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Meeting Date: March 22, 2022 
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Agenda Item: 2 

REPORT TO DESIGN REVIEW BOARD 

SUBJECT:  88 Vivian Street (70-unit Residential Development) – ED21-042; UP21-017; TS21-004; 
for demolition of the existing Country Club Bowl and construction of 70 for-sale residential 
units including six available to low income households, in 14 separate buildings.; APN: 
008-092-02; Neighborhood Commercial (NC) Zone; Matt Ashton of Ashton 3, LLC 
Applicant; Charlie Kinstler, Owner; Canal Neighborhood. 

BACKGROUND 

The proposed project was previously reviewed by the Design Review Board (DRB) on December 7, 2021. 
Following City staff (“staff”) and applicant presentations, the Board discussed the project and made a 
motion recommending continuation of the project to a future date with direction to the applicant to revise 
the site plan to include more tenant amenities, usable open space, and landscaping throughout the site.  

On January 18, 2022, the applicant submitted revised plans and on February 17, 2022, the application 
was deemed complete by the City of San Rafael. Staff requests the Board review the project revisions to 
determine whether the Board’s comments have been adequately addressed. If so, staff requests the 
Board to recommend Planning Commission approval of the project. 

This staff report focuses on the revisions to the site plan dated January 17, 2022 (Exhibit 1). The 
December 7th staff report is provided as Exhibit 2 and includes a thorough discussion of the overall project 
including requested entitlements, waivers requested pursuant to State Density Bonus Law, and the 
project’s general consistency with applicable design-related policies, standards, and guidelines. 

SUMMARY OF REVISIONS 

Tenant Amenities and Usable Open Space 
This section documents revisions to the site plan to include more tenant amenities and usable open 
space. To assist the Board in visualizing these changes, staff has annotated the original and revised 
plans which are included as Figure 1 and Figure 2, respectively. Each figure includes the area of revisions 
outlined to assist the Board in comparing the original and revised design. Each revision is summarized 
below and corresponds to the revisions annotated on Figure 2. 

• Revision 1 refers to the area adjacent to Building 6 at the southwest corner of the site. The building 
type has been amended from Building Type 100, which contains four units to Building Type 500 which 
contains three units. This change in building type is to accommodate an approximately 750 square 
foot landscaped tenant amenity area with tables and seating. 

• Revision 2 refers to the largest open space area located between Buildings 7 and 8. This area has 
been modified to increase the distance between the two buildings, allowing for a larger open space 
area and more amenities. Where previously the distance between the residential buildings ranged in 
width from 45 to 67 feet, it now ranges from 61 to 75 feet. The area has increased from approximately 
5,700 to 6,000 square feet. Previously the area included bike racks, benches, a turf area, and a shade 
structure with BBQs, tables, and chairs. The modified site plan now includes the above-listed 
amenities, a play structure, and additional benches. 



• Revision 3 refers to the area adjacent to Building 9. This area has been modified to eliminate the four 
uncovered parking spaces and now includes a 1,170 square foot open space area with benches. 

• Revision 4 refers to the area adjacent to Building 14 with frontage on Belvedere Street. To 
accommodate the proposed 1,200 square foot landscaped tenant amenity area with tables and 
seating, the applicant has introduced a new building type (Building Type 600), which is comprised of 
four one-bedroom units (Plan 6 and Plan 7). This new building type replaces Building Type 500 which 
contains three units. 

Figure 1: Original Site Plan 

 
Figure 2: Revised Site Plan 

 
Landscaping 
The total landscaped area has been increased from 15,527 square feet (14.8% of the project site) to 
21,444 square feet (20.4% of the project site). As directed by the Board, landscaping has been revised 
to include trees along the interior portions of the main project drive aisle to soften the appearance of 
hardscape areas. Additional trees and shrubs have also been added throughout the site as shown in 
Figure 2, above. Proposed trees are a variety of size and species including 36-inch box (Chinese elm, 
shoestring acacia), 24-inch box (marina strawberry, Brisbane box), and 15-gallon (eastern redbud, crape 
myrtle, yep pine, bright n’ tight Carolina Laurel) species. 

ANALYSIS 

Staff’s analysis contained in the December 7th staff report discussed the project’s consistency with 
standards contained in Title 14 (Zoning) and Title 15 (Subdivisions) of the San Rafael Municipal Code as 
well as consistency with design-related General Plan policies and Design Guidelines for Residential 
Development. Staff found the project to be consistent with all applicable standards, policies, and 



guidelines except for the following waivers of development standards that the applicant may request 
pursuant to State Density Bonus Law (Government Code Section 65915(e)): 

• Increase in maximum height from 30-feet to 35-feet 6-inches 

• Eliminate requirement for community/recreational building as set forth in Section 15.12.060 of the 
SRMC 

During the December 7th meeting, staff requested the Board to provide targeted feedback and 
recommendations related to site design, landscaping, distribution of open space, building entrances, 
colors, and overall building design. As noted previously, the Board requested that the applicant revise 
the plans to include more tenant amenities, usable open space, and landscaping throughout the site.  

Staff noted that comments provided on the site plan should address practical modifications that would 
not result in a decrease in the proposed density. The revised plans include more tenant amenities, usable 
open space, and landscaping throughout the site while maintaining a total of 70 residential units (6 of 
which will be affordable to low income households).  

NEIGHBORHOOD 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 this hearing. Public notice was also posted on the subject site 15 calendar days prior to the date 
of this hearing. Following the December 7th DRB hearing, staff received several public inquiries including 
questions related to inclusionary housing requirements, parking, traffic, and status of project entitlements. 

No public comments have been received as of the publishing of this staff report. 

CONCLUSION 

Staff believes that the revised submittal responds to the Board’ s consensus comments related to tenant 
amenities, usable open space, and landscaping and is consistent with the applicable General Plan 
policies, zoning regulations, and Design Review Guidelines, as discussed in detail in the December 7, 
2021 staff report (Exhibit 2). 

RECOMMENDATION 

Staff recommends that the Board review and discuss the project revisions and forward a recommendation 
of approval for the proposed site and building design to the City’s Planning Commission. The Board may 
impose design-related conditions of approval if deemed necessary. 

EXHIBITS 

1. Project Plans available electronically at 
https://storage.googleapis.com/proudcity/sanrafaelca/uploads/2022/03/3rd-Submittal-Package-
Final-compresse1.pdf  

2. December 7, 2021 Design Review Board Staff Report available electronically at 
https://storage.googleapis.com/proudcity/sanrafaelca/uploads/2021/12/DRB-Agenda-Packet-2021-
12-07.pdf  
Additional project information can be found on the project webpage: 
https://www.cityofsanrafael.org/88-vivian/  
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