
SUBDIVISION COMMITTEE REPORT 

December 12, 2019 

ELM TREE STATION 

Project Description 

The Elm Tree Station (Project) involves a Waiver of Parcel Map and subsequent 
Certificate of Compliance to subdivide an approximately 1.12-acre parcel into two 
parcels sized .73 and 0.25 acres located at 874 Wright Road. The subject site is 
unimproved land and the Project will include public right-of-way improvements. 

LOCATION .................................. 874 Wright Road (PD 0435: Wright-
Sebastopol Commercial District) 

APN ............................................. 035-063-001 

GENERAL PLAN LAND USE ...... Retail and Business Service 

ZONE CLASSIFICATION 
EXISTING .................... PD 0435 (Planned Development) 
PROPOSED ................ PD 0435 (Planned Development) 

OWNER/APPLICANT .................. Dhillon Mangal 
ADDRESS ................................... 3343 Industrial Dr., #9 

Santa Rosa, CA 95403 

ENGINEER/SURVEYOR ............. BKF Engineering 
ADDRESS ................................... 200 4th Street #300 
..................................................... Santa Rosa, CA 95404 

REPRESENTATIVE .................... Jean Kapolchok & Associates 
ADDRESS ................................... 843 2nd Street 

Santa Rosa, CA 95404 

FILE NUMBER. ............................ CC18-004 

CASE PLANNER ......................... Adam Ross, City Planner 

PROJECT ENGINEER ................ Laura Ponce, Engineering Technician 

PLANNING COMMISSION REP ... Karen Weeks 
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NOTES:

THE PROPOSED DEVELOPMENT WILL BE IN CONFORMANCE WITH THE CITY
OF SANTA ROSA ZONING CODE, GENERAL PLAN AND DESIGN &
CONSTRUCTION STANDARDS OR AS MODIFIED BY THIS TENTATIVE MAP AND
AS APPROVED BY THE REVIEWING AGENCY.

WATER SUPPLY        ----------------------- CITY OF SANTA ROSA

SEWAGE DISPOSAL     ----------------------- CITY OF SANTA ROSA

PRESENT ZONING      ----------------------- PD-0435

PROPOSED ZONING     ----------------------- PD-0435

THERE ARE NO EXISTING BUILDINGS WITHIN 100 FEET OF THE PROJECT
PROPERTY LINE.

THIS SUBDIVISION IS NOT WITHIN AN AREA DESIGNATED AS A HIGH
FIRE SEVERITY ZONE.

GRADING

SOILS ON THIS SITE ARE NOT ANTICIPATED TO PROHIBIT THIS TYPE OF
DEVELOPMENT.

THE ENGINEER AND DEVELOPER ARE NOT AWARE OF HAZARDOUS MATERIALS
ON THIS SITE.

FEMA FLOOD MAPS REVEAL THAT THE SITE IS NOT SUBJECT TO
INUNDATION.

PROVISIONS FOR EROSION CONTROL WILL BE INCORPORATED INTO THIS
PROJECT.

UTILITIES

EXISTING SEWER AND WATER SERVICES WHICH WILL NOT BE USED WITH
THESE SUBDIVISION IMPROVEMENTS WILL BE ABANDONED AT THE MAIN IN
ACCORDANCE WITH THE CITY OF SANTA ROSA DESIGN AND CONSTRUCTION
STANDARDS.

PROPOSED UTILITIES WILL BE PRIVATELY OWNED AND MAINTAINED
UNLESS NOTED OTHERWISE ON THESE DRAWINGS.

UTILITIES WILL CONFORM WITH CITY OF SANTA ROSA DESIGN AND
CONSTRUCTION STANDARDS.

ELECTRICAL SERVICE FOR THIS SUBDIVISION WILL BE UNDERGROUND.

GENERAL MAP INFORMATION

TOPOGRAPHIC INFORMATION SHOWN HEREON WAS MAPPED BY MICHAEL FORD
INC. ON 5/23/05 AND 5/31/05.

DISTANCES AND ELEVATIONS ARE SHOWN IN FEET AND DECIMALS
THEREOF.

BOUNDARY INFORMATION SHOWN HEREON WAS OBTAINED FROM PUBLIC
RECORDS AND DOES NOT CONSTITUTE A FORMAL BOUNDARY
DETERMINATION.

BASIS OF BEARINGS: N69°22'10"E BETWEEN FOUND IRON PIPES AS PER
RECORD OF SURVEY FILED IN BOOK 654 OF MAPS, PAGE 37, SONOMA
COUNTY RECORDS.

BENCHMARK: CATCH BASIN ALONG EASTERLY CURBLINE OF WRIGHT ROAD
AS SHOWN ON THIS MAP PER CITY ENGINEER'S DWG. NO. 99-56. EL.
93.72

ABBREVIATIONS

±     MORE OR LESS
AB    AGGREGATE BASE
AC    ASPHALT CONCRETE
APN   ASSESSOR'S PARCEL NUMBER
BFP   BACKFLOW PREVENTER
BM    BENCHMARK
BLDG  BUILDING
BW    BACK OF WALK
CB    CATCH BASIN
CL    CENTERLINE
CONC  CONCRETE
CNTL  CONTROL
DIA   DIAMETER
DW    DRIVEWAY
DI    DROP INLET
ECMH  ECCENTRIC MANHOLE
ESMT  EASEMENT
EP    EDGE OF PAVEMENT
E     ELECTRIC
EX    EXISTING
FND   FOUND
FH    FIRE HYDRANT
FL    SURFACE FLOWLINE
G     GAS
GI    GRATE INLET
GUY   GUY ANCHOR
GV    GATE VALVE

HC    HANDICAP
IFO   IN FAVOR OF
INV   INVERT-BOTTOM INSIDE OF PIPE
IP    IRON PIPE
IR    IRRIGATION
LP    LIGHT POLE
MB    MAILBOX
MON   MONUMENT
OH    OVERHEAD
PG&E  PACIFIC GAS & ELECTRIC
PUE   PUBLIC UTILITY EASEMENT
RWD   REDWOOD
SS    SANITARY SEWER
SSCO  SANITARY SEWER CLEANOUT
SSMH  SANITARY SEWER MANHOLE
SD    STORM DRAIN
SDMH  STORM DRAIN MANHOLE
SF    SQUARE FEET
STLT  STREET LIGHT
TC    TOP FACE OF CURB
TB    TOP OF BOX
TG    TOP OF GRATE
UB    UTILITY BOX
UP    UTILITY POLE
W     WATER
WL    WATER LINE
WM    WATER METER
WS    WATER SERVICE

SYMBOLS & LEGEND
EXISTING PROPOSED

BLOW OFF VALVE
WATER VALVE
WATER VALVE ON CONCRETE PILLAR
IRRIGATION VALVE
HOSE BIB
STREET LIGHT
SIGN
UTILITY POLE

CATCH BASIN (CURB INLET)

DRAIN INLET

MANHOLE ON CONCRETE PILLAR

MANHOLE

SANITARY SEWER MANHOLE

SANITARY SEWER CLEANOUT

TREE SYMBOL & DRIP LINE

PROPERTY LINE
EASEMENT
GRADE BREAK
FLOW LINE
WIRE FENCE
FACE OF CURB

SANITARY SEWER

STORM DRAIN

WATER

OVERHEAD UTILITY LINE

ASPHALT

CONCRETE

INVERT AT CLEANOUT

SQUARE FEET ACRES
LOT 1 31,859 0.73
LOT 2 10,865 0.25

SMALLEST 10,865 0.25
LARGEST 31,859 0.73
AVERAGE 21,362 0.49

COPYRIGHT  ©      BKF ENGINEERS
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LOT 1
LOT 2

TREE TABLE

NUMBER SPECIES
TRUNCK
DIAMETER
(INCHES)

10 PINE 14 REMOVE
11 UNKNOWN, 3 TRUNKS 6 REMOVE
12 OAK 10 REMOVE
13 BIRCH 36 RETAIN
14 BIRCH, 2 TRUNKS 20 RETAIN
15 ELM, 2 TRUNKS 24-28 RETAIN
16 REDWOOD 16 REMOVE
17 ELM, 4 TRUNKS 12-16 REMOVE
18 UNKNOWN, 3 TRUNKS 8-12 REMOVE
19 OAK 16 RETAIN
20 OAK CLUSTER 4-6 REMOVE

COPYRIGHT  ©      BKF ENGINEERS
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RESOLUTION NUMBER 14 - 888

RESOLUTION OF THE DESIGN REVIEW BOARD OF THE CITY OF SANTA ROSA GRANTING
FINAL DESIGN REVIEW APPROVAL FOR THE ELM TREE STATION PROJECT LOCATED AT
874 NORTH WRIGHT ROAD, APN: 035- 063 -001, FILE NO. MJP12 -005

WHEREAS, on December 19, 2013, the Design Review Board of the City of Santa Rosa
considered written and oral reports of staff, testimony and other evidence presented by all those who
wished to be heard on the Elm Tree Station project located at 874 North Wright Road; and

WHEREAS, on March 20, 2014, the Design Review Board of the City of Santa Rosa considered
Final Design Review for the Elm Tree Station project; and

WHEREAS, the Design Review Board, after due consideration of all evidence and reports

offered for review, does find and determine the following: 

1. The design and layout of the proposed development is of superior quality, and is consistent with
the General Plan, and applicable specific plan, applicable Zoning Code standards and
requirements, the City' s Design Guidelines, architectural criteria for special areas, and other
applicable City requirements ( e. g., City policy statements and development plans); and

2. The design is appropriate for the use and location of the proposed development and achieves the
goals, review criteria and findings for approval as set forth in the Framework of Design Review
Design Guidelines, Introduction, Subsection C); and

3. The design and layout of the proposed development will not interfere with the use and enjoyment
of neighboring existing or future developments; and

4. The architectural design of the proposed development is compatible with the character of the
surrounding neighborhood; and

5. The design of the proposed development will provide a desirable environment for its occupants, 
visiting public, and its neighbors through the appropriate use of materials, texture, and color, and

would remain aesthetically appealing and be appropriately maintained; and

6. The proposed development will not be detrimental to the public health, safety, or welfare or
materially injurious to the properties or improvements in the vicinity; and

7. The proposed project has been reviewed in compliance with the California Environmental Quality
Act ( CEQA), and a Mitigated Negative Declaration was adopted by the Planning Commission on
October 24, 2013. 

NOW, THEREFORE, BE IT RESOLVED, that the Design Review Board of the City of Santa
Rosa does hereby grant Final Design Review of the Ehn Tree Station project subject to each of the
following conditions: 

1. The project shall comply with all conditions of approval set forth in Preliminary Design Review
Resolution of Approval 13 -887. 

2. The landscaping in the bioswale shall be native mow free grass. 



3. Allow flexibility in the design of the gas canopy. Final approval of the design shall be delegated
to staff. 

DULY AND REGULARLY ADOPTED by the Design Review Board of the City of Santa Rosa
Design Review Board on this 20th day of March, 2014, by the following vote: 

AYES: ( 6) Hilbennan, Hedgpeth, Anderson, Burch, Kincaid, Sunderlage

NOES: ( 0) 

ABSTAIN: ( 0) 

ABSENT: ( 1) Zucco

Approved: 

Attest: Z 
Bill Rose, Execu the Secretary

Res. No. 14 -888
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To: City of Santa Rosa Subdivision Committee 

Re: Elm Tree Station project, 874 N Wright Road, Santa Rosa. 

Dear City of Santa Rosa Subdivision Committee 

I am writing to express my opposition to the Elm Tree Station Proposal at 874 N Wright Road, 
Santa Rosa, for many reasons including the following: 

A gas station at this location is completely unnecessary.  There are already several (10-14) gas 
stations within a couple of miles in every direction.  

A lot has changed since the Conditional Use Permit approval, MND, and Final Design Review 
were approved in 2013.  We are now much more conscious of the climate emergency.  Sonoma 
County, the Cities of Petaluma, Sebastopol, Windsor and others have passed Climate 
Emergency Resolutions.  Building new gas stations in 2019 makes no sense.  A decision to 
approve a new gas station now would fly in the face of the stated goals of the Community 
Climate Action Plan to reduce local greenhouse gas emissions, and ensure long-term 
sustainability and resilience from climate change and its effects.  It does nothing to reduce 
greenhouse gases or encourage residents to use public or alternative methods of 
transportation.  It merely prolongs out-of-date infrastructure to support unsustainable lifestyles. 
Who will bear the costs of clean up when the gas station becomes obsolete? 

The electric charging stations, bike racks etc. are a gesture in the right direction, but do not 
outweigh the negative impact of a new gas station.  This is not a practical location for EV 
charging stations. Who will want to leave a car in this location to charge for at least an hour or 
two? EV charging stations need to be installed in places where people are already going to 
spend at least an hour or two: hotels, restaurants, movie theaters, etc. 

Homeless encampments along the nearby Joe Rodota trail are a huge concern.  Sales of liquor 
from a minimart in this area would only exacerbate problems.  A friend who knows the area well 
wrote: "Any development on N. Wright will serve as a liquor distribution center for transients on 
the trail. I fear it will fuel their westward movement along the trail and encourage camping on 
Riccas Creek." 

The Conditional Use Permit states (E.) that “Granting the permit would not constitute a nuisance 
or be injurious tor detrimental to the public interest, health, safety, convenience, or welfare, or 
materially injurious to persons, property….in the vicinity…” 

I believe that building a gas station would be injurious in terms of impacts to air and water 
quality as well as greenhouse gas emissions: 

Gasoline leaks happen at gas stations every day. As people fill up their gas tanks, gasoline 
drips from the nozzle onto the ground and vapors leak from the open gas tank into the air. 
Gasoline leaks can also happen in pipelines or in underground storage tanks where they can't 
be seen.4 

https://www.eia.gov/energyexplained/gasoline/gasoline-and-the-environment.php 

This is an undeveloped site with wetlands and oak trees, within the area of critical habitat for the 
endangered California tiger salamander. Draining the ponds and paving over large parts of the 

https://www.eia.gov/energyexplained/gasoline/gasoline-and-the-environment.php


area with impervious surfaces will only have negative consequences on water quality on site 
and downstream. Underground storage tanks always end up leaking.  Who will bear the costs of 
clean up when they do?   

For all these reasons I urge you to reconsider this project.  

Sincerely 

 

Jenny Blaker 

8166 Arthur St., Cotati, CA 94931 

 

 



CONGAS Record of December 12, 2019 Subdivision Subcommittee meeting
July 19, 2022

On December 12, 2019 the Subdivision Subcommittee of the Planning Commission of the City
of Santa Rosa held a meeting where they voted to approve a parcel map waiver for the gas
station proposal located at 874 North Wright Road in Santa Rosa.

Thirteen members of the Coalition Opposing New Gas Stations (CONGAS) attended the
meeting. See photo below.

Thirteen members or supporters of CONGAS attend the December 12, 2019 Subdivision
Subcommittee Mtg. In the image left to right on the side opposite the committee members are:
Steve Birdlebough, June Brashares, Christine Hoex, Jenny Blaker, Debora Hammond, Miles
Sarvis-Wilburn, Marcos Ramirez, Gig Hitao, Sunny Galbraith. Not pictured, taking the photo is
Woody Hastings, and behind him are several other CONGAS members including Kevin
Conway, Rich Sachen, and Laura Neish for whom there was no seat available in the small
meeting room.

In casting their votes, we observed that none of the members of that committee stated any

specific reason why the waiver should be granted. Several questions went unanswered such as

why a parcel  map waiver is needed at all in this case. Why not just produce a parcel map? Gas

stations are by definition toxic sites. The public should be able to access maps that clearly

indicate where on a property underground or above ground hazardous fuel is stored and where

pipelines and dispensers will be located. Without this basic outline that indicates the

subdivision which would be made clear in a parcel map, knowing where these facilities are

located will be more difficult.

At the meeting, members of CONGAS made the following statements or posed the following

questions:



A request that documentation of statutorily-required public noticing of the previous hearings

and decision-making meetings regarding the 874 N. Wright Road proposal be shared with the

public. Staff was unable to produce that documentation at the meeting. We request that the

waiver be denied at least until such time that documentation of compliance with public

noticing requirements is shared with concerned citizens.

The staff report appears to contain an error in the first paragraph where it states: “The Elm Tree
Station (Project) involves a Waiver of Parcel Map and subsequent Certificate of Compliance to
subdivide an approximately 1.12-acre parcel into two parcels sized .73 and 0.25 acres located at
375 Calistoga Road.” 375 Calistoga Road is located on the east side of Santa Rosa, miles from

this project site at 874 N. Wright Road on the far west side of Santa Rosa.

In the staff report, attachment 2, Parcel Map Waiver map states that “This subdivision is not

within an area designated as a high fire severity zone.” Given the dynamics and severity of

urban-wildland interface wildfires over the past three years, including the 2017 Tubbs fire

where the fire hopped the 101 freeway and spilled into the flats to the east of the freeway,

CONGAS asserted that this characterization is flawed and merits further consideration.

In attachment 9 “Mitigated Negative Declaration for Elm Tree Station.” The 2013 MND is

woefully outdated and should be considered obsolete. It does not include greenhouse gas

emissions as an item on its checklist that is addressed. It is apparent on its face that expansion

of fossil fuel infrastructure of any kind, which is the primary purpose of this project, contributes

significantly to continued and expanded use of fossil fuels. Current science and state policy calls

for rapid greenhouse gas reductions if we are to have any hope of safeguarding a livable global

climate. The MND should be nullified and a new environmental review should be initiated for

this project.

It is not clear that the applicant had fulfilled all of the conditions for approval for the Parcel Map

Waiver at the time the Subdivision Committee granted the approval. In particular, there is no

evidence that the applicant’s engineer has complied with all requirements of the current

Municipal Separate Storm Sewer System and City Standard Urban Stormwater Mitigation Plan

Low Impact Development Guidelines. The parcel map waiver should be denied until such time

that the applicant can demonstrate that they are in compliance with the guidelines.
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