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- PLEASE DO NOT REPLY TO ALL -
 
Chair Weeks and members of the Planning Commission,  
 
The reason for this email is to provide you with late correspondence for item 8.1, Public Hearing –
Stonebridge Map Modification, and for item 8.2, Public Hearing – Pura Vida Recovery Services,

scheduled for this week’s Planning Commission meeting on Thursday, December 8th. For item 8.1
please see attached updates to Resolutions 1, 2, and 3 (REDLINED AND REVISED), and Late
Correspondence. For item 8.2 please see attached Staff Memo, Revised Resolution, Revised
Applicant Presentation and Late Correspondence. All of these additions will also be added to the
agenda.
 
Thank you,
Lani Buckheit | Administrative Secretary
Planning & Economic Development Department |100 Santa Rosa Ave. Rm 3 | Santa Rosa, CA 95404
Tel. (707) 543-3226 | lbuckheit@srcity.org
 

Due to increased demand, limited resources, and time constraints, delays are expected in the
City's permit processing. The Planning Division anticipates returning to standard processing
and response times by Fall 2022. Thank you for your patience and understanding as City
operations are reestablished following the coronavirus pandemic.
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RESOLUTION NO. 



A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF SANTA ROSA ADOPTING AN ADDENDUM TO THE STONEBRIDGE SUBDIVISION INITIAL STUDY / MITIGATED NEGATIVE DECLARATION (STATE CLEARINGHOUSE NO. (2020059046) FOR THE STONEBRIDGE SUBDIVISION – MAP MODIFICATION PROJECT, LOCATED AT 2220 FULTON ROAD, ASSESSOR’S PARCEL NUMBER 034-030-070; FILE NUMBER PRJ22-022 (MAJ21-006 & CUP21-104)



WHEREAS, on May 27, 2021, the Planning Commission adopted the Stonebridge Subdivision Initial Study/Mitigated Negative Declaration (IS/MND) and approved the Stonebridge Subdivision project, including a Tentative Map and Conditional Use Permit, to subdivide a 28.6-acre area into 105 residential parcels and three lettered parcels in compliance with the California Environmental Quality Act (Pub. Resources Code § 21000 et seq), the State CEQA Guidelines (Cal. Code Regs., tit. 14 § 15000 et seq.) and the City’s local CEQA Guidelines (collectively, “CEQA”); and



WHEREAS, on December 29, 2021, the Planning and Economic Development Department accepted Tentative Map and Conditional Use Permit applications to modify the previously approved Stonebridge Subdivision Map to create three additional residential lots on Parcel A (proposed Project), which is no longer required for storm water management; and



WHEREAS, pursuant to Public Resources Code Section 21067 and CEQA Guidelines Section 15367, the City is the Lead Agency for the proposed Project; and

WHEREAS, CEQA Guidelines Section 15162 provides that when a project was previously analyzed and approved pursuant to an adopted negative declaration, an Addendum to the negative declaration may be appropriate to analyze proposed modifications to the project; and

WHEREAS, City staff has evaluated the proposed Project in light of the standards for subsequent environmental review outlined in Public Resources Code Section 21166 and CEQA Guidelines Section 15162 and concluded that the previously adopted IS/MND fully analyzed and mitigated all potentially significant environmental impacts, if any, that would result from the proposed Project; and 



WHEREAS, pursuant to CEQA Guidelines Section 15164, an addendum is appropriate where the proposed Project requires some minor changes and additions to the previously adopted IS/MND; and



WHEREAS, CEQA Guidelines Section 15164 also provides that an addendum to an approved MND is appropriate when only minor technical changes or additions are made but none of the conditions described in section 15162 has occurred; and



WHEREAS, the Environmental Coordinator reviewed the IS/MND and determined that there has been no substantial change in circumstances as a result of the proposed Project modifications that would cause new or more intenseor substantially more severe significant impacts that were not previously analyzed in the IS/MND and there is no new information of substantial importance that identifies new or more intensesubstantially more severe significant impacts than were identified in the IS/MND and, therefore, the use of an Addendum in accordance with CEQA Guidelines Section 15164 would be appropriate; and



WHEREAS, an Addendum to the IS/MND, prepared by Buchalter, PC, dated October 2022, was prepared for the proposed Project; and

WHEREAS, the Addendum concluded that the proposed Project would not cause new significant environmental impacts or substantial increases in the severity of significant effects beyond those previously identified in the IS/MND and none of the circumstances under CEQA Guidelines Section 15162 were triggered, therefore, no additional analysis is required; and



WHEREAS, pursuant to CEQA Guidelines Section 15164(c), the Addendum is not required to be circulated for public review but can be attached to the adopted Stonebridge Subdivision Initial Study/Mitigated Negative Declaration; and



WHEREAS, on December 8, 2022, the Planning Commission (Commission) of the City of Santa Rosa held a duly noticed public hearing and considered the Addendum together with the previously adopted IS/MND and the proposed Project, at which time the Commission considered the proposed Project materials, public comments received, if any, staff reports, written and oral, and the testimony and other evidence of all those wishing to be heard; and



WHEREAS, having reviewed and considered the information contained in the Addendum together with the previously adopted IS/MND, all comments made at the public hearing, and all other information in the administrative record, the Commission has determined that all potentially significant environmental effects of the proposed Project were fully examined and mitigated in the previously adopted IS/MND; and



WHEREAS, the Addendum was prepared pursuant to CEQA and all other legal prerequisites to the adoption of this Resolution have occurred.



NOW, THEREFORE BE IT RESOLVED, that the Planning Commission of the City of Santa Rosa, based on the materials and evidence presented, hereby resolves, declares, determines and orders as follows:



SECTION 1.  Recitals. The above recitals are true and correct and incorporated herein by reference.



SECTION 2.  Compliance with CEQA. CEQA Guidelines Section 15164 requires lead agencies to prepare an addendum to a previously adopted ND/MND if some changes or additions to the project are necessary, but none of the conditions requiring preparation of a subsequent MND are present. The Commission has reviewed and considered the Addendum for the proposed Project and the adopted IS/MND and finds that those documents taken together contain a complete and accurate reporting of all of the environmental impacts associated with the proposed Project. The Commission further finds that the Addendum and administrative record have been completed in compliance with CEQA and the Addendum reflects the City’s independent judgment. 



SECTION 3.  Findings Regarding Environmental Impacts.  Based on the substantial evidence set forth in the record, including but not limited to the Addendum, the Commission finds that an addendum is the appropriate document for disclosing the minor changes and additions that are necessary to account for the proposed Project. The Commission finds that based on the whole record before it, including but not limited to the Addendum, the Stonebridge Subdivision Initial Study/Mitigated Negative Declaration, all related and supporting technical reports, and the staff report, that none of the conditions identified in CEQA Guidelines Section 15162 requiring the need for further subsequent environmental review has occurred because:



a. The proposed Project does not constitute a substantial change that would require major revisions of the previously adopted IS/MND due to the involvement of new significant environmental effects or a substantial increase in the severity of previously identified significant effects; and



b. There have been no substantial changes with respect to the circumstances under which the proposed Project will be constructed that would require major revisions of the previously adopted IS/MND due to the involvement of new significant environmental effects or a substantial increase in the severity of the previously identified significant effects; and



c. There has been no new information of substantial importance that was not known and could not have been known with the exercise of reasonable diligence at the time the Stonebridge Subdivision Initial Study/Mitigated Negative Declaration was adopted that has come to light, and that shows any of the following: (i) that the proposed Project would have one or more significant effects not discussed in the adopted IS/MND (ii) that significant effects previously examined would be substantially more severe than shown in the adopted IS/MND; (iii) that mitigation measures or alternatives previously found not to be feasible would, in fact, be feasible and would substantially reduce one or more significant effects, but the applicant declined to adopt such measures; or (iv) that mitigation measures or alternatives considerably different from those analyzed previously would substantially reduce one or more significant effects on the environment, but which the applicant declined to adopt.



SECTION 4.  Approval of Addendum. The Planning Commission of the City of Santa Rosa hereby approves and adopts the Addendum to the Stonebridge Subdivision Initial Study/Mitigated Negative Declaration.



SECTION 5.  Notice of Determination. The Planning Commission hereby directs staff to prepare, execute and file a Notice of Determination with the Sonoma County Clerk-Recorder’s Office within five (5) working days of the approval of this Resolution.



SECTION 6.  Custodian of Records and Location of Documents. The documents and materials that constitute the record of proceedings upon which this Resolution is based are located at the City of Santa Rosa, Planning and Economic Development Department, 100 Santa Rosa Avenue, Room 3, Santa Rosa, California, 95404. 



REGULARLY PASSED AND ADOPTED by the Planning Commission of the City of Santa Rosa on the 8th day of December 2022 by the following vote:





AYES: ()  	 



NOES: ()	



ABSTAIN: () 



ABSENT: () 









APPROVED: ___________________________________

                                     Karen Weeks, Chair





ATTEST:_______________________________

                 Clare Hartman, Executive Secretary  





Exhibit A:	Addendum to the previously approved Stonebridge Subdivision IS/MND, dated 

	October 2022
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RESOLUTION NO. 



A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF SANTA ROSA ADOPTING AN ADDENDUM TO THE STONEBRIDGE SUBDIVISION INITIAL STUDY / MITIGATED NEGATIVE DECLARATION (STATE CLEARINGHOUSE NO. (2020059046) FOR THE STONEBRIDGE SUBDIVISION – MAP MODIFICATION PROJECT, LOCATED AT 2220 FULTON ROAD, ASSESSOR’S PARCEL NUMBER 034-030-070; FILE NUMBER PRJ22-022 (MAJ21-006 & CUP21-104)



WHEREAS, on May 27, 2021, the Planning Commission adopted the Stonebridge Subdivision Initial Study/Mitigated Negative Declaration (IS/MND) and approved the Stonebridge Subdivision project, including a Tentative Map and Conditional Use Permit, to subdivide a 28.6-acre area into 105 residential parcels and three lettered parcels in compliance with the California Environmental Quality Act (Pub. Resources Code § 21000 et seq), the State CEQA Guidelines (Cal. Code Regs., tit. 14 § 15000 et seq.) and the City’s local CEQA Guidelines (collectively, “CEQA”); and



WHEREAS, on December 29, 2021, the Planning and Economic Development Department accepted Tentative Map and Conditional Use Permit applications to modify the previously approved Stonebridge Subdivision Map to create three additional residential lots on Parcel A (proposed Project), which is no longer required for storm water management; and



WHEREAS, pursuant to Public Resources Code Section 21067 and CEQA Guidelines Section 15367, the City is the Lead Agency for the proposed Project; and

WHEREAS, CEQA Guidelines Section 15162 provides that when a project was previously analyzed and approved pursuant to an adopted negative declaration, an Addendum to the negative declaration may be appropriate to analyze proposed modifications to the project; and

WHEREAS, City staff has evaluated the proposed Project in light of the standards for subsequent environmental review outlined in Public Resources Code Section 21166 and CEQA Guidelines Section 15162 and concluded that the previously adopted IS/MND fully analyzed and mitigated all potentially significant environmental impacts, if any, that would result from the proposed Project; and 



WHEREAS, pursuant to CEQA Guidelines Section 15164, an addendum is appropriate where the proposed Project requires some minor changes and additions to the previously adopted IS/MND; and



WHEREAS, CEQA Guidelines Section 15164 also provides that an addendum to an approved MND is appropriate when only minor technical changes or additions are made but none of the conditions described in section 15162 has occurred; and



WHEREAS, the Environmental Coordinator reviewed the IS/MND and determined that there has been no substantial change in circumstances as a result of the proposed Project modifications that would cause new or substantially more severe impacts that were not previously analyzed in the IS/MND and there is no new information of substantial importance that identifies new or substantially more severe impacts than were identified in the IS/MND and, therefore, the use of an Addendum in accordance with CEQA Guidelines Section 15164 would be appropriate; and



WHEREAS, an Addendum to the IS/MND, prepared by Buchalter, PC, dated October 2022, was prepared for the proposed Project; and

WHEREAS, the Addendum concluded that the proposed Project would not cause new significant environmental impacts or substantial increases in the severity of significant effects beyond those previously identified in the IS/MND and none of the circumstances under CEQA Guidelines Section 15162 were triggered, therefore, no additional analysis is required; and



WHEREAS, pursuant to CEQA Guidelines Section 15164(c), the Addendum is not required to be circulated for public review but can be attached to the adopted Stonebridge Subdivision Initial Study/Mitigated Negative Declaration; and



WHEREAS, on December 8, 2022, the Planning Commission (Commission) of the City of Santa Rosa held a duly noticed public hearing and considered the Addendum together with the previously adopted IS/MND and the proposed Project, at which time the Commission considered the proposed Project materials, public comments received, if any, staff reports, written and oral, and the testimony and other evidence of all those wishing to be heard; and



WHEREAS, having reviewed and considered the information contained in the Addendum together with the previously adopted IS/MND, all comments made at the public hearing, and all other information in the administrative record, the Commission has determined that all potentially significant environmental effects of the proposed Project were fully examined and mitigated in the previously adopted IS/MND; and



WHEREAS, the Addendum was prepared pursuant to CEQA and all other legal prerequisites to the adoption of this Resolution have occurred.



NOW, THEREFORE BE IT RESOLVED, that the Planning Commission of the City of Santa Rosa, based on the materials and evidence presented, hereby resolves, declares, determines and orders as follows:



SECTION 1.  Recitals. The above recitals are true and correct and incorporated herein by reference.



SECTION 2.  Compliance with CEQA. CEQA Guidelines Section 15164 requires lead agencies to prepare an addendum to a previously adopted ND/MND if some changes or additions to the project are necessary, but none of the conditions requiring preparation of a subsequent MND are present. The Commission has reviewed and considered the Addendum for the proposed Project and the adopted IS/MND and finds that those documents taken together contain a complete and accurate reporting of all of the environmental impacts associated with the proposed Project. The Commission further finds that the Addendum and administrative record have been completed in compliance with CEQA and the Addendum reflects the City’s independent judgment. 



SECTION 3.  Findings Regarding Environmental Impacts.  Based on the substantial evidence set forth in the record, including but not limited to the Addendum, the Commission finds that an addendum is the appropriate document for disclosing the minor changes and additions that are necessary to account for the proposed Project. The Commission finds that based on the whole record before it, including but not limited to the Addendum, the Stonebridge Subdivision Initial Study/Mitigated Negative Declaration, all related and supporting technical reports, and the staff report, that none of the conditions identified in CEQA Guidelines Section 15162 requiring the need for further subsequent environmental review has occurred because:



a. The proposed Project does not constitute a substantial change that would require major revisions of the previously adopted IS/MND due to the involvement of new significant environmental effects or a substantial increase in the severity of previously identified significant effects; and



b. There have been no substantial changes with respect to the circumstances under which the proposed Project will be constructed that would require major revisions of the previously adopted IS/MND due to the involvement of new significant environmental effects or a substantial increase in the severity of the previously identified significant effects; and



c. There has been no new information of substantial importance that was not known and could not have been known with the exercise of reasonable diligence at the time the Stonebridge Subdivision Initial Study/Mitigated Negative Declaration was adopted that has come to light, and that shows any of the following: (i) that the proposed Project would have one or more significant effects not discussed in the adopted IS/MND (ii) that significant effects previously examined would be substantially more severe than shown in the adopted IS/MND; (iii) that mitigation measures or alternatives previously found not to be feasible would, in fact, be feasible and would substantially reduce one or more significant effects, but the applicant declined to adopt such measures; or (iv) that mitigation measures or alternatives considerably different from those analyzed previously would substantially reduce one or more significant effects on the environment, but which the applicant declined to adopt.



SECTION 4.  Approval of Addendum. The Planning Commission of the City of Santa Rosa hereby approves and adopts the Addendum to the Stonebridge Subdivision Initial Study/Mitigated Negative Declaration.



SECTION 5.  Notice of Determination. The Planning Commission hereby directs staff to prepare, execute and file a Notice of Determination with the Sonoma County Clerk-Recorder’s Office within five (5) working days of the approval of this Resolution.



SECTION 6.  Custodian of Records and Location of Documents. The documents and materials that constitute the record of proceedings upon which this Resolution is based are located at the City of Santa Rosa, Planning and Economic Development Department, 100 Santa Rosa Avenue, Room 3, Santa Rosa, California, 95404. 



REGULARLY PASSED AND ADOPTED by the Planning Commission of the City of Santa Rosa on the 8th day of December 2022 by the following vote:





AYES: ()  	 



NOES: ()	



ABSTAIN: () 



ABSENT: () 









APPROVED: ___________________________________

                                     Karen Weeks, Chair





ATTEST:_______________________________

                 Clare Hartman, Executive Secretary  
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RESOLUTION NO.        





[bookmark: Text1]RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF SANTA ROSA MAKING FINDINGS AND DETERMINATIONS AND APPROVING A CONDITIONAL USE PERMIT FOR THE STONEBRIDGE SUBDIVISION, A SMALL LOT SUBDIVISION WITH 108 RESIDENTIAL LOTS, PARCELS A, B AND D THAT ARE DESIGNATED FOR LANDSCAPING, AND PARCEL D C DESIGNATED FOR THE STONEBRIDGE PRESERVE, AND VOIDING THE PREVIOUSLY APPROVED CONDITIONAL USE PERMIT FOR THE STONEBRIDGE SUBDIVISION, FILE NUMBER PRJ19-049, APPROVED BY PLANNING COMMISSION RESOLUTION NUMBER 12056, DATED MAY 27, 2021, FOR THE PROPERTY LOCATED AT 2220 FULTON ROAD; FILE NUMBER PRJ22-022 (CUP21-104 AND MAJ21-006)



WHEREAS, on May 27, 2021, the Planning Commission approved the Stonebridge Subdivision, comprised of 105 residential lots, Parcel A to be used for stormwater treatment, Parcel B for landscaping, and Parcel C for the Stonebridge Preserve; and

WHEREAS, on May 27, 2021, the Planning Commission adopted the Stonebridge Subdivision Initial Study/Mitigated Negative Declaration, approved a Conditional Use Permit, and approved the Stonebridge Subdivision Tentative Map, by Resolution Nos. 12055, 12056 and 12057, respectively; and

WHEREAS, on December 29, 2021, an application was submitted requesting the approval of a Conditional Use Permit for the Stonebridge Subdivision – Map Modification, requesting to subdivide the area designated as Parcel A on the Stonebridge Subdivision Tentative Map into three residential lots, to be located at 2220 Fulton Road, also identified as Sonoma County Assessor's Parcel Number(s) 034-030-070; and

WHEREAS, the subject Conditional Use Permit will supersede the previoulsy previously approved Conditional Use Permit, approved by the Planning Commission on May 27, 2021, Resolution Number 12056; and

WHEREAS, on December 8, 2022, the Planning Commission held a duly noticed public hearing on the application at which all those wishing to be heard were allowed to speak or present written comments and other materials; and



[bookmark: OLE_LINK2]	WHEREAS, the Planning Commission has considered the application, the staff reports, oral and written, the General Plan and zoning on the subject property, the testimony, written comments, and other materials presented at the public hearing; and



[bookmark: _Hlk118719005]	WHEREAS, the Planning Commission has considered the Stonebridge Subdivision Initial Study/Mitigated Negative Declaration, adopted by the Planning Commission on 
May 27, 2021, and an Addendum to the Stonebridge Subdivision Initial Study/Mitigated Negative Declaration, that was prepared for the addition of three residential parcels by subdividing Parcel A of the approved Stonebridge Subdivision Tentative Map, and reviewed 
and adopted by the Planning Commission on December 8, 2022.



	NOW, THEREFORE, BE IT RESOLVED, that after consideration of the reports, documents, testimony, and other materials presented, and pursuant to City Code Section 20-52.050 (Conditional Use Permit), the Planning Commission of the City of Santa Rosa finds and determines:



A. The proposed use is consistent with the General Plan land use designation of Low Density Residential, which allows residential development at a density of 2-8 units per acre and intended for single family residential development.  The requested changes to the previously approved plan increase the density of the Stonebridge Subdivision to 3.77 units per acre, with the addition of three residential lots, which is within the allowable density and implements the intended use, meeting housing needs of Santa Rosa residents.  The site is not within a specific plan area. 

B. The proposed use is allowed within the residential Planned Development zoning district and complies with all other applicable provisions of this Zoning Code and the City Code.  The project has been reviewed in compliance with the applicable development standards provided in the planned development Policy Statement, No.PD 04-007-SR and Zoning Code Section 20-42.140, which provides development standards for small lot subdivisions. The project is within the -SR (Scenic Road) combining district; however, there are no setback requirements specific to this area that would preclude the addition of the three requested parcels.

C. The design, location, size, and operating characteristics of the proposed activity would be compatible with the existing and future land uses in the vicinity.  The area of the site where the modification is requested will be surrounded by similar single-family residential development.  The project has been reviewed by City staff and, as conditioned, will provide a complete internal circulation system including streets, curb, gutter, lighting and other residential design requirements.  

D. The site is physically suitable for the type, density, and intensity of use being proposed, including access, utilities, and the absence of physical constraints. This area has been designated on General Plan Land Use Diagram for single family residential uses and the proposed design change is within the allowable density requirement.  The area is largely developed and all required utilities and services are available.  

E. Granting the permit would not constitute a nuisance or be injurious or detrimental to the public interest, health, safety, convenience, or welfare, or materially injurious to persons, property, or improvements in the vicinity and zoning district in which the property is located.  The project plans have been reviewed by appropriate City staff and the project has been conditioned with public health, safety and welfare in mind.  The properties to the north and south of the project are developed with similar small lot subdivisions, where the proposed project will complete the anticipated development pattern indicated on the General Plan.  

F. [bookmark: _Hlk109315203]The project has been found in compliance with the California Environmental Quality Act (CEQA).  On May 27, 2021, the Planning Commission adopted an Initial Study/Mitigated Negative Declaration (IS/MND) for the Stonebridge Subdivision.  An Addendum to the IS/MND (Addendum), prepared by Buchalter, PC, dated October 2022, was drafted for the proposed Stonebridge Subdivision – Map Modification, in accordance with CEQA Guidelines Section 15162 and 15164.  The Addendum, which analyzes the environmental impacts of the three additional residential lots concludes the “the Amended Project would be part of the [Stonebridge] subdivision development and would be required to comply with all the regulations, standards, and mitigation measures required of that development. Thus, the Amended Project would not result in any new substantial adverse effects” on the environment. The Addendum was approved by the Planning Commission on November 16December 8, 2022.



BE IT FURTHER RESOLVED, that this Conditional Use Permit is subject to all applicable provisions of the Zoning Code, including Section 20-54.100 (Permit Revocation or Modification).



BE IT FURTHER RESOLVED, that the approval of the subject Conditional Use Permit will make null and void the previously approved Stonebridge Subdivision Conditional Use Permit, City File Number PRJ19-049, approved by the Planning Commission on May 27, 2021, Resolution No. 12056, and will allow the development of 108 residential lots, Parcels A, B and D for landscaping, and Parcel C for the Stonebridge Preserve; and



	BE IT FURTHER RESOLVED that a Conditional Use Permit to allow Stonebridge Subdivision, a 108-residential lot development, to be located at 2220 Fulton Road, is approved subject to each of the following conditions:



1. Compliance with conditions of approval as stated on Planning Commission Resolution _______, approving the Stonebridge Subdivision, dated December 8, 2022.



	BE IT FURTHER RESOLVED, that the Planning Commission finds and determines this entitlement to use would not be granted but for the applicability and validity of each and every one of the above conditions and that if any one or more of the above said conditions are invalid, this entitlement to use would not have been granted without requiring other valid conditions for achieving the purposes and intent of such approval.



REGULARLY PASSED AND ADOPTED by the Planning Commission of the City of Santa Rosa on the 8th day of December 2022, by the following vote:



AYES:



NOES:



ABSTAIN:



ABSENT:





APPROVED:________________________________

KAREN WEEKS, CHAIR



ATTEST:________________________________

CLARE HARTMAN, EXECUTIVE SECRETARY
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RESOLUTION NO.        





[bookmark: Text1]RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF SANTA ROSA MAKING FINDINGS AND DETERMINATIONS AND APPROVING A CONDITIONAL USE PERMIT FOR THE STONEBRIDGE SUBDIVISION, A SMALL LOT SUBDIVISION WITH 108 RESIDENTIAL LOTS, PARCELS A, B AND D THAT ARE DESIGNATED FOR LANDSCAPING, AND PARCEL C DESIGNATED FOR THE STONEBRIDGE PRESERVE, AND VOIDING THE PREVIOUSLY APPROVED CONDITIONAL USE PERMIT FOR THE STONEBRIDGE SUBDIVISION, FILE NUMBER PRJ19-049, APPROVED BY PLANNING COMMISSION RESOLUTION NUMBER 12056, DATED MAY 27, 2021, FOR THE PROPERTY LOCATED AT 2220 FULTON ROAD; FILE NUMBER PRJ22-022 (CUP21-104 AND MAJ21-006)



WHEREAS, on May 27, 2021, the Planning Commission approved the Stonebridge Subdivision, comprised of 105 residential lots, Parcel A to be used for stormwater treatment, Parcel B for landscaping, and Parcel C for the Stonebridge Preserve; and

WHEREAS, on May 27, 2021, the Planning Commission adopted the Stonebridge Subdivision Initial Study/Mitigated Negative Declaration, approved a Conditional Use Permit, and approved the Stonebridge Subdivision Tentative Map, by Resolution Nos. 12055, 12056 and 12057, respectively; and

WHEREAS, on December 29, 2021, an application was submitted requesting the approval of a Conditional Use Permit for the Stonebridge Subdivision – Map Modification, requesting to subdivide the area designated as Parcel A on the Stonebridge Subdivision Tentative Map into three residential lots, to be located at 2220 Fulton Road, also identified as Sonoma County Assessor's Parcel Number(s) 034-030-070; and

WHEREAS, the subject Conditional Use Permit will supersede the previously approved Conditional Use Permit, approved by the Planning Commission on May 27, 2021, Resolution Number 12056; and

WHEREAS, on December 8, 2022, the Planning Commission held a duly noticed public hearing on the application at which all those wishing to be heard were allowed to speak or present written comments and other materials; and



[bookmark: OLE_LINK2]	WHEREAS, the Planning Commission has considered the application, the staff reports, oral and written, the General Plan and zoning on the subject property, the testimony, written comments, and other materials presented at the public hearing; and



[bookmark: _Hlk118719005]	WHEREAS, the Planning Commission has considered the Stonebridge Subdivision Initial Study/Mitigated Negative Declaration, adopted by the Planning Commission on 
May 27, 2021, and an Addendum to the Stonebridge Subdivision Initial Study/Mitigated Negative Declaration, that was prepared for the addition of three residential parcels by subdividing Parcel A of the approved Stonebridge Subdivision Tentative Map, and reviewed 
and adopted by the Planning Commission on December 8, 2022.



	NOW, THEREFORE, BE IT RESOLVED, that after consideration of the reports, documents, testimony, and other materials presented, and pursuant to City Code Section 20-52.050 (Conditional Use Permit), the Planning Commission of the City of Santa Rosa finds and determines:



A. The proposed use is consistent with the General Plan land use designation of Low Density Residential, which allows residential development at a density of 2-8 units per acre and intended for single family residential development.  The requested changes to the previously approved plan increase the density of the Stonebridge Subdivision to 3.77 units per acre, with the addition of three residential lots, which is within the allowable density and implements the intended use, meeting housing needs of Santa Rosa residents.  The site is not within a specific plan area. 

B. The proposed use is allowed within the residential Planned Development zoning district and complies with all other applicable provisions of this Zoning Code and the City Code.  The project has been reviewed in compliance with the applicable development standards provided in the planned development Policy Statement, No.PD 04-007-SR and Zoning Code Section 20-42.140, which provides development standards for small lot subdivisions. The project is within the -SR (Scenic Road) combining district; however, there are no setback requirements specific to this area that would preclude the addition of the three requested parcels.

C. The design, location, size, and operating characteristics of the proposed activity would be compatible with the existing and future land uses in the vicinity.  The area of the site where the modification is requested will be surrounded by similar single-family residential development.  The project has been reviewed by City staff and, as conditioned, will provide a complete internal circulation system including streets, curb, gutter, lighting and other residential design requirements.  

D. The site is physically suitable for the type, density, and intensity of use being proposed, including access, utilities, and the absence of physical constraints. This area has been designated on General Plan Land Use Diagram for single family residential uses and the proposed design change is within the allowable density requirement.  The area is largely developed and all required utilities and services are available.  

E. Granting the permit would not constitute a nuisance or be injurious or detrimental to the public interest, health, safety, convenience, or welfare, or materially injurious to persons, property, or improvements in the vicinity and zoning district in which the property is located.  The project plans have been reviewed by appropriate City staff and the project has been conditioned with public health, safety and welfare in mind.  The properties to the north and south of the project are developed with similar small lot subdivisions, where the proposed project will complete the anticipated development pattern indicated on the General Plan.  

F. [bookmark: _Hlk109315203]The project has been found in compliance with the California Environmental Quality Act (CEQA).  On May 27, 2021, the Planning Commission adopted an Initial Study/Mitigated Negative Declaration (IS/MND) for the Stonebridge Subdivision.  An Addendum to the IS/MND (Addendum), prepared by Buchalter, PC, dated October 2022, was drafted for the proposed Stonebridge Subdivision – Map Modification, in accordance with CEQA Guidelines Section 15162 and 15164.  The Addendum, which analyzes the environmental impacts of the three additional residential lots concludes the “the Amended Project would be part of the [Stonebridge] subdivision development and would be required to comply with all the regulations, standards, and mitigation measures required of that development. Thus, the Amended Project would not result in any new substantial adverse effects” on the environment. The Addendum was approved by the Planning Commission on December 8, 2022.



BE IT FURTHER RESOLVED, that this Conditional Use Permit is subject to all applicable provisions of the Zoning Code, including Section 20-54.100 (Permit Revocation or Modification).



BE IT FURTHER RESOLVED, that the approval of the subject Conditional Use Permit will make null and void the previously approved Stonebridge Subdivision Conditional Use Permit, City File Number PRJ19-049, approved by the Planning Commission on May 27, 2021, Resolution No. 12056, and will allow the development of 108 residential lots, Parcels A, B and D for landscaping, and Parcel C for the Stonebridge Preserve; and



	BE IT FURTHER RESOLVED that a Conditional Use Permit to allow Stonebridge Subdivision, a 108-residential lot development, to be located at 2220 Fulton Road, is approved subject to each of the following conditions:



1. Compliance with conditions of approval as stated on Planning Commission Resolution _______, approving the Stonebridge Subdivision, dated December 8, 2022.



	BE IT FURTHER RESOLVED, that the Planning Commission finds and determines this entitlement to use would not be granted but for the applicability and validity of each and every one of the above conditions and that if any one or more of the above said conditions are invalid, this entitlement to use would not have been granted without requiring other valid conditions for achieving the purposes and intent of such approval.





















REGULARLY PASSED AND ADOPTED by the Planning Commission of the City of Santa Rosa on the 8th day of December 2022, by the following vote:



AYES:



NOES:



ABSTAIN:



ABSENT:





APPROVED:________________________________

                         KAREN WEEKS, CHAIR





ATTEST:________________________________

JESSICA JONES, EXECUTIVE SECRETARY
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RESOLUTION NO.





RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF SANTA ROSA APPROVING THE STONEBRIDGE SUBDIVISION TENTATIVE MAP, TO ALLOW THE SUBDIVISION OF ONE PARCEL INTO 108 RESIDENTIAL LOTS, PARCELS A, B AND D DESIGNATED FOR LANDSCAPING, AND PARCEL C DESIGNATED FOR THE STONEBRIDGE PRESERVE, AND VOIDING THE PREVIOUSLY APPROVED MAP, CITY FILE NUMBER PRJ19-049, APPROVED BY PLANNING COMMISSION RESOLUTION NO. 12057, DATED MAY 27, 2021, FOR THE PROPERTY LOCATED AT 2220 FULTON ROAD, ASSESSOR’S PARCEL NO. 034-030-070; FILE NUMBER PRJ22-002 (CUP21-104 AND MAJ21-006)



WHEREAS, on May 27, 2021, the Planning Commission approved the Stonebridge Subdivision, comprised of 105 residential lots, Parcel A to be used for stormwater treatment, Parcel B for landscaping, and Parcel C for the Stonebridge Preserve; and

WHEREAS, on May 27, 2021, the Planning Commission adopted the Stonebridge Subdivision Initial Study/Mitigated Negative Declaration, approved a Conditional Use Permit, and approved the Stonebridge Subdivision Tentative Map, by Resolution Nos. 12055, 12056 and 12057, respectively; and

WHEREAS, stormwater treatment for the subdivision was redesigned to address stormwater management on each individual property, which freed up Parcel A for three additional residential lots; and

WHEREAS, an application has been submitted by Peter Hellmann, on behalf of Paramount Homes, requesting to replace the previously approved Stonebridge Subdivision Tentative Map with the subject Tentative Map, allowing the subdivision of the then designated Parcel A, which was intended for stormwater management, into three residential lots for a total of 108 residential lots within the Stonebridge Subdivision at 2220 Fulton Road, more particularly described as Assessor's Parcel Number 034-030-070, date-stamped received on October 25, 2022, and on file in the Department of Planning and Economic Development; and



WHEREAS, the Planning Commission has considered the Stonebridge Subdivision Initial Study/Mitigated Negative Declaration, adopted by the Planning Commission on 
May 27, 2021, and an Addendum to the Stonebridge Subdivision Initial Study/Mitigated Negative Declaration, that was prepared for the addition of three residential parcels by subdividing Parcel A of the approved Stonebridge Subdivision Tentative Map, and reviewed 
and adopted by the Planning Commission on December 8, 2022; and



WHEREAS, on December 8, 2022, the Planning Commission considered and approved a new Conditional Use Permit for the Stonebridge Subdivision, allowing 108 residential lots, Parcels A, B and D for landscaping, and Parcel C for the Stonebridge Preserve; and



WHEREAS, the Planning Commission heard the evidence and reviewed the proposed findings, if any, submitted by the applicant.



NOW BE IT RESOLVED, the Planning Commission does hereby determine that said Stonebridge Subdivision Tentative Map, to subdivide the property located at 2220 Fulton Road into 108 residential lots, Parcels A, B and D for landscaping, and Parcel D C for the Stonebridge Preserve, is in compliance with the requirements of the Subdivision Ordinance of the City of Santa Rosa, (Title 19, City Code), and the Subdivision Map Act (Government Code Section 66410, et seq.) based upon the following findings:



A. The proposed map is consistent with the General Plan and any applicable specific plans as specified in Government Code Sections 65451 and 66473.5.  The proposed residential subdivision is consistent with the General Plan land use designation of Low Density Residential, which is primarily intended for detached single-family residential development and allows residential densities at 2-8 units per acre.  The project is proposed at a density of 3.77 units per acre.  The project site is not within a specific plan area.

B.	That the proposed subdivision meets the housing needs of the City and that the public service needs of the subdivision's residents are within the available fiscal and environmental resources of the City.



C.	That the design of the proposed subdivision has, to the extent feasible, provided for future passive or natural heating or cooling opportunities in the subdivision.



D. [bookmark: _Hlk109315203]That the proposed subdivision would not discharge waste into the City's sewer system that would result in violation of the requirements prescribed by the California North Coast Regional Water Quality Control Board.



E. The project has been found in compliance with the California Environmental Quality Act (CEQA).  On May 27, 2021, the Planning Commission adopted an Initial Study/Mitigated Negative Declaration (IS/MND) for the Stonebridge Subdivision.  An Addendum to the IS/MND (Addendum), prepared by Buchalter, PC, dated October 2022, was drafted for the proposed Stonebridge Subdivision – Map Modification, in accordance with CEQA Guidelines Section 15162 and 15164.  The Addendum, which analyzes the environmental impacts of the three additional residential lots concludes the “the Amended Project would be part of the [Stonebridge] subdivision development and would be required to comply with all the regulations, standards, and mitigation measures required of that development. Thus, the Amended Project would not result in any new substantial adverse effects.” The Addendum was adopted by the Planning Commission on December 8, 2022.



NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission finds and determines that the Stonebridge Subdivision Tentative Map would not be approved but for the applicability and validity of each and every one of the below conditions and that if any one or more of the below conditions are determined invalid, this revised tentative map would not have been approved without requiring other valid conditions for achieving the purposes and intent of such approval.



BE IT FURTHER RESOLVED, that the approval of the subject Stonebridge Subdivision Tentative Map will make null and void the previously approved Stonebridge Subdivision Tentative Map, City File Number PRJ19-049, approved by the Planning Commission on May 27, 2021, Resolution No. 12057, and will allow the development of 108 residential lots, Parcels A, B and D for landscaping, and Parcel C for the Stonebridge Preserve; and



BE IT FURTHER RESOLVED that the Planning Commission of the City of Santa Rosa approves the Stonebridge Subdivision – Map Modification, to subdivide Parcel A of the Stonebridge Subdivision Tentative Map as depicted on the Stonebridge Subdivision Tentative Map, date-stamped received on October 25, 2022, and on file in the Department of Planning and Economic Development, subject to the following conditions:



1. Compliance with the Development Advisory Committee Report dated October 25, 2022, attached hereto and incorporated herein.

2. Compliance with applicable mitigation measures of the Stonebridge Subdivision Initial Study/Mitigated Negative Declaration (IS/MND) and associated Mitigation Monitoring Reporting Program (MMRP), approved by the Planning Commission on May 27, 2021, State Clearinghouse No. 2020059046, and Addendum to the IS/MND, adopted by the Planning Commission on November 16, 2022.

3. Conditions, Covenants, and Restrictions (CC&R’s) in a form approved by The Neighborhood Revitalization Program, shall be recorded on each lot.  The CC&R’s are intended to create a framework by which investor owner properties and common areas are managed and maintained. At a minimum, the CC&R's shall contain the following provisions:

A. Residential occupancy standards;

B. Maintenance and habitability requirements;

C. Prohibition of nuisances and offensive activities including: graffiti, illegal drugs, violent acts and criminal gang behavior;

D. Resident and guest parking system;

E. Trash receptacle may be brought to the street for pick-up the evening before the schedule pick-up and brought back in by 6:00 p.m. the day of pick-up.  

F. All trash receptacles shall be screened from view from the public right-of-way at all other times; and

G. Tenant screening and house rules for rentals including: credit, reference and criminal history checks, as well as verification of employment and prior residence.

4. That the project Conditions, Covenants, and Restrictions (CC&R’s) shall be reviewed and approved by the City Attorney and the Department of Community Development prior to recordation of the final map and that the City of Santa Rosa has the right, but not the duty, to enforce the CC&R’s pertaining to the conditions stated herein.

5. That the developer shall enter into an agreement with the City which provides that the developer, his heirs, successors, and assigns shall defend, indemnify, and hold the City, its officers, employees, and agents harmless from any and all claims, suits, and actions brought by any person and arising from, or in connection with, the design, layout, or construction of any portion of this subdivision, or any grading done, or any public or private improvements constructed within, or under, or in connection with this subdivision, whether on-site or off-site.

6. The approval of this project shall be subject to the latest adopted ordinances, resolutions, policies and fees adopted by the City Council at the time of the building permit review and approval.

7. Sewer connections for this development, or any part thereof, will be allowed only in accordance with the requirements of the California Regional Water Quality Control Board, North Coast Region, in effect at the time, or thereafter, that the building permit(s) for this development, or any part thereof, are issued.

REGULARLY PASSED AND ADOPTED by the Planning Commission of the City of Santa Rosa on the 8th day of December 2022, by the following vote:





AYES:

NOES:

ABSTAIN:

ABSENT:





APPROVED:________________________________

                       KAREN WEEKS, CHAIR



ATTEST:________________________________

CLARE HARTMAN, EXECUTIVE SECRETARY





Attachment:  Development Advisory Committee Report, dated October 25, 2022
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RESOLUTION NO.





RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF SANTA ROSA APPROVING THE STONEBRIDGE SUBDIVISION TENTATIVE MAP, TO ALLOW THE SUBDIVISION OF ONE PARCEL INTO 108 RESIDENTIAL LOTS, PARCELS A, B AND D DESIGNATED FOR LANDSCAPING, AND PARCEL C DESIGNATED FOR THE STONEBRIDGE PRESERVE, AND VOIDING THE PREVIOUSLY APPROVED MAP, CITY FILE NUMBER PRJ19-049, APPROVED BY PLANNING COMMISSION RESOLUTION NO. 12057, DATED MAY 27, 2021, FOR THE PROPERTY LOCATED AT 2220 FULTON ROAD, ASSESSOR’S PARCEL NO. 034-030-070; FILE NUMBER PRJ22-002 (CUP21-104 AND MAJ21-006)



WHEREAS, on May 27, 2021, the Planning Commission approved the Stonebridge Subdivision, comprised of 105 residential lots, Parcel A to be used for stormwater treatment, Parcel B for landscaping, and Parcel C for the Stonebridge Preserve; and

WHEREAS, on May 27, 2021, the Planning Commission adopted the Stonebridge Subdivision Initial Study/Mitigated Negative Declaration, approved a Conditional Use Permit, and approved the Stonebridge Subdivision Tentative Map, by Resolution Nos. 12055, 12056 and 12057, respectively; and

WHEREAS, stormwater treatment for the subdivision was redesigned to address stormwater management on each individual property, which freed up Parcel A for three additional residential lots; and

WHEREAS, an application has been submitted by Peter Hellmann, on behalf of Paramount Homes, requesting to replace the previously approved Stonebridge Subdivision Tentative Map with the subject Tentative Map, allowing the subdivision of the then designated Parcel A, which was intended for stormwater management, into three residential lots for a total of 108 residential lots within the Stonebridge Subdivision at 2220 Fulton Road, more particularly described as Assessor's Parcel Number 034-030-070, date-stamped received on October 25, 2022, and on file in the Department of Planning and Economic Development; and



WHEREAS, the Planning Commission has considered the Stonebridge Subdivision Initial Study/Mitigated Negative Declaration, adopted by the Planning Commission on 
May 27, 2021, and an Addendum to the Stonebridge Subdivision Initial Study/Mitigated Negative Declaration, that was prepared for the addition of three residential parcels by subdividing Parcel A of the approved Stonebridge Subdivision Tentative Map, and reviewed 
and adopted by the Planning Commission on December 8, 2022; and



WHEREAS, on December 8, 2022, the Planning Commission considered and approved a new Conditional Use Permit for the Stonebridge Subdivision, allowing 108 residential lots, Parcels A, B and D for landscaping, and Parcel C for the Stonebridge Preserve; and



WHEREAS, the Planning Commission heard the evidence and reviewed the proposed findings, if any, submitted by the applicant.



NOW BE IT RESOLVED, the Planning Commission does hereby determine that said Stonebridge Subdivision Tentative Map, to subdivide the property located at 2220 Fulton Road into 108 residential lots, Parcels A, B and D for landscaping, and Parcel C for the Stonebridge Preserve, is in compliance with the requirements of the Subdivision Ordinance of the City of Santa Rosa, (Title 19, City Code), and the Subdivision Map Act (Government Code Section 66410, et seq.) based upon the following findings:



A. The proposed map is consistent with the General Plan and any applicable specific plans as specified in Government Code Sections 65451 and 66473.5.  The proposed residential subdivision is consistent with the General Plan land use designation of Low Density Residential, which is primarily intended for detached single-family residential development and allows residential densities at 2-8 units per acre.  The project is proposed at a density of 3.77 units per acre.  The project site is not within a specific plan area.

B.	That the proposed subdivision meets the housing needs of the City and that the public service needs of the subdivision's residents are within the available fiscal and environmental resources of the City.



C.	That the design of the proposed subdivision has, to the extent feasible, provided for future passive or natural heating or cooling opportunities in the subdivision.



D. [bookmark: _Hlk109315203]That the proposed subdivision would not discharge waste into the City's sewer system that would result in violation of the requirements prescribed by the California North Coast Regional Water Quality Control Board.



E. The project has been found in compliance with the California Environmental Quality Act (CEQA).  On May 27, 2021, the Planning Commission adopted an Initial Study/Mitigated Negative Declaration (IS/MND) for the Stonebridge Subdivision.  An Addendum to the IS/MND (Addendum), prepared by Buchalter, PC, dated October 2022, was drafted for the proposed Stonebridge Subdivision – Map Modification, in accordance with CEQA Guidelines Section 15162 and 15164.  The Addendum, which analyzes the environmental impacts of the three additional residential lots concludes the “the Amended Project would be part of the [Stonebridge] subdivision development and would be required to comply with all the regulations, standards, and mitigation measures required of that development. Thus, the Amended Project would not result in any new substantial adverse effects.” The Addendum was adopted by the Planning Commission on December 8, 2022.



NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission finds and determines that the Stonebridge Subdivision Tentative Map would not be approved but for the applicability and validity of each and every one of the below conditions and that if any one or more of the below conditions are determined invalid, this revised tentative map would not have been approved without requiring other valid conditions for achieving the purposes and intent of such approval.



BE IT FURTHER RESOLVED, that the approval of the subject Stonebridge Subdivision Tentative Map will make null and void the previously approved Stonebridge Subdivision Tentative Map, City File Number PRJ19-049, approved by the Planning Commission on May 27, 2021, Resolution No. 12057, and will allow the development of 108 residential lots, Parcels A, B and D for landscaping, and Parcel C for the Stonebridge Preserve; and



BE IT FURTHER RESOLVED that the Planning Commission of the City of Santa Rosa approves the Stonebridge Subdivision – Map Modification, to subdivide Parcel A of the Stonebridge Subdivision Tentative Map as depicted on the Stonebridge Subdivision Tentative Map, date-stamped received on October 25, 2022, and on file in the Department of Planning and Economic Development, subject to the following conditions:



1. Compliance with the Development Advisory Committee Report dated October 25, 2022, attached hereto and incorporated herein.

2. Compliance with applicable mitigation measures of the Stonebridge Subdivision Initial Study/Mitigated Negative Declaration (IS/MND) and associated Mitigation Monitoring Reporting Program (MMRP), approved by the Planning Commission on May 27, 2021, State Clearinghouse No. 2020059046, and Addendum to the IS/MND, adopted by the Planning Commission on November 16, 2022.

3. Conditions, Covenants, and Restrictions (CC&R’s) in a form approved by The Neighborhood Revitalization Program, shall be recorded on each lot.  The CC&R’s are intended to create a framework by which investor owner properties and common areas are managed and maintained. At a minimum, the CC&R's shall contain the following provisions:

A. Residential occupancy standards;

B. Maintenance and habitability requirements;

C. Prohibition of nuisances and offensive activities including: graffiti, illegal drugs, violent acts and criminal gang behavior;

D. Resident and guest parking system;

E. Trash receptacle may be brought to the street for pick-up the evening before the schedule pick-up and brought back in by 6:00 p.m. the day of pick-up.  

F. All trash receptacles shall be screened from view from the public right-of-way at all other times; and

G. Tenant screening and house rules for rentals including: credit, reference and criminal history checks, as well as verification of employment and prior residence.

4. That the project Conditions, Covenants, and Restrictions (CC&R’s) shall be reviewed and approved by the City Attorney and the Department of Community Development prior to recordation of the final map and that the City of Santa Rosa has the right, but not the duty, to enforce the CC&R’s pertaining to the conditions stated herein.

5. That the developer shall enter into an agreement with the City which provides that the developer, his heirs, successors, and assigns shall defend, indemnify, and hold the City, its officers, employees, and agents harmless from any and all claims, suits, and actions brought by any person and arising from, or in connection with, the design, layout, or construction of any portion of this subdivision, or any grading done, or any public or private improvements constructed within, or under, or in connection with this subdivision, whether on-site or off-site.

6. The approval of this project shall be subject to the latest adopted ordinances, resolutions, policies and fees adopted by the City Council at the time of the building permit review and approval.

7. Sewer connections for this development, or any part thereof, will be allowed only in accordance with the requirements of the California Regional Water Quality Control Board, North Coast Region, in effect at the time, or thereafter, that the building permit(s) for this development, or any part thereof, are issued.

REGULARLY PASSED AND ADOPTED by the Planning Commission of the City of Santa Rosa on the 8th day of December 2022, by the following vote:





AYES:

NOES:

ABSTAIN:

ABSENT:





APPROVED:________________________________

                       KAREN WEEKS, CHAIR



ATTEST:________________________________

JESSICA JONES, EXECUTIVE SECRETARY





Attachment:  Development Advisory Committee Report, dated October 25, 2022
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From: Murray, Susie
To: Peter Hellmann
Cc: David Jacobson; Jean Kapolchok; Andy Bordessa; Matt Lawton
Subject: RE: [EXTERNAL] Response to comments received from Al Petrie
Date: Monday, December 5, 2022 11:55:00 AM


Peter,
 
Thanks for doing my job.  I have scheduled telephone call with Mr. Petrie on Wednesday to talk
about his comments. 
 
I’ll include this email chain in the public correspondence for the meeting.  We’ll be doing a “Late
Correspondence” upload likely tomorrow afternoon.
 
Susie
 
 
Susie Murray | Senior Planner | Staff Liaison to the Cultural Heritage Board
Planning and Economic Development |100 Santa Rosa Avenue, Room 3 | Santa Rosa, CA 95404
Tel. (707) 543-4348 | Fax (707) 543-3269 | SMurray@srcity.org
 


 


From: Peter Hellmann <phellmann@builderslandgroup.com> 
Sent: Monday, December 5, 2022 10:02 AM
To: Murray, Susie <SMurray@srcity.org>
Cc: David Jacobson <davidjacobson101@gmail.com>; Jean Kapolchok
<jkapolchok@sonomacountylanduse.com>; Andy Bordessa <andy@civildesignconsultants.com>;
Matt Lawton <matt@civildesignconsultants.com>
Subject: [EXTERNAL] Response to comments received from Al Petrie
 
Hi Susie,
 
Please see my responses to Mr. Petrie’s comments which are shown in red within the text of his
message below.  He expresses some valid concerns but, happily, I think all of them are already
addressed by our project and draft conditions of approval.


Thank you for forwarding them to me!
 
Peter Hellmann
Builders Land Group
1615 Bonanza Street, Suite 314
Walnut Creek, CA 94596
C:  510.612.2027
E:  PHellmann@BuildersLandGroup.com
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W:  www.BuildersLandGroup.com
BRE ID: 00670186
 


From: Murray, Susie <SMurray@srcity.org> 
Sent: Monday, December 5, 2022 8:50 AM
To: Peter Hellmann <phellmann@builderslandgroup.com>
Subject: FW: [EXTERNAL] Planning Commission Meeting - December 8th, 2022 - Stonebridge
Subdivision
 
Peter,
 
I’ll be checking in on all of Mr. Petrie’s concerns, but wanted you to be aware of this.
 
Susie
 
 
Susie Murray | Senior Planner | Staff Liaison to the Cultural Heritage Board
Planning and Economic Development |100 Santa Rosa Avenue, Room 3 | Santa Rosa, CA 95404
Tel. (707) 543-4348 | Fax (707) 543-3269 | SMurray@srcity.org
 


 


From: Al Petrie <alpetrie7@aol.com> 
Sent: Monday, December 5, 2022 12:15 AM
To: Murray, Susie <SMurray@srcity.org>
Cc: Marsha Chevalier <mechevalier@gmail.com>; Nutt, Jason <jnutt@srcity.org>
Subject: [EXTERNAL] Planning Commission Meeting - December 8th, 2022 - Stonebridge Subdivision
 


Hi Susie Murray,


I received an email yesterday (Saturday - December 2nd @ 4:03 PM) concerning the Planning
Commission Public Hearing on the new Tentative Map/Conditional Use Permit/Mitigation
Negative Declaration for the Stonebridge Subdivision at 2220 Fulton Road. The North West
Santa Rosa Neighborhood Association (NWSRNA) did not receive any notification yet the
subject subdivision is within the boundary area of the NWSRNA. The NWSRNA has been in
existence since 2006 and is on file with the Community Engagement Department (Magali
Telles) as a City recognized neighborhood association. We are entitled to be treated like any
property owner within the "radius of contact" for public hearings of a proposed major
subdivision. I would appreciate discussing this matter with you.


Here are three concerns we have with the development:


DEVELOPMENT OF THE NEIGHBORHOOD PARK - The City owned neighborhood park
area site on the west side of Jack London School remains undeveloped, The City has collected
over $2,500,000 in park fees (I'm estimating an average of $5,000 per house park fee x 500+
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homes built to date). The breakout of 40% local park/30% area park/30% Citywide park
suggests to us that the City should have $1,000,000+ in the "Jack London" park account for
design/construction of the neighborhood park on the west side of Jack London School. The
City and the School District have already entered into a Joint Use Agreement. Some of the
aforementioned 500+ houses have been occupied for over 12 years, yet no neighborhood park
is available to serve these homes. AT WHAT POINT DOES THE PLANNING
COMMISSION DEFER DEVELOPMENT OF THE NW CORNER OF THE CITY (South-
San Miguel, East-Francisco Avenue, North- Francisco Avenue, West - Fulton Road) UNTIL
THE "JACK LONDON" PARK IS DEVELOPED???? I have attached a map with the
proposed neighborhood park outlined in red.  I don’t see how deferring development, even if
that was legal, would accelerate completion of the park.  In fact, quite the opposite is true.  As
Mr. Petrie points out, the source of funds for the capital improvements necessary to build the
park comes from impact fees collected from new home construction.  The current Park Fees
are $12,821 and $10,142 per unit for detached and duplex units, respectively.  See Page 17 of
the attached Fee Schedule.  At current fee levels, Stonebridge will contribute a total of
$1,357,878 in fees specifically allocated to park land and capital improvements.   


REIMBURSEMENT AGREEMENT FOR FULTON ROAD - I have attached the first page of
a seven page Fulton Road Reimbursement Agreement with the City of Santa Rosa, wherein
BHI PHI Partners and Futrell/Gobar are to be reimbursed by numerous property owners that
develop their properties. The subject Stonebridge Subdivision is APN 34030070 (Jacobson)
and has a $1,505,473.38 obligation to BHI PHI and Futrell/Gobar. This $1.5+ million dollar
obligation needs to be included within the Stonebridge Subdivision DAC Report to insure that
a record of this obligation is on file within the City Planning Department. The Agreement has
a termination date which has probably been extended if BHI PHI and Futrell/Gobar have not
been paid off in full.   Per the approved DAC Report, Condition of Approval No. 33 requires
us to pay this fee.  A .pdf of the DAC Report is attached for your reference. 


MAINTENANCE OF FULTON ROAD BACK-ON LANDSCAPE/IRRIGATION - The
maintenance of the Fulton Road "back-on" treatment for both the BHI PHI (Woodbridge) and
the Futrell/Gobar (North Village 1) developments has been VERY POOR or NON-
EXISTENT. There was no HOA requirement for either development, as we understand, that
would bare the cost for the maintenance of the subdivision Fulton Road back-on treatment. So,
the maintenance obligation became the obligation of the City of Santa Rosa. I walk this area
about three times a week and it is in very bad shape and devoid of maintenance (I would
encourage you to "walk it yourself"). Please make sure some means of funding is set up to
support maintenance of the Stonebridge Subdivision "back-on" treatment.  Per the approved
DAC Report, Condition of Approval No. 93 provides that an HOA shall own and maintain the
landscape parcels and the wall along Fulton Road.  Additionally, Section 5.6.1 of our draft
CC&Rs (Page 21), a .pdf of which is attached for your reference (and has already been
submitted to and reviewed by the city attorney and engineering staff), provides that the HOA
shall maintain all landscaping on Common Area which, per Section 2.12 (Page 3), includes the
Fulton Road frontage improvements.  We revised our original project description to provide
for HOA maintenance of the Fulton Road frontage improvements in direct response to
feedback received during our neighborhood meetings held on 6/27/19 and 9/4/19. 


Sincerely,


Al Petrie  cell 707-974-9193
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MEMORANDUM





DATE:		December 6, 2022



TO:		Chair Weeks and Members of the Commission



FROM:		Sachnoor Bisla, City Planner



CC:		Jessica Jones, Deputy Director – Planning

Amy Nicholson, Supervising Planner 



SUBJECT:	Public Correspondence for Pura Vida Minor Conditional Use Permit





A significant amount of public correspondence has been received regarding the proposed 24-bed community care facility at 5761 Mountain Hawk Dr. While many of the comments received are addressed in the Staff Report, a brief summary of comments and questions are summarized below, along with staff’s response.



General Plan & Zoning Consistency/Issues



Numerous comments received stated that the proposed project is inconsistent with the project site’s General Plan and Zoning. 



The property is zoned Neighborhood Commercial – Scenic Road (CN-SR) and the Zoning Code allows the proposed use (Community Care Facility - 7 or more clients) in Neighborhood Commercial districts through the approval of a Minor Conditional Use Permit. The CN Zoning District is described in the Zoning Code as a zoning district “…applied to areas within and adjacent to residential neighborhoods appropriate for limited retail and service centers for convenience shopping. Uses in these centers are intended to provide for the day-to-day needs of local neighborhoods and workplaces, but not to be of such scope and variety as to attract substantial traffic volumes from outside the neighborhood. New development is encouraged to include both a residential and nonresidential component as noted by Section 20-23.030 (Commercial district land uses and permit requirements).”



Table 2-6 in Zoning Code Section 20-23.030 identifies the allowable land uses for the CN zoning district. Although the CN zoning district is described as one with neighborhood serving uses, a wide range of commercial and residential uses are permitted by right, or with a Minor Conditional Use Permit. Community Care Facilities serve a need in the community and this proposed facility would be available to serve residents of the surrounding neighborhood as needed. Additionally, the existing mixed-use shopping center has existing tenants that can also serve others outside of the immediate neighborhood including therapists and financial advisors. 



The Project site is designated Very Low Density Residential on the General Plan Land Use Diagram which allows residential development from 0.2 to 2.0 units per gross acre. This density range accommodates rural and hillside developments within the Urban Growth Boundary (UGB) and is intended for single family detached units, but clustered single family attached and multifamily may be permitted.  The existing mixed-use commercial building on site was developed in 2006 as a “neighborhood center.” The General Plan allows neighborhood centers in any land use designation where they can be supported (General Plan page 2-12).  

  

In addition, pursuant to Zoning Code Division 2, Zoning Districts and Allowable Land Uses, Community Care Facilities are identified as a residential land use which are consistent with all of the General Plan residential land use designations, including the Very-Low Density Residential designation.  Specifically, the Zoning Code allows the proposed use (Community Care Facility – 7 or more clients) in the Rural Residential zoning district, which implements the Very Low-Density Residential land use, with the approval of a Minor Conditional Use Permit. 



[bookmark: _Hlk120006324]The General Plan Housing Element, page 4-43, also clarifies that Community Care Facilities are allowed in all residential and commercial land use designations and zoning districts, with the exception of the Motor Vehicle Sales District.  



Economic Vitality 



Skyhawk residents have expressed concerns regarding effects on the economic vitality of other businesses in the commercial plaza.



The applicant has received numerous letters of support from neighboring business of existing Pura Vida locations. City staff does not have any documentation or evidence to support that the proposed use would negatively impact neighboring businesses. 



Operational Questions



Planning staff have received numerous questions regarding the inclusion of an outpatient clinic. 



The applicant had initially included a downstairs outpatient clinic as a part of the original application. The clinic was proposed for two of the downstairs commercial suites. The applicant withdrew this portion of the application, as the tenants of those suites are under long-term leases. Should the applicant wish to incorporate an outpatient clinic in the future, an additional Minor Conditional Use Permit would be required.



The applicant will be delivering a presentation during the Planning Commission meeting that will address many common operational questions and concerns.



Evacuation Concerns



Some comments have introduced concerns that the use would cause issues or inconveniences in the event of an emergency fire evacuation.



The site was previously used as residential apartments, housing about 22 tenants. During a fire evacuation, these tenants would have potentially taken several separate vehicles. The proposed use would not allow clients to have vehicles on site. In the event of an emergency evacuation, clients would be transported away in two Pura Vida vans that will be kept on site. 



Traffic Concerns 



Many neighbors have expressed concerns that traffic in and out of the Skyhawk neighborhood would significantly increase. 



A Trip Generation Memo was prepared for the project by W-Trans, dated November 16, 2022, and was reviewed by the City’s Traffic Engineering Division. The Memo concludes that the single added a.m. peak hour trip and two added p.m. peak hour trips estimated to be added by the proposed project would have an imperceptible effect on traffic operation and would be expected to result in no adverse transportation effects.



General Safety Concerns 



Neighbors have commented on potential safety concerns of the project, some specifically citing close proximity to Austin Creek Elementary School.



No evidence has been submitted to support this claim. City staff did route the proposed project to the Santa Rosa Police Department and requested a report on other Pura Vida locations at 721 Link Ln (detox) and 130 Stony Point Rd #J (outpatient). From November 1, 2021, to November 21, 2022, there were no calls for service to the Stony Point Rd address. There was one call for Link Ln which was an agency assist for medical services – police were canceled before they responded, and no criminal case arose from it. Police staff has no concern with the proposed use at this location.



Proposed Smoking Area



Neighbors have expressed concerns regarding the proposed designated smoking area. The proposed smoking area location and design have not yet been approved, although a conceptual location is shown in Attachment 10 to the Staff Report. Any structure proposed for the designated smoking area would be subject to design review and must meet the setbacks and other development standards for the Scenic Road (SR) combining district and Neighborhood Commercial (CN) zoning district. 

Pursuant to Zoning Code Section 20-28.050 D(3)(a)(4) “Nonback-on fences and walls, hedges, swimming pools, uncovered parking, uncovered decks, gazebos, and other decorative type accessory structures need only comply with the setbacks and other standards of the primary zoning district.” The front setback for the CN zoning district is 7.5 feet when abutting a residential land use or zoning district. Therefore, any proposed structure would need to be a minimum of 7.5 feet from the back of sidewalk along Highway 12. In addition, any structure located along this frontage is required to provide “back-on landscaping to include dense planting of coniferous tree and shrubs to screen development from view from Highway 12,” pursuant to Zoning Code Section 20-28.050 D(3)(b). Staff anticipates that the applicant will be able to meet the requirements of the City Code based on the conceptual design provided.
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RESOLUTION NO.        





RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF SANTA ROSA MAKING FINDINGS AND DETERMINATIONS AND APPROVING A MINOR CONDITIONAL USE PERMIT FOR PURA VIDA RECOVERY SERVICES, A 24-BED COMMUNITY CARE FACILITY, AND VOIDING THE PREVIOUSLY ISSUED ZONING CLEARANCE ISSUED ON JULY 22, 2022, FOR A COMMUNITY CARE FACILITY WITH 6 OR FEWER CLIENTS (FILE NUMBER ZC22-0202), LOCATED AT 5761 MOUNTAIN HAWK DR, SANTA ROSA, SUITES 201-207, APN: 153-180-029 - FILE NUMBER CUP22-045



WHEREAS, on July 22, 2022, pursuant to Zoning Code Section 20-23.030, Table 2-6, the applicant was granted a Zoning Clearance to operate a Community Care Facility for 6 or fewer clients on the second floor of the existing mixed-use building located at 5731 Mountain Hawk Drive (Subject Site); and	

WHEREAS, on August 1, 2022, an application for a Minor Conditional Use Permit was submitted to the Planning and Economic Development Department requesting approval of a 24-bed Community Care Facility (Project) on the second floor of the existing mixed-use building on the Subject Site, utilizing seven existing residential units for non-medical residential care for the addicted, including, but not limited to, monitoring and observing clients during the detoxification process, providing addiction education and relapse prevention services; and



WHEREAS, pursuant to Zoning Code Section 20-50.020, Table 5-1, the review authority for a Minor Conditional Use Permit is the Zoning Administrator; and



WHEREAS, pursuant to Zoning Code Section 20-50.020(A)(1), the Zoning Administrator may defer action on any decision assigned to the Zoning Administrator and refer the request to the Planning Commission, so that the Commission may instead make the decision; and  



WHEREAS, pursuant to Zoning Code Section 20-52.050(E)(2), Zoning Administrator meetings are noticed as public meetings, unless a public hearing is requested in writing by any interested person before the specified date for the decision; and



WHEREAS, on October 10, 2022, a public meeting notice was sent for the proposed Project, identifying a Zoning Administrator meeting date of October 20, 2022; and



WHEREAS, on October 12, 2022, a written request was received for a public hearing for the proposed Project, and the item was continued to allow for the public hearing noticing; and



WHEREAS, on October 31, 2022, City staff met with several members of the adjacent residential neighborhood to discuss the proposed project, at which time the neighbors stated their concerns and opposition to the proposed Project; and



WHERAS, due to the amount of interest generated by the surrounding neighborhood, including concerns and opposition to the proposed Project, the item was referred to the Planning Commission for action; and



[bookmark: OLE_LINK2]	WHEREAS, the Planning Commission has considered the application, the staff reports, oral and written, the General Plan and zoning on the subject property, the testimony, written comments, and other materials presented at the public hearing; and



	WHEREAS, the Minor Conditional Use Permit approval to allow the proposed use is based on the project description and official approved exhibit date stamp received August 1, 2022; and



WHEREAS, the matter has been properly noticed as required by Zoning Code Section 20-66.020; and



	NOW, THEREFORE, BE IT RESOLVED, that after consideration of the reports, documents, testimony, and other materials presented, and pursuant to City Code Sections 20-52.050 (Minor Conditional Use Permit) and 20-42.060 (Community Care and Health Care Facilities), the Planning Commission of the City of Santa Rosa finds and determines:



A. The proposed use is allowed within the applicable zoning district and complies with all other applicable provisions of this Zoning Code and the City Code. The property is zoned CN-SR (Neighborhood Commercial – Scenic Road) and the Zoning Code allows the proposed use (Community Care Facility – 7 or more clients) in Neighborhood Commercial districts through the approval of a Minor Conditional Use Permit.

B. [bookmark: _Hlk119603596]The proposed use is consistent with the General Plan and any applicable specific plan in that community care facilities are identified as a residential land use per the Santa Rosa Zoning Code, which would be consistent with all of the General Plan residential land use designations, including the subject sites Very Low Density Residential land use designation.  Specifically, the Zoning Code allows the proposed use (Community Care Facility – 7 or more clients) in the Rural Residential zoning district, which implements the subject site’s Very Low Density Residential land use designation, with the approval of a Minor Conditional Use Permit. Although the site’s zoning district of Neighborhood Commercial, which also allows Community Care Facilities – 7 or more clients with the approval of a Minor Conditional Use Permit, and the General Plan land use designation of Very Low Density Residential are not generally consistent, the General Plan does allow neighborhood centers in any land use designation where they can be supported (Santa Rosa General Plan 2035, page 2-12).  As such, on July 17, 2005, the City Council adopted Ordinance No. 3732, rezoning the site from Planned Development-Scenic Road (PD-SR) to the current zoning of Neighborhood Commercial-Scenic Road (CN-SR). 

The General Plan Housing Element (Santa Rosa General Plan page 4-43), also clarifies that community care facilities are allowed in all residential and commercial land use designations and zoning districts, with the exception of the Motor Vehicle Sales District.  It further states that facilities of six or fewer persons are allowed by right since they are considered a single-family use, and that facilities of seven or more require review of a Minor Conditional Use Permit by the City.

In addition, the project is consistent with the following General Plan goals and policies, including: 

LUL-E-3   “Avoid concentration of large community care facilities in any single residential neighborhood.”  The nearest large community care facility is approximately 2 miles from the subject site; 

LUL-F   “Maintain a diversity of neighborhoods and varied housing stock to satisfy a wide range of needs.”  The proposed recovery center will provide housing and treatment for people suffering from addiction, furthering the goal of maintaining diversity for a wide range of needs.

H-A   “Meet the housing needs of all Santa Rosa residents.”  H-A-1  “Ensure adequate sites are available for development of a variety of housing types for all income levels, throughout the City, such as single- and multi-family units, mobile

homes, transitional housing, and homeless shelters.”  The proposed recovery center will provide housing and treatment for people suffering from addiction.  

C. [bookmark: _Hlk119605279]The design, location, size, and operating characteristics of the proposed activity would be compatible with the existing and future land uses in the vicinity in that, while the site is surrounded by single-family residential development, the Zoning Code identifies community care facilities that meet certain criteria as a residential use and the proposed use has been conditioned to ensure that sufficient parking will be accommodated on site; that facility staff will be available 24 hours per day, including a minimum of 3 staff members on site during overnight shifts and no less than six staff members on site during daytime hours, and clients will be supervised at all times when outside of the facility; that a hotline will be provided for neighbors and visitors in the event of a complaint or concern; that clients will be screened and no sex offenders or violent felons will be admitted to the facility; and that clients will be required to be sober while in the program, and will be screened daily.  The project will also be required to comply with the City’s noise ordinance which would prevent any loud, unnecessary, or unusual noise which disturbs the peace or quiet of any neighborhood or which causes discomfort or annoyance to reasonable person of normal sensitiveness residing in the area.

D. The site is physically suitable for the type, density, and intensity of use being proposed, including access, utilities, and the absence of physical constraints in that each second-floor apartment unit is 1,188 square feet and can accommodate the proposed use; the existing facility is already connected to utilities; and traffic and parking demand is not anticipated to significantly increase as clients will not have vehicles during their stay.

E. [bookmark: _Hlk119605426]Granting the permit would not constitute a nuisance or be injurious or detrimental to the public interest, health, safety, convenience, or welfare, or materially injurious to persons, property, or improvements in the vicinity and zoning district in which the property is located in that new clients will only be admitted during business hours of 9:00 a.m. to 7:00 p.m., and therefore there will be no after-hours traffic. In addition, once admitted, clients are required to stay within the facility and will be supervised 24 hours per day, 7 days per week, with a minimum of 3 staff members on site during overnight shifts and no less than six staff members on site during daytime hours.  Further, clients will be screened and no sex offenders or violent felons will be admitted to the facility, and clients will be required to be sober while in the program, and will be screened daily, thereby limiting potential impacts to the adjacent neighborhood. The Santa Rosa Police Department has reviewed the proposal and has no concerns regarding safety.

F. The proposed project has been reviewed in compliance with the California Environmental Quality Act (CEQA) and qualifies for the following exemptions: 

· Class 1 Categorical Exemption under CEQA Guidelines Section 15301 in that the project is located within an existing structure involving a negligible expansion of an existing use that will not result in significant impact(s).

· Class 3 Categorical Exemption under CEQA Guidelines Section 15303 in that the project involves a change of use, which will require only minor exterior modifications to the structure/site. 

· Class 32 Categorical Exemption under CEQA Guidelines Section 15332 (In-fill Development Projects) in that:

1. The Project is consistent with Santa Rosa General Plan 2035 and the current City of Santa Rosa Zoning Code. The site is zoned Neighborhood Commercial and community care facilities (7 or more clients) are a permitted use through a Major Conditional Use Permit;

2. The Project is located within the City of Santa Rosa jurisdiction, on a project site of no more than five acres substantially surrounded by urban uses;

3. The project site is currently developed with a mixed-use commercial building and a parking lot, and does not have any habitat value for endangered, rare, or threatened species;

4. The Project will not result in any significant effects relating to traffic, noise, air quality, or water quality. The Trip Generation Memo prepared by W-Trans, dated November 16, 2022, concludes the Project would result in a less-than-significant transportation impact on vehicle miles traveled (VMT), and the City’s Traffic Division has reviewed the proposal and requested no additional Traffic Study. The proposed Project will occupy an existing building, and any work will take place inside the building.  The facility will be required to meet the City noise ordinance, and the residential units will be lived in by clients of the facility and utilized in the same manner as a traditional residential use, therefore the use will not have any additional impacts on air or water quality; and

5. The Project site is located in a developed area where it can be adequately served by all required utilities and public services. City staff has reviewed the plans and conditioned the project appropriately.

The City has further determined that no exceptions to the exemptions apply and there is no reasonable possibility that the activity will have a significant effect on the environment due to unusual circumstances (CEQA Guidelines Section 15300.2.)

G. [bookmark: _Hlk119600461]The facility complies with all applicable requirements of Section 20-42.060 (Community Care and Health Care Facilities) in that over-concentration is mitigated by conditions that are imposed upon this Minor Conditional Use Permit and other measures instituted by the applicant.

H. [bookmark: _Hlk119600563]The facility complies with all applicable building and fire code provisions adopted by the State and administered by the City Fire Marshal, and California Department of Social Services licensing requirements in that the proposed facility has been reviewed and conditioned by the City’s Fire Department, and the applicant is licensed under the State of California Department of Health Care Services, License #490041BP.

	BE IT FURTHER RESOLVED, that this Minor Conditional Use Permit is subject to all applicable provisions of the Zoning Code, including Section 20-54.100 (Permit Revocation or Modification).



BE IT FURTHER RESOLVED, that approval of this Minor Conditional Use Permit supersedes and will make null and void the previously approved Zoning Clearance issued on July 22, 2022, File Number ZC22-0202, and will allow the development of a 24-bed Community Care Facility; and



	BE IT FURTHER RESOLVED that a Minor Conditional Use Permit for a 24-bed Community Care Facility, to be located at 5761 Mountain Hawk Dr, suites 201-207, is approved subject to each of the following conditions:



DEPARTMENT OF COMMUNITY DEVELOPMENT



PLANNING DIVISION:



1. Sufficient parking shall be accommodated and maintained on site for staff and client drop-off/pickup.



2. Staff shall be available on site 24 hours a day, which shall include no less than three staff members on site for overnight shifts and no less than six staff members on site during daytime hours, when clients are onsite. While residential clients are off site, Pura Vida will maintain a client to staff ratio of 6 to 1 at minimum.



3. The applicant shall post the facility phone number on site in a location visible to the general public so members of the public can call to lodge complaints or concerns. The applicant shall endure that the facility is staffed 24 hours per day and shall have a staff member available to receive phone calls at the posted phone number and address any issues within 30 minutes of receiving the complaint.



4. The number of people at the designated smoking area at any given time shall be limited to five, which includes a maximum of four clients and a minimum of one facility staff member.



5. Clients of the program shall be supervised at all times by program staff when outside of the facility. 



6. Clients of the program shall be sober while in the treatment program, excluding the initial detoxification phase. Clients shall be tested for drugs regularly and alcohol daily. Any clients not meeting the sober requirements will be assessed and an appropriate plan of action will be taken including but not limited to, discharge from the program, clinical intervention, or referral to an outside facility.



7. The applicant shall add a minimum of 7 bicycle parking spaces to the site.



8. A building permit is required for all on site demolition, construction, and/or change of use.



9. Construction hours shall be limited to 7:00 a.m. to 7:00 p.m. Monday through Friday and 8:00 a.m. to 6:00 p.m. Saturdays.  No construction is permitted on Sundays and holidays.



10. Comply with all applicable federal, state, and local codes.  Failure to comply may result in issuance of a citation and/or revocation of approval.



11. Comply with the latest adopted ordinances, resolutions, policies, and fees adopted by the City Council at the time of building permit review and approval.



12. No exterior signs are approved with this permit. A separate sign permit is required.



13. Any exterior changes (including construction of a designated smoking area) are subject to the design review process before obtaining a building permit.



14. As required by Zoning Code Section 20-42.060(D)(2), the facility shall comply with all applicable building and fire code provisions adopted by the State and administered by the City Fire Marshal, and California Department of Social Services licensing requirements.



15. The applicant, and all clients and visitors of the community care facility, shall comply with the City’s Municipal Code Chapter 9-20, Smoking Regulations.



FIRE DEPARTMENT

16. Tenant improvements shall include modifications to the existing Fire Alarm system in this space appropriate to the proposed R2.1 occupancy upstairs per 2019 California Fire Code section 907.2.9.

17. Deferred submittals to the Fire Department will be required for any updates to Fire Detection and Fire Suppression systems. This included modifications to existing system(s) and/or new installation(s).



18. The project is subject to the building and fire codes in effect at time of building permit application. The next code cycle is scheduled to go into effect on January 1, 2023.



	BE IT FURTHER RESOLVED, that the Planning Commission finds and determines this entitlement to use would not be granted but for the applicability and validity of each and every one of the above conditions and that if any one or more of the above said conditions are invalid, this entitlement to use would not have been granted without requiring other valid conditions for achieving the purposes and intent of such approval.



REGULARLY PASSED AND ADOPTED by the Planning Commission of the City of Santa Rosa on the 8th day of December, 2022 by the following vote:



AYES:



NOES:



ABSTAIN:



ABSENT:





APPROVED:________________________________

                          KAREN WEEKS, CHAIR



ATTEST:________________________________________

                 JESSICA JONES, EXECUTIVE SECRETARY
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From: Gary Cortes
To: Bisla, Sachnoor
Subject: [EXTERNAL] Re: 12/8 Planning Commission
Date: Tuesday, December 6, 2022 11:12:42 AM
Attachments: image001.jpg


Sachnoor,


Thank you for providing me with this contact information.


I wish to express my complete disagreement and protest against the permit considerations for
the Pura Vida Recovery Services facility being planned for Skyhawk Village. With all of the
open spaces and land available throughout the Santa Rosa area, it is ill advised to place this
facility within 1/3 of a mile from one elementary school, within 2/3 of a mile from a second
elementary school,and within 1 mile from a third elementary school. As residents of Santa
Rosa expect wider safety zones between family neighborhoods and drug rehab facilities.
Skyhawk is a safe neighborhood where we feel secure in allowing neighborhood children to
play and safely grow up.


Also, there is little known or published about the Pura Vida Recovery Services other than they
are an LLC and associated with faith-based recovery services and real estate holdings.


Therefore, to summate, keep this center out of our neighborhood.


Thank you for allowing me this platform for expressing my opinion.


Gary Cortes
Santa Rosa Resident


On Thu, Nov 17, 2022 at 1:34 PM Bisla, Sachnoor <sbisla@srcity.org> wrote:


Hi Gary,


 


Thank you for your call. Here is the Zoom ID for the December 8th planning commission
meeting at 4:30 p.m.:


 


883 2834 7211


 


Thank you,


Noor


 


Sachnoor Bisla | City Planner Trainee



mailto:garyc104@gmail.com

mailto:sbisla@srcity.org

mailto:sbisla@srcity.org
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Planning and Economic Development Department |100 Santa Rosa Ave | Santa Rosa, CA
95404


Tel. (707) 543-3223 | Fax (707) 292-0963 | sbisla@srcity.org


 


Due to increased demand, limited resources, and time constraints, delays are expected in
the City's permit processing. The Planning Division anticipates returning to standard
processing and response times by Fall 2022. Thank you for your patience and
understanding as City operations are reestablished.


 



mailto:sbisla@srcity.org





From: Cindy Arthur
To: Bisla, Sachnoor
Subject: [EXTERNAL] Proposed Pura Vita drug rehab center in Skyhawk Village
Date: Sunday, December 4, 2022 5:34:54 PM


Dear Councilpersons and Members of Santa Rosa Planning Commission,


In less than a month, over 400 people from the Skyhawk community have signed a
petition seeking to BLOCK the proposal to establish a permanent Addiction Services
center in Skyhawk Village under the guise of a Community services center.  This
addict recovery center does nothing to serve our community and poses a danger to
our children.  It blocks traffic and takes customers away from our coffee shop and
restaurant.  Worst of all, it also violates the Santa Rosa city General Plan and creates
a liability for the city should you continue to support this proposal!!


Please take steps today to block this proposal.  We love Skyhawk and the basic
principles on which it was planned and founded. This proposal seeks to destroy the
very fabric of why we love Skyhawk.  Please keep it from happening here.


Regards,


Richard and Cynthia Arthur



mailto:aumakua@comcast.net

mailto:sbisla@srcity.org
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		[EXTERNAL] Proposed Pura Vita drug rehab center...






First, I would like to thank everyone who has shown support for our project. It is an affirmation 
that the good work we strive to do every day is making an impact and achieving its desired goal: 
to provide quality, affordable, addiction treatment to as many people as possible. 
 
Pura Vida Recovery Services was founded in 2017 by Alex Wignall, David Wignall, and Ben 
Pahlavan. I am Alex and I am writing this letter on behalf of all three of us. David is my dad and 
the father of six children, three of whom have had issues with addiction. Ben is a friend I met 
when we were both early in recovery. I tell you these personal details to assure you that we are  
invested in this project. Our lives have been forever changed by our experiences with addiction 
and recovery. We currently employ around 25 staff members and treat between 40-50 people a 
month in detox and intensive outpatient treatment.  We have a license and certification from 
the California Department of Health Care Services and an accreditation from The Joint 
Commission on Accreditation of Healthcare Organizations. 
 
What is Detox:  
 
First step in recovery.  
 
Length of stay: 3-14 days. 
 
Stop using drugs/alcohol safely. Clients screened and physically searched upon entry, drug 
tested daily. 
 
24/hour supervision by medical assistants, counselors, and treatment technicians. 
 
All meals on-site. 
 
All activities on-site. 
 
Exposure to addiction treatment (1 group/day and individual counseling.) 
 
Clients do not have vehicles on-site and do not go anywhere outside their housing unit during 
treatment, except mild exercise under direct supervision of PV staff. 
 
What is Residential Treatment: 
 
Second step in recovery. 
 
Length of stay: 30-90 days. 
 
Clients are physically free from drugs/alcohol. Tested regularly to ensure compliance. 
 
24/hour supervision by medical assistants, counselors, psychologists, and treatment 
technicians. 







 
Meals on-site and off-site depending on schedule.  
 
Activities and treatment on-site and off-site depending on schedule. 
 
Clients off-site for majority of the day, from around 9:30am to 6:00pm. 
 
Clients do not drive or go anywhere without a representative of Pura Vida Recovery Services. 
present. Pura Vida Recovery Services provides transportation in vans. 
 
Exposure to addiction treatment (6-8 hours/day, individual counseling, relapse prevention, 
recreational therapy, physical fitness, self-help meetings, spiritual practices, life skills, and 
community reintegration skills.) See schedule below for details. 
 
 
Discrimination and The Americans with Disabilities Act and Federal Fair Housing Act.  


As recovering addicts and alcoholics, our future clients are protected by several pieces of 
longstanding federal legislation and are guaranteed the same rights and access to housing and 
services as anyone else. As their representatives we indent to make sure they have those rights 
and access to quality addiction treatment.  


Who qualifies as a person with a disability under the Fair Housing Act?  


The Fair Housing Act defines a person with a disability to include (1) individuals with a 
physical or mental impairment that substantially limits one or more major life activities; 
(2) individuals who are regarded as having such an impairment; and (3) individuals with 
a record of such an impairment.  


The term “physical or mental impairment” includes, but is not limited to, diseases and 
conditions such as orthopedic, visual, speech and hearing impairments, cerebral palsy, 
autism, epilepsy, muscular dystrophy, multiple sclerosis, cancer, heart disease, diabetes, 
HIV infection, developmental disabilities, mental illness, drug addiction (other than 
addiction caused by current, illegal use of a controlled substance), and alcoholism.  


What types of land use and zoning laws or practices violate the Fair Housing Act?  


Examples of state and local land use and zoning laws or practices that may violate the 
Act include:  


•  Imposing restrictions on housing because of alleged public safety concerns that are 
based on stereotypes about the residents’ or anticipated residents’ membership in a 
protected class, by, for example, requiring a proposed development to provide additional 







security measures based on a belief that persons of a particular protected class are more 
likely to engage in criminal activity.  


•  Refusing to provide reasonable accommodations to land use or zoning policies when 
such accommodations may be necessary to allow persons with disabilities to have an 
equal opportunity to use and enjoy the housing, by, for example, denying a request to 
modify a setback requirement so an accessible sidewalk or ramp can be provided for one 
or more persons with mobility disabilities.  


Does a state or local government violate the Fair Housing Act if it considers the fears or 
prejudices of community members when enacting or applying its zoning or land use laws 
respecting housing?  


When enacting or applying zoning or land use laws, state and local governments may 
not act because of the fears, prejudices, stereotypes, or unsubstantiated assumptions 
that community members may have about current or prospective residents because of 
the residents’ protected characteristics. Doing so violates the Act, even if the officials 
themselves do not personally share such bias. For example, a city may not deny zoning 
approval for a low-income housing development that meets all zoning and land use 
requirements because the development may house residents of a particular protected 
class or classes whose presence, the community fears, will increase crime and lower 
property values in the surrounding neighborhood. Similarly, a local government may not 
block a group home or deny a requested reasonable accommodation in response to 
neighbors’ stereotypical fears or prejudices about persons with disabilities or a particular 
type of disability. Of course, a city council or zoning board is not bound by everything 
that is said by every person who speaks at a public hearing. It is the record as a whole 
that will be determinative.  


https://www.justice.gov/opa/file/912366/download 
 


Any decision about this project must disregard stereotypical and discriminatory fears and 
comments about our clients.  
 
It also bears mentioning that in addition to issuance of the permit, members of a protected 
class are guaranteed a right to reasonable accommodation from any issues arising from these 
proceedings.  
 
Below is a summary of concerns we have received from community members and our 
responses. 
 


1. This program is located too close to a school, which is a bad thing, because addicts 
seeking treatment will bother the children and/or are unsafe to be around them. 


 







There is no restriction on proximity of community care facilities to schools anywhere in 
the zoning code. This accusation is baseless and based solely on stereotypes about our 
potential clients. 
 
Furthermore, as a father in recovery with two young children and a third on the way I 
take particular offense at this suggestion. I owe my life, my family, and everything I have 
to a facility like the one we are proposing. I bring my young girls with me to work once a 
week. They love interacting with our staff and clients. Our clients are not just “drug 
addicts”: they are loving parents, grandparents, aunts, uncles and siblings. To suggest 
that because our clients are seeking treatment for a diagnosable behavior health 
condition, they are somehow unfit to be within ½ a mile of children, is absurd.  
 
Our current detox facility has been located directly behind an elementary school in 
Santa Rosa for two years. I called the principal of that elementary school and asked her 
if she knew that there was a 6 bed detoxification facility behind the school. She had no 
idea. 
 
Our clients are supervised and absolutely safe to receive treatment within any distance 
of children in our community. My experience tells me you won’t even notice us. 


 
2. This program will lead to an influx of homeless and vagrants in the area. 


 
Our program is structured, community oriented, safe, and a therapeutic environment.  
 
We provide 24/hour supervision of clients. 
 
Our program has 100% voluntary admission. No court ordered or paroled clients. 
 
We only accept private pay and private insurance clients. 
 
We conduct rigorous screening for mental health, general health, family dynamics, and 
criminal background. No sex offenders and no violent felons. 
 


3. This project will negatively impact the community. 
 
On the contrary. Pura Vida provides a much needed service to individuals struggling 
with substance abuse. There is currently one other private residential recovery program 
and no existing private detoxification facility in the City of Santa Rosa, and the addiction 
rate continues to rise. As a result many clients who need detoxification services end 
burdening emergency department capacity as well as local hospital and healthcare staff, 
or worse, unable to find the help they need before it is too late. 
 


4. This program will draw undesirable people to the community for medications. 
 







Pura Vida is not a methadone or suboxone clinic and does not deliver medications to 
clients on-site in the same way those types of programs do.  
 


5. The proposed building is unsuitable for housing such a facility. 
 
The area we propose to use for detoxification and residential treatment is actually 
perfect for such a facility. 
 
It is located above businesses we will have no impact on.  
 
It is in a commercial island separated from residential homes by a substantial distance.  
 
The housing units themselves offer a level of comfort and space that most treatment 
centers would envy.  
 
The use is consistent with the zoning code and the general plan (Small community care 
facilities allowed by right).  
 
The facility is not directly in a residential neighborhood and will not affect parking, 
traffic, or any other aspect of the Skyhawk Community.  
 
The Planning and Economic Development Department has recommended issuance of 
our permit.  


 
6. The addition of this facility would negatively affect safe egress during a fire 


emergency. 
 


The number of clients in the building will be similar to the number of residential tenants 
living in the building when we purchased it.  
 
Staff will be required to park on Highway 12.  
 
Clients will not have vehicles and would be transported away from the facility in 2 vans 
in the event of an emergency following our emergency evacuation plan, which we hold 
regular drills for. 


 
In previous evacuations our clients have been helpful to neighbors, going as far as 
helping neighbors evacuate their pets and load belongings into their cars. 
 
We have attached a trip generation study, completed by a licensed engineering firm, 
showing a negligible impact of traffic. 
 


7. Pura Vida is not licensed or accredited by the state. 
 







False. Pura Vida Recovery Services is licensed and certified by the California Department 
of Health Care Services and accredited by The Joint Commission on Accreditation of 
Healthcare Organizations. 


 
8. This facility is not conducive for sober living. 


 
This is not a proposal to house sober living clients at 5761 Mountain Hawk Drive for 
several reasons: 
 
A. Pura Vida Sober Living Homes(PVSLH) is a separate company, with a separate staff.  


PVSLH residents do not have to attend treatment at Pura Vida Recovery Services and 
vice versa. PVSLH does not own the building  
 


B. Sober living is not classified in the city code any differently than residential housing 
and does not require zoning or planning approval. 


 
C. The building will be occupied by Pura Vida Recovery Services and will not support 


additional housing for PVSLH. 
 


9. What is the program’s success rate? 
 
Any addiction treatment center that advertises a success rate is lying to you. If there 
was a treatment modality with a 90% success rate we would hardly need treatment 
centers at all. Unfortunately, addiction is one of the most deadly and challenging 
diseases to treat. Attempts to determine a success rate are confounded by multiple 
factors. Those who “succeed” end up with jobs, families, and full lives with little time for 
stopping by their old treatment center to let you know they are still sober. Those who 
end up relapsing are more likely to show up again needing help. 
 
Additionally, there is the question of how to define success. Does everyone who comes 
to treatment need to stay sober from all substances for the rest of their lives? Does an 
opiate addict need to never drink a beer again?  Does an alcoholic who stops drinking 
need to refuse pain medication after a surgery?  
 
Pura Vida does follow up with clients to gain insight into our program and get better, 
but we do not attempt to aggregate a success or failure rate for the reasons described 
above. 
 


10. What type of person goes to Pura Vida for treatment? 
 


Pura Vida is licensed to provide addiction treatment to anyone who’s primary diagnosis 
is substance use disorder.  
 







We can also help treat clients with secondary behavioral health diagnosis such as 
bipolar, depression, or anxiety in certain cases.  
 
We carefully screen every new applicant to ensure that our staff and program has the 
tools needed to treat the individual.  
 
If we do not have those tools, we make a referral to the appropriate level of care. 
 
Clients either pay cash or use their private insurance for our services.  
 
Our mission has always been to be affordable. Our program provides the highest quality 
treatment for a fraction of the cost of similar treatment centers in the area. In order to 
be accessible to as many clients as possible Pura Vida has partnered with community 
members to provide nearly $200,000 in scholarships to our program over the past two 
years. 
 


 
11. The proposed project will have a negative effect on the businesses currently located at 


5761 Mountain Hawk and negatively affect home values in the area. 
 
Our current location in Santa Rosa has had the opposite effect on our neighbors. Our 
clients and staff have become regular customers with neighboring businesses. Pura Vida 
has even partnered with some of these neighbors to provide routine services for our 
clients. We have submitted letters of support from these neighbors which affirm these 
statements. There have never been any issues with vandalism, crime, or any other 
nuisance.  
 
There is no evidence to suggest that an addiction treatment center negatively affects 
property values in the surrounding area. 
 


12. Why would an addiction treatment center want to be located next to a bar or 
establishments that sell alcohol? 
 
Our current location was located directly next to a bar and restaurant for 4 years. We 
have never had a single issue with a client going to get a drink or relapsing there. But we 
have had several people from the bar wander over to ask us about quitting drinking. 
 


13. There is not enough parking on site. 
 
The application we have submitted is requesting 24 community care beds and one 
accessory office. Based on the zoning code, section 20-36.040 Number of parking spaces 
required. (qcode.us), we are required to provide 9 spaces. Our plan provides for far 
more spaces than this. 


 







I hope that we can move forward with support from the entire community. We will continue to 
work tirelessly to make sure anyone who needs our help can get it. 
 
 
 







 
 
 
MEMORANDUM 
 
 
DATE:  December 6, 2022 
 
TO:  Chair Weeks and Members of the Commission 
 
FROM:  Sachnoor Bisla, City Planner 
 
CC:  Jessica Jones, Deputy Director – Planning 

Amy Nicholson, Supervising Planner  
 
SUBJECT: Public Correspondence for Pura Vida Minor Conditional Use Permit 
 
 
A significant amount of public correspondence has been received regarding the 
proposed 24-bed community care facility at 5761 Mountain Hawk Dr. While many of the 
comments received are addressed in the Staff Report, a brief summary of comments 
and questions are summarized below, along with staff’s response. 
 
General Plan & Zoning Consistency/Issues 
 
Numerous comments received stated that the proposed project is inconsistent with the 
project site’s General Plan and Zoning.  
 
The property is zoned Neighborhood Commercial – Scenic Road (CN-SR) and the 
Zoning Code allows the proposed use (Community Care Facility - 7 or more clients) in 
Neighborhood Commercial districts through the approval of a Minor Conditional Use 
Permit. The CN Zoning District is described in the Zoning Code as a zoning district 
“…applied to areas within and adjacent to residential neighborhoods appropriate for 
limited retail and service centers for convenience shopping. Uses in these centers are 
intended to provide for the day-to-day needs of local neighborhoods and workplaces, but 
not to be of such scope and variety as to attract substantial traffic volumes from outside 
the neighborhood. New development is encouraged to include both a residential and 
nonresidential component as noted by Section 20-23.030 (Commercial district land uses 
and permit requirements).” 
 
Table 2-6 in Zoning Code Section 20-23.030 identifies the allowable land uses for the 
CN zoning district. Although the CN zoning district is described as one with 
neighborhood serving uses, a wide range of commercial and residential uses are 
permitted by right, or with a Minor Conditional Use Permit. Community Care Facilities 
serve a need in the community and this proposed facility would be available to serve 
residents of the surrounding neighborhood as needed. Additionally, the existing mixed-

 

https://library.qcode.us/lib/santa_rosa_ca/pub/city_code/lookup/20-23.030
https://library.qcode.us/lib/santa_rosa_ca/pub/city_code/item/title_20-division_2-chapter_20_23-20_23_030


use shopping center has existing tenants that can also serve others outside of the 
immediate neighborhood including therapists and financial advisors.  
 
The Project site is designated Very Low Density Residential on the General Plan Land 
Use Diagram which allows residential development from 0.2 to 2.0 units per gross acre. 
This density range accommodates rural and hillside developments within the Urban 
Growth Boundary (UGB) and is intended for single family detached units, but clustered 
single family attached and multifamily may be permitted.  The existing mixed-use 
commercial building on site was developed in 2006 as a “neighborhood center.” The 
General Plan allows neighborhood centers in any land use designation where they can 
be supported (General Plan page 2-12).   
   
In addition, pursuant to Zoning Code Division 2, Zoning Districts and Allowable Land 
Uses, Community Care Facilities are identified as a residential land use which are 
consistent with all of the General Plan residential land use designations, including the 
Very-Low Density Residential designation.  Specifically, the Zoning Code allows the 
proposed use (Community Care Facility – 7 or more clients) in the Rural Residential 
zoning district, which implements the Very Low-Density Residential land use, with the 
approval of a Minor Conditional Use Permit.  
 
The General Plan Housing Element, page 4-43, also clarifies that Community Care 
Facilities are allowed in all residential and commercial land use designations and zoning 
districts, with the exception of the Motor Vehicle Sales District.   
 
Economic Vitality  
 
Skyhawk residents have expressed concerns regarding effects on the economic vitality 
of other businesses in the commercial plaza. 
 
The applicant has received numerous letters of support from neighboring business of 
existing Pura Vida locations. City staff does not have any documentation or evidence to 
support that the proposed use would negatively impact neighboring businesses.  
 
Operational Questions 
 
Planning staff have received numerous questions regarding the inclusion of an 
outpatient clinic.  
 
The applicant had initially included a downstairs outpatient clinic as a part of the original 
application. The clinic was proposed for two of the downstairs commercial suites. The 
applicant withdrew this portion of the application, as the tenants of those suites are 
under long-term leases. Should the applicant wish to incorporate an outpatient clinic in 
the future, an additional Minor Conditional Use Permit would be required. 
 
The applicant will be delivering a presentation during the Planning Commission meeting 
that will address many common operational questions and concerns. 
 
Evacuation Concerns 
 
Some comments have introduced concerns that the use would cause issues or 
inconveniences in the event of an emergency fire evacuation. 
 

https://www.srcity.org/DocumentCenter/View/24996/General-Plan-Land-Use-Diagram-PDF---July-2019
https://www.srcity.org/DocumentCenter/View/24996/General-Plan-Land-Use-Diagram-PDF---July-2019
https://library.qcode.us/lib/santa_rosa_ca/pub/city_code/item/title_20-division_2
https://library.qcode.us/lib/santa_rosa_ca/pub/city_code/item/title_20-division_2


The site was previously used as residential apartments, housing about 22 tenants. 
During a fire evacuation, these tenants would have potentially taken several separate 
vehicles. The proposed use would not allow clients to have vehicles on site. In the event 
of an emergency evacuation, clients would be transported away in two Pura Vida vans 
that will be kept on site.  
 
Traffic Concerns  
 
Many neighbors have expressed concerns that traffic in and out of the Skyhawk 
neighborhood would significantly increase.  
 
A Trip Generation Memo was prepared for the project by W-Trans, dated November 16, 
2022, and was reviewed by the City’s Traffic Engineering Division. The Memo concludes 
that the single added a.m. peak hour trip and two added p.m. peak hour trips estimated 
to be added by the proposed project would have an imperceptible effect on traffic 
operation and would be expected to result in no adverse transportation effects. 
 
General Safety Concerns  
 
Neighbors have commented on potential safety concerns of the project, some 
specifically citing close proximity to Austin Creek Elementary School. 
 
No evidence has been submitted to support this claim. City staff did route the proposed 
project to the Santa Rosa Police Department and requested a report on other Pura Vida 
locations at 721 Link Ln (detox) and 130 Stony Point Rd #J (outpatient). From November 
1, 2021, to November 21, 2022, there were no calls for service to the Stony Point Rd 
address. There was one call for Link Ln which was an agency assist for medical services 
– police were canceled before they responded, and no criminal case arose from it. 
Police staff has no concern with the proposed use at this location. 
 
Proposed Smoking Area 
 
Neighbors have expressed concerns regarding the proposed designated smoking area. 
The proposed smoking area location and design have not yet been approved, although a 
conceptual location is shown in Attachment 10 to the Staff Report. Any structure 
proposed for the designated smoking area would be subject to design review and must 
meet the setbacks and other development standards for the Scenic Road (SR) 
combining district and Neighborhood Commercial (CN) zoning district.  

Pursuant to Zoning Code Section 20-28.050 D(3)(a)(4) “Nonback-on fences and walls, 
hedges, swimming pools, uncovered parking, uncovered decks, gazebos, and other 
decorative type accessory structures need only comply with the setbacks and other 
standards of the primary zoning district.” The front setback for the CN zoning district is 
7.5 feet when abutting a residential land use or zoning district. Therefore, any proposed 
structure would need to be a minimum of 7.5 feet from the back of sidewalk along 
Highway 12. In addition, any structure located along this frontage is required to provide 
“back-on landscaping to include dense planting of coniferous tree and shrubs to screen 
development from view from Highway 12,” pursuant to Zoning Code Section 20-28.050 
D(3)(b). Staff anticipates that the applicant will be able to meet the requirements of the 
City Code based on the conceptual design provided. 

https://library.qcode.us/lib/santa_rosa_ca/pub/city_code/item/title_20-division_2-chapter_20_28-20_28_050
https://library.qcode.us/lib/santa_rosa_ca/pub/city_code/item/title_20-division_2-chapter_20_28-20_28_050
https://library.qcode.us/lib/santa_rosa_ca/pub/city_code/item/title_20-division_2-chapter_20_28-20_28_050


From: Gary Cortes
To: Bisla, Sachnoor
Subject: [EXTERNAL] Re: 12/8 Planning Commission
Date: Tuesday, December 6, 2022 11:12:42 AM
Attachments: image001.jpg

Sachnoor,

Thank you for providing me with this contact information.

I wish to express my complete disagreement and protest against the permit considerations for
the Pura Vida Recovery Services facility being planned for Skyhawk Village. With all of the
open spaces and land available throughout the Santa Rosa area, it is ill advised to place this
facility within 1/3 of a mile from one elementary school, within 2/3 of a mile from a second
elementary school,and within 1 mile from a third elementary school. As residents of Santa
Rosa expect wider safety zones between family neighborhoods and drug rehab facilities.
Skyhawk is a safe neighborhood where we feel secure in allowing neighborhood children to
play and safely grow up.

Also, there is little known or published about the Pura Vida Recovery Services other than they
are an LLC and associated with faith-based recovery services and real estate holdings.

Therefore, to summate, keep this center out of our neighborhood.

Thank you for allowing me this platform for expressing my opinion.

Gary Cortes
Santa Rosa Resident

On Thu, Nov 17, 2022 at 1:34 PM Bisla, Sachnoor <sbisla@srcity.org> wrote:

Hi Gary,

 

Thank you for your call. Here is the Zoom ID for the December 8th planning commission
meeting at 4:30 p.m.:

 

883 2834 7211

 

Thank you,

Noor

 

Sachnoor Bisla | City Planner Trainee

mailto:garyc104@gmail.com
mailto:sbisla@srcity.org
mailto:sbisla@srcity.org
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Planning and Economic Development Department |100 Santa Rosa Ave | Santa Rosa, CA
95404

Tel. (707) 543-3223 | Fax (707) 292-0963 | sbisla@srcity.org

 

Due to increased demand, limited resources, and time constraints, delays are expected in
the City's permit processing. The Planning Division anticipates returning to standard
processing and response times by Fall 2022. Thank you for your patience and
understanding as City operations are reestablished.

 

mailto:sbisla@srcity.org


From: Cindy Arthur
To: Bisla, Sachnoor
Subject: [EXTERNAL] Proposed Pura Vita drug rehab center in Skyhawk Village
Date: Sunday, December 4, 2022 5:34:54 PM

Dear Councilpersons and Members of Santa Rosa Planning Commission,

In less than a month, over 400 people from the Skyhawk community have signed a
petition seeking to BLOCK the proposal to establish a permanent Addiction Services
center in Skyhawk Village under the guise of a Community services center.  This
addict recovery center does nothing to serve our community and poses a danger to
our children.  It blocks traffic and takes customers away from our coffee shop and
restaurant.  Worst of all, it also violates the Santa Rosa city General Plan and creates
a liability for the city should you continue to support this proposal!!

Please take steps today to block this proposal.  We love Skyhawk and the basic
principles on which it was planned and founded. This proposal seeks to destroy the
very fabric of why we love Skyhawk.  Please keep it from happening here.

Regards,

Richard and Cynthia Arthur

mailto:aumakua@comcast.net
mailto:sbisla@srcity.org


First, I would like to thank everyone who has shown support for our project. It is an affirmation 
that the good work we strive to do every day is making an impact and achieving its desired goal: 
to provide quality, affordable, addiction treatment to as many people as possible. 
 
Pura Vida Recovery Services was founded in 2017 by Alex Wignall, David Wignall, and Ben 
Pahlavan. I am Alex and I am writing this letter on behalf of all three of us. David is my dad and 
the father of six children, three of whom have had issues with addiction. Ben is a friend I met 
when we were both early in recovery. I tell you these personal details to assure you that we are  
invested in this project. Our lives have been forever changed by our experiences with addiction 
and recovery. We currently employ around 25 staff members and treat between 40-50 people a 
month in detox and intensive outpatient treatment.  We have a license and certification from 
the California Department of Health Care Services and an accreditation from The Joint 
Commission on Accreditation of Healthcare Organizations. 
 
What is Detox:  
 
First step in recovery.  
 
Length of stay: 3-14 days. 
 
Stop using drugs/alcohol safely. Clients screened and physically searched upon entry, drug 
tested daily. 
 
24/hour supervision by medical assistants, counselors, and treatment technicians. 
 
All meals on-site. 
 
All activities on-site. 
 
Exposure to addiction treatment (1 group/day and individual counseling.) 
 
Clients do not have vehicles on-site and do not go anywhere outside their housing unit during 
treatment, except mild exercise under direct supervision of PV staff. 
 
What is Residential Treatment: 
 
Second step in recovery. 
 
Length of stay: 30-90 days. 
 
Clients are physically free from drugs/alcohol. Tested regularly to ensure compliance. 
 
24/hour supervision by medical assistants, counselors, psychologists, and treatment 
technicians. 



 
Meals on-site and off-site depending on schedule.  
 
Activities and treatment on-site and off-site depending on schedule. 
 
Clients off-site for majority of the day, from around 9:30am to 6:00pm. 
 
Clients do not drive or go anywhere without a representative of Pura Vida Recovery Services. 
present. Pura Vida Recovery Services provides transportation in vans. 
 
Exposure to addiction treatment (6-8 hours/day, individual counseling, relapse prevention, 
recreational therapy, physical fitness, self-help meetings, spiritual practices, life skills, and 
community reintegration skills.) See schedule below for details. 
 
 
Discrimination and The Americans with Disabilities Act and Federal Fair Housing Act.  

As recovering addicts and alcoholics, our future clients are protected by several pieces of 
longstanding federal legislation and are guaranteed the same rights and access to housing and 
services as anyone else. As their representatives we indent to make sure they have those rights 
and access to quality addiction treatment.  

Who qualifies as a person with a disability under the Fair Housing Act?  

The Fair Housing Act defines a person with a disability to include (1) individuals with a 
physical or mental impairment that substantially limits one or more major life activities; 
(2) individuals who are regarded as having such an impairment; and (3) individuals with 
a record of such an impairment.  

The term “physical or mental impairment” includes, but is not limited to, diseases and 
conditions such as orthopedic, visual, speech and hearing impairments, cerebral palsy, 
autism, epilepsy, muscular dystrophy, multiple sclerosis, cancer, heart disease, diabetes, 
HIV infection, developmental disabilities, mental illness, drug addiction (other than 
addiction caused by current, illegal use of a controlled substance), and alcoholism.  

What types of land use and zoning laws or practices violate the Fair Housing Act?  

Examples of state and local land use and zoning laws or practices that may violate the 
Act include:  

•  Imposing restrictions on housing because of alleged public safety concerns that are 
based on stereotypes about the residents’ or anticipated residents’ membership in a 
protected class, by, for example, requiring a proposed development to provide additional 



security measures based on a belief that persons of a particular protected class are more 
likely to engage in criminal activity.  

•  Refusing to provide reasonable accommodations to land use or zoning policies when 
such accommodations may be necessary to allow persons with disabilities to have an 
equal opportunity to use and enjoy the housing, by, for example, denying a request to 
modify a setback requirement so an accessible sidewalk or ramp can be provided for one 
or more persons with mobility disabilities.  

Does a state or local government violate the Fair Housing Act if it considers the fears or 
prejudices of community members when enacting or applying its zoning or land use laws 
respecting housing?  

When enacting or applying zoning or land use laws, state and local governments may 
not act because of the fears, prejudices, stereotypes, or unsubstantiated assumptions 
that community members may have about current or prospective residents because of 
the residents’ protected characteristics. Doing so violates the Act, even if the officials 
themselves do not personally share such bias. For example, a city may not deny zoning 
approval for a low-income housing development that meets all zoning and land use 
requirements because the development may house residents of a particular protected 
class or classes whose presence, the community fears, will increase crime and lower 
property values in the surrounding neighborhood. Similarly, a local government may not 
block a group home or deny a requested reasonable accommodation in response to 
neighbors’ stereotypical fears or prejudices about persons with disabilities or a particular 
type of disability. Of course, a city council or zoning board is not bound by everything 
that is said by every person who speaks at a public hearing. It is the record as a whole 
that will be determinative.  

https://www.justice.gov/opa/file/912366/download 
 

Any decision about this project must disregard stereotypical and discriminatory fears and 
comments about our clients.  
 
It also bears mentioning that in addition to issuance of the permit, members of a protected 
class are guaranteed a right to reasonable accommodation from any issues arising from these 
proceedings.  
 
Below is a summary of concerns we have received from community members and our 
responses. 
 

1. This program is located too close to a school, which is a bad thing, because addicts 
seeking treatment will bother the children and/or are unsafe to be around them. 

 



There is no restriction on proximity of community care facilities to schools anywhere in 
the zoning code. This accusation is baseless and based solely on stereotypes about our 
potential clients. 
 
Furthermore, as a father in recovery with two young children and a third on the way I 
take particular offense at this suggestion. I owe my life, my family, and everything I have 
to a facility like the one we are proposing. I bring my young girls with me to work once a 
week. They love interacting with our staff and clients. Our clients are not just “drug 
addicts”: they are loving parents, grandparents, aunts, uncles and siblings. To suggest 
that because our clients are seeking treatment for a diagnosable behavior health 
condition, they are somehow unfit to be within ½ a mile of children, is absurd.  
 
Our current detox facility has been located directly behind an elementary school in 
Santa Rosa for two years. I called the principal of that elementary school and asked her 
if she knew that there was a 6 bed detoxification facility behind the school. She had no 
idea. 
 
Our clients are supervised and absolutely safe to receive treatment within any distance 
of children in our community. My experience tells me you won’t even notice us. 

 
2. This program will lead to an influx of homeless and vagrants in the area. 

 
Our program is structured, community oriented, safe, and a therapeutic environment.  
 
We provide 24/hour supervision of clients. 
 
Our program has 100% voluntary admission. No court ordered or paroled clients. 
 
We only accept private pay and private insurance clients. 
 
We conduct rigorous screening for mental health, general health, family dynamics, and 
criminal background. No sex offenders and no violent felons. 
 

3. This project will negatively impact the community. 
 
On the contrary. Pura Vida provides a much needed service to individuals struggling 
with substance abuse. There is currently one other private residential recovery program 
and no existing private detoxification facility in the City of Santa Rosa, and the addiction 
rate continues to rise. As a result many clients who need detoxification services end 
burdening emergency department capacity as well as local hospital and healthcare staff, 
or worse, unable to find the help they need before it is too late. 
 

4. This program will draw undesirable people to the community for medications. 
 



Pura Vida is not a methadone or suboxone clinic and does not deliver medications to 
clients on-site in the same way those types of programs do.  
 

5. The proposed building is unsuitable for housing such a facility. 
 
The area we propose to use for detoxification and residential treatment is actually 
perfect for such a facility. 
 
It is located above businesses we will have no impact on.  
 
It is in a commercial island separated from residential homes by a substantial distance.  
 
The housing units themselves offer a level of comfort and space that most treatment 
centers would envy.  
 
The use is consistent with the zoning code and the general plan (Small community care 
facilities allowed by right).  
 
The facility is not directly in a residential neighborhood and will not affect parking, 
traffic, or any other aspect of the Skyhawk Community.  
 
The Planning and Economic Development Department has recommended issuance of 
our permit.  

 
6. The addition of this facility would negatively affect safe egress during a fire 

emergency. 
 

The number of clients in the building will be similar to the number of residential tenants 
living in the building when we purchased it.  
 
Staff will be required to park on Highway 12.  
 
Clients will not have vehicles and would be transported away from the facility in 2 vans 
in the event of an emergency following our emergency evacuation plan, which we hold 
regular drills for. 

 
In previous evacuations our clients have been helpful to neighbors, going as far as 
helping neighbors evacuate their pets and load belongings into their cars. 
 
We have attached a trip generation study, completed by a licensed engineering firm, 
showing a negligible impact of traffic. 
 

7. Pura Vida is not licensed or accredited by the state. 
 



False. Pura Vida Recovery Services is licensed and certified by the California Department 
of Health Care Services and accredited by The Joint Commission on Accreditation of 
Healthcare Organizations. 

 
8. This facility is not conducive for sober living. 

 
This is not a proposal to house sober living clients at 5761 Mountain Hawk Drive for 
several reasons: 
 
A. Pura Vida Sober Living Homes(PVSLH) is a separate company, with a separate staff.  

PVSLH residents do not have to attend treatment at Pura Vida Recovery Services and 
vice versa. PVSLH does not own the building  
 

B. Sober living is not classified in the city code any differently than residential housing 
and does not require zoning or planning approval. 

 
C. The building will be occupied by Pura Vida Recovery Services and will not support 

additional housing for PVSLH. 
 

9. What is the program’s success rate? 
 
Any addiction treatment center that advertises a success rate is lying to you. If there 
was a treatment modality with a 90% success rate we would hardly need treatment 
centers at all. Unfortunately, addiction is one of the most deadly and challenging 
diseases to treat. Attempts to determine a success rate are confounded by multiple 
factors. Those who “succeed” end up with jobs, families, and full lives with little time for 
stopping by their old treatment center to let you know they are still sober. Those who 
end up relapsing are more likely to show up again needing help. 
 
Additionally, there is the question of how to define success. Does everyone who comes 
to treatment need to stay sober from all substances for the rest of their lives? Does an 
opiate addict need to never drink a beer again?  Does an alcoholic who stops drinking 
need to refuse pain medication after a surgery?  
 
Pura Vida does follow up with clients to gain insight into our program and get better, 
but we do not attempt to aggregate a success or failure rate for the reasons described 
above. 
 

10. What type of person goes to Pura Vida for treatment? 
 

Pura Vida is licensed to provide addiction treatment to anyone who’s primary diagnosis 
is substance use disorder.  
 



We can also help treat clients with secondary behavioral health diagnosis such as 
bipolar, depression, or anxiety in certain cases.  
 
We carefully screen every new applicant to ensure that our staff and program has the 
tools needed to treat the individual.  
 
If we do not have those tools, we make a referral to the appropriate level of care. 
 
Clients either pay cash or use their private insurance for our services.  
 
Our mission has always been to be affordable. Our program provides the highest quality 
treatment for a fraction of the cost of similar treatment centers in the area. In order to 
be accessible to as many clients as possible Pura Vida has partnered with community 
members to provide nearly $200,000 in scholarships to our program over the past two 
years. 
 

 
11. The proposed project will have a negative effect on the businesses currently located at 

5761 Mountain Hawk and negatively affect home values in the area. 
 
Our current location in Santa Rosa has had the opposite effect on our neighbors. Our 
clients and staff have become regular customers with neighboring businesses. Pura Vida 
has even partnered with some of these neighbors to provide routine services for our 
clients. We have submitted letters of support from these neighbors which affirm these 
statements. There have never been any issues with vandalism, crime, or any other 
nuisance.  
 
There is no evidence to suggest that an addiction treatment center negatively affects 
property values in the surrounding area. 
 

12. Why would an addiction treatment center want to be located next to a bar or 
establishments that sell alcohol? 
 
Our current location was located directly next to a bar and restaurant for 4 years. We 
have never had a single issue with a client going to get a drink or relapsing there. But we 
have had several people from the bar wander over to ask us about quitting drinking. 
 

13. There is not enough parking on site. 
 
The application we have submitted is requesting 24 community care beds and one 
accessory office. Based on the zoning code, section 20-36.040 Number of parking spaces 
required. (qcode.us), we are required to provide 9 spaces. Our plan provides for far 
more spaces than this. 

 



I hope that we can move forward with support from the entire community. We will continue to 
work tirelessly to make sure anyone who needs our help can get it. 
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