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AC Hotel by Marriott
CONSISTENCY ANALYSIS

Chapter 1: Introduction

[n October of 2016, Jeff Blackman/Bedford Lodging, LLC representing the AC Hotel by
Marriott Project (the Project) submitted a Design Review application to the City of Santa Rosa
for review and approval. The Project is located at 210 Fifth Street in the Northwest quadrant of
Santa Rosa. As depicted below, the project site is less than 1/8 mile east of the Sonoma-Marin
Area Rail Transit (SMART) rail station in Railroad Square. The Project proposes 142 hotel
rooms, fitness facility, small meeting rooms, public restaurant and lounge and £1033 sq. ft. of
commercial retail space. 26 on-site valet parking spaces are proposed and approximately 100
parking spaces will be provided at an off-site location, either by way of a lease agreement with
the Santa Rosa Plaza or by a near-by surface parking lot. The project is located in the Railroad
Square sub-area of the Downtown Station Area Specific Plan (DSASP) and the Railroad Square
Preservation District. Being in a preservation district, the project is subject to preliminary design

review by the Cultural Heritage Board (CHB) and the Design Review Board (DRB) and final
Design Review by the Design Review Board.
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Sonoma-Marin Area Rail Transit (SMART) is developing commuter rail service in Sonoma and
Marin counties: the Downtown Santa Rosa station site is located in the western portion of
Railroad Square in downtown Santa Rosa. The City of Santa Rosa’s Downtown Station Area
Specitic Plan (DSASP) covers an area within approximately a “~-mile radius of this future station
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site. A primary objective of the DSASP, a transit oriented specific plan, is to support future rail
transit by increasing the number of residents and employees within walking distance of the
Downtown Santa Rosa transit station. The AC Hotel by Marriott Project (the Project) will not
only provide job opportunities but the hotel, public restaurant and lounge and commercial retail
space are designed to promote economic vitality; the anticipated result of which is increasing
employment and commerce within a short distance from the rail station.

The Santa Rosa City Council adopted the DSASP on October 9, 2007. Its Land Use Map
(Specific Plan Figure 4.1) designates the Project site as being located within the Railroad Square
Sub-Area. Specific Plan Figure 4.2 (land uses) designates the site as Transit Village Mixed-Use.
The City of Santa Rosa General Plan 2035 land use map, adopted November 3, 2009, brought
the land use designations for properties within the DSASP into conformance with the Specific
Plan, thereby changing the General Plan land use designation on the subject parcel from Retail
and Business Services to Transit Village Mixed-Use.

On August 31, 2010 by Ordinance No. 3951, the Council of the City of Santa Rosa amended
Title 20 of the Santa Rosa City Code, which resulted in the reclassification (rezoning) of 1,041
properties located within the boundaries of the Downtown Station Area Specific Plan. Said
action brought the zoning on the parcels within the Downtown Station Area Specific Plan
boundaries into conformance with the General Plan and Specific Plan. The subject parcel (APN:
010-071-012) was specifically rezoned from the PD-H District (Railroad Square — Historic) to
the TV-M-H-SA District by this Ordinance. As further reflected by Ordinance No. 3951, the City
Council read, reviewed and considered the certified Downtown Station Area Specific Plan
Environmental Impact Report and found that the rezoning of properties to zoning districts
consistent with the DSASP (and the General Plan) was anticipated by the Downtown Station
Area Specific Plan and associated Environmental Impact Report, and there were no new effects
and no new mitigation measures required.

The site is zoned Transit Village Mixed — Station Area (TV-M-H-SA). The standards of the TV-
M district (Zoning Code Section 20-23.07) are intended to support a diverse mix of high density
residential, hotel. office, and retail uses and maintain a vibrant and activity generating specialty
shopping district. The proposed Project is a permitted use under the TV-M- district. The purpose
of the -H combining district is to recognize, preserve. and enhance Santa Rosa’s locally
designated historic resources, in this case the Railroad Square Preservation District. The purpose
of the -SA combining district is to enhance and reinforce distinctive characteristics within the
DSASP areas and create environments that are comfortable to walk in. The design of the Project
must achieve consistency with each of these combining districts.

CEQA Guidelines Section 15183 mandates that projects that are consistent with development
density established by existing zoning, community plan, or general plan policies for which an
EIR was certified shall not require additional environmental review, except as might be
necessary to examine whether there are project-specific significant effects which are peculiar to
the project or its site. Section 15183 allows potential project-specitic significant effects to be
examined through an initial study or other analvsis.
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As stated above, the Project (use) is a permitted use under the TV-M-H-SA zoning district. The
Project (design) would need to be consistent with the development density (FAR) established by
the district and any applicable design/development standards established in the DSASP for the
Railroad Square Sub-area. Likewise, the project is consistent with the General Plan and the
Specific Plan. When the project site was rezoned to the TV-M-H-SA district, the EIR for the
Downtown Station Area Specific Plan was used as the underlying environmental document on
which to determine if rezoning to the districts consistent with the DSASP caused any new
environmental effects, which in turn would have required new mitigation measures. None were
found to be warranted.

Given the consistency of the Project with the zoning and the fact that the rezoning of the Project
parcel relied upon a review of the DSASP EIR to determine environmental effect, an assessment
of whether there are any potential project-specific significant effects engendered by the AC
Hotel project will be accomplished by assessing the consistency of the project with the
applicable policies of DSASP and comparing the level of significance of the project’s potentially
significant impacts against the level of significance of those impacts found to be potentially
significant in the DSASP EIR. It is believed that this Specific Plan consistency/EIR impact
assessment qualifies as an “other analysis” permitted under CEQA Section 15183.

Furthermore, in assessing the potential impacts peculiar to the Project, Section 15183(f) will be
utilized. This Section finds that potential effects on the environment are not peculiar to the
project. or its site, if uniformly applied development standards or policies will mitigate the
potential environmental effect when applied to the project. These development policies or
standards can be within a specific zoning district, community plan or other pertinent planning
documents.

1.1 Summary of Results

The AC Hotel by Marriott project is located within the boundaries of the DSASP. as described in
the Specific Plan EIR. As concluded by the analysis presented in Chapter 3, the Project is
consistent with the Specific Plan. Chapter 4 explains why no new significant environmental
effects of the Project have been identified, and no new mitigation measures are required.
Mitigation measures from the Specific Plan EIR that are applicable to the Project are identified
in Table 4-1. This evaluation concludes the AC Hotel by Marriott Project is consistent with the
Specific Plan, and consistent with and within the scope of, the Specific Plan EIR and, that
therefore, no further CEQA documentation is required.

The Specitic Plan and EIR are available at:

City of Santa Rosa Community Development Department
City Hall 100 Santa Rosa Avenue, Room 3

hitp://ci.santarosa.ca.us/departiments/community dev/Pages/DowntownStationAreaSpecificPlan.a
Spx
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Chapter 2: Project Description
2.1 Background

On October 25, 2007, the Planning Commission of the city of Santa Rosa considered a
Conditional Use Permit for a five-level mixed use project that included 7,894 sq. ft. of retail
space, 43,706 sq. ft. of office space and 84 parking spaces. A mitigated Negative Declaration
was prepared. By Resolution No. 11196 the Planning Commission adopted the mitigated
Negative Declaration and approved the Project. Subsequently, the project received preliminary
Design Review approval by the Cultural Heritage Board and the Design Review Board
(Resolution No. 07-7633) and final Design Review approval by the Design Review Board
(Resolution No. 07-766).

2.2 Project Setting

2.2.1: Location:

The project site is located at 210 5 Street in the Northwest quadrant of Santa Rosa. The site is
at the eastern end of the Railroad Square commercial area and within a eighth mile east of the
Sonoma-Marin Area Rail Transit (SMART) rail station in Railroad Square. The site is bounded
by Sth Street to the north, 4" Street to the south, Highway 101 to the east, and Davis Street to the
west. The site is identified as Assessor Parcel No. (APN) 010-071-012.

th

2.2.2: Topography and Natural Features:

The site is generally level and developed with an AC paved, public parking lot. A row of ten
mature trees on the Cal-Trans owned property overhang the eastern property line and three
mature trees line the southern (4" Street) boundary. Other than these existing trees, the site is
devoid of vegetation.

2.2.3: Surrounding Land and Land Uses

Surrounding land uses consist of retail commercial and oftfice uses: Jackson’s restaurant is
directly across Davis Street to the west; 200 Fourth Street office complex is to the south: a retail
commercial and restaurant complex is along 5" Street to the north; and. State Highway 101 is to
the east. Upon adoption of the Downtown Station Area Specific Plan and the subsequent
adoption ol City of Santa Rosa General Plan 2035, the land use designation on the subject
property and all surrounding properties, changed to Transit Village - Mixed Use. Consistent with
the land use designation, the properties have a base zoning of TV-M (Transit-Village -Mixed
Use).

2.3 Existing Physical Conditions
As depicted below, the site is developed with a 63 space, asphaltic concrete, public parking lot.

two Pay Stations (one located on the Davis Street sidewalk) and an electrical vehicle charging
station.
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2.4 Project Description — Detail

The subject parcel is a £0.5-acre urban in-fill property, designated in the Downtown Station
Area Specific Plan and General Plan as Transit Village Mixed Use. According to the standards
set forth in Section 20-23.070 of the cityv’s Zoning Code, the TV-M zoning district is intended to
support a diverse mix of high density residential. hotel, office. and retail uses and maintain a
vibrant and activity generating specialty shopping district. The subject property is developed
with a 63 space. surfaced, public parking lot. The proposed Project would remove the asphaltic
concrete parking lot and develop a 5-story. 142-room (keys) hotel with 26 tandem, covered
parking spaces, 1,800 sq. It. public restaurant. +1,500 sq. fi. public lounge, and =1.033 sq. 1.
commercial retail space. On site guest amenities include a library, small meeting rooms, a
fitness facility. and an outdoor garden/deck area on the second tloor. The building is
approximately 77,000 sq. fi. in size and has a building footprint of approximately 21,500 sq. f1.
100 parking spaces shall be provided off-site by either lease agreement with the Santa Rosa
Plaza or a surface parking lot in close proximity. Parking will be mostly valet service. The
proposed use is expected to generate 30 1o 35 emplovees.
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2.4.1: Architecture:

The design of the new AC Hotel by Marriott is intended to be a contemporary addition to the
architecture of the Railroad Square area while embracing the goals and objectives of the
Downtown Station Area Specific Plan and incorporating the character defining elements of the
Railroad Square Preservation district. The proposed building is 5 stories in height, with massing
pulled away from the property line in the middle of the Davis and Highway 101 frontages. A
welcoming entrance on Davis Street with ample room for drop-oft/pick-up as well as a second
floor garden and deck areas are created through this “H” design concept. This design also breaks
down the scale of the building elevation to create contextually scaled facades along Davis Street
and Highway 101. The building steps back six feet along 4" Street at the second floor to break
down the building scale, creating an elevation that is compatible with the smaller buildings in the
Railroad Square Historic District. Brick (cladding) transitioning to metal behind the 5™ floor
balconies are used on the predominant building face along the Davis Street frontage. Brick is
also used on the first floors of the 5" Street and Davis Street frontage. These materials are
wrapped around portions of adjoining sides of the Highway 101facing elevation. Brick on the 5
Street and 4" Street elevations transitions to cement plaster for three stories and then transitions
to metal. As with the brick cladding, this same treatment is wrapped around to the Highway 101
facing elevations on two sides. The remainder of the 101 elevation is treated in concrete on the
first floor with artistic screen “openings™ and metal for the remaining four stories. Painted
cement plaster is used in the recessed faces along Davis Street and Highway 101.

th

2.4.2: Public Spaces

As previously indicated, the standards of the TV-M district (Zoning Code Section 20-23.07) are
intended to support a diverse mix of high density residential, hotel, office, and retail uses and
maintain a vibrant and activity generating specialty shopping district. Furthermore, the DSASP
strives for activity generating uses at the ground floor of new development. To this end, the AC
Hotel by Marriott project has included a public restaurant and lounge with outdoor dining and
large roll-up glass doors along portions of the Davis Street/4" Street frontage. A commercial
retail area with an outdoor area for bicycle parking, bicycle rentals (potentially) and public
gathering is provided along the Davis/5" Street intersection.

2.4.3: Parking:

Table 3-4 of Section 20-36.040 in the city of Santa Rosa Zoning Code stipulates the number of
required parking spaces per particular use. The proposed project is subject to the standards
established for the Downtown Station Area Specific Plan — Nonresidential Uses; Railroad Square
subarea. The standard is: *| shared space for each 500 sq. ft. of new floor area, no additional
parking is required for new uses occupying existing buildings'™. A parking analysis was prepared
for the proposed Project. The report, prepared by W-Trans, dated November 2016 determined a
total of 126 parking spaces are required to meet the peak parking demands of the Project.

244 Landscaping:

Red Maple (Acer Rubrum “Red Sunset™) in tree gates will be planted along the 5" Street, 4"
Street and Davis Street frontages, accepting Ginkgo (Ginkgo Biloba) trees will accent the hotel
entrance at Davis Street. Landscaped planters will be used to accent the corners of 5"/Davis

“Secton 20-36.040 Table 3-4 City of Santa Rosa Zoning Code: Amended August 31, 2010 Ordinance No. 395
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Street, 4"/Davis Street, the entrance to the parking garage and the drop-off/gathering areas of the
hotel entrance. A garden/deck with possibly a water feature will be developed on the second
fToor. With the permission of Cal-Trans, trees removed from the Cal-Trans right-of-way will be
replaced in kind or as required by the city of Santa Rosa.

2.5 AC Hotel by Marriott Green Technologies and Santa Rosa Climate Action Plan
Compliance (SRCAP)

Green Technologies

The green technologies and design components to be integrated into the Project are summarized
in the following table.

Energy Efficiency Lighting Plumbing Construction
Materials

Energy Efficient Lighting Controls | Low Flow Faucets Construction Waste

Heating and Cooling | Energy Efficient Low Flow Plumbing | Recycling

Systems Lighting Fixtures Recycled Construction

Energy Efficient Metered Plumbing Materials

Building Materials Fixtures

Electric Charging

Stations on Site

The Project would incorporate low impact development (LID) measures as called for in the City
ol Santa Rosa’s Standard Urban Stormwater Management Plan (SUSMP). The City’s SUSMP
prioritizes the use of LID and the capture of small storm volume for infiltration on-site. The
Project’s Preliminary Stormwater Management Plan incorporates the following LID measures
into the Project design:

e Roof drains directed to stormwater treatment planters:

e Roofed trash enclosures:

e Stenciled storm water inlets

Climate Action Plan

I'he AC Hotel by Marriott Project incorporates all ot the following policy measures contained
the Santa Rosa Climate Action Plan.

Policy 1.1.1 - Comply with CAL Green Tier | Standards: The Project is designed to comply
with State Energy requirements for Title 24, City of Santa Rosa’s Cal Green requirements and
CAL Green Tier | Standards in effect at time of permit submission.

Policy 1.3.1 — Real time Energy Monitors: The Project will include energy monitors to track
energy use for all new common areas and rooms.
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Policy 1.4.2 - Comply with the City’s Tree Preservation Program: The project will comply with
the city’s Tree Ordinance.

Policy 1.4.3 — Provide public and private trees incompliance with the Zoning Code: New trees
and plantings associated with development are shown on the Landscape Plan and will be
installed to be in compliance with the Santa Rosa Zoning Code and Santa Rosa Design Review
Landscape Standards for planting private and public trees.

Policy 1.5 — Install new sidewalks and paving with high solar reflectivity materials: All
proposed reconstructed sidewalks, and new garage entry areas will be paved with materials that
contain either color or other enhancements to provide enhanced reflectivity.

Policy 3.1.2 - Supports implementation of station plans and corridor plans: The Project is
consistent with the Downtown Station Area Specific Plan (Specific Plan), developed to support
hotel use within walking distance of SMART service.

Policy 3.2.1 Provide on-site services such as ATMs or dry cleaning: Both ATMs and dry
cleaning services are provided.

Policy 3.2.2 - Improve non-vehicular network to promote walking, biking: The Project is located
in the Railroad Square commercial area. Maps of bicycle/walking trails will be made available to
all guests of the hotel. Bicycle parking will be available on-site. Bicycle rentals will be made
available to hotel guests.

~

Policy 3.2.3 - Support mixed use, higher density development near services: The Project is
consistent with the Downtown Station Area Specific Plan (Specific Plan), developed to support
hotel use within walking distance of SMART service.

Policy 3.3.1 - Provide affordable housing near transit: The project will pay in-lieu fees, as
required, which will help provide affordable housing citywide.

Policy 4.1.1 - Implement the Bicycle & Pedestrian Master Plan: See response to Policy 3.2.2
above.

Policy 4.1.2 — Install bicycle parking consistent with regulations: The Project will provide on-
site bicycle parking, as required.

Policy 4.1.3 — Provide bicycle safety training to residents, employees and motorists: Bicycle
safety training will be provided to emplovees.

Policy 4.2.2 — Provide safe spaces to wait for bus arrival: The bus facilities are located along

Third Street and Railroad Street.

Policy 4.3.2 -~ Work with large employees to provide ride share programs: The hotel will
develop an employee incentive program to reduce single vehicle occupancy .
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Policy 4.3.3 — Consider expanding employee program promoting transit use: The hotel will
develop an employee incentive program to reduce single vehicle occupancy.

Policy 4.3.4 - Provide awards for employee use of alternative commute options: The hotel will
develop an employee incentive program to reduce single vehicle occupancy.

Policy 6.1.3 — Increase diversion of construction waste: The contractor will divert all possible
construction waste and prepare a Construction Waste Management Plan for recycling and
disposal of construction wastes.

Policy 7.1.1 — Reduce potable water for outdoor landscaping: Project landscaping will utilize low
water use native plants. Landscape irrigation complies with the City’s Water Efficient Landscape
Ordinance (WELO) and utilizes a smart controller.

Policy 7.1.3 — Install Real time water meters: A dedicated or common water meter is proposed
to supply water to the irrigation system. Irrigation system design and real time metering will be
shown on final landscaping and irrigation plans.

Policy 9.1.3 — Install low water use landscapes: Low water use native plants will be used to
landscape the site. Plant materials and locations are shown on the Project landscape plans.

Policy 9.2.1 — Minimize construction equipment idling time to 5 minutes or less: The developer
will condition contractor agreements to limit construction equipment idling time to 5 minutes or
less, consistent with the City’s Standard Measures for Air Quality.

Policy 9.2.2 — Maintain construction equipment per manufacturer’s specifications: The
developer will condition contractor agreements to provide for all equipment used at the site to be
maintained in accordance with the manutacturer’s instructions.

Policy 9.2.3 — Limit Green House Gas (GHG) construction equipment by using electrified
equipment or alternate fuel: The developer will include provisions in contractor agreements
encouraging the use of electrified equipment or equipment using alternative fuels.

2.6 Project Duration

Construction

Construction would take approximately 14 months after building permit approval. Construction
is anticipated to begin in August of 2017 and be completed by October of 2018. Site
development would be limited to the hours of 7:00 AM to 7:00 PM, Monday-Friday and 8:00
AM 10 6:00 PM on Saturdays or as allowed by the City's Municipal Code Section 17-16.030.
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2.7 Other Required Agency Approvals

The AC Hotel by Marriott Project requires preliminary Design Review approval by a joint
meeting of the Cultural Heritage Board and the Design Review Board. Final approval is granted
by the City of Santa Rosa Design Review Board. No Regional, State or Federal Agency
approvals are required.

Chapter 3: Consistency with the Specific Plan and the Railroad Square
Preservation District

3.1 Consistency with the Downtown Station Area Specific Plan

The following discussion provides a summarized consistency analysis of the Proposed Project
with the Specific Plan.

The Project Site is located within the Downtown Station Area Specific Plan (DSASP) and is
within the Railroad Square Sub-Area. As can be seen from the quote below, one of the primary
objectives of the DSASP is to support future rail transit by increasing the number of residents
and employees within walking distance of the Downtown Santa Rosa station.

“A primary objective of this Specific Plan is to increase the number of residents and
employees within walking distance of the proposed SMART site through the intensification
of land uses in the Plan Area” (DSASP: Introduction p. 1-1)

The Project Site is designated Transit Village — Mixed in the Specific Plan, a land use that
supports the development of hotels and that is consistent with the Santa Rosa 2035 General Plan.
The Project supports all of the Goals and Policies contained in the Specific Plan that relate to
hotel development. Primarily, the Project provides a new hotel with guests and public services,
increases employment and, in turn, helps stimulate the economic vitality of surrounding uses.
The hotel also provides a destination for visitors. Both visitors and employees can easily access
the project by SMART rail service. The Project includes green building designs, LID. and all
feasible GHG reduction mechanisms.

The Project’s consistency with the Specific Plan’s policies is discussed below.

3-1: Project Consistency with the Specific Plan

Specific Plan Policies Project Consistency
Policy SP- LU-1.1: Establish appropriate The Specific Plan development standards for
land use designations and development the Transit Village Mixed promotes hotel
standards which will result in a substantial development. Providing a new hotel with a
number of new housing units within walking | public restaurant and lounge as well as retail
distance of the Downtown SMART Station commercial space will help stimulate the
site. economy of the area and provide a

| commercial destination.
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Policy SP- LU-1.2. Improve pedestrian,
bicycle and bus transit connections from
surrounding areas to the Downtown SMART
Station site as well as between neighborhoods
surrounding the SMART Station site.

The Project will provide information to all
guests regarding bicycling and walking
opportunities. The project is less than an 1/8 of
a mile from the Railroad Square SMART rail
station. The hotel will provide bicycle rental
opportunities for their guests as well as
bicycle parking for visitors.

The Joe Rodota trail is a short distance from
the proposed hotel and easily accessible by
foot or bicycle.

An employee incentive program to use of
form of transportation other than single
occupancy vehicles will be developed.

Policy SP - LU-1.3. Create pedestrian
friendly environments and provide convenient
connections to the transit facility for all
modes of transportation.

Please see comment above.

Policy SP - LU-3.2. Support the use of green
or sustainable building materials, including
recycled content materials that are consistent
with the underlying architectural style and
character of the building.

Total recycled content value of construction
materials will exceed 10% of total material
cost in accordance with Cal Green Tier |
requirements.

Policy SP - LU-3.3. Encourage green site
design by utilizing native and/or drought-
tolerant trees and plants where possible,
incorporating permeable paving and
designing resource-efficient landscapes and
gardens.

Plantings will be consistent with the city’s
WELO requirements. The planters proposed
throughout the project (both ground and
second story) will be flow through planters
which will aid in the filtering and detention of
water prior to entering the storm drain system.
Permeable pavers will also be used in a
portion of the entry way.

Policy SP — LU-3.4. Utilize the Santa Rosa
Build It Green (SR BIG) Program/Green
Build Guidelines as a comprehensive guide
for achieving sustainable building design and
building practices.

The buildings will be designed to meet or
exceed the CalGreen Tier | Standards and the
project is fully compliant with the city of
Santa Rosa Climate Action Plan, as discussed
in Section 2.5, above.

Policy SP-LU-4.1: Maintain and extend the
positive qualities of the downtown area’s
traditional development pattern by requiring
activity-generating uses such as retail at street
level throughout the Courthouse Square and
the Railroad Square Sub-Areas.

Policy SP-LU-4.5: In Railroad Square, new
development and/or major renovations within
the historic district shall be designed to

The proposed Project provides a public
restaurant and lounge with outdoor seating on
the ground tloor at the corner of Davis Street
and 4th Street. The Project also proposes a
retail commercial space; bicycle parking:
bicycle rentals and a small gathering area at
the corner of Davis and 5" Street. -
The Project embraces the character defining
elements of the Railroad Square Preservation

o i
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respect, retain and enhance the historic
qualities of the area.

District. For a fuller discussion, see Section
3.3, below.

Policy SP-LU-4.7: New development within
the Railroad Square Sub-Area should be
designed to create opportunities for
interaction with adjacent development or
public spaces. Internalization or isolation of
active uses or spaces is discouraged.

The Project includes gathering areas and
outdoor dining areas, bringing vitality to the
street.

Policy SP — LU-5.1. New development shall
be designed to reinforce and enhance the
distinctive and unique qualities of the Sub-
Area it is located within.

According to the DSASP, the Railroad Square
Sub-area presents an opportunity for mixed
use with residential, hotel, office and retail
uses allowed throughout the area. The Project
proposes a new hotel, a public restaurant and
lounge, and a retail commercial space, which
will help bring economic vitality to an area
readily accessible by rail service. As
discussed in Section 3.3 below, the design of
the facility 1s compatible with the Railroad
Square Preservation District.

Policy SP — LU-5.2. Prepare and implement
streetscape design “palettes” for Sub-areas
within the Plan Area that will accent the
individual Sub-Areas and help define the
character and role of the street.

As depicted on sheet L-1, the landscape
palette proposed for the street frontages is red
maple trees combined with low planters and
two Gingko trees as accents at the hotel
entrance.

Policy SP-T-3.4. Within the Specific Plan
Area, give priority to pedestrian and bicycle
improvements in the Railroad Square and
Railroad Corridor Sub-Areas to promote use
of these travel modes by those living or
working in closest proximity to the station
site. . .
Policy SP-UPS-1.1. Ensure that private
development provides it fair share of funding
for necessary improvements to public services
and utilities in the Plan Area.

The Project is within the Railroad Square
commercial zone. Bicycle parking is made
available to visitors and bicycle rentals
available to guests of the hotel. Maps of

bicy cle routes, walking paths and nearby trails
will be made available to guests of the hotel.

The project will be required to pay all
applicable site development, building, utility
and impact fees including, but not limited to.
the Public Facilities Impact Fee for the
proposed use and area.

Policy SP-UPS-2.2. New development and
streetscape landscaping shall employ water
conservation and re-use measures.

The landscape plan will utilize low water-use
plant materials and complies with the City s
Water Efficient Landscape Policy. Flow
through planters are used to aid in the
filtration and detention of water prior to
entering the storm drain system.

Policy SP-UPS-2.4. New development
_within the Specific Plan Area shall be

11/14/2016
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required to comply with the City’s Water
Efficient Landscape Policy.

Policy SP-UPS-4.1. Expand recycling efforts
in multifamily and commercial projects in the
Plan Area, and continue to encourage
recycling by all residents.

Disposal containers for recycling as well as
general waste will be placed in all rooms.

Policy SP-UPS-4.2. New development
requiring demolition of existing structures in
the Plan Area, should reuse and recycle
materials to the extent possible.

Materials from the demolition will be reused
or recycled to the extent possible.

Policy SP-UPS-5.1. New development and
capital improvement projects shall reduce
pollution and runoff flows impacting Santa
Rosa Creek by following the City’s Standard
Urban Storm Water Mitigation Plan
(SUSMP).

The project is fully consistent with the City’s
SUSMP requirements.

Policy SP-UPS-7.1. Require developers to be
in compliance with Santa Rosa Fire
Department High-Rise Requirements.

The project shall comply with the
requirements set forth by the Fire Department.

3.2 Consistency with Appendix B

Chapter 5 of the Downtown Station Area Specific Plan sets forth development guidelines and
streetscape standards. These standards and guidelines are summarized in Appendix B.

3.2.1: Project Designations

The AC Hotel by Marriott Project carries the following DSASP designations

e Sub-Area: Railroad Square
e [and Use: Transit Village Mixed
o 4" Street: Shop Front Street Ty pe

The project site is bordered by 4" Street, a designated Shop Front Street type, on the south,
Davis Street on the west, Fifth Street on the north, and Highway 101 on the east. As depicted in
the DSASP Street Specification Table for the Railroad Square Sub-Area shown below. only 4th

Street carries a specific Street type designation.

11/14/2016
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Comparing the Project to the 4" Street Shop Front Street type requirements, near full consistency
is achieved.

e Height: 5 stories.

e Step back: Above Ist floor.

e Ground floor use: Public/retail use; restaurant with outdoor dining.

e Building Placement: At property line.

e Street Trees: Shop Front street trees to be determined; red maple proposed.
e Pedestrian Crossing: Bulb-outs.

o Street lights and Furnishing: Railroad Square will be used.

e Sidewalk width: Complies.

e Parking: Diagonal.

e Travel Lane: Complies.

The only deviation from the Shop Front Street ty pe for the Railroad Square sub-area is that the
building steps back above the first floor rather than the third floor. This was done to break down
the building scale, thereby creating an elevation that is compatible with the existing smaller
buildings and pedestrian focus of 4th Street.

3.3. Consistency with the Railroad Square Preservation District

The following provides a summarized consistency analysis of the proposed Project with the
Railroad Square Preservation District.

Consistency of the Project with the Railroad Square Preservation District was assessed by Vicki
Beard of Tom Origer & Associates. The letter report, dated October 25, 2016 and addressed to
Jetf Goodwin BAR Architects, found the Project consistent with the character defining features
of the Preservation District as well as with the DSASP. The report also found that the Project
would not impact the National Register eligibility of the adjacent Railroad Square Historic
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District. Some of the Project’s signs will need to be modified to achieve consistency with the
Preservation District.
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Chapter 4: Consistency with the Specific Plan EIR

The Project is being assessed under Section 15183 of the CEQA Guidelines. This section of the
Guidelines exempts projects from additional environmental review, if the projects are consistent
with existing zoning, community plan, or general plan policies for which an EIR was certified.
Project-specific significant effects which are peculiar to the project or its site must be examined
through an initial study or other analysis.

The Project is a permitted use under the TV-M-SA zoning district. The Project is also consistent
with the General Plan and the Specific Plan. When the Project site was rezoned to the TV-M-SA
district, the EIR for the Downtown Station Area Specific Plan was used as the underlying
environmental document on which to determine if the rezoning would cause any new
environmental effects, which in turn would require new mitigation measures. None were found
to be warranted.

Given the consistency of the Project with the zoning and the fact that the rezoning of the parcel
relied upon a review of the DSASP EIR to determine environmental effect, an assessment of
whether there are any potential project-specific significant effects engendered by the AC Hotel
by Marriott project will be done by assessing the consistency of the project with the applicable
policies of the DSASP and comparing the level of significance of the project’s potentially
significant impacts against the level of significance of those impacts found to be potentially
significant in the DSASP EIR.

Table 4-1, is provided to demonstrate the Project’s consistency with the DSASP EIR’s findings
related to impacts and mitigation measures.
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