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NEGATIVE DECLARATION

Morin County
Environmentol Coordinqtion ond Review

Pursuont to Section 2.1000 et. seq. of the Public Resources Code ond Mqrin County
Environmentol lmpocf Review Guidelines ond Procedures, o Negotive Declqrotion is hereby
gronted for the following project.

l. Project Nome:

2. Locqlion qnd Descripfion:

Spirif Rock Meditotion Center Moster plon Amendment

5000 Sir Froncis Drqke Blvd, Woodocre, Coliforniq
Assessor's Porcels 17 2-350-35

The project sponsor proposes minor qmendments to the Mqster Plon gronted for tt_ae Spirit Rock
Meditotion Center in ,l988. 

Following preporotion of on lnítiol Study ond odoption of o Negotive
Declorqtion, the I9BB Moster Plon wqs opproved to estoblish o development qreo envelope ond
provided q fromework governing the uses, the intensity of uses, qnd the development of the site.
The proposed Moster Plon Amendment is described os "Phose 4" of the project (supplementing,
ond in some coses modifying, the ,l988 

Moster Plon qnd its implementing Precise Development
Plons, Phoses 1,2, qnd 3). The sponsor expresses two moin gools thot the Moster plon
Amendment is intended fo occomplish:

l. To relocqte opproved buildings owqy from environmentolly sensitive oreos ond odjust ihe
development oreq boundory to exclude sensitive hobiiots ond to include disturbed qreos
olreody served by infrostructure while providing for development of o limited number of new
fqcílities. (Refer fo Secfion Vttl.B.l, Adjustment of Developmenf Sife Boundories, below for
proposo/ fo exchonge sensifive /ond oreos wîth disturbed oreos with the Mqrin County porks ond
Open Spoce Disfricf.)

2. To control lond use ond ottendonce, the projeci proposes to reploce exisling populotion limits
estoblished by conditions of the Mosier Plon opprovol with implementotion of q "Resource
Protection Plon" to oddress populoiion reloted issues through property monogement proctices.

3. Project Sponsor: Spirit Rock Meditotion Center

4. Findíng:

Bosed on the ottoched lnifiqlstudy ond without o public heoring, it is my judgment thot:
The project will not hqve o significont effecÌ on the environment.I

X The significont effects of the project noted ín the lniliol Siudy o¡oched
mitigoied by modifícotions to the project so thqi the potentiol odverse

hove been
effects ore

Dote: zl z¿l 4ø
Envir Coordinqtor

Bosed on the ottoched lnitiql Study ond the testimony received of o duly noiiced public
heoring, o Negofivé Declorotion is gronted.
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 ______________________________________________ Date: _________________________ 
  Chairperson, Planning Commission 
 
 ______________________________________________ Date: _________________________ 
  Hearing Officer 
 
 ______________________________________________ Date: _________________________ 
  President, Board of Supervisors 
 
 Appeal: Subsequent to an appeal of the granting of a Negative Declaration and based on 

the testimony received at a duly noticed public hearing on the appeal, the record of the 
public hearing on the Negative Declaration and the Initial Study, a Negative Declaration is 
granted. 

 
 ______________________________________________ Date: _________________________ 
  Chairperson, Planning Commission 
 
 _____________________________________________ Date: _________________________ 
  President, Board of Supervisors 

 
5. Mitigation Measures: 
 
  No potential adverse impacts were identified; therefore, no mitigation measures are 

required. 
 
  Please refer to mitigation measures in the attached Initial Study.  
 
  The potential adverse impacts have been found to be mitigable as noted under the 

following factors in the Initial Study attached. 
 
  (List Initial Study Sections and Mitigation/Monitoring) 
 
 All of the mitigation measures for the above effects have been incorporated into the 

project and are embodied in conditions of approval recommended by the Marin County 
Community Development Agency - Planning Division. 

 
 Other conditions of approval in support of these measures may also be advanced. 
 
6. Preparation: 
 
 This Negative Declaration was prepared by Scott Davidson, PMC, for the Marin County 

Community Development Agency - Planning Division. Copies may be obtained at the 
address listed below. 

 
Marin County Community Development Agency 
Planning Division  
3501 Civic Center Drive, #308 
San Rafael, CA  94903 
(415) 499-6269   Monday - Friday, 8:00 a.m. to 4:00 p.m. 
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I. GENERAL INFORMATION 

A. Project Sponsor’s Name and Address:  Spirit Rock Meditation Center 
  5000 Sir Francis Drake Boulevard 
  Woodacre, CA  94973 

B. Lead Agency Name and Address:  Marin County Community Development Agency 
  Planning Division 
  3501 Civic Center Drive, Room 308 
  San Rafael, CA 94903 

C. Contact Person and Phone Number:  Veronica Corella-Pearson, Project Planner  
  (415) 499-6269 

D. County Decision-Maker 
for Application: Marin County Board of Supervisors 

E. Additional Agency Requiring 
 Permit: San Francisco Bay Regional Water Quality Control 

Board: Waste Discharge Requirements and 401 
wetlands Clean Water Act certification; U.S. Corps 
of Engineers: wetlands delineation; U.S. Fish and 
Wildlife Service and California Dept. Fish and 
Game: consultation 

II. PROJECT INFORMATION 

A. Project Title:  Spirit Rock Master Plan Amendment 
  (Phase 4 Development Proposal)  

B. Type of Application:  Master Plan Amendment (Original Master Plan 
approved August 30, 1988) 

C. Project Address and Location:  5000 Sir Francis Drake Boulevard  
  Woodacre, CA 94973 
   Assessor’s Parcel 172-350-35 

The 409.3-acre property is located within the 
Countywide Plan mapped Inland Rural Corridor in 
the San Geronimo Valley, approximately 0.25 mile 
north of the town center of the unincorporated 
community of Woodacre, just east of the intersec-
tion of Railroad Avenue and Sir Francis Drake Bou-
levard (refer to Figure 1).  

D. Countywide Plan Land Use  
 Designation:  AG2  (Agriculture, 1 residential unit per 10–30 acres) 

E. Community Plan:    The San Geronimo Valley Community Plan 

F. Zoning:  ARP-20 (Agricultural, Residential Planned District; 1 
residential unit per 20 acres)  
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III. INTRODUCTION 

The Spirit Rock Meditation Center (SRMC), located within the San Geronimo Valley Community 
Plan boundaries, is a nonprofit religious and training organization that teaches Buddhist practices. 
In its application, SRMC states its intention that “through these practices, people are able to open 
their hearts, live more in the present moment, and engage the world around them with greater 
wisdom and compassion.” SRMC notes that many of its students go on to become environmental 
activists, volunteers in social-benefit organizations, or founders of new community service projects 
in Marin. SRMC states it achieves this end primarily by providing Buddhist silent meditation retreats 
as well as classes, trainings, and Buddhist Dhârma study opportunities for new and experienced 
seekers from diverse backgrounds. SRMC’s programs are grounded in the Buddha’s teachings in 
the Theravadan Buddhist tradition. SRMC offers a variety of programs and retreats including day-
time workshops, overnight retreats that can last several days or several weeks, and large-scale 
special events in which respected religious leaders address the community. 

The Spirit Rock Meditation Center (SRMC) has submitted a Master Plan Amendment application 
proposing minor modifications) to the 1988 Spirit Rock Master Plan approved by the County of 
Marin in 1988 (Board of Supervisors Ordinance No. 2981) for a Buddhist retreat center. Prior to 
approving the 1988 Master Plan, the County of Marin prepared and adopted a Mitigated Nega-
tive Declaration. The 1988 Master Plan approved conceptual designs and development im-
provements and prescribed specific limitations to the number of occupants for daily events as 
well as special retreat events. Prior to approving the 1988 Master Plan, the County prepared an 
Initial Study of Environmental Impact and adopted a Mitigated Negative Declaration in com-
pliance with the California Environmental Quality Act. The following subsequent Precise Devel-
opment Plans (as well as other discretionary approvals) were granted by the County.  

• 1989 Precise Development Plan, Phase 1  

• 1991 Precise Development Plan, Phase 2  

• 1995 Precise Development Plan, Phase 3  

In 1997, the County determined that the 1988 Master Plan approval was vested upon approval of 
the Phase III Precise Development Plan on December 7, 1995.  (Please refer to Section VII, County 
Permit Approval History, below for further discussion on the development history of SRMC.)   

As will be explained, this Initial Study utilizes two baselines to address legal requirements for projects 
where an applicant has prior vested approvals. The primary baseline will consist of the approved 
“vested” levels of development under the vested rights belonging to the applicant. In some in-
stances, this means that impacts will be measured from prior approvals, which have yet to be de-
veloped, but that were approved by the 1988 Master Plan that was supported by the Spirit Rock 
Master Plan Negative Declaration. This prior environmental document is used in the analysis to 
show how project impacts compare to impacts considered in the prior project approval, which 
may have yet to occur. The incremental changes arising from the minor modifications set forth in 
the project applicant’s proposal  are evaluated to provide a complete picture of the impacts 
from the Master Plan and the minor modifications which are the subject of the application. As an 
alternate baseline, the current existing conditions, without regard to the applicant’s vested rights, 
will be evaluated. This dual baseline protocol is being utilized in this Initial Study out of   an abun-
dance of caution in light of the recent decision of the California Supreme Court in Communities for 
a Better Environment v. South Coast Air Quality Management, that identified a preference for 
analysis that examines conditions, as they exist at a project site and environs.  



DRAFT INITIAL STUDY/MITIGATED NEGATIVE DECLARATION 

Marin County Community Development Agency Spirit Rock Meditation Center – Master Plan Amendment 
September 2010 Draft Initial Study/Mitigated Negative Declaration 

3 

The rationale and legal basis for the above-described approach to environmental review, and the 
definition of the primary baseline and the alternate baseline are described in greater detail in Sec-
tion VI.D of the Initial Study. In the analysis of each environmental issue area, the proposed project 
is evaluated against both baseline conditions. Analysis of the primary baseline will include, where 
applicable, discussion of the potential impacts and associated mitigation measures identified in 
the 1988 Spirit Rock Master Plan Negative Declaration, as well as discussion of new mitigations that 
may be appropriate to address impacts resulting from the proposed project.  

IV. LOCATION AND ENVIRONMENTAL AND PHYSICAL SETTING 

A. Location 

The SRMC property is located within the Countywide Plan (CWP) mapped Inland Rural Corri-
dor within the San Geronimo Valley, which is characterized by wide valleys surrounded by 
rolling hills. The main communities in the San Geronimo Valley are Woodacre, San Geronimo, 
Forest Knolls, and Lagunitas. The property is located approximately 0.25 mile north of Woo-
dacre, the nearest community. SRMC is accessed off Sir Francis Drake Boulevard, the main 
road traversing the San Geronimo Valley in an east-west direction. The property, located on 
the north side of Sir Francis Drake Boulevard, has approximately 4,230 lineal feet of frontage 
along the north side of the roadway. Much of the San Geronimo Valley is designated as 
open space and agricultural land, with low-density residential uses within or near the four 
communities (refer to Figure 1).  

B. General Environmental Setting 

Within the area of the Spirit Rock Meditation Center’s 409.3-acre property is a County-
approved development area with designated boundaries consisting of approximately 38.6 
acres (refer to Figure 2). While there have been two minor changes to the boundary lines 
over the past 20 years, the total acreage within the boundary has not changed. Due to the 
distance from Sir Francis Drake Boulevard and orientation of the development area, no exist-
ing development at the site is visible from Sir Francis Drake Boulevard. 

The development area lies at the floor of a southeasterly-trending valley with slopes varying 
from generally flat to gentle slopes approximately 4:1, horizontal to vertical, and with eleva-
tions ranging from 450 above mean sea level to 700 feet above mean sea level. The majority 
of the building sites are situated on south-facing and north-facing slopes. A seasonal creek (as 
identified by the WRA “Biological Impact Assessment Report”) (sometimes referred to as Spirit 
Rock Creek), a tributary to San Geronimo Creek, runs northwest to southeast through the cen-
ter of the developed area. Two additional seasonal creeks located northeast of this central 
creek connect to the central creek within the development site. Together these creeks are tri-
butaries to San Geronimo Creek, a blue-lined creek as mapped on USGS Map (San Geronimo 
Quadrangle N3800-W12237.5), which runs almost parallel to, and along the south side of, Sir 
Francis Drake Boulevard. Each of these seasonal creeks, as well as San Geronimo Creek, is sub-
ject to the Countywide Plan (CWP) Stream Conservation Area (SCA) policies. North of this cen-
tral creek lies a series of southerly-trending ridge spurs that extend into the valley floor toward 
the creek, with intervening, steep-sided, and incised drainage ravines. Several of the ravines 
are seasonal drainages and include riparian vegetation along the banks. The north-facing 
slopes on the south side of the valley floor have a less steep, rounded topography and contain 
colluvial/debris fan deposits. Adjacent to the central creek are level alluvial terraces of ap-
proximately 4 to 8 feet in height that are generally steep-sided with scouring and erosion evi-
dent. The southeast, central, and north portions of the property consist of open grassland with 
scattered oak and bay trees. The southwest portion of the property is densely covered with 
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oak and bay trees and some redwoods. The project is not located within a Federal Emergency 
Management Agency (FEMA) 100-year flood hazard zone or otherwise mapped flood area. 

C. Land Areas Protected by Conservation Easements 

Land areas outside of the development area boundaries are subject to either Marin County 
Parks and Open Space District (MCPOSD) easements (245.2 acres total) or Marin Agricultural 
Land Trust (MALT) easements (125.5 acres total).  The property has elevations ranging from 
386.7 feet above mean sea level at the southern end of the property along Sir Francis Drake 
Boulevard to 1,386.3 feet above mean sea level at the highest northern ridge. The project 
sponsor is proposing to exchange certain protected land areas with the MCPOSD in order to 
protect additional sensitive areas now within the development areas and release certain 
land areas for future development, including on-site sewage disposal system expansion. 
Running along the northern portion of the SRMC property, between the northern MCPOSD 
and MALT easement areas, is a MCPOSD pedestrian and equestrian easement for future trail 
development (refer to Figures 3 and 5). (Refer to Section VIII.B.1, Adjustment of Development 
Site Boundaries, of this Initial Study for further discussion of proposed land area exchange.) 

D. San Geronimo Creek and Tributaries Through the Development Area 

The development area is located across two sub-drainages of the San Geronimo Creek wa-
tershed, which are within the greater Lagunitas watershed. The Lagunitas watershed has 
been identified by the National Marine Fisheries Service and the California Department of 
Fish and Game as one of the most important watersheds for coho salmon along the Central 
California Coast.  

The San Geronimo Creek, as well as the seasonal tributaries through the development area, are 
subject to the CWP Stream Conservation Area (SCA) policies to protect riparian and stream re-
sources. San Geronimo Creek is known habitat for the federal- and state-listed endangered co-
ho salmon. Also, a portion of San Geronimo Creek is listed by the U.S. Fish and Wildlife Service as 
critical habitat for the federally-threatened steelhead. To improve and maintain fishery habitat 
within the San Geronimo Valley the County of Marin commissioned the preparation of a Salmo-
nid Enhancement Plan (SEP) to provide science-based recommendations to support viable 
populations of salmon and steelhead trout within the Lagunitas Watershed. On February 9, 2010, 
the Board of Supervisors accepted the SEP as complete. The SEP is not a regulatory document, 
but will be considered in development of future habitat protection programs. One such pro-
gram, a draft Riparian Vegetation Ordinance for the Lagunitas Watershed, was released for 
public review and may be applicable to the Spirit Rock Master Plan Amendment either as an 
advisory document or as an Ordinance depending on the timing of County action.  

Several 1988 Master Plan approved structures are located within the SCA. These structures 
are proposed to be removed or relocated. (Refer to Figure 4.) An easement is proposed to 
be granted to the MCPOSD over a 0.79-acre SCA (identified as parcel R-3 on Figure 5). A 
qualitative assessment of potential fish passage barriers along a reach of the central creek 
conducted by WRA (refer to WRA “Biological Impact Assessment Report”) found that four 
potential barriers to fish passage were determined to occur within the survey area; however, 
no steelhead or coho salmon were encountered through the course of the survey. Existing 
structures and locations approved through the 1988 Master Plan are proposed to be re-
moved (refer to Section IV.I.3, Land Use and Activity Subareas and Improvements, below for 
further discussion) from the required SCAs, although no definitive SCA map/plan showing the 
required setbacks has been submitted (Refer to Section XIII.7, Biological Resources, and Sec-
tion XIII.1, Land Use and Planning, of this Initial Study for further discussion.)  
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E. Wetlands 

Located within the southeastern section of the development area are seven delineated ju-
risdictional seasonal wetlands, Section 404 Wetlands of the U. S., totaling 1.26 acres. (The 
wetlands delineations have been submitted to the U.S. Army Corps of Engineers, but not 
confirmed as accepted pursuant to Corps protocol.) The Wetland Conservation Area Poli-
cies of the 2007 Countywide Plan may apply to proposed development in or near these wet-
lands. An easement is proposed to be granted to the MCPOSD over a 0.11-acre wetland 
area (identified as parcel R-1 on Figure 5) at the east end of the “Village” area (identified as 
Wetland 2 on the WRA, Environmental Consultants Section 404 Waters of the U.S. submitted 
map). Structures approved through the 1988 Master Plan are proposed to be relo-
cated/removed outside of the 100-foot Wetlands Conservation Areas (WCA). (Refer to Sec-
tion XIII.7, Biological Resources, of this Initial Study for further discussion.)  

F. Biological Communities 

A total of five biological communities are identified within the project area. These include 
non-sensitive communities of nonnative annual grasslands and California bay forest and iso-
lated groups of coast live oak. Three sensitive biological communities are identified within 
the project area: seasonal wetlands, riparian woodland and habitat, and stands of native 
bunch grasses.  

Eleven special-status plant species are documented in the vicinity of the project site, al-
though no special-status plant species were determined to be present in the project devel-
opment area based on protocol-level surveys. Forty-three special-status wildlife species are 
recorded in the vicinity of the site, with high potential for two special-status species and 
moderate potential for four special-status species to occur within the project area. (Refer to 
Section XIII.7, Biological Resources, of this Initial Study for further discussion.) 

G. Geology and Soils 

Geologic studies indicate the bedrock underlying the site consists of Jurassic Cretaceous 
age Franciscan mélange. This formation is a mixture of several different rock types with a ma-
trix of mudstone and sandstone along with mixed elements of greenstone, chert, metamor-
phic rocks, serpentine, and other rocks. This mix often results in bedrock faults between rock 
units. The southeastern portion of the site is underlain by Quarternary alluvial deposits that 
consist of sand, gravel, silt, and clay. Bedrock outcrops, including serpentine, are exposed 
throughout the site. The steep hillsides immediately north of the project site consist of mostly 
landslide areas. Generally, the shallow slopes proposed for development consist of approx-
imately two feet of soft to medium stiff, wet, and sandy clay, underlain by gravelly clay and 
clayey sand to variable depth, further underlain by bedrock of siltstone, sandstone, or 
shale. Some of the soil units exhibit instability factors, and there are some landslide and unst-
able areas within the development area. The site encompasses geologic stability units des-
ignated as zone 1, 2, and 3 (the most stable being zone 1 and least stable zone 3). Most of 
the SRMC development is generally located in zone 1 areas. 

In terms of seismicity, the project site is located within a seismically active area of northern 
California and is approximately 5.8 miles east-northeast of the San Andreas Fault and 8.5 
miles west of the Burdell Mountain Fault. However, the site is not located within an Alquist-
Priolo Special Studies Zone Earthquake Hazard Zone, indicating a low potential for active 
fault hazard. (Refer to Section XIII.3, Geophysical, of this Initial Study for further discussion.) 
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H. Cultural/Prehistoric Conditions 

There are some areas of the site characterized as high sensitivity for cultural resources and there 
are identified cultural and prehistoric resources known to exist on the site, including a prehistoric 
quarry, a historic railroad berm, and a prehistoric quarried chert rock and tool site. An easement is 
proposed to be granted to the MCPOSD over a 0.24-acre site (identified as parcel R-2 on Figure 5). 
(Refer to Section XIII.14 Cultural Resources of this Initial Study for further discussion.) 

I. Existing Physical Site Conditions and Built Environment  

 The Master Plan Amendment seeks to make minor modifications to existing approved structures, 
facilities and standards that were: 1) previously approved following preparation of a Negative 
Declaration in compliance with the California Environmental Quality Act, and 2) which have 
vested. The following discussion describes the physical and built conditions that have resulted 
from implementation of the original Master Plan and subsequently approved PDP’s.  

1. General Physical Site Conditions 

Land uses surrounding the project site include livestock grazing, recreational uses (golf 
course and hiking), open space, and limited residential development, with designated 
zoning districts of ARP-10, ARP-20, and ARP-60 allowing residential densities of one prima-
ry dwelling unit per 10, 20, and 60 acres, respectively. The Marin Municipal Water District 
water treatment plant and the Dickson Ranch are located south of the SRMC on the 
south side of Sir Francis Drake Boulevard.  

Entryway access off Sir Francis Drake Boulevard to the SRMC development area estab-
lished by the adopted 1988 Master Plan is by a private paved driveway that traverses the 
more level portions of the site for a distance of approximately  0.34 miles before reaching 
the central parking area within the “Community Center” activity area. This area provides 
conventional parking space for approximately 112 vehicles, with additional space that is 
used to accomodate tandem parking. 

2. Built Environment 

A number of County-approved structures have been constructed on the site and are used 
for both overnight and day use activities associated with the meditation center. For plan-
ning purposes the project sponsor has divided the site into areas referred to as the “Lower 
Campus” and the “Upper Campus.” For land use and activity purposes, the project spon-
sor has further divided the site into four land use and activity subareas identified as: 
“Community Center,” “Teacher and Staff Village,” “Retreat,” and “Hermitage.” (Refer to 
Figure 6, Overall Site Plan: Legend.) Set in a river valley and surrounded by open meadows 
and wooded hillsides, these subareas are arranged to provide an increasing level of quiet 
and solitude to participants as they progress up the valley through the interior of the site. 
(Refer to Table 2, 1988 Approved Master Plan and Existing Structures at Spirit Rock.) 

3. Land Use and Activity Subareas and Improvements 

Development approved in the 1988 Master Plan associated with the “Community Cen-
ter” and “Retreat” subareas is clustered around the central creek (sometimes referred to 
as Spirit Rock Creek) that flows through the property. The “Teacher and Staff Village” 
subarea lies east of the “Community Center” area and the “Hermitage” lies north of the 
“Retreat” area. Activities and development within these areas are summarized below. 
Some of these structures have been constructed and others are approved but unbuilt. 
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Community Center: The Community Center area consists of the day use facilities, parking 
lots, and reception area for nonresidential program participants. This subarea includes 
the main site access road, with two vehicular bridge crossings, a small gatehouse, a 
temporary meeting hall (trailer, used for meditation), a paved parking area for day and 
overnight use, two temporary structures (trailers) used for administrative/office space, a 
septic field area, and a small grass-covered meadow.  

The Community Center area includes open level areas as well as wooded hillsides. A pe-
destrian pathway with two footbridges crossing the central creek is west of the main 
roadway and accesses the temporary structures. Utility services and a “gratitude hut” 
are located on either side of this pathway. A seasonal creek, east of the main roadway, 
with a vehicular bridge, is located at the eastern edge of the Community Center, at the 
entrance to the Teacher and Staff Village. A small landslide area has been mapped in 
the southwestern portion of the Community Center area. Within this area, as well as with-
in the SCA, are the temporary administrative structures (meeting hall and administrative 
offices), which will be removed, and the 1988 Master Plan approved meeting hall site is 
proposed to be relocated east of the main roadway. The topography in this portion of 
the site ranges from about 415 feet to 455 feet above mean sea level.  

Teacher and Staff Village: The Teacher and Staff Village (also referred to as the “Village”) area 
consists of the principal area where teachers and staff live and is accessed by a roadway to 
the east side of the main entrance driveway. There is parking in this area for approximately 50 
vehicles with additional space that is used to accomodate tandem parking. A two-story per-
manent maintenance building/barn that is wheelchair-accessible is located within this area. 
This area includes three temporary structures (trailers) that are used for staff housing that will be 
removed. Three jurisdictional wetlands (identified as wetlands W1, W2, and W3 on the submit-
ted (not confirmed as accepted by USCOE), Section 404 Waters of the U. S. Map), in proximity 
to existing and approved development, have been delineated within this area of the site. The 
WCA policies of the 2007 Countywide Plan may apply to these wetlands. An easement is pro-
posed to be granted to the MCPOSD over an area that includes wetland W3. A septic field is 
located to the north of the existing trailers. A number of underground utilities sized for site buil-
dout are centralized within this area of the site. A landslide area has been identified in the sou-
theastern portion of this area. The staff housing structure, not yet built but approved in the 1988 
Master Plan, lies within this landslide area and is proposed to be relocated. Topography in the 
Village area ranges from 410 feet to 465 feet above mean sea level. 

Retreat: The Retreat area consists of the temporary dining hall, the meditation hall and of-
fice, four residence halls, and the council house. This area is accessed by an asphalted ex-
tension of the main roadway. The existing temporary dining hall structure and the ap-
proved residence halls not yet built, but approved in the 1988 Master Plan, lie within a 
mapped slide area, as well as the SCA, and are proposed for removal and relocation. The 
existing yurt, built without 1988 Master Plan approval, is also in the mapped slide area. 

Hermitage: The Hermitage area is located at the far northeastern edge of the Develop-
ment Area in the upper elevations of the site. This area was approved in the 1988 Master 
Plan and the 1995 Precise Development Plan for development of the Hermitage Com-
mons and 19 cabins (retreat huts). No buildings or facilities are currently constructed with-
in the Hermitage area other than a small deck referred to as “the Pavilion”, which is pro-
posed to be removed. No developed roadway access currently exists to this area. 
Access is via a dirt pathway.  

(Refer to Section VII, County Permit Approval History, for further discussion of the built en-
vironment.) 
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4. Sewage Disposal 

Spirit rock is currently served by an on-site wastewater system, constructed in the early 
1990s, consisting of several septic tanks, pump stations, two intermittent sand filters, and 
two leachfield areas: (1) the Creekside leachfield and (2) the Central Field leachfield. 
The Creekside leachfield is located in the meadow adjacent to the temporary adminis-
tration building near the main central creek; the Central Field leachfield is located in the 
grassy slope north of the staff housing area. The wastewater system operates under a 
permit from the San Francisco Bay Regional Water Quality Control Board (RWQCB). It has 
a design capacity of 6,060 gallons per day (gpd) average flow and 9,000 gpd peak flow.  

J. Daily and Special Events Attendance and Intensity of Use 

1. Daily Attendance Use Permits 

Under the 1988 Master Plan conditional approval, daytime and evening attendance was 
limited to the following maximum attendees: 

• 150 overnight visitors;  

• 40 staff, monks, and nuns to spend any single night at Spirit Rock; and 

• 125 daytime and evening visitors.  

• A combined total of 315 people are currently allowed on the Spirit Rock site on a 
daily basis.  

(Refer to Section IX.C of this Initial Study for additional discussion.)  

2. Special Events Attendance (i.e., Open Houses and Visiting Dignitaries) 

The 1988 Master Plan conditional approval provided for a maximum attendance of 150 
persons per special event and no more than 6 events per year for open house/special 
events. Data provided by the applicant indicates past special event attendance has pe-
riodically ranged above this amount over the years, to a peak single event attendance 
of 1,600 persons. The Initial Study projects future maximum attendance of 1,600 atten-
dees at a single event in one year as reasonably foreseeable given historic peak atten-
dance and the limited proposed expansion of improvements and infrastructure. This pro-
jection is compared to 150 persons per event approved for open house/special events. 
Baseline conditions are discussed in greater detail in Section VI.D, “CEQA Requirements 
for Defining the Baseline for Environmental Review Purposes”. 

3. Daily Traffic Flow on Sir Francis Drake Boulevard near the SRMC 

The Robert L. Harrison Spirit Rock Meditation Center Transportation Study states that as of June 
2007, the average daily traffic (ADT) on Sir Francis Drake Boulevard near the SRMC was 9,150 
vehicles on weekdays and 10,030 vehicles on weekend days. The trips generated at the SRMC 
were between 2.3% and 3.1% of the total daily traffic on Sir Francis Drake Boulevard.  
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V. SUMMARY OF PROPOSED PROJECT WITH SUMMARY TABLE 

The project sponsor proposes minor amendments to the Master Plan granted for the Spirit Rock 
Meditation Center in 1988. Following preparation of an Initial Study and adoption of a Negative 
Declaration, the 1988 Master Plan was approved to establish a development area envelope 
and provided a framework governing the uses, the intensity of uses, and the development of the 
site. The proposed Master Plan Amendment is described as “Phase 4” of the project (supple-
menting, and in some cases modifying, the 1988 Master Plan and its implementing Precise De-
velopment Plans, Phases 1, 2, and 3). The sponsor expresses two main goals that the Master Plan 
Amendment is intended to accomplish: 

1. To relocate approved buildings away from environmentally sensitive areas and adjust 
the development area boundary to exclude sensitive habitats and to include disturbed 
areas already served by infrastructure while providing for development of a limited 
number of new facilities. (Refer to Section VIII.B.1, Adjustment of Development Site 
Boundaries, below for proposal to exchange sensitive land areas with disturbed areas 
with the Marin County Parks and Open Space District.) 

2. To control land use and attendance, the project proposes to replace existing population 
limits established by conditions of the Master Plan approval with implementation of a 
“Resource Protection Plan” to address population related issues through property man-
agement practices. (Refer to Section VI.C, Regulation of Land Use Attendance Relative 
to Environmental Review, and Section VIII.F, Proposed Resource Protection Plan, below 
for further discussion and proposal regarding the Resource Protection Plan.) 

The Spirit Rock 1988 Master Plan approval was followed by several Precise Development Plans, 
Design Review, and other planning approvals that have led so far to the development of ap-
proximately 50% of the buildings originally authorized in the 1988 Master Plan. The project sponsor 
proposes to maintain all vested rights to implement the full scope of the development autho-
rized in the 1988 Master Plan. The full scope of the 1988 Master Plan included development of a 
total of 70,560 square feet of floor area, clustered in the four subareas: the Community Center, 
the Teacher and Staff Village, the Retreat, and the Hermitage Center.  

Previous planning approvals authorized a total of 155 units, consisting of bedrooms or suites for 
residents or visitors. The 1988 Master Plan authorized a maximum of 150 overnight visitors along 
with 40 staff, monks, and nuns to spend any single night at Spirit Rock. In addition, a maximum of 
125 daytime and evening visitors were authorized by the 1988 Master Plan. As a result, a com-
bined total of 315 people are currently allowed on the Spirit Rock site on a daily basis. The sche-
dule, number, and type of workshops, retreats, open houses, and other events are also regu-
lated by the 1988 Master Plan.  

The project sponsor does not propose to amend the type of uses and activities that are currently 
allowed at Spirit Rock. However, the sponsor proposes to modify the size and location of several 
of those already approved and vested, but not yet constructed buildings. Overall, the sponsor is 
proposing to increase the total Master Plan square footage authorized on site by 5,924 square 
feet to a maximum of 76,484 square feet. Although the floor area is proposed to increase, the 
project sponsor proposes to reduce the number of vested residential retreat units on site by 13 
units, from a maximum of 155 to a maximum of 142. The written application materials state that 
major buildings that were previously approved within SCAs are proposed to be relocated farther 
from the top of the banks, as summarized below: 
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• The Meeting Hall would be moved from its approved location 45 feet from the top of 
bank to an increased distance of 125.5 feet from the top of bank. 

• The Administration Building would be moved from its approved location 5 feet from the 
top of bank to an increased distance of 100 feet from the top of bank. 

• The Hermitage Commons would be moved downhill from its approved location 30 feet 
from the top of bank to an increased distance of 171 feet from the top of bank. 

Numerous site improvements are also proposed, including modifying the alignment of the exist-
ing driveway, constructing additional parking, installing a photovoltaic array, and upgrading the 
septic system. Environmental enhancements are also proposed, such as planting riparian vege-
tation along the creekbeds. 

The project sponsor is not proposing to have any set limit on the number of daily occupants on 
the site and is proposing an unrestricted schedule of religious activities and events with an unre-
stricted number of attendees. For the purposes of environmental analysis in accordance with 
the California Environmental Quality Act (CEQA), the Initial Study estimates that this will result in a 
peak increase above Master Plan approved levels of 476 people attending normal daily events 
and a peak increase above Master Plan approved levels of 1,450 people attending large-scale 
special events (equal to past single events peak attendance of 1,600 persons). The estimated 
daily maximum reflects the design limits of the proposed on-site sewage disposal system and the 
special event maximums reflect actual attendance at prior events that the project sponsor pro-
poses to emulate at the project site. Based on these estimates, the project would result in a max-
imum of 791 people occupying the site on any day, and a maximum of 1,600 people occupying 
the site during large-scale special events.  

Table 1 below summarizes several important aspects of the proposed amendments. 

TABLE 1 
SUMMARY OF PROPOSED CHANGES AT THE SPIRIT ROCK MEDITATION CENTER ABOVE MASTER PLAN BASELINE 

Factor to Assess Net Change Anticipated 

Relocation of buildings 
1) relocated Dining Hall, 2) relocated Meeting Hall, 3) relocated New 
Administration building, 4) relocated Residence Halls (2), and 5) relo-
cated Hermitage Commons and Cabins  

Increased floor area (in square feet) and 
changes in the Development Area Boun-
dary (DAB) 

Total increase of 5,924 square feet (from Table 3) of floor area on the 
site and decrease in the DAB of 0.2 acres 

Increased usage at the site Increase of 476 persons on daily basis and 1,450 persons for peak 
special eventsa 

Changes in type of use No change in the type of use as the site would continue to be used as 
a Buddhist retreat center 

a The net change includes 791 persons for future daily activities minus the 315 persons currently permitted. Open house events for up to 
150 persons per event have been previously permitted. 1,600 persons for special events have occurred in the past and are reasonably 
projected in the future. 

(Refer to Section VIII, Project Description, of the Master Plan Amendment Application below for a 
complete project description of each proposed component.)  
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VI. ENVIRONMENTAL REVIEW AND CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) COMPLIANCE 

The 1988 Master Plan approval was supported by a Mitigated Negative Declaration of Environ-
mental Impact. The proposed Master Plan Amendment proposes minor modifications to the 
previously approved Master Plan that would be implemented through a subsequent Precise De-
velopment Plan application(s) with proposed development projected to be constructed in two 
phases: Phase 4A which would be built between 2011 and 2015; and Phase 4B which would be 
built between 2020 and 2025. (Refer to Section VIII.D, Proposed Construction Phasing, of this Ini-
tial Study for further discussion.)   

Pursuant to §15162 of the CEQA Guidelines, a subsequent Negative Declaration has been pre-
pared to document effects relative to the proposed Master Plan modifications as well as those 
that could result from changed conditions that may have occurred, or new information that 
may have become available, since the prior environmental document was adopted.   

This Initial Study also considers the potential for significant environmental impacts that may result 
from approval and implementation of the proposed project (CEQA Guidelines Section 15063). 
The fundamental purpose of the Initial Study is to review the potential environmental effects of 
the proposed project to determine whether significant environmental impacts can be mitigated 
and, based on this determination, to inform the lead agency whether to prepare an Environ-
mental Impact Report or a Negative Declaration for the project (CEQA Guidelines Section 
15063[c]). As explained in the baseline discussion contained in Section VI.D, alternate baselines 
will be used in this initial study, the baseline established by the prior Master Approval and subse-
quent construction, and the baseline consisting of actual existing conditions. Where the 1988 
Master Plan application approved improvements that have not yet been built and which are 
not being modified through this application, the previously approved components are not part 
of the project and are not subject to environmental review. 

This Initial Study allows the lead agency to examine at a sufficient level of detail those potential 
significant effects to be mitigated or avoided by site-specific revisions. In accordance with Pub-
lic Resources Code Section 21166, the County as the lead agency has determined that a new 
Initial Study is required for the proposed Master Plan Amendment due to changes in the circums-
tances and regulatory environment under which the project is being undertaken. Specifically, 
the Marin Countywide Plan has been amended on two separate occasions, in 1994 and in 2007, 
to establish new policies and programs that are applicable to the project site and that did not 
exist at the time the 1988 Master Plan was approved. The policy, and other changes in environ-
mental legislation, that have occurred since the granting of a Mitigated Negative Declaration in 
1988 for the Spirit Rock Master Plan, and are considered in this Initial Study as discussed below. 

1. Countywide Plan Updates 

The Countywide Plan (CWP) has been revised twice; the first update was in 1994 and the 
second in 2007. Of particular note to this Initial Study is the addition of the Wetlands Con-
servation Area, requiring a minimum 100-foot setback from the edge of wetlands, and 
expanded policies related to Stream Conservation Areas (SCAs). New CWP growth pro-
jections in the San Geronimo Valley Community have been put forth since 1988. 

2. Stream Conservation Area Studies and Programs within the San Geronimo Creek Wa-
tershed 

An interim urgency ordinance was adopted by the Marin County Board of Supervisors 
(Ordinance No. 3485) that temporarily prohibited the issuance of building permits on cer-
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tain parcels containing Stream Conservation Areas (SCAs) within the San Geronimo 
Creek watershed area, which includes the land within 100 feet of the banks of USGS map 
designated blue-line streams or within 50 feet of riparian vegetation surrounding such 
blue-line streams between White’s Hill in eastern San Geronimo Valley and Samuel P. Tay-
lor Park in western San Geronimo Valley. This interim ordinance allowed for the needed 
and planned studies in the San Geronimo Creek watershed to develop appropriate pa-
rameters for any future development before such development is allowed to occur. This 
allowed an evaluation to determine appropriate protection of the habitat resources and 
hydrologic and biological functions as they affect those resources.  

To improve and maintain fishery habitat within the San Geronimo Valley the County of 
Marin commissioned the preparation of a Salmonid Enhancement Plan (SEP) to provide 
science-based recommendations to support viable populations of salmon and steel-
head trout within the Lagunitas Watershed. On February 9, 2010, the Board of Supervisors 
accepted the SEP as complete. The SEP is not a regulatory document, but is to be consi-
dered in the development of future habitat protection programs.  

The County of Marin has also drafted a Riparian Vegetation Ordinance for the Lagunitas 
Watershed. This Ordinance was prepared, in part, to implement the Stream Conservation 
Area Policies contained in the 2007 Countywide Plan. The Draft Ordinance has been re-
leased for public review, and the Planning Commission and Board of Supervisors have 
held hearings to consider the Ordinance. The progress of the Ordinance will be moni-
tored for potential project implications should it become effective before final action is 
taken on the Master Plan Amendment.    

B. Proposed Retention of Entitlements of the 1988 Master Plan Approvals Simultaneously with 
Proposed Master Plan Amendment Approvals 

The SRMC, in submitting the Master Plan Amendment application, indicated that it is expressly 
not  extinguishing or relinquishing  any of its  rights under  the 1988  vested Master Plan approv-
als and/or subsequent Precise Development Plan approvals, unless and until final  approval of 
the Phase 4A or Phase 4B Precise Development Plans and expiration of all  applicable statutes 
of limitation in connection with any challenge to those approvals, and then only as to those 
specific buildings and those specific uses in each such newly approved Precise Development 
Plan (i.e., SRMC proposes, until such time as final approval of its proposed MP modifications, to 
maintain two Master Plan approvals simultaneously — the 1988 vested version and the new 
amended version for which they are currently seeking approval). 

It is the Community Development Agency’s position that the new Master Plan (amendment 
of the 1988 Master Plan), if approved, will supersede the 1988 Master Plan approvals for 
whatever changes in development are proposed and approved in the new Master Plan. 
Likewise, if SRMC were to go forward with development under the 1988 Master Plan prior to 
the new amended Master Plan approval, that action would invalidate the Master Plan 
Amendment application and would require withdrawal of the Master Plan Amendment ap-
plication prior to approval. However, this is a consideration of the action on the merits of the 
project for approval after environmental review. Therefore, this Initial Study does not address 
any potential impacts of the two simultaneous Master Plans. Rather, this Initial Study focuses 
on the environmental analysis and potential impacts of the changes proposed as part of this 
current Master Plan Amendment. 
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C. Regulation of Land Use and Attendance Relative to Environmental Review 

The project sponsor proposes to control land use and attendance by implementing a “Re-
source Protection Plan” in lieu of population limits to regulate Spirit Rock activities. This con-
cept for project sponsor self-regulation of attendance is based, in the applicant’s view, on 
the provisions of the Religious Land Use and Institutionalized Persons Act (RLUIPA) adopted by 
Congress in 2000. The applicant contends that RLUIPA protects religious institutions from un-
duly burdensome or discriminatory governmental land use regulations such as: 

• Barring zoning restrictions that impose a “substantial burden” on a  religious institution; 

• Treating religious assemblies and institutions differently from secular institutions; or 

• Discriminating against any assembly or institution on the basis of religion or religious 
denomination. 

RLUIPA does not prohibit or restrict environmental review in compliance with the provisions of 
CEQA. As discussed below, CEQA requires the establishment of the “baseline” (existing con-
ditions) by which a lead agency evaluates a proposed project and increase in intensity of 
use. For baseline purposes, the Initial Study will review proposed and projected attendance 
for the proposed Master Plan Amendment based on the following; 

• Combined total of 315 people are currently allowed on the Spirit Rock site on a daily 
basis. A population of 315 people is also a reasonable estimate of current use based 
on information provided by the applicant (while actual use may be higher, the 
County will not give “credit” for unauthorized levels of use).  

• Based on the approved 1988 Spirit Rock Master Plan limits for open house/special 
events, the established baseline is a maximum attendance of 150 persons per event 
and 6 events per year. This is also a reasonable estimate of current used based on in-
formation [provided by the applicant (while actual use may be higher, the County 
will not give “credit” for unauthorized use).  

D. CEQA Requirements for Defining the Baseline for Environmental Review Purposes  

Central to the analysis of environmental issues is the question of what conditions will be used 
as the basis for assessing project impacts. Defining the baseline for the proposed project is 
complicated by the fact that previous approvals have vested rights to develop that have 
only been partially completed. Consequently, there could be unrealized effects from the ex-
isting approvals that will occur in the event that the proposed project is not implemented. As 
discussed in greater detail below, two key court cases provide direction on how baseline 
should be defined and which have been used to establish the baseline for this environmen-
tal analysis, Fairview Neighbors, v. County of Ventura, 70 Cal.App.4th 238 (1999) (Fairview) 
and Communities for a Better Environment v. South Coast Air Quality Management District, 
48 Cal.4th 310 (2010) (CBE).    

Under Fairview Neighbors, 70 Cal.App.4th at 242-43, the court confirmed that it was proper 
for the baseline for evaluating the impacts of a proposed modification to an existing project 
to include the full scope of the project that had previously undergone environmental review 
and been approved by the lead agency. In particular, the court explained that it was ap-
propriate for the traffic baseline for a proposed modification to mining operations to be “the 
traffic generated when the mine operates at full capacity pursuant to the entitlement pre-
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viously permitted [under the prior approval] . . . .”  Id. (citing Bloom v. McGurk, 26 Cal. 
App.4th 1307 (1994) (renewed permit for existing medical waste facility); Benton v. Board of 
Supervisors, 226 Cal.App.3d 1467 (1991) (modification of existing winery); Committee for a 
Progressive Gilroy v. State Water Resources Control Bd., 192 Cal.App.3d 847 (1987) (reins-
tatement of capacity for existing wasterwater treatment plant)); Fund for Environmental De-
fense v. County of Orange, 204 Cal.App.3d. 1538 (1988) (renewed permit for previously ap-
proved medical complex)). The Fairview Neighbors court explained that it was particularly 
important for the traffic baseline for the mine operation to reflect the full scope of the pre-
viously reviewed and approved mine operations because the “actual traffic counts [at the 
start of environmental review] would have been misleading and illusory” due to the consi-
derable fluctuation in the mine’s actual traffic levels over time. Id. at 243.  

Under CBE, 48 Cal.4th at 320-22, the Court explained that the baseline for evaluating the air 
quality impacts of a proposed new industrial process at a petroleum refinery that was consi-
dered a new project could not include the the maximum emissions that would have been 
permitted had the refinery operatored at maximum capacity under an existing permit. The 
permitting agency acknowledged that under ordinary operations the refinery did not oper-
ate at maximum capacity. Id. at 322. The permitting agency also acknowledged that a 
baseline based on maximum potential operations would result in a determination that the 
project would result in no significant air quality impact, although the agency acknowledged 
that the proposed project’s expected increase in air quality emissions would exceed the 
agency’s thresholds of significance. Id. Moreover, the refinery operations under the existing 
permit had not undergone environmental review that would have disclosed the air quality 
impacts of the existing permit. Id. at 325. Thus, the Court reasoned that a baseline that in-
cluded maximum permitted operations would be “illusory” and “only mislead the public as 
to the reality of the impacts and subvert full consideration of the actual environmental im-
pacts.”  Id. at 322. Instead, the appropriate air quality baseline in that case must be based 
on the existing physical conditions in the affected area. Id. at 320-22 (citing Environmental 
Planning Information Council v. County of El Dorado, 131 Cal.App.3d 350 (1982); City of 
Carmel-by-the-Sea v. Board of Supervisors, 183 Cal.App.3d 229 (1986); County of Amador v. 
El Dorado County Water Agency, 76 Cal.App.4th 931 (1999); Save Our Peninsula Committee 
v. Monterey County Board of Supervisors, 87 Cal.App.4th 99 (2001); San Joaquin Raptor Res-
cue Center v. County of Merced, 149 Cal.App.4th 645 (2007); Woodward Park Homeonwers 
Association v. City of Fresno, 150 Cal.App.4th 683 (2007)).  

In 1988, the Board approved the Master Plan for a Budhist retreat center, which was to in-
clude buildings and other site improvements as described in Section VIII.A of this Initial Study. 
Many, but not all, of the components of the Master Plan have been developed and the site 
has been operating under the Master Plan approval for approximately 20 years. The actual 
operations under the Master Plan approval have fluctuated over the course of a day, and 
from day to day, season to season, and year to year. The proposed project would modify 
the previously approved Master Plan as generally described Section VIII.B of this Initial Study 
and summarized in Table 3. 

Because the Master Plan Amendment modifies a previously approved project that under-
went full environmental review, and because the operations of the site have fluctuated over 
time, the Master Plan Amendment is more like the projects described in the Fairview line of 
cases. In compliance with the Fairview line of cases described above, this initial study uses as 
the primary baseline, the baseline established by the prior Master Plan Approval to establish 
population limits, development area, building area limitations, and the land uses that were 
established by the vested approved project. In response to the CBE line of cases described 
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above, however, the Initial Study also uses actual existing conditions as an alternate baseline 
to describe the building area and location of facilities that are present at the site. 

The primary baseline approach is based on the following project conditions: 

• The 1988 Master Plan was previously approved following environmental analysis in 
compliance with the California Environmental Quality Act; 

• The 1988 Master Plan has vested development rights; and 
• The proposed Master Plan Amendment seeks to make minor modifications to an ex-

isting approved project. 

Specifically, the project will be evaluated against baseline conditions that consist of the fol-
lowing: 

Project Component Primary Baseline Proposed  

Daily Population 315 7911 

Special Events Population 1502 Constraints Based3 

Building Maximum (Square Feet) 70,560 76,484 

Existing Structures (Square Feet) 39,585 76.848 

Development Area Boundaries 38.6 acres 38.4 acres 

Specific Improvements As Approved As Shown on Plans 

The environmental analysis contained in this document also includes a second baseline of 
existing conditions to allow for comparison of the proposed Master Plan amendments to the 
physical conditions as they currently exist at the project site. This alternate baseline is de-
scribed below:  

Project Component Alternate Baseline Proposed  

Daily Population 3154 7915 

Special Events Population 1506 Constraints Based7 

Building Maximum (Square Feet) 39,585 76,484 

Existing Structures (Square Feet) 39,585 76.848 

Development Area Boundaries 38.6 acres 38.4 acres 

Specific Improvements As Built As Shown on Plans 
  

                                                      

1 On-site population would be limited by environmental constraints 
2 6 times a year 
3 On-site population would be limited by environmental constraints 
4 See population baseline discussion 
5 On-site population would be limited by environmental constraints 
6 See population baseline discussion 
7 On-site population would be limited by environmental constraints 
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SRMC Approvals and Operations 

For the SRMC, a number of approvals have been granted for the original vested 1988 Master 
Plan and subsequent Precise Development Plans (Phases 1, 2, and 3), Design Reviews, and 
Building Permits. While much of the SRMC development has been constructed and in place 
for many years, a number of the approved buildings have not yet been constructed. The 
County has determined that the 1988 Master Plan was vested in its entirety by County ap-
proval of the Precise Development Plan, Phase 3 on December 7, 1995, as confirmed by the 
County in a letter to the applicant dated July 14, 1997 (refer to Section VII.C.6 below of this 
Initial Study). This is because the approved Precise Development Plans (Phases 1, 2, and 3), 
Design Reviews, and Building Permits specifically included approval of development plans, 
building designs, functions, locations, and square footages.  

Population 

It is important to note that the description of vested entitlements is applied only to approved 
building designs, functions, locations, and square footages, whether constructed or not. (Re-
fer to Table 2 for a summary of these approvals.) These vested approvals for buildings do not 
alter the attendance baseline for the 1988 approved Master Plan daily attendance limits. 
The primary baseline environmental setting for maximum daily attendance and special 
event attendance was set by the approval conditions of the 1988 Master Plan.  

As originally approved, the Master Plan was conditioned to permit a set maximum daily and 
special event attendance. No revision in the maximum attendance as granted by the 1988 
approved Master Plan was authorized by the vested approvals of the buildings. A change in 
attendance from the 315-person daily attendance and 150-person special event atten-
dance limits would not be consistent with the 1988 approved Master Plan and any change 
would have required an approved amendment to the 1988 Master Plan.  

Attendance on site fluctuates in response to activities and events, and there is no means to 
precisely determine existing daily attendance, but the applicant has submitted existing peak 
and average attendance data (refer to Chart A in Section IX.C). Column 2 “Existing Condi-
tions” of Chart A indicates that the current existing peak daily use (attendance) on site is 539 
and the current existing average daily use on site is 168. While average population informa-
tion may overstate or understate actual attendance, the population data indicates that the 
1988 Master Plan approved daily population limit of 315 reasonably reflects actual atten-
dance at the project site.  

The baseline for daily attendance utilized in the Initial Study is therefore derived from the ap-
proved 1988 Master Plan permitted condition for maximum attendance as a reasonable ref-
lection of actual daily attendance. This population baseline is used for both the baseline and 
alternate baseline analysis. Similarly, the baseline and alternate baseline for special events 
utilized in the Initial Study is derived from the approved 1988 Master Plan condition for maxi-
mum special event attendance of 150 people 6 times. No special events have been autho-
rized that exceed the existing special event population limitation. 

Building Maximums 

Among the primary components of the proposed Master Plan Amendment is the proposal to 
increase the existing square footage limit for the project site. Though the building square foo-
tage that was permitted through the Spirit Rock Master Plan has not yet been constructed, 
the Master Plan approval establishes a theoretical maximum against which projects, includ-
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ing the proposed Master Plan Amendment, must be evaluated under the Primary Baseline. 
The initial study will also evaluate the proposed amendments against actual constructed 
development without regard to vested approvals under the Alternate Baseline. 

Development Area Boundary 

The proposed Master Plan Amendment seeks to modify the boundaries of the previously ap-
proved Development Area. The Development Area Boundary (DAB) is an existing condition 
that was established by the 1988 Master Plan approval, following environmental analysis that 
was undertaken in compliance with the California Environmental Quality Act. Similar to the 
agricultural and open space easements established by the 1988 Master Plan approval, the 
DAB identifies the type of uses and facilities that may occur within a defined portion of the 
project site. Through the environmental analysis of the 1988 Master Plan, the County estab-
lished a DAB that is largely within the Stream Conservation Area established by the County-
wide Plan, indicating that development in this location would result in overall conformity with 
established goals and policies of the Countywide Plan as they related to protection of wood-
lands, visual resource protection, and erosion control. The proposed DAB will be evaluated 
against the 1988 approved DAB under both the Primary and Alternate Baseline condition.  

Existing and Approved Structures  

The entire SRMC 1988 Master Plan development vested by approval of the Precise Devel-
opment Plans, Phases 1, 2 and 3, Design Reviews and building permits, including all vested 
approved buildings and development, whether or not fully constructed or built out, describe 
the conditions that could occur if the Master Plan Amendment does not proceed. The initial 
study evaluates potential direct and indirect physical changes in the environment from the 
proposed Master Plan Amendment compared to the vested Master Plan attendance limits 
to determine significant impacts (Primary Baseline). The analysis also includes comparison of 
the proposed improvements to the existing environmental setting at the project site (Alter-
nate Baseline). 

Prior Environmental Review 

Furthermore, for purposes of the Initial Study analysis, compliance with the vested 1988 Mas-
ter Plan, Precise Development Plans (Phase 1, 2, and 3), Design Review, and Building Permits 
are evaluated to determine if prior mitigations have been implemented for the previous 
project approvals or are yet to be implemented and should be carried forward to the Mas-
ter Plan Amendment and if additional mitigation measures would be needed above and 
beyond what has already been required. (Refer to Section IX, Baseline Discussion of Vested 
Project VS Proposed Master Plan Amendment Project Changes, of the Initial Study below for 
a discussion of the ”no project” conditions.)   
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FIGURE 1.LOCATION MAPS 
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FIGURE 2. AERIAL PHOTOGRAPH WITH PROPERTY BOUNDARIES AND DEVELOPMENT AREA BOUNDARIES 
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FIGURE 3. EXISTING CONDITIONS SURVEY MAP 
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FIGURE 4. BIOLOGY MAP 
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FIGURE 5. DEVELOPMENT AREA EXCHANGE MAP 
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FIGURE 6. OVERALL SITE PLAN: LEGEND 
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VII. COUNTY PERMIT APPROVAL HISTORY 

In 1988, the County approved the Spirit Rock Master Plan, with a requirement that any devel-
opment pursuant to the Master Plan be subject to subsequent approval(s) of Precise Develop-
ment Plan(s) (PDPs). To date, three such Precise Development Plans (referred to as Phase I in 
1989, Phase 2 in 1991, and Phase 3 in 1995) have been approved, as well as two Precise Devel-
opment Plan Amendments (Phase 2 in 1993 and Phase 3 in 2002). Additionally, two Design Re-
views, the first in 1996 and the second in 1998, have been approved. A number of buildings 
(permanent and temporary) have been constructed in accordance with these approvals. An 
overview of the history of approvals is provided below and an inventory of structures approved 
and built to date is provided in Table 2 below.  

A. 1988 Master Plan Approval 

The Master Plan approved the following components: 

Structure Square Footage 

Maintenance Building and Pavilion 1,000 square feet 

4 Dormitories/Counsel House in Retreat Area 12,600 square feet 

Hermitage Area 5,660 square feet 

Multi-purpose Room/Playroom  400 square feet 

Staff Quarters  8,600 square feet 

Teacher Housing  2,500 square feet 

Family Housing  2,500 square feet 

Meeting Hall  5,400 square feet 

Administration Building  1,900 square feet 

Main Dining Hall  6,900 square feet 

Village Housing  12,400 square feet 

Meditation Hall  10,050 square feet 

Gate House 150 square feet 

Pavilion 500 square feet 

Total 70,560 square feet 

Source: Memo to SRMC from County staff dated May 20, 2002 

The Master Plan approved the following sleeping quarters. 

• 155 beds in dormitory buildings 

• 4 one-bedroom family housing units 

• 4 one-bedroom teacher housing units 

• 20 rooms for staff 

• 20 rooms in hermitage area 
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A 50-foot streamside setback was conceptually approved at the Master Plan stage. The 
Master Plan required 153 parking spaces. Conditions of approval allowed a maximum of 315 
persons on-site peak occupancy capacity and 150 persons peak open house/event capac-
ity per event and 6 events per year. 

B. 1988 Master Plan Approval Conditions 

The 1988 Master Plan approval included a variety of conditions for site development that 
applied to multiple stages of development. Conditions ranged from preparation of resource 
protection plans (tree management, soil studies, etc.) to very specific items, such as times of 
events on weekends and construction hours.  

A summary of some of the main conditions is as follows: 

• Provision of agricultural easements on the site. 

• Public pedestrian/equestrian trail easement. 

• Marking of any trees requiring removal, and identification by species and diameter size.  

• Replacement of any trees to be removed within 100-foot setback from top of bank of 
creeks on a 3-for-1 basis. 

• Development of maintenance program to ensure establishment of new trees. 

• Revegetation of areas disturbed during construction. 

• Land management plans that address long-term erosion control and streamside pre-
servation and restoration plans as part of Development Plans. 

• Implementation of a monitoring program with results submitted to Department of Pub-
lic Works (DPW) to provide the actual traffic volume data and the adequacy of the on-
site parking spaces every six months for the first two years of the operation. The appli-
cant would then be required to increase the number of parking space, modify the op-
eration hours, or reduce the retreat program or occupancy as required by DPW. The 
monitoring program was required as part of the Precise Development Plan application.  

• Allowance for open houses, but with limitation to a maximum of 100 vehicle trips at site. 

• Phased Development Plan approval. 

• Presence of archaeologist to monitor construction work. 

• Construction hour limitations. 

• Undergrounding of electrical service. 

• No retreat session between 1:00 PM and 7:00 PM on Sundays from May 1 to October 
1 (to prevent conflicts with West Marin traffic). 

• Specific design for site access at Sir Francis Drake Boulevard, with no left turn at egress. 
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• Development and maintenance of carpooling program. 

• Development of soils reports and grading/drainage plans at Precise Development 
Plan stage. 

• Grass and brush clearance program at time of Precise Development Plans. 

• Septic system in compliance with septic discharge permit issued by State Regional 
Water Quality Control Board. 

• Payment to County of annual fee of $5,000 increased from 1988 by 2% annually for 
SRMC’s impact on County police, fire, and paramedic services. 

C. Subsequent County Approvals, Determinations, and Time Extensions 

1. 1989 Precise Development Plan, Phase 1 (and subsequent Design Review for the 720 
square foot structure  

Phase I Precise Development Plan approval included:  

• The main paved access roadway to the Center with three bridges 

• An entrance sign 

• Roadway and pedestrian bridges providing access across central creek  

• Site work and infrastructure, including wastewater  

• A parking area for 112 vehicles 

• A 720 square foot “temporary” staff quarters structure (two bedrooms, kitchen, 
one office) in the Community Center area 

• A 4,200 square foot “temporary” meeting hall and staff office structure in the 
Community Center area 

Conditions of approval allowed the 720 square foot structure for 3 years and the 4,200 
square foot structure for 5 years. 

2. 1991 Precise Development Plan, Phase 2  

Phase 2 Precise Development Plan approval included: 

• Phase II of the wastewater plan 

• Three permanent dormitory buildings in the Community Center area consisting of: 
Dorm A, 4,724 square feet, containing 28 rooms; Dorm B, 3,916 square feet, con-
taining 27 rooms; Dorm C, 3,916 square feet, containing 28 rooms 

• Two temporary dormitory buildings in the Community Center area each 1,680 
square feet in size: Temporary Dorm A with 10 single rooms and 2 double rooms; 
Temporary Dorm C with 9 single rooms and 2 double rooms 
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• A two-story 9,282 square foot dining hall with laundry room and offices in the 
Community Center area 

• Roadway and utility extensions 

• Landscaping 

• Ten wooden tree platforms not exceeding 200 square feet in the Hermitage Center 

• Phase 2 approved a total of 13,364 square feet of permanent dormitories with 83 beds 

• Phase 2 approved a total of 9,282 square feet of dining hall area  

• A 22-foot streamside setback was approved at this Precise Development Plan 
stage. 

3. 1991(DP 91-105) Precise Development Plan Amendment of Phase 2 

Phase 2 Precise Development Plan Amendment approval included: 

• Permanent use of the temporary 4,200 square foot Meeting Hall approved in 
Phase 1, Precise Development Plan 

• Allowed a 720 square foot office building to remain for 10 years (to 2003)  

• Allowed a second 720 square foot residential building to remain for 10 years (to 
2003) 

• Substituted Dining/Dormitory Building C for Dormitory C for a 21-bed dormitory, 
but may be used to 1995 as a kitchen/dining hall or occupancy of the perma-
nent dining hall 

Conditions of approval allowed: 

• SRMC to seek County approval for a new meeting hall up to the maximum 5,400 
square foot size permitted in the 1988 Master Plan, subject to the removal of the 
4,200 square foot original “temporary” meeting hall, now permitted as permanent 

• SRMC to seek County approvals of permanent staff quarters in accordance with 
the 1988 Master Plan approval 

• SRMC to seek County approvals of permanent office accommodations in accor-
dance with the 1988 Master Plan approval 

All of the above improvements have been constructed on the site. 

4. 1995 Precise Development Plan, Phase 3  

• Approved 185 parking spaces, some of them tandem 

• Approved Maintenance Building and Pavilion    (1,000 sq. ft.) 



DRAFT INITIAL STUDY/MITIGATED NEGATIVE DECLARATION 

Spirit Rock Meditation Center – Master Plan Amendment  Marin County Community Development Agency 
Draft Initial Study/Mitigated Negative Declaration  September 2010 

28 

• Dormitories and Council House  (total 13,030 sq. ft.) 

• (5 structures in Retreat Area)   

• Meditation Hall (10,056 sq. ft.) 

• Staff housing, two buildings  (3,792 sq. ft.) 

• Teacher housing, two buildings  (1,770 sq. ft.) 

• Family housing, one building  (1,879 sq. ft.) 

• Multipurpose building  (1,784 sq. ft.) 

• Commons building  (3,505 sq. ft.) 

• Maintenance building  (380 sq. ft. unenclosed/646 sq. ft. enclosed)  

• Hermitage Area facilities consisting of 18 single  
room dwelling units, two single-story bathhouses,  
and two-story commons building    (5,014 sq. ft.) 

• Parking facilities, roadway and utility extensions 

• Expansion of on-site sewage treatment facility 

• Landscaping  

5. 1996 Design Review  

On September 30, 1996, the County approved a design review for four modular tempo-
rary housing buildings. 

6. 1997 Vesting of 1988 Master Plan Determination 

On July 14, 1997, County staff issued SRMC a determination that the 1988 Master Plan 
approval was vested with the approval of the SRMC Precise Development Plan, Phase 3, 
on December 7, 1995. The vesting determination did not include the pavilion building lo-
cated to the south of the hermitage, as this facility was not included in the 1995 Precise 
Development Plan approval. The County determined that the Precise Development 
Plan, Phase 3 was vested because building permits were issued for the four dormitories 
and council house.  

7. 1998 Design Review  

This Design Review approved a 707 square foot temporary deck platform, fitted with a 
temporary 20-foot-high shelter to be removed upon the grant of occupancy for a per-
manent dining hall or start of construction of the permanent residence hall, whichever 
occurred first. 
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8. 2002 Precise Development Plan Amendment of Phase 3 and Determination of Ultimate 
Square Footage Allowed by the 1988 Master Plan Approval  

Approved construction of a 1,296 square foot maintenance building with a covered 
area for trash and vehicles.  

Up to this point, SRMC had applied for, and been issued, approvals for construction of a 
number of buildings, in varying degrees and order, and modifications to the 1988 Master 
Plan approval. While conditions of approval of this Precise Development Plan Amend-
ment found that the size of the proposed maintenance building was larger than con-
templated in the 1988 Master Plan approval, the County determined that the overall 
square footage authorized by the 1988 Master Plan could not be exceeded and in the 
future, any submitted Precise Development Plan and/or Building Permits for future con-
struction must reflect a reduction in the overall square footage of development at SRMC 
in compliance with the square footage allowed by the 1988 Master Plan.  

9. Determination of 1988 Master Plan Square Footage Approval and Future Required Re-
duction Requirement 

The Community Development Agency staff issued a memo May 20, 2002, informing 
SRMC that the approved square footage of the 1988 Master Plan approval was 70,560 
square feet and that to date the modified approvals issued by the County totaled 71,535 
square feet. Therefore, the required reduction in the size of future phases of construction 
at SRMC remained at 975 square feet. This memo also determined that the pavilion struc-
ture that was approved by the 1988 Master Plan, but excluded from the 1995 Precise De-
velopment Plan Phase 3 proposal, would remain in the 1988 Master Plan approval. 

10. 2003 Precise Development Plan Amendment 

Approval was granted to change the use of an existing 720 square foot temporary struc-
ture from a residential use to an office use. With the second 720 square foot temporary 
office structure, the project would result in total of 1,440 square feet of temporary office 
space, where the 1988 Master Plan approved a maximum of 1,900 square feet of per-
manent administrative office space in the Village area. 

11. 2008 Time Extension Approval 

On April 21, 2008, the County granted a 5-year time extension (to April 21, 2013) to allow 
for the continued use of “temporary” modular structures, until the replacement with 
permanent structures as follows: 

a. two module units used as office space located in the Village area; and 

b. three module units used as staff housing located in the Community Center area   
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FIGURE 7. RECORDS OF APPROVAL WITH PROPOSED PHASE IV (PLAN SHEET 5B) 
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FIGURE 8. PROPOSED MASTER PLAN AMENDMENT (PLAN SHEET 5C) 
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D. 1988 Master Plan Approved Structures and Existing Structures at Spirit Rock 

Table 2 below tabulates the structures approved by the 1988 Master Plan and the existing 
structures built on the SRMC site. Of those structures approved in the 1988 Master Plan, the 
following structures have not yet been constructed: 

Community Center 

• Permanent Administration Building 

• Permanent Meeting Hall 

Retreat and Hermitage 

• Hermitage Commons/Cabins 

• Permanent Dining Hall 

• Two Residence Halls (Dorms A and B) 

Teacher and Staff Village 

• Village Dormitories 

• Multipurpose Building/Playroom 

• Resident/Visiting Teacher Housing 

Permanent Staff and Family Housing 

TABLE 2 
1988 MASTER PLAN APPROVED STRUCTURES AND BUILT STRUCTURES AT SPIRIT ROCK 

 

To be Built/Built 
(SF) 

Approved unless 
otherwise noted 

MP Approved 
or PDP Approved 

(SF) 

Modification Re-
quired 

Community Center     

3 Permanent Dormitories 12,556  
Replaces 12,400 
sf dorm approved 
in MP** 

 Dorm A  4,724  

 Dorm B  3,916  

 Dorm C  3,916  

Temporary Meeting Hall 5,292 * Requires removal 

Temporary Administration Structures (2) 1,480 * Requires removal 

Gate House 36 150 To be removed 

Administration Building 1,480 1,900 ------------- 
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To be Built/Built 
(SF) 

Approved unless 
otherwise noted 

MP Approved 
or PDP Approved 

(SF) 

Modification Re-
quired 

Meeting Hall 5,400 5,400 ------------- 

 Library    

 Lobby and Reception    

 Breakout Rooms    

 Storage, Elevators, Mechanical    

 Gratitude Hut 56  No approval 

Subtotal Community Center 19,436/6,864 7,450  

Retreat and Hermitage     

Temporary Dining Hall (Dorm C) 2,644  
MP requires re-
moval, MPA pro-
poses mixed use  

Four Residence Halls and Council House 11,340 12,600 ----------- 

Meditation Hall and Annex 10,301 10,050 ------------ 

Residence Hall 5 (Dorm A)    

Residence Hall 6 (Dorm B)    

Hermitage Commons/Cabins 5,014 5,660 ------------- 

Dining Hall 9,282 6,900 ------------- 

Yurt 1,017  To be removed 

Subtotal Retreat 14,296/25,057 35,210  

Teacher and Staff Village    

Temporary Staff Housing Structures (3) 3,792 a Requires removal 

Maintenance Structure 2,592 1,000 
Requires sf ad-
justment per May 
20, 2002 memo 

Maintenance Unenclosed 219   

Village Dormitories  12,400** 

Relocated to 
Community Cen-
ter per 1991 PDP 
Approval 

 Staff Housing 8,600 8,600 ----------- 

 Family Housing 1,879 2,500 ----------- 

 Multipurpose Building Playroom 1,784 400 ----------- 

 Visiting Teacher Housing 1,770 2,500 ----------- 

Pavilion 500 (deck) 500 

Currently a deck 
structure, pro-
posed to be re-
moved 
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To be Built/Built 
(SF) 

Approved unless 
otherwise noted 

MP Approved 
or PDP Approved 

(SF) 

Modification Re-
quired 

Commons Building 3,505 N/A N/A per May 20, 
2002, memo 

Subtotal Teacher and Staff Village 17,538/7,103 27,900  

TOTAL 51,270/39,269 70,560 Approved  

Square feet to be Removed to Meet County Requirement  975 Per May 20, 
2002, memo 

Primary Baseline Square Footage  70,560 per MP  
a Temporary structures do not apply to “approved” due to their temporary nature with removal required upon final of permanent structure 
Source: May 20, 2002, Memorandum to SRMC from County staff 

The May 20, 2002, Memorandum to SRMC from County staff requires reduction of 975 square 
feet upon future County approval/permits of construction, reinstated the “pavilion” in the MP 
approval, and authorized N/A for “Commons Building.” 

VIII. PROJECT DESCRIPTION OF THE PROPOSED MASTER PLAN AMENDMENT  

A. Proposed Project Objectives 

The proposed Master Plan Amendment has the following intended objectives: 

• Improve and expand the infrastructure and improvements to meet the growing de-
mand for religious services provided by Spirit Rock; 

• Adjust the Development Area Boundaries by exchanging with the Marin County Parks 
and Open Space District SCAs and WCAs within the current boundary areas, ex-
change three areas to use for expansion of the new septic system and greywater 
and treatment area (identified as Parcels E-1, E-2, E-3, and E4 on Plan Sheet 20), re-
sulting in a net decrease of 0.22 acre of land within the boundaries (refer to Figure 5); 

• Expand and meet on-site septic needs using the latest technology to handle 200% of 
the proposed use, thereby improving water quality above current levels; 

• Make use of existing infrastructure with infill development rather than expanding to 
new locations; 

• Incorporate natural systems into architecture, site planning, septic systems, and me-
chanical systems; 

• Provide alternative energy sources and design mechanical systems to reduce long-
term energy use, balance site hydrology, and produce as much electricity on the site 
as needed; 

• Make efficient use of materials and resources by using recycled and sustainable 
(“green”) materials;  
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• Provide housing for teachers and staff at Spirit Rock to live on the site to reduce traffic 
and minimize their carbon footprint by reducing the need for travel to and from the site; 

• Control land use intensity (attendance) by replacing County attendance regulations 
with the approval and implementation of a “Resource Protection Plan.” 

• Resite and construct approved structures out of environmentally sensitive zones such 
as identified landslide areas, SCAs and WCAs; 

• Allow new construction that will provide needed support facilities such as ADA re-
strooms, access, and elevators; 

• Phase development consistent with the San Geronimo Valley coho salmon protec-
tion moratorium as it applies to the project’s vested approvals; 

• Limit events that conflict with peak hour traffic on Sir Francis Drake Boulevard; 

• Balance water use with on-site supply and groundwater recharge; and 

• Strive for no net impact on public utilities. 

B. Proposed Project Components  

1. Adjustment of Previously Approved Development Site Boundaries (Building Envelope) 

The Master Plan Amendment proposes to adjust the boundaries of the 1998 Develop-
ment Site Area. The acreage of the Development Area as permitted by the SRMC Master 
Plan is 38.6 acres, or approximately 9.4% of the 409-acre site. This Development Area has 
been amended over the years to include minor changes. The project sponsor proposes 
to amend the land conservation easements held by the MCPOSD, resulting in the ex-
change a total of 3.53 acres of land area contained in 4 small parcels within the existing 
development site boundaries with a total of 3.31 acres of land contained in 4 small par-
cels of the MCPOSD-easement area (net increase to MCPOSD is 0.22 acre) in order to 
grant environmentally sensitive areas (primarily SCA and WCA areas) to the MCPOSD in 
exchange for land areas more suitable for development (primarily septic field expansion 
outside of the SCA) (refer to Figure 5). This proposed exchange of lands is intended to 
provide protection for wetlands and riparian zones along the creeks while providing suit-
able land to SRMC to expand its septic system capacity. In addition one parcel (identi-
fied as parcel E-2, 0.91-acre in size), located off the entrance road just north of Sir Francis 
Drake Boulevard, is proposed to be grasspaved for overflow parking. The total acreage 
for the Development Area would be 38.4 acres after these changes are completed, and 
the lands protected by the MCPOSD easements would be 370.9 acres.  

2. Modification and Relocation of County-approved Structures and Proposed New Structures 

As stated above, for planning purposes the project sponsor has divided the site into the 
“Lower Campus” and the “Upper Campus.” For land use and activity purposes, the 
project sponsor has further divided the site into four land use and activity subareas. The 
“Lower Campus” consists of the “Teacher and Staff Village” and “Community Center”; 
the “Upper Campus” consists of the “Retreat” and “Hermitage.” The “Retreat” and 
“Hermitage” are restricted to use by overnight practitioners.  
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Some of the structures approved by the 1988 Master Plan and the subsequent 1989, 
1991, and 1995 Precise Development Plans have been built, either as temporary struc-
tures or permanent structures (6 temporary structures are proposed for removal); some of 
them have not been built. Some structures that are built and some of the structures ap-
proved, but not yet built, are proposed to be relocated. Some new structures are pro-
posed in the Master Plan Amendment. (Refer to Figure 7, Plan Sheet 5,b and Figure 8, 
Plan Sheet 5c.) The following is a summary discussion of these situations: 

Convert (and retain): Convert the existing temporary dining hall to “flexible” use (“Dhar-
ma Hall”) under Existing Structures (Figure 7 and Figure 8).  

• 2,644 square foot temporary dining hall (identified as structure D) 

Remove: Remove 6 existing temporary structures and the gate house shown under Exist-
ing Structures Figure 7 (Plan Sheet 5b).  

• 5,292 square foot temporary meeting hall structure (identified as structure H) 

• 1,480 square foot temporary administration structures (2) (identified as structures I) 

• 3,792 square foot temporary staff housing structures (3) (identified as structures K)  

• 36 square foot gate house (identified as structure L) 

Remove: As-built 1,117 square foot yurt structure to be removed (identified as structure E) 
(prior Building Permit and Design Review DM 98-47 approval only for 702 square foot yurt 
and deck).  

Legalize: Legalize the existing gratitude hut constructed without approval through the 
Master Plan Amendment identified under Existing Structures (Figure 7 and Figure 8). 

• 56 square foot gratitude hut (identified as structure G) 

Eliminate from Building Program: Eliminate the not yet built multiple-purpose/playroom 
structure under Approved Master Plan (Figure 7) (and under Approved Phase 3) and the 
pavilion structure under the Approved Master Plan (Figure 7) from the building program. 

• 400 square foot multiple-purpose/playroom structure (identified as structure 5) 

• 500 square foot pavilion (identified as structure 11) 

• 2,500 square foot family housing (identified as structure 6) 

Relocate and Construct: Relocate and construct (modify sizes) the not yet built four resi-
dence halls (southwest of the existing temporary dining hall) under Approved Master 
Plan (two of the four approved through the Phase 2 Precise Development Plan) (Figure 
7); relocate and replace with two residence halls (Residence Halls 5 and 6) in a new lo-
cation in the Retreat Area under Proposed Phase 4, south of the existing residences and 
Council House (Figure 8); relocate the Hermitage Cabins/Commons further south toward 
the Retreat Area (Figure 8) thus reducing the overall number of overnight units by 13 
units. Relocate and construct permanent meeting hall with additional facilities, dining 
hall, administrative building, resident staff housing, and village commons (Figure 8). 
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• proposed 3,716 square foot residence hall 5 structure (identified as structure 1, 
Proposed Phase 4) 

• proposed 3,716 square foot residence hall 6 structure (identified as structure 1, 
Proposed Phase 4)  

• proposed 5,660 square foot hermitage cabins/commons (identified as structure 9, 
Proposed Phase 4) 

• proposed 10,589 square foot meeting hall with additional facilities (identified as 
structure 3, Proposed Phase 4) 

• proposed 7,197 square foot dining hall (identified as structure 2, Proposed Phase 4) 

• proposed 4,688 square foot administrative building (identified as structure 4, Pro-
posed Phase 4) 

• proposed 3,935 square foot resident staff housing (identified as structure 6, Pro-
posed Phase 4) 

• proposed 3,505 square foot village commons (identified as structure 5, Proposed 
Phase 4) 

Construct: Construct (modify sizes) the visiting teacher housing under Approved Master 
Plan (and Phase 3 Precise Development Plan) (Figure 7).  

• proposed 2,688 square foot visiting teacher housing (identified as structure 8, Pro-
posed Phase 4) 

Maintain: Maintain the existing structures and facilities under Approved Master Plan (Fig-
ure 7). 

• 11,340 square foot four residence halls and Council House (identified as structures 
B and C) 

• 10,056 square foot meditation hall and annex (identified as structure A) 

• maintain the existing utility services 

• 2,811 square foot maintenance building (identified as structure J) 

New Construction: Allow the construction of two new proposed structures consisting of 
the resident teacher housing and the information kiosk (Figure 8) under Proposed 
Phase 4.  

• proposed 1,884 square foot resident teacher housing (identified as structure 7, 
Proposed Phase 4) 

• proposed 100 square foot information kiosk (identified as structure 10, Proposed 
Phase 4) 
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3. Primary Baseline: 1988 Master Plan Approved Structures vs. Proposed Structures at Buildout  

Table 3 below provides the total baseline square footage approved by the vested 1988 
Master Plan, Precise Development Plans, Design Reviews, and Building Permits, the total 
proposed Master Plan Amendment square footage, the resultant proposed buildout 
square footage, and the change in square footage. The baseline square footage ap-
proved by the 1988 Master Plan plus or minus the change in square footage as a result of 
the proposed Master Plan Amendment equals the proposed square footage buildout. 

TABLE 3  
1988 MASTER PLAN APPROVED STRUCTURES VS. PROPOSED STRUCTURES AT BUILDOUT  

 

Primary 
Baseline 

Approved  
(SF) 

Proposed 
Project 

(Phase 4) 
(SF) 

Buildout 
(SF) 

Change  
in SF  

Subject to  
Initial Study 

(SF) Notes 

Community Center      

Gate House 150 0 0 (150)  

Administration Building 1,900 4,688 4,688 2,788 To be relocated from 
original site 

Meeting Hall 5,400 4,500 4,500 (900) 
To be relocated from 
original site 450 
people 

 Library (part of Mtg. Hall)  803 803 803 Part of new Meeting 
Hall 

 Lobby and Reception (part of 
Mtg. Hall)  1,785 1,785 1,785 Part of new Meeting 

Hall 

 Breakout Rooms (part of Mtg. 
Hall)  1,613 1,613 1,613 Part of new Meeting 

Hall 

 Storage, Elevators, Mechanical 
(part of Mtg. Hall)  1,888 1,888 1,888 Part of new Meeting 

Hall 

Gratitude Hut  56 56 56 Legalize, built w/o 
permits 

 Kiosk  100 100 100  

Subtotal Community Center 7,450 15, 433 15,433 7,983  

Retreat and Hermitage Center      

Temporary Dining Hall (Dorm C)  2,644 2,644 2644 To be converted to 
Dharma Hall 

Four Residence Halls and Council 
House 12,600 0 11,340 (1,260) Already built 

Meditation Hall and Annex 10,050 0 10,301 251 Already built 

Residence Hall 5 (Dorm A)  3,716 3,716 3,716 
To be relocated from 
original site, 23 multi-
family units 1 
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Primary 
Baseline 

Approved  
(SF) 

Proposed 
Project 

(Phase 4) 
(SF) 

Buildout 
(SF) 

Change  
in SF  

Subject to  
Initial Study 

(SF) Notes 

Residence Hall 6 (Dorm B)  3,716 3,716 3,716 
To be relocated from 
original site, 23 multi-
family units 1 

Hermitage Cabins/Commons 5,660 2,388 2,388 (3,272) To be relocated slightly 
to the east 

Dining Hall 6,900 7,197 7,197 297 
To be relocated from 
original site, 195 total 
seats 

Yurt  1,017 1,017 1,017 To be removed 

Subtotal Retreat 35,210 20,678 42,319 7,109  

Teacher and Staff Village      

Maintenance Enclosed 1,000 0 2,592 1,592  

Maintenance Unenclosed 0 0 219 219  

Village Dormitories 12,400 3,909 3,909 (8,491)  

Staff Housing 8,600 3,935 3,935 (4,665)  

Family Housing 2,500 0 0 (2,500) To be omitted from 
program 

Multipurpose Building 400 0 0 (400) To be omitted from 
program 

Visiting Teacher Housing 2,500 2,688 2,688 188 1988 MP approval 

Resident Teacher Housing   1,884 1,884 1,884  

Pavilion 500 0 0 (500) To be omitted from 
program 

Village Commons N/A 3,505 3,505 3,505  

Subtotal Teacher and Staff Village 27,900 15,921 18,732 (9,168)  

GRAND TOTAL 70,560 44,560 76,484 5,924  

Note: SF = square feet. 
a The County’s 1988 approval of the original Master Plan allowed up to 70,560 square feet of building area on the site.  

4. Alternate Baseline:  Existing Built Structures vs. Proposed Structures at Buildout  

Table 4 below provides the total alternate baseline square footage of existing buildings 
and the total square footage of proposed buildings. The difference between the pro-
posed improvements and existing built square footage will be used for the alternate 
baseline in the environmental analysis. 
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TABLE 4 
EXISTING AND PROPOSED STRUCTURES AT SPIRIT ROCK 

 

Existing 
Built 
(SF) 

Proposed 
Buildout 

(SF) 

Change in SF  
from the 

Alternate Baseline 
(SF) Notes 

Community Center     

Gate House 36 0 (36) To be removed 

Administration Building 1,480 4,688 3,208 

Temporary 
structure to be 
removed & Re-
placed 

Meeting Hall 5,292 10,589 (792) 

Temporary 
structure to be 
removed & re-
placed 

Gratitude Hut  56 56  

Kiosk  100 100  

Subtotal Community Center 6,808 15,433 8,625  

Retreat and Hermitage Center     

Temporary Dining Hall (Dorm C) 2,644 2,644 0 To be converted 
to Dharma Hall 

Four Residence Halls and Council 
House 14,061 11,340 0 Already Built 

Meditation Hall and Annex 10,301 10,301 0 Already Built 

Residence Hall 5 (Dorm A)  3,716 3,716  

Residence Hall 6 (Dorm B)  3,716 3,716  

Hermitage Cabins/Commons  2,388 2,388  

Dining Hall  7,197 7,197  

Yurt 1,017 1,017 0  

Subtotal Retreat 27,006 42,319 16,917  

Teacher and Staff Village     

Maintenance Enclosed 2,592 2,592 0  

Maintenance Unenclosed 219 219 0  

Village Dormitories  3,909 3,909  

Staff Housing 2,960 3,935 143 Temporary 
Structures 

Family Housing  0 0  

Multipurpose Building  0 0  

Visiting Teacher Housing  2,688 2,688  

Resident Teacher Housing   1,884 1,884  

Pavilion  0 0  

Village Commons  3,505 3,505  

Subtotal Teacher and Staff Village 5,771 15,921 9,318  

GRAND TOTAL 39,585 76,484 34,950  

Note: SF = square feet. 
a The County’s 1988 approval of the original Master Plan allowed up to 70,560 square feet of building area on the site.  
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4. Site Grading and Creek Improvements 

The project proposes to balance most of all cut and fill for project construction on site 
and limit trucking of off-haul. It is estimated that approximately 7,600 cubic yards of soil 
would be cut and 7,565 cubic yards of soil would be used as fill on the site, requiring that 
35 cubic yards of excess cut material be removed from the site. The proposal includes 
construction of a berm and drainage improvements between the roadway and creek to 
protect creek and water quality. 

5 On-site Sewage Disposal System 

Currently, approximately half of the effluent is treated before dispersal. Under the pro-
posed new system, all of the effluent generated by Spirit Rock will receive advanced 
treatment. Questa’s “Onsite Wastewater Facilities Report” states that “in order to ac-
commodate proposed building modifications and additions, changes to, and expansion 
of, the wastewater system are now needed.” In addition, septic system upgrades are 
proposed in order to meet recent State water quality regulations. The proposed new ad-
vanced wastewater treatment system is intended to improve water quality. (Refer to 
Section XIII.12.d, Sewer or Septic Tanks, of this Initial Study for further discussion.)  

The specific wastewater facility changes proposed include: 

• Abandon the existing intermittent sand filters and install a new advanced waste-
water treatment system for all of the lower area buildings; 

• Install a new advanced wastewater treatment system for the upper area buildings; 

• Install a separate greywater collection, treatment, and drip disposal system for 
laundry and shower water; 

• Abandon a portion of the existing creekside leachfield system;  

• Maintain full use of the existing central field leachfield; 

• Install three new drip disposal fields for treated wastewater to serve the upper 
area buildings and one new drip field for the lower area buildings. 

Under the proposed new system, the maximum treatment capacity is estimated to be 
11,400 gallons per day (gpd), compared to the current system of 9,000 gpd or a 1.26% 
increase, with an average daily flow of approximately 8,000 gpd (70% of maximum de-
sign flow), compared to the current system of 6,060 gpd, or a 1.32% increase. The pro-
posed disposal areas can accommodate flows up to 12,400 gpd, allowing for 1,000 gpd 
of surplus disposal capacity. (Refer to Estimated Wastewater Flows at Spirit Rock, pre-
pared by Questa Engineering Corporation, for proposed uses by activities, users/day, 
and estimated flows.) 

Questa states that one concern to be aware of is that the buffer area between the site 
of the new administration building and the leachfield is a very sensitive area, which is im-
portant to the operation of the leachfield. The treated water dispersed by the shallow 
leachfield migrates laterally through this area in the shallow topsoil.  
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6. Traffic, Access, and Parking  

Site access would remain the same. The main entrance would be from Sir Francis Drake 
Boulevard, just east of Railroad Avenue. This access point would continue to prohibit left 
turns for visitors leaving the on-site access road. Drivers wanting to travel east on Sir Fran-
cis Drake Boulevard would be required to turn right from the site access road, continue 
to Railroad Avenue, and then drive east through the community of Woodacre on San 
Geronimo Valley Drive until joining Sir Francis Drake Boulevard again. 

An additional estimated new 50-space on-site overflow parking lot is proposed to be 
constructed on the site (identified as exchange area E-2 on Figure 5) located approx-
imately 420 feet north of Sir Francis Drake Boulevard. These would be added to the exist-
ing 271 parking spaces on the site. Proposed improvements in this area include the 
“grasspave” parking lot, a new kiosk at this location within a divided and landscaped en-
trance roadway.  

The Transportation Study (Study), prepared by Robert L. Harrison, states that the transpor-
tation impact of the proposed Master Plan Amendment, Phase 4, project would be mi-
nimized as several staff members would live on the project site, events would be sche-
duled to avoid peak traffic hours, and carpooling would be emphasized. The Study 
provides existing and projected activities/attendance for daily events. As discussed in 
greater detail in Section XIII.6 of this Initial Study, the Harrison Study has been subject to 
peer review, and in consultation with the County traffic engineer, trip generation rates 
and distribution have been updated to reflect current trip generation estimates. Under 
the proposed Master Plan Amendment, Phase 4, project, the Study estimates an aver-
age increase of approximately 38% daily attendance and an average daily increase of 
approximately 92% in vehicle trips. The Study finds that the vehicle trips generated by the 
SRMC have no significant effect on the capacity or on the operation of the local streets 
that serve the center on a daily basis. The Study puts forth a “Spirit Rock Center Transpor-
tation Management Plan” intended to reduce the number of motor vehicle trips gener-
ated at the SRMC site, including increased carpooling; managed schedule of events; in-
creased use of alternative transportation modes such as bicycles, walking, and transit.  

The Study appears not to have projections of attendance/traffic trips for large events. It on-
ly puts forth a “Managed Schedule of Events” stating that the Center “will make its best ef-
forts to avoid peak traffic hours for events that are projected to be popular. Of special 
concern will be the end-time of summer programs by well-known meditation teachers. If 
conflicts with peak traffic times cannot be avoided, intensive carpooling programs will be 
initiated to reduce vehicle trips.” Additional traffic analysis may be required and further da-
ta provided for anticipated large special events that SRMC might conduct. (Refer to Sec-
tion XIII.6, Transportation/Circulation, of this Initial Study for further discussion.)  

Additional proposed improvements include: 

• A paved lot in the western central area converted to overnight residential retreat use 

• An eastern gravel parking lot paved and striped for day use with 14 additional spaces 
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• “GrassPave8” overflow lot for 50+ cars during special events  

• Existing asphalt-paved access road in front of the meeting hall will be converted 
to “GrassPave” and featured paving 

• One ADA van parking space will be located at the Hermitage Commons 

• The road to the Hermitage cabins relocation will be improved to rural standards in 
accordance with the Marin County Fire Department 

• Additional staff, teacher, and ADA parking, approximately five spaces, will be 
provided in the Village area  

7. Site Improvements and Landscaping 

Proposed site improvements include: 

• Use of “silent retreat gate” in front of dining hall as separation between Upper 
and Lower Campuses  

• Planting of trees at the Sir Francis Drake Boulevard  

• Use of indigenous, fire-safe, and low-water-consumption landscaping 

• Restoration of Community Center meadow to a more natural state 

• Implementation of a creek restoration program 

• Creation of walking paths and free-span bridges to meadow (east of access dri-
veway) 

• Use of public art with a Buddhist theme 

• Undergrounding of all utilities 

C. Proposed Green Development Practices and Alternative Energy Sources.  

The Master Plan Amendment proposal contains “green” building practices with the goal of 
achieving a “carbon-neutral” environment including the following:  

• Conservation of water and improved water quality, use of greywater from showers 
and laundry facilities for irrigation and possibly toilet water 

Green site improvements including “green” streets using curbs to direct drainage into 
bio/swales to filter water runoff before it enters the creeks, “GrassPave” shoulders, use 
of groundwater recharge to slow the impact of stormwater, use of grasspave in low-
use overflow parking areas, conversion of originally planned creek crossings that had 

                                                      

8GrassPave is a structural lawn that supports traffic loads and acts as a bio-swale to filter surface 
water runoff. 
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fill and culverts to covered bridges to avoid intrusion into streambanks and riparian 
habitat, protection of wetlands and riparian zones. 

Green buildings using modular design, passive solar heating/cooling, renewable recycled 
materials, use of fiber cement non-combustible siding, permeable house wrap, fluorescent 
lighting, efficient appliances, photovoltaic systems for electric power, energy-efficient win-
dows, engineered framing lumber, and other green building materials. 

Green construction practices using tree and habitat protection by fencing at drip-
lines, erosion control measures, recycling of job site and demolition waste, salvaging 
of existing materials, use of componentized construction to make the most efficient 
use of construction materials.  

Green site planning by reducing building site coverage, orientation of buildings for 
solar access and wind/climate issues, and infill development to use existing infrastruc-
ture such as roads. 

Green landscaping including transplanting trees, designing around specimen trees, 
pruning trees to maintain health, removing nonnative and invasive vegetation, and 
using recycled landscape materials, use of Xeriscape landscaping. 

D. Proposed Construction Phasing 

The project would be divided into construction phases identified as Phases 4A and Phase 4B. 
It is estimated that Phase 4A would take place between June 2011 and 2015, for the ele-
ments shown in Table 4 below. Phase 4B would take place between 2020 and 2025, for the 
elements shown in Table 4. 

TABLE 5   
ESTIMATED CONSTRUCTION PHASES 

No. of Phase 
(Starting Month/ 

Year) 
Elements of 

Construction Activities 
Estimated 

Conclusion Notes 

4A.1  
(June 2011) 

Staff Village; Adminis-
tration Bldg. (Gateway 
House); Meeting Hall 
(Community Temple) 

Remove temporary 
housing; Village site 
work; Admin. Bldg. site 
work; Meeting Hall site 
work; removal of excess 
berm from overflow 
parking area 

June 2012 

Use of overflow parking 
area for staging of 
equipment, job shack, 
construction parking, 
and subcontractor trailers 

4A.2  
(September 

2011) 

Village Commons; 
Teacher Residential 
Units; Staff Residential 
Units; Staff Parking; Ad-
min. Bldg.; Meeting Hall 

Prepare one-half parking 
area for staff/teacher vil-
lage; build eight staff 
units; complete Admin. 
Bldg. and Meeting Hall 

January 2013 
Use Village parking area 
for staging as well as 
overflow parking area 

4A.3  
(July 2012) Overflow Parking Area Complete overflow 

parking area 
September 

2012 

Use portion of 
Staff/Teacher Village 
parking area for staging 

4A.4  
(October 2012) 

Removal of temporary 
Admin. Bldg. and 
Meeting Hall  

Build meadow and 
meadow accessory park-
ing lot 

December 
2012 

Use portion of Teach-
er/Staff Village parking 
area for staging  
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No. of Phase 
(Starting Month/ 

Year) 
Elements of 

Construction Activities 
Estimated 

Conclusion Notes 

4A.5  
(April 2015) 

Dining Hall site work; 
Dining Hall; comple-
tion of 4A infrastructure 

Work on Dining Hall 
site work and building June 2017 

Use meadow accessory 
parking area for staging 
and half of Staff Village 
parking for construction 
parking; overflow park-
ing also to be used for 
staging  

4B.1  
(April 2020) 

Two residence halls; 16 
staff residential units; 
two resident teacher 
residential units; one-
half staff parking; road 
to Hermitage 

Retreat Center; SRMC 
open to day use only; 
work focused in Teach-
er/ 
Staff Village and Retreat 
area 

April 2021 

Access road by resi-
dence halls to be used 
for staging for job shack, 
trailers, and materials 
storage; Meadow acces-
sory parking area for 
additional staging 

4B.2  
(April 2025) Hermitage 

Build cabins and Hermi-
tage Commons; portion 
of retreat may be closed 

June 2026 

Same staging as per 
4B.1 and moved to 
Hermitage Commons 
parking area once it is 
graded 

Source: HartMarin, 2009. 

E. Proposed Resource Protection Plan  

Spirit Rock is an overnight facility that provides daytime retreats/classes as well as overnight 
retreats. Therefore, it is a 24-hour operation, with most of the use occurring during daytime 
classes and evening classes that generally conclude by 9:00 PM. Some retreats/classes oc-
cur on Saturdays and Sundays. 

The existing 1988 Master Plan requires that events on Sundays (between the months of May 
and October) must conclude before 1:00 PM or after 7:00 PM. This restriction was established 
to minimize conflicts with Sunday traffic associated with beach-goers traveling on Sir Francis 
Drake Boulevard.  

As previously noted, the (County government) regulation of attendance on the site is pro-
posed to be replaced by the implementation of a proposed “Resource Protection Plan” 
(RPP) to control land use, although the RPP does not identify specifically how land use occu-
pancy would be controlled or provide any set limit to the number of persons attending dur-
ing daily operations or events. The RPP is intended to establish clear and quantifiable criteria 
for water quality, traffic levels of service (LOS), and preservation of sensitive habitats, al-
though specific set standards and criteria are not set out in the Plan itself. The RPP is pro-
posed to develop future criteria to protect sensitive areas while concentrating religious prac-
tices on the least environmentally sensitive land.  

Elements of the Resource Protection Plan are summarized below. 

 Environmental Protection 

The RPP proposes to provide ongoing protection and stewardship for the land. The RPP pro-
poses to develop different criteria for each zone of the site, including undeveloped lands, 
wildlands and managed open space and “settled lands” that have been approved for 
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roads and buildings, exclusive of creeks or riparian zones. An annual monitoring report is pro-
posed to be submitted in the future to the Marin County Community Development Agency. 
The RPP specifies that if any exceedance of future set standards is identified, the SRMC pro-
poses to modify use patterns and/or operations until set criteria are met.  

The RPP also includes recommended measures to protect sensitive habitat. For the creek 
and riparian habitat, the following are proposed: (1) installation of three check dams and 
one sedimentation basin in accordance with “Spirit Rock Stream Habitat Protection Plan;” 
(2) erosion control measures; (3) invasive species management; (4) Sudden Oak Death Syn-
drome management and prevention; and (5) riparian plantings and creek restoration. 
Check dams No. 1, 2, and 3 are proposed in proximity to the site’s entrance road along the 
streams, and one sedimentation basin is proposed at the edge of the pasture near the en-
trance to the site.  

For woodland areas, the RPP proposes the following: (1) Sudden Oak Death Syndrome man-
agement and prevention; (2) forest management in creep zones and other recommenda-
tions included in the Arborist’s Report (McNair & Associates, 2008); and (3) invasive species 
management and other MALT and Marin County Open Space District (MCOSD) initiatives. 

For native grasslands, the RPP includes: (1) invasive species management; (2) limitations on 
access by promoting the use of established paths; and (3) wildfire protection via grazing 
(currently under way). For wetlands habitat, limitations on access by relocation of the Devel-
opment Area Boundary are proposed, in addition to management of invasive species. 

The RPP proposes management of unstable soils by the diversion of groundwater as recom-
mended by the project geotechnical engineer and annual observation of such soils. The RPP 
also includes proposals for maintenance of planting east of the Teacher/Staff Village to pro-
tect visual resources and to screen the project from public view (i.e., Sir Francis Drake Boule-
vard) and limited access/publicity to protect cultural resources on the SRMC site.  

Wastewater Flow 

The RPP proposes creation of an Operation, Maintenance, and Reporting Plan for the septic 
systems. Wastewater flow would be monitored weekly and septic tanks would be inspected 
to determine the need for pump-out. Wastewater effluent would be sampled routinely on a 
monthly basis for specific criteria. Groundwater monitoring wells would be installed in each 
disposal area to measure groundwater levels and to sample water quality. Routine reporting 
results would be submitted in compliance with the Waste Discharge Requirements issued by 
the Regional Water Quality Control Board. 

Water Quality 

The RPP proposes to provide future water quality baseline studies consisting of sampling and 
testing for chemicals, sediments, and bacteria from the central creek (Spirit Rock Creek) as it 
leaves the property. These baseline studies are proposed to be undertaken after the imple-
mentation of the SRMC Master Plan Amendment.  

Traffic 

The RPP proposes to implement the Traffic Management Plan (TMP) as set forth in the RPP. 
Under the TMP, Spirit Rock will monitor the level of service with the minimum criteria for said 
monitoring being the current levels of service at Spirit Rock as established by the submitted 



DRAFT INITIAL STUDY/MITIGATED NEGATIVE DECLARATION 

Marin County Community Development Agency Spirit Rock Meditation Center – Master Plan Amendment 
September 2010 Draft Initial Study/Mitigated Negative Declaration 

47 

Transportation Analysis, Section 7. While not stated formally as “mitigation measures,” the 
TMP sets forth recommended “measures” and management elements including: event 
scheduling to reduce conflicts with peak off-site traffic; installation of a “NO U TURN (R3-4)” 
regulatory sign on westbound Sir Francis Drake Boulevard at Railroad Avenue to assure that 
the advised exit route from the SRMC toward the east is observed by drivers; increased car-
pooling; increased use of bicycles, walking, and transit; and fee reductions/waivers for SRMC 
programs as a way to encourage carpooling and alternative transportation. (Refer to Sec-
tion XIII.6, Transportation/Circulation, of this Initial Study for further discussion of this issue.)  

Standards and Monitoring 

While the project proposes a RPP, the completion of the mapping of the specified zones, es-
tablishment of standards and criteria and monitoring provisions are not proposed to be set 
forth until after approval of the proposed Master Plan Amendment and these items are pro-
posed to be submitted with the Precise Development Plan, Phase 4 application. Therefore, 
with this proposal, no standards are established that can be quantified for purposes of envi-
ronmental review and analyzing potential environmental impacts. The project sponsor ac-
knowledges that in the past Spirit Rock has operated beyond the daily occupancy and spe-
cial events attendance limits established by the 1988 Master Plan. SPMC is seeking to expand 
the occupancy use and attendance at special events. Because standards and monitoring 
methods have not been established, it is not determined how the RPP will affect or regulate 
occupancy and attendance for daily use and activities, special events, or large events. 

IX BASELINE DISCUSSION OF VESTED PROJECT COMPARED TO CHANGES IN THE PROPOSED MAS-
TER PLAN AMENDMENT PROJECT  

The proposed Master Plan Amendment facilities and activities are compared to the vested 1988 
Master Plan. Amendment Precise Development Plans (Phases 1, 2, and 3), Design Reviews, and 
Building Permits to determine the extent that they differ from, or exceed, existing permitted con-
ditions, referred to as the “primary baseline”. In the interest of ensuring informed decision-
making, the Master Plan Amendment facilities and activities are also compared to the physical 
conditions as they presently exist at the project site, referred to as the “alternate baseline”, in 
accordance with the analytical preference expressed by the Court in the CBE ruling. The 
changes proposed in the Master Plan Amendment project from previous approvals that must be 
evaluated for purposes of CEQA include the following: 

• Proposed relocation of structures 

• Proposed increase in floor area (in square feet)  

• Proposed increase in occupancy at the site (daytime and overnight) 

• Proposed increase in attendance for special (and “large”) events 

• Proposed modifications to the Development Area Boundaries 

A. Proposed Relocation of Structures 

The proposed Master Plan amendment identifies proposed relocation of certain approved 
but unbuilt structures to meet the project objectives. (Refer to Table 1 for summary of reloca-
tions and Figure 8 for conceptual proposed relocations.) The construction of proposed relo-
cated buildings will be implemented in accordance with the proposed Estimated Construc-
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tion Phases for Phase 4A and Phase 4B. (Refer to Table 4 Estimated Construction Phases for a 
listing of proposed buildings and timing of construction for each phase.) The submitted plans 
showing creek locations and proposed improvement locations are conceptual in nature 
and no one plan identifies a SCA or WCA setback. Therefore, following is a summary of pro-
posed relocated buildings with a general description of their proposed locations: 

• Administration Building: To be relocated (current site identified as Structure 4 on Fig-
ure 7) from the meadow area of the Community Center, west of the main roadway, 
to the Village area, east of and approximately 3,600 feet from the main roadway, to 
a site (site identified as Structure 4 on Figure 8) adjacent to a paved parking lot and 
approximately 1,500 feet from the nearest creek; 2,788 square feet would be added 
to the 1988 Master Plan approved Administration Building (refer to Table 3).  

• Meeting Hall: To be relocated to avoid a landslide zone (current site identified as Struc-
ture 3 on Figure 7) from the meadow area of the Community Center area, west of the 
main roadway, at the location of the existing temporary meeting hall, to the east side 
(site identified as Structure 3 on Figure 8) of the main roadway, within the Community 
Center, and away from any creek; 5,189 square feet would be added to the 1988 Mas-
ter Plan approved Meeting Hall to include a library, lobby and reception area, brea-
kout rooms, and storage, elevators, and mechanical space (refer to Table 3).  

• Dining Hall: To be relocated (current site identified as Structure 2 on Figure 7) on the 
east side of the main roadway within the Community Center, but farther downhill and 
closer to the roadway for better access (site identified as Structure 2 on Figure 8), the-
reby reducing the need for grading and the extension of infrastructure; 297 square feet 
would be added to the 1988 Master Plan approved Dining Hall (refer to Table 3). 

• Residence Halls (two): To be relocated (current site identified as Structures 1 on Figure 
7) from the east side of the main roadway within the Community Center and within a 
landslide zone and an SCA, to the east side of the main roadway within the Retreat 
area (site identified as Structure 1 on Figure 8), thereby eliminating the need for a 
new access road (and associated culverting of creek) and placing these halls south 
of and adjacent to the existing, clustered residence halls and Council house; one res-
idence would be reduced 1,008 square feet in size and one would be reduced 200 
feet in size from the 1988 Master Plan approval (refer to Table 3). 

• Hermitage Commons and Cabins: To be relocated (current site identified as Struc-
tures 1 on Figure 7) approximately 3,600 feet downhill and to the south to avoid a fo-
rested area on an ancient landslide, to be outside of an SCA, and reducing the re-
quired roadway extension by 50% (approximately 1 mile instead of 2 miles- Total 
development would be reduced by 3,272 square feet from the 1988 Master Plan ap-
proved Hermitage Commons and Cabins (refer to Table 3). 

B. Proposed Change (Increase) in Floor Area (in Square Feet) 

Tables 3 and 4 provide a detailed description of the change in building area as summarized 
below. This table shows, by project area, what change in building area would occur as the 
result of the proposed Master Plan Amendment as compared to the existing vested approv-
als (Primary Baseline), and the existing built conditions (Alternate Baseline). 
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Potentially 
Significant 

Impact 

Less Than Signif-
icant With Miti-
gation Incorpo-

rated 

Less Than 
Significant 

Impact No Impact 

16. MANDATORY FINDINGS OF SIGNIFICANCE 

a) Does the project have the potential to de-
grade the quality of the environment, substan-
tially reduce the habitat of a fish or wildlife 
species, cause a fish or wild-life population to 
drop below self-sustaining levels, threaten to 
eliminate a plant or animal community, re-
duce the number or restrict the range of rare 
or endangered plants or animals, or eliminate 
important examples of the major periods of 
California history or prehistory? 

    

b) Does the project have impacts that are indivi-
dually limited, but cumulatively considerable? 
"Cumulatively considerable" means that the 
incremental effects of a project are considera-
ble when viewed in connection with the ef-
fects of past projects, the effects of other cur-
rent projects, and the effects of probable 
future projects. 

    

c) Does the project have environmental effects 
that will cause substantial adverse effects on 
human beings, either directly or indirectly? 

    

DISCUSSION OF IMPACTS 

a. Does the project have the potential to degrade the quality of the environment, substantially 
reduce the habitat of a fish or wildlife species, cause a fish or wild-life population to drop be-
low self-sustaining levels, threaten to eliminate a plant or animal community, reduce the 
number or restrict the range of rare or endangered plants or animals, or eliminate important 
examples of the major periods of California history or prehistory? 

Less than Significant Impact with Mitigation Incorporated. Please refer to Section 1, Land Use 
and Planning, Section 4, Water, Section 7, Biology, and Section 14, Cultural Resources. Im-
plementation of the proposed project, as mitigated, would have a less than significant im-
pact upon the quality of the environment, habitat of a fish or wildlife species, fish or wildlife 
populations, plant or animal communities, rare or endangered  plants or animals, or historic 
or prehistoric resources. The proposed project has been designed to avoid these resources, 
and has incorporated mitigations that would reduce the potential for impact to a less than 
significant level. 

b. Does the project have impacts that are individually limited, but cumulatively considerable? 
“Cumulatively considerable” means that the incremental effects of a project are considera-
ble when viewed in connection with the effects of past projects, the effects of other current 
projects, and the effects of probable future projects. 

Less than Significant Impact with Mitigation Incorporated. Although incremental changes in 
certain areas can be expected as a result of the proposed project, all environmental im-
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pocts thot could occur os o result of the project ore individuol ly l imited ond ore not consi-
dered "cumulotively consideroble." Al l  project construction ond operotion impocts thot
could occur os o result of the proposed project would be reduced to o less thon signif icont
level through implementotion of the mit igotion meosures recommended in this Init iol  Study in
Section l ,  Lond Use ond Plonning, Section 4, Woter, Section 5, Air Quoli ty, Section 6, Tronspor-
tot ion ond Circulot ion, Section 7, Biologicol Resources, Section g, Hazards ond Hozordous
Moteriols, Section I I  ,  Public Services, Section 12, Uti l i t ies ond Service Systems, ond Section 14,
Culturol Resources.

Refer to the discussion under Section 5, Air Quoli ty, for onolysis of the potentiol for ihe project
to  hove o cumulot ive impoct  on g lobol  c l imote chonge.

c. Does the project hove environmentol effects thot wi l l  couse substontiol odverse effects on
humon beings, either direct ly or indirect ly?

less lhon Signif iconl lmpoct. lmplementotion of the proposed project would result in no envi-
ronmentol effects thot would couse substontiol direct or indirect odverse effects on humon
beings with incorporotion of the mit igotion meosures recommended in this Init iol  Study in
Section l ,  Lond Use ond Plonning, Section 4, Woter, Section 5, Air Quoli ty, Section 6, Tronspor-
tot ion ond Circulot ion, Section 7, Biologicol Resources, Section 9, Hazards ond Hozordous
Moteriols, Section I l ,  Public Services, Section I2, Uti l i t ies ond Service Systems, ond Section 

. |4,

Culturol Resources.

17.  PROf ECT SPONSOR'S TNCORPORATTON OF MTTTGATTON MEASURES:

Acting on beholf of the project sponsor or the outhorized ogent of the project sponsor, |  (un-
dersigned) hove reviewed the Init iol  Study for the Spir i t  Rock Moster Plon Amendment oppl i-
cotion ond hove port iculorly reviewed the mit igotion meosures ond monitoring progroms
ident i f ied here in.  loccepi  the f ind ings of  the In i t io l  Study,  inc luding the recommended mi t i -
gotion meosures, ond hereby ogree to modify the proposed project oppl icoi ions now on f i le
with Morin County to include ond incorporote ol l  mit igotion meosures ond monitoring pro-
groms set out in this lni t iol  Study.

'l- 17- /c'
Signature

, '- f t o

Lo vtg e- ffL, n K Lt tr-,

Printed Name

Marin County Community Development Agency
September 2010
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Drrrnu¡NnrloN: (Completed by Morin County Environmentol Coordinotor). pursuonl to Section
l5ló2 ond 15070 of the Stole Guidelines, lhe onolysis contoined in lhe tnitiol Sludy evoluotion,
ond the entire qdministrotive record for the project:

l'-l lfind thot ihe proposed projeci WILL NOT hove o significont effect on the environment,
ond o NEGATIVE DECLARATTON will be prepored.

I find thoT though chonges represented by ihe cunent projec't will result in new or in-
creosed potenliolly significont impocts lhot hove not olreody been considered ond miti-

X goled by the prior environmentoireview, there will not be o significont effect in this cose
becouse revisions in the project hove been mode by or ogreed to by the project propo-
nent. A SUBSEQUENT M|T|GATED NEGAT|VE DECLARATToN wiil be prepored.

l-l I find thot the proposed project MAY hove o significont effect on lhe environment, ond
on ENVIRONMENTAL TMPACT REpORT is required.

I find thot the proposed project MAY hove o "potentiolly significont impoct" or "potenliolly
significont unless mitigoted" impoct on the environment, buf of leosl one effect I ) hos

n been odequotely onolyzed in on eorlier document pursuont To opplicoble legol sion-r-J dords, ond 2) hos been oddressed by mitigotion meosures bosed on the eorlieionolysis
os described on otloched sheefs. An ENVIRONMENTAL IMPACT REPORT is required. but it
must onolyze only the effects thot remoin to be oddressed.

I find thot olihough the proposed project could hove o significont effeci on lhe environ-
ment, becouse oll potentiolly significont effects (o) hove been onolyzed odequoiely in

l-l on eorlier EIR or NEGATIVE DECLARATION pursuont to opplicoble siondords, ond (b) hove
been ovoided or mitigoted pursuont to thot eorlier EIR or NEGATIVE DECLARATION, includ-
ing revisions or mitigolÎon meosures thof ore imposed upon the proposed project, nothing
further is required.

Spìrìt Rock MedÍtation Center - Maste¡ PIan Amendment
Draft Initial Study/Mítìgated Negatìve Decla¡atìon

Marin County Communìty Development Agency
September 2010
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REFERENCES 

SPIRIT ROCK MEDITATION CENTER MASTER PLAN AMENDMENT –  
INITIAL STUDY/MITIGATED NEGATIVE DECLARATION 

TECHNICAL REPORTS, PLANS, AND DOCUMENTS INCORPORATED BY REFERENCE 

The Mitigated Negative Declaration adopted for the Spirit Rock Center Master Plan in 1988 (1988 
CEQA Document) is incorporated by reference and is contained in Appendix A to this subse-
quent Initial Study/Mitigated Negative Declaration.  In addition to the 1988 CEQA Document, 
the following technical reports, plans, and documents have been used in describing and eva-
luating the proposed project. A complete listing of all technical reports, plans, and documents 
submitted by the project sponsor, as well as maps and documents on file in the Planning Division, 
that have been used in evaluating the proposed project and incorporated by reference in ac-
cordance with Section 15150 of the California Environmental Quality Act Statutes and Guidelines 
are contained in Attachment 1 of this Initial Study. Please be advised that all reports, plans, doc-
uments, and maps are matters of public record and are available for public review during nor-
mal business hours in the Community Development Agency - Planning Division, Room 308, Marin 
Civic Center, San Rafael. 

The project application includes eleven environmental resource and technical reports and stu-
dies that address environmental conditions on the site and the proposed project. These include 
a biological assessment, arborist tree report, noise study, fire flow assessment, wastewater study, 
cultural resources study, geotechnical study, transportation study, environmental impact analy-
sis, proposed green development practices assessment, and energy study. Each of these reports 
is incorporated into the Initial Study setting and impact analysis sections by reference where re-
levant. All of the reports have been independently and objectively evaluated by the County’s 
Initial Study consultant and technical experts and considered in the Initial Study where found to 
be relevant. Findings and conclusions of the application reports have been carefully evaluated 
and supplemented, revised, or superseded as necessary by the consultant’s independent eval-
uation of the site including field reconnaissance and literature review. More detailed information 
regarding specific environmental setting information, issues, and concerns is discussed in the 
topical analysis sections of this Initial Study, beginning with Section IV Evaluation of Environmen-
tal Impacts.  

1) “Spirit Rock Meditation Center, Master Plan Amendment, Volume 1” and accompanying 
maps, prepared by HartMarin, dated November 15, 2008. Volume 1 contains the following 
topics: 

a. Graphics 

b. Project Overview 

c. Community Involvement Program 

d. Legal Opinions 

e. Project Description 

f. Proposed Green Development Practices Assessment and Energy Study 
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g. Resource Protection Plan 

h. Environmental Impact Analysis 

2) “A Cultural Resources Evaluation of Proposed Building Site and Improvement Areas Within 
the Spirit Rock Meditation Center, Woodacre, Marin County, CA,” prepared by Archaeolog-
ical Resource Service, dated January 9, 2008, and amendment A Cultural Resources Evalua-
tion for the Proposed Alternative Location of the Administration Building Within the Spirit Rock 
Meditation Center, Woodacre, Marin County, CA, dated June 24, 2008. 

3) “Biological Impact Assessment Report for the Spirit Rock Master Plan Amendment,” prepared 
by WRA, Environmental Consultants, dated January, 2008; Addendum for the Alternative Lo-
cation of the Administration Building, dated June 25, 2008, with Section 404 Waters of the U.S. 
Jurisdictional Delineation Wetlands Map, dated March 11, 2008; letter dated December 5, 
2008, addressing the California Red-Legged Frog and the Western Pond Turtle. 

4) “Spirit Rock Meditation Center Vegetation Management Plan,” prepared by MacNair & As-
sociates, Consulting Arborists and Horticulturists, dated July 15, 2008, and Spirit Rock Medita-
tion Center Administration Building – Arborist Report Addendum, dated July 15, 2008. 

5) “Environmental Noise Study,” prepared by Charles M. Salter Associates Inc., dated Novem-
ber 1, 2007. 

6) “Spirit Rock, Fire Flow Evaluation,” prepared by CSW/ST2, dated June 18, 2007. 

7) “Geotechnical Feasibility Study, Spirit Rock Phase 4 Improvements,” prepared by Purcell, 
Rhoades & Associates, Inc. (PRA), dated January 15, 2008, and Addendum One to Geo-
technical Feasibility Study, Spirit Rock Phase 4 Improvements (consisting of an analysis of a 
proposed alternate location for the administration building), dated June 17, 2008.  

8) “Spirit Rock Meditation Center Transportation Study,” prepared by Robert L. Harrison Trans-
portation Planning, dated July 2007, and Addendum for Alternative Location of the Adminis-
tration Building, dated July 8, 2008. 

9) “Onsite Wastewater Facility Report for Spirit Rock Meditation Center, Woodacre, California,” 
prepared by Questa Engineering Corporation, dated January 2008, and letter, Spirit Rock 
Proposed Administration Building, dated July 17, 2008. 

10) Earthwork Calculations, prepared by Sherwood Design Engineers (SDE), dated July 16, 2009. 

11) Project Plans consisting of Sheets 0-4, 5a-5c, 6-13, 15, 17, 19-20, submitted by HartMarin, re-
ceived in the Marin County Community Development Agency November 20, 2008, and 
Sheets 14, 16, 18, and S1, received in the Marin County Community Development Agency 
July 23, 2009. 

12) Response Letters and Documents submitted by HartMarin, dated 12/10/08; Response letter 
received in the Community Development Agency July 23, 2009; “Response Package #5,” 
dated August 6, 2009. 

13) “Construction Logistics and Phasing,” prepared by HartMarin. Received in the Marin County 
Community Development Agency. July 23, 2009. 














