN LOW

GEL SEM GELSEMIUM SEPERVIRENS 'MARGARITA' CAROLINA JESSIMINE 1 GAL PER PLANS 12' + / EVERGREEN LOW

GER MAC GERANIUM MACRORRHIZUM BIG ROOT GERANIUM 1 GAL 1'-6" 8"  / SEMI-EVERGREEN MEDIUM

LAM WHI LAMIUM MACULATUM  'WHITE NANCY' WHITE NANCY DEADNETTLE 1 GAL 1'-6" 6" / SEMI-EVERGREEN MEDIUM

LIR MUS LIRIOPE MUSCARI BLUE LILY TURF 1 GAL 1'-0" 12"/ EVERGREEN MEDIUM

LOM BRE LOMANDRA LONGIFOLIA 'BREEZE' DWARF MAT RUSH 1 GAL 2'-6" 2' / EVERGREEN LOW

LOM PLA LOMANDRA LONGIFOLIA 'PLATINUM BEAUTY' VARIEGATED DWARF MAT RUSH 1 GAL 2'-6" 2' / EVERGREEN LOW

LON JAP LONICERA JAPONICA JAPANESE HONEYSUCKLE 1 GAL 3'-0" 2' / EVERGREEN MEDIUM

LOR CHI LOROPETALUM CHINENSE FRINGE FLOWER 5 GAL 4'-6" 3'-6' / EVERGREEN LOW

PHI XAN PHILODENDRON XANADU PHILODENDRON 5 GAL 3'-0" 2' / EVERGREEN MEDIUM

RHA CAL RHAMNUS CALIFORNICA COFFEEBERRY 5 GAL PER PLANS 6'-8' / EVERGREEN LOW

ROS SPP ROSA SPECIES CARPET ROSE GROUNDCOVER CARPET ROSE 'PINK' 1 GAL 3'-0"

18" TO 2' /

SEMI-EVERGREEN

LOW

STR REG STRELITZIA REGINAE BIRD OF PARADISE 5 GAL 4' 4' TO 6' / EVEGREEN LOW

BIOFILTRATION PLANTS

ACE CIR ACER CIRCINATUM VINE MAPLE 15 GAL PER PLANS 10'+ / DECIDUOUS LOW

ACH MIL ACHILLEA MILLEFOLIUM COMMON YARROW 1 GAL 2'-0" 1'-6" / PERENNIAL LOW

CAR DIV CAREX DIVULSA BERKELEY SEDGE 1 GAL 1'-6" 12" / EVERGREEN LOW

CHO TEC CHONDROPETALUM TECTORUM SMALL CAPE RUSH 1 GAL 2'-0" 2' / EVERGREEN LOW

IRI DOU IRIS DOUGLASIANA DOUGLAS IRIS 1 GAL 2'-0" 2' / EVERGREEN LOW

LOB CAR LOBELIA CARDINALIS CARDINAL FLOWER 1 GAL 2'-0" 3' / PERENNIAL LOW

RHA CAL RHAMNUS CALIFORNICA COFFEEBERRY 5 GAL PER PLANS 6'-8' / EVERGREEN LOW

PLANT MATERIAL SCHEDULE

BUXUS M. VAR JAPONICA

'GREEN BEAUTY'

MUSA BASJOO PISTACIA CHINENSIS

(Street Trees)

CAREX DIVULSA

CHONDROPETALUM TECTORUM

DIANELLA REVOLUTA

'LITTLE REV'

LOMANDRA LONGIFOLIA

'BREEZE'

LONICERA JAPONICA

PLANT MATERIAL IMAGERY

LOROPETALUM CHINENSE

PHILODENDRON XANADU

ROSA SPECIES

STRELITZIA REGINAE

GELSEMIUM SEMPERVIRENS

'MARGARITA'

TREES

SHRUBS, GROUNDCOVERS & VINES

LIRIOPE MUSCARI

BIOFILTRATION PLANTS

CAREX DIVULSA
IRIS DOUGLASIANA

LOBELIA CARDINALIS

NOTE: PLANTER MATERIAL IN THE LEVEL 2 INDIVIDUAL PLANTER POTS WILL BE SEASONAL AND CONSIST MAINLY OF FLOWERING PLANTS. THIS PLANTING AREA

HAS BEEN ADDED TO THE IRRIGATION AND IS PART OF THE WATER USE CALCS.

PLANT MATERIAL

SCHEDULE

& IMAGERY

ACER SACCHARUM

'APOLLO'

OLEA EUROPAEA 'SWAN HILL' PHOENIX DACTYLIFERA

GERANIUM MACRORRHIZUM LAMIUM MACULATUM 'WHITE NANCY'

LOMANDRA LONGIFOLIA

'PLATINUM BEAUTY'

RHAMNUS CALIFORNICA

ACER CIRCINATUM ACHILLEA MILLEFOLIUM

RHAMNUS CALIFORNICA

16



F

D

C

WM

G
M

WM

S

S

P

I V

E
M

DN

C

C

C

C

C

C
C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C
C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C
C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C
C

C

C

C

C

C

CONFORM TO (EX) SIDEWALK

(N) CONCRETE CURB

& GUTTER, S.C.D.

CAR DIV

98 SF

-

(N) CONCRETE SIDEWALK,

S.C.D.

PIS CHI

-

1

CAR DIV

195 SF

-

PIS CHI

-

1

(N) CONCRETE SIDEWALK,

S.C.D.

DIA REV

-

3

STR REG

-

8

BUX SEM

-

17

PHO DAC

-

2

DIA REV

-

48

GEL SEM

-

7 STR REG

-

10

BUX SEM

-

36

ROS SPP

-

50

LOM BRE

-

29

LOR CHI

-

40

PHI XAN

-

26

LOM PLA

-

58

ROS SPP

-

26

OUTDOOR DINING

STR REG

-

18

LOR CHI

-

10

CAR DIV

-

95

PORTE COCHERE

S.A.D.

STR REG

-

5

LOR CHI

-

5

CAR DIV

-

34

PHI XAN

-

3

OLE EUR

-

5

ACE APO

-

3

D
R

O
P

 
O

F
F

/

L
O

A
D

I
N

G

FIRE ACCESS

L
I
N

C
O

L
N

 
A

V
E

N
U

E

MISSION AVENUE

COVERED PARKING/

DROP OFF

ENTRANCE

ENTRANCE TO

UNDERGROUND

GARAGE

WATER FEATURE, S.A.D.

MUS BAS

-

3

PIS CHI

-

1

CAR DIV

130 SF

-

LON JAP

150 SF

-

PROPERTY LINE

PROPERTY LINE

PROPERTY LINE

P
R

O
P

E
R

T
Y

 
L

I
N

E

P
R

O
P

E
R

T
Y

 
L
I
N

E

PROPOSED BUILDING

S.A.D.

RHA CAL

-

7

PROJECT NUMBER

© ANKROM MOISAN ARCHITECTS, INC.

38 NORTHWEST DAVIS, SUITE 300

PORTLAND, OR 97209

503.245.7100

1505 5TH AVE, SUITE 300

SEATTLE, WA  98101

206.576.1600

1014 HOWARD STREET

SAN FRANCISCO, CA 94103

415.252.7063

DATE

SHEET NUMBERSHEET NUMBER

C
:
\
_
R

e
v
i
t
 
P

r
o

j
e

c
t
s
\
1

7
4

1
7

0
-
1

7
-
A

e
g

i
s
 
S

a
n

 
R

a
f
a

e
l
\
1

7
4

1
7

0
-
1

7
-
A

e
g

i
s
 
S

a
n

 
R

a
f
a

e
l
_
s
a

m
c
.
r
v
t

2
/
2

7
/
2

0
1

8
 
2

:
5

9
:
0

4
 
P

M

174170

PLANNING

A
E

G
I
S

 
S

A
N

 
R

A
F

A
E

L

A
S

C
 
S

A
N

 
R

A
F
A

E
L
 
L
L
C

8
0

0
 
M

I
S

S
I
O

N
 
A

V
E

N
U

E
 
S

A
N

 
R

A
F
A

E
L
 
C

A
 
9

4
5

4
9

MAR 3, 2021

REVISION DATE REASON FOR ISSUE

Landscape Architecture

232 Sir Francis Drake Blvd.

San Anselmo, CA 94960

Phone: (415) 721-0905

Fax:  (415) 721-0910

Email: info@studiogreen.com

www.studiogreen.com

NOTE:

1. SEE SHEET 16 FOR PLANT MATERIAL SCHEDULE &

IMAGERY.

SCALE: 1" = 10'-0"
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LINCOLN AVENUE LANDSCAPE:

FRONT YARD SETBACK AREA: 2,515 SF

LANDSCAPE AREA: 1,299 SF

LANDSCAPE PERCENTAGE PROVIDED: 52%

LANDSCAPE PERCENTAGE REQUIRED: 50%

MISSION AVENUE LANDSCAPE:

SIDE YARD SETBACK AREA: 1,813 SF

LANDSCAPE AREA: 910 SF

LANDSCAPE PERCENTAGE PROVIDED: 50%
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SCALE:  1" = 10'-0"1
SITE PLAN - LIGHTING

09.17.19 LANDSCAPE LIGHTING

SW1, SW2
19" AND 30" TALL DECORATIVE
WALL SCONCES WITH LED
CANDELABRA BASE LAMPS IN
WARM WHITE COLOR
TEMPERATURE(2700k)

SS1
RECESSED STEPLIGHT AT
PATHWAYS

SP1, SP2
30" AND 19" TALL DECORATIVE
POLE-TOP LUMINAIRES WITH
LED CANDELABRA BASE
LAMPS IN WARM WHITE
COLOR TEMPERATURE(2700k)
AT MAIN ENTRY AND DRIVE
ENTRY TO COVERED PARKING

SW3
WALL PACK FOR SECURITY AND
EGRESS LIGHTING AT BUILDING
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LEVEL 2 - FLOOR PLAN - LIGHTING

SHEET NOTES
A. ALL NORMALLY POWERED LIGHT FIXTURES CIRCUITED TO 

PANEL L2-1 UON. 

B. ALL EMERGENCY LIGHT FIXTURES CIRCUITED TO PANEL EL1-1 

UON. 
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