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Erin & Nick Rineberg
2225 Burbank Ave.
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(707) 861-0906

February 5, 2020

Dear Mr. Ross,

We are writing today to express concern and propose a compromise to the planned development on 
Burbank Avenue. We find the city’s disregard for zoning restrictions and willingness to build 
without consideration to the neighborhood and characteristics that make our street a unique rural 
landscape disheartening. While housing is a need in Sonoma County, it must be done in a way that 
does not take away from the agricultural and rural roots that uniquely define our community here. 
Adhering to zoning requirements is the city’s duty and the specific plan for Burbank Avenue must 
not be overlooked. 

We would ask you all to pause for a moment and think of what you want future Sonoma County and 
Santa Rosa to look like. Do you invision urban sprawl, cement walkways, and towering complexes 
or do you still picture rolling green hills and fields dotted with oaks, the sounds of frogs in the 
evening, and space where people can still see the mountains? We hope it is the latter, and it is that 
image that keeps you from overdeveloping neighborhoods like those on Burbank Avenue. 

However, it is our fear that you do not share this same desire to preserve our open and spacious lot, 
and instead wish to create neighborhoods mirroring those of Los Angeles and Orange County, where 
once open spaces and farms are now cement jungles of smog and over dense housing. We are all too 
familiar with these communities, and we purposely left the Southern California land of cement and 
over trimmed trees for open spaces and farm life in Sonoma County four years ago. But now, that 
development has followed us here and while our plea will most likely fall on the deaf ears of city 
planners and developers looking to address a housing shortage, we hope we can at the very least 
paint a picture of how dense development on rural streets like Burbank Avenue will destroy the open 
spaces Sonoma County should be fighting so hard to preserve. 

We bought our first home on Burbank Ave in November 2018. What drew us to this neighborhood 
was the scenic and rural landscape of the street and the opportunity to have a farm of our own. It is a 
well proportioned street with a mix of larger farm properties like ours and smaller single family 
homes that fit the resources of the neighborhood. Old trees line the road way and a lack of sidewalks 
enhances the rural charm. This morning we woke up to the sounds of owls hooting in the distance 
and will end the day with frogs and toads croaking in the yard. In the spring we have deer in our 
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CIRCULATION


This chapter describes the Circulation Plan for the plan area. The Circulation 
Plan is designed to serve all travel modes—walking, transit, bicycling, and 
motor vehicle—and is intended to enhance comfort and safety for all street 
and path users. 


4.1 ROADWAY NETWORK 
The roadway network map (Figure 4-1) illustrates the existing and 
proposed street network in the plan area. The circulation system enhances 
connections throughout the plan area through the addition of a number of 
new connections and an emphasis on multimodal streets. The roadways 
in Figure 41 are designated as one of the following street types: local, 
transitional/collector, regional/arterial, or highway. The design for each of 
these street types is defined in the City's street standards.


Generally, a roadway network with minimum use of “dead-end” or cul-de-
sac streets and shorter block lengths helps improve access and mobility 
for users of all transportation modes. This design gives users multiple route 
choices and helps to disperse traffic throughout the plan area. Breaking 
up large blocks into smaller blocks provides greater access to each parcel, 
and all street users benefit from shorter travel distances and an increased 
likelihood of a direct route between an origin and a destination. 


The roadway network establishes a number of roadway extensions and new 
roads to enhance connectivity and route choice. The Circulation Plan reflects 
proposed roadways in the General Plan, as well as streets in planned and 
approved development projects. Tables 4-1 and 4-2 describe the features of 
the proposed roadway network, including intersection improvements and 
new and modified roadways and paths. These features are designed to:


•	 Enhance connectivity and promote multimodal transportation 
options.


•	 Improve traffic flow.


•	 Enhance safety for all users along the roadway and at intersections.


•	 Support Sebastopol Road as the primary commercial corridor.


•	 Ease traffic congestion along Hearn Avenue.


•	 Increase internal access to large blocks.


All new roadways and reconstruction identified in the following tables 
will require measures to collect and manage stormwater runoff and water 
quality. Improvements to address stormwater may include the construction 
of biofilters and bioswales along medians and roadways.
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Figure 4-1: Roadway Network
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Table 4-1: Roadway Network 
Roadway Description


Sebastopol Road East of Burbank Avenue: Provide one travel lane in each direction plus a center turn lane 
or median consistent with the Sebastopol Road Urban Vision Plan.


West of Burbank Avenue: Maintain two lanes in each direction plus a center turn lane or 
median consistent with the Sebastopol Road Urban Vision Plan.


New east–west road 
between State Route 12 
and Sebastopol Road


Create two-lane local street north of the Joe Rodota Trail between Hampton Way and 
West Avenue, extending southward to Sebastopol Road just west of Hampton Way and 
at West Avenue.


Roberts Avenue Maintain current limits of street on either side of State Route 12.
Corby Avenue from Baker 
Avenue to Hearn Avenue


Maintain two-lane street configuration and redesignate as a transitional/collector 
(reclassification also includes the short segments of Boyd Street and Earle Street 
identified as arterials in the General Plan).


Campbell Drive extension Extend Campbell Drive eastward from Stony Point Road to Burbank Avenue, including 
a new bridge over Roseland Creek, and designate as a two-lane transitional/collector.


Northpoint Parkway Extend Northpoint Parkway eastward as a new regional/arterial street with one travel 
lane in each direction plus a center turn lane or median from Stony Point Road to 
Burbank Avenue, including a new bridge over Roseland Creek.


Hearn Avenue Widen to two lanes in each direction plus a center turn lane from just west of Dutton 
Avenue to the east side of the Sonoma-Marin Area Rail Transit (SMART) system railroad 
crossing.


Once the Northpoint Parkway extension is in place, on Hearn Avenue retain existing one 
lane in each direction plus center turn lane between Burbank Avenue and Stony Point 
Road, but reclassify this segment as a transitional/collector street.


Stony Point Road Widen to two lanes in each direction plus a center turn lane or median from Sebastopol 
Road to W. Hearn Avenue (under construction).


Widen to two lanes in each direction plus a center turn lane or median from W. Hearn 
Avenue to Bellevue Avenue (only needed at buildout).


Bellevue Avenue Realign the western end of corridor to align with Ludwig Avenue.


Provide one travel lane in each direction plus a center turn lane or median from Stony 
Point Road to US 101 and maintain regional/arterial classification.


Dutton Avenue extension Provide one travel lane in each direction plus a center turn lane or median from Hearn 
Avenue to new bridge over Colgan Creek, maintaining regional/arterial classification.


Dutton Meadow southern 
extension to Dutton 
Avenue


Provide one travel lane in each direction plus a center turn lane or median, maintaining 
regional/arterial designation (aka "Southern New Street").


Dutton Meadow northern 
extension to Dutton 
Avenue


Provide one travel lane in each direction plus a center turn lane or median, maintaining 
transitional/collector designation (aka "Northern New Street").


Old Stony Point Road Change designation from transitional/collector to local.


Corby Avenue extension Change designation from local to transitional/collector.
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Roadway Description
Local street extensions 
identified in General Plan


Extend Leo Drive to Burbank Avenue; extend Westland Drive toward Roseland Creek; 
connect segments of Trombetta Street; connect segments of Barndance Lane; extend 
Liscum Strret to Barndance Lane; extend Liscum Street to Bellevue Avenue.


Local street extensions by 
approved projects


Extend Liana Drive westward to Burbank Avenue; extend Leo Drive eastward to SMART 
corridor and connect to Vanderford Drive; create grid network of streets between Dutton 
Meadow and Rain Dance Way-Burgess Drive.


Specific Plan new local 
street extensions


Create new east–west street connecting Burbank Avenue to the north end of the 
Westland Drive extension; extend Liscum Street from Barndance Lane to W.  Hearn 
Avenue; extend Tuxhorn Drive to Dutton Avenue.


Table 4-2: Intersection Improvements


Roadway Description
Install new traffic controls Install new traffic controls (such as signals) when warranted and where necessary to 


maintain the LOS D standard for major corridors set by the General Plan.  
Modifications to maintain 
consistency with the 
Sebastopol Road Urban 
Vision Plan


Maintain consistency by eliminating the outer westbound through lane and the 
eastbound right turn lane at the Burbank Avenue intersection and eliminating the 
eastbound and westbound right turn lanes at the Roseland-McMinn intersection.


Capacity improvements at 
existing intersections


Modify the following intersections with additional turn lanes and/or signal 
enhancements as necessary: Hearn Avenue/Dutton Meadow, Hearn Avenue/Dutton 
Avenue, Stony Point Road/W. Hearn Avenue, and Bellevue Avenue/Dutton Meadow. 
Locations needing future traffic controls may also require lane modifications.


Stony Point Road/SR 12 
Eastbound Ramps/Joe 
Rodota Trail


Improve the ease and safety of pedestrian and bicycle crossings by eliminating the 
free (uncontrolled) northbound right turn and bringing it under signal operation, 
reconfiguring curbs to shorten crossing distances, and using enhanced pedestrian 
signal timing (such as early release). As part of these modifications, implement dual 
southbound left turns to improve operation.


Dutton Avenue/SR 12 
Westbound Ramps


Increase vehicle storage on the off-ramp.


Stony Point Road/Northpoint 
Parkway


Modify intersection to add new eastern leg (Northpoint Parkway extension) and 
modify/add turn pockets as needed on the remaining three approaches.


Stony Point Road/Ludwig 
Avenue-Bellevue Avenue 
realignment


Modify intersection to add new eastern leg (Bellevue Avenue realignment) and 
modify/add turn pockets as needed on the remaining three approaches.
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Landscaped Parkway along Burbank Ave


Burbank Avenue Street Design
The General Plan designates Burbank Avenue as a scenic road because of its 
special, scenic qualities. Burbank Avenue has a unique quality characterized 
by a rural aesthetic, with large trees, deep front yards, and an absence 
sidewalks and on-street parking. Roadway drainage is through cross-
over culverts and roadside drainage ditches that do not meet City street 
standards. 


A new roadway design for Burbank Avenue, illustrated in Figure 4-2, provides 
greater safety for pedestrians and bicyclists while maintaining the rural 
aesthetic. The new design includes bike lanes, sidewalks, and a tree-lined 
and landscaped bioswale between sidewalks and travel lanes along both 
sides of the street. A similar street design was recently constructed in front of 
Roseland Creek Elementary School and is depicted in the Burbank Avenue 
Scenic Roadway Guidelines document. This same roadway treatment is 
proposed across from the school along the planned community park and 
along the rest of the length of Burbank Avenue to Hearn Avenue. The roadway 
portions to the north of the school are either urbanized with curb, gutter, and 
sidewalk or too narrow to accommodate this scenic landscaped bioswale 
treatment. Therefore, two designs are proposed for the roadway, one to the 
north of the school and the other from the school to Hearn Avenue. 
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Figure 4-2: Burbank Avenue Street Design
Northern Section Street Design


Southern Section Street Design


Northern 
Section 


Southern 
Section 


Burbank Ave sections
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4.2 Pedestrian & Bicycle Network
The plan proposes a number of improvements to the pedestrian and 
bicycle network, including continuous sidewalks, improved crossings at 
intersections, street lighting, and new pedestrian and bicycle routes. New 
pedestrian routes are provided on sidewalks and along off-street dedicated 
pedestrian/bicycle paths. Bike facilities are proposed along all arterial 
roads, along creeks, through parks, and along the Sonoma-Marin Area Rail 
Transit (SMART) corridor. Together this system of proposed multi-use paths, 
bike lanes, and bike routes greatly enhances multimodal access in the plan 
area, improving links to shopping areas, transit hubs, parks, and schools. 
Figure 4-3, Pedestrian and Bicycle Network, illustrates the location of the 
primary off-street and on-street pedestrian and bicycle facilities in the plan 
area. While sidewalks are not depicted on the map, they are intended to be 
along all street segments upon implementation of the Specific Plan. 


The interconnected multi-use (Class I) trail system of off-street paths 
is shown in green on Figure 4-3 and described in detail in Table 4-3. This 
system is designed to:


•	 Provide off-street access for pedestrians and bicyclists to and along 
the SMART multi-use path and the Joe Rodota Trail.


•	 Extend the Colgan Creek and Roseland Creek trails and provide 
opportunities for public recreation activities and natural habitat 
protection and enhancement.


The bicycle network of striped bike lanes (Class II) and signposted bike 
routes (Class III) is shown on Figure 4-3 in purple and orange, respectively, 
and described in detail in Table 4-3. These facilities are designed to include 
the following components: 


•	 Bike lanes along all arterial streets.


•	 A signage program to identify bicycle routes, particularly those 
leading to the SMART multi-use path.


•	 Connections to transit, schools, and parks.


•	 Connectivity across the US 101 and SR 12 freeways.


•	 Connections to the planned Santa Rosa Downtown Station via 
dedicated bike lanes along Dutton Avenue.
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Table 4-3: Pedestrian and Bicycle Network Improvements
Improvement Description


City of Santa Rosa Bicycle 
and Pedestrian Master 
Plan Proposed Paths 
(Class I)


Maintain or establish the following pathway facilities:	
•	 Joe Rodota Trail
•	 SMART multi-use path (MUP)
•	 Roseland Creek path from Stony Point Road to McMinn Avenue
•	 Colgan Creek path along Bellevue Avenue from Burgess Drive, extending north to Dutton 


Avenue extension


City of Santa Rosa Bicycle 
and Pedestrian Master 
Plan Proposed Bike Lanes 
(Class II)


Maintain or establish the following bike lane facilities:
•	 Sebastopol Road
•	 Stony Point Road
•	 Olive Street
•	 Burbank Avenue
•	 West Avenue
•	 Dutton Avenue (and extensions)
•	 Dutton Meadow (and extensions)
•	 Northpoint Parkway
•	 Hearn Avenue
•	 Bellevue Avenue  


City of Santa Rosa Bicycle 
and Pedestrian Master 
Plan Proposed Bike 
Routes (Class III)


Maintain or establish the following bike route facilities:
•	 Corby Avenue/Dowd Drive north–south route (includes portions of Olive Street and Corby 


Avenue extension)
•	 Earle Street between Olive Street and US 101 pedestrian/bicycle overcrossing
•	 East–west route including Lazzini Avenue, Comalli Street, Hughes Avenue, McMinn Avenue, 


Delport Avenue, and South Avenue


New paths (Class I) 
designated by Specific 
Plan


Establish the following newly identified pathway facilities:
•	 Create a new path along the north side of Bellevue Avenue between the Colgan Creek path 


and Stony Point Road
•	 Colgan Creek path north extension: extend from new Dutton Avenue bridge over creek to Hearn 


Avenue along Dutton Avenue extension
•	 Connect Beachwood Drive to SMART multi-use path through an existing maintenance access 


(consistent with the Santa Rosa Citywide Creek Master Plan)
•	 Establish an off-street pathway along the east side of Rain Dance Way, and extend southward 


from Rain Dance Way to the Colgan Creek path
•	 Adjust path alignments in Southside Community Park to create a seamless pedestrian-bicycle 


connection between Hearn Avenue and the new Rain Dance Way path
•	 Create path through Bellevue Ranch Park to link adjacent planned bike routes


New bike lanes (Class II) 
designated by Specific 
Plan


Establish the following newly identified bike lane facilities:
•	 West Avenue from Sebastopol Road to Joe Rodota Trail
•	 Barham Avenue between Dutton Avenue and Olive Street (represents an upgrade from 


previously planned bike route)


New bike routes (Class III) 
designated by Specific 
Plan


Establish the following newly identified bike routes:
•	 Entire length of Leo Drive and its extension to Burbank Avenue
•	 New north–south route designated on Old Stony Point Road and Liscum Street (including 


future Liscum Street extension to Bellevue Avenue)
•	 Burgess Drive including easterly extension to Dutton Meadow
•	 New east–west route designated on Barndance Lane, Blacksmith Way, Lone Star Court, 


and Tuxhorn Drive (integrates with planned path connections)
•	 Create a north–south bike route along Roseland Avenue, connecting Sebastopol Road to 


the Joe Rodota Trail
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Figure 4-3: Pedestrian and Bicycle Network
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4.3 TRANSIT
By concentrating housing, civic uses, and shopping along Sebastopol Road and adjacent to the Southside Bus 
Transfer Center, the Specific Plan is intended to increase transit ridership and reduce dependence on private 
automobile travel. The plan also emphasizes improvements to pedestrian and bicycle connectivity to transit, further 
increasing the convenience and utility of using transit. 


Currently, two fixed-route transit agencies provide service to the plan area: Santa Rosa CityBus and Sonoma County 
Transit. In addition, a paratransit service offers door-to-door service for those with disabilities.   


Santa Rosa CityBus is the primary transit provider in Santa Rosa. CityBus provides regularly scheduled fixed-route 
service to residential neighborhoods, major activity centers, and transit hubs in the city and the plan area, including 
the Sebastopol Road corridor and the Southside Bus Transfer Center. The 2009 Comprehensive Transportation Plan 
for Sonoma County (CTP) also includes upgrades to CityBus operations, including implementation of 15-minute 
bus headways on Sebastopol Road. Santa Rosa CityBus is currently undergoing the "Reimagining CityBus" project 
to identify needed transit service improvements to respond to growth in the plan area and coordinate with future 
SMART service. Future improvements may include increased frequencies and additional bus stop amenities, including 
benches, shelters, and lighting. The draft Imagine CityBus plan calls for 15-minute transit frequencies on Sebastopol 
Road, consistent with the 2009 CTP.


4.4 GOALS & POLICIES


ROADWAY NETWORK 


GOAL RN-1 Improve connectivity and traffic flow.
Policy RN-1.1 Improve connections by creating new streets or extensions of existing streets, as identified in Figure 
4-1 and Table 4-1.


Policy RN-1.2 Require dedication of right-of-way and related street improvements or new streets as identified in 
the Circulation Plan when properties develop.


Policy RN-1.3 Enhance existing intersections along major arterials to improve traffic flow through use of coordinated 
or adaptive signal timing and/or dedicated turn pockets, as identified in Table 4-2.


Policy RN-1.4 Implement coordinated or adaptive signal timing along arterials to improve traffic flow, using 
intelligent transportation systems (ITS) strategies rather than roadway widening to maximize roadway efficiency, 
minimize congestion, and reduce greenhouse gas emissions.


Policy RN-1.5 Support the planned construction of a new US Highway 101 overpass at Bellevue Avenue and a 
widened overpass at Hearn Avenue to improve east–west multimodal connectivity to and from the Roseland area.


GOAL RN-2 Enhance Sebastopol Road as a vibrant and multimodal corridor.
Policy RN-2.1 Create a lush and colorful landscaped ambiance along Sebastopol Road through the use of broader 
sidewalks, landscaped medians, historic-style street lamps, shade trees, flowers, and bike lanes.


Policy RN-2.2 Design a raised roadway median to balance the need for access to businesses while enhancing 
pedestrian safety and the streetscape environment.
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Policy RN-2.3 Design Sebastopol Road as a focal gathering point and pedestrian-oriented main street.


Policy RN-2.4 Increase transit service along Sebastopol Road to provide bus service every 15 minutes.


GOAL RN-3 Maintain the livability and character of Hearn Avenue while balancing the need to ease 
traffic congestion.
Policy RN-3.1 Prioritize and secure funding for the planned widening of the Hearn Avenue overcrossing and 
associated interchange improvements to relieve existing congestion and improve multimodal connectivity.


Policy RN-3.2 Include transit facilities and amenities along Hearn Avenue to support frequent transit service.


Policy RN-3.3 Ensure convenient pedestrian and bicycle connections to and from the bus transfer center with new 
linked bike lanes and paths, as shown on the Pedestrian and Bicycle Network map (Figure 4-3).


GOAL RN-4 Maintain the rural quality of Burbank Avenue.
Policy RN-4.1 Implement the new street design in order to balance new improvements with the existing rural 
character along Burbank Avenue.


Policy RN-4.2 Balance the desire to maintain rural character with pedestrian and bicycle safety along Burbank 
Avenue.


GOAL RN-5 Ensure roadways, paths, and parking are designed to be accessible to all users.
Policy RN-5.1 Ensure all paths, streets, and crossings are designed to be safely accessed by all users, in accordance 
with the Americans with Disabilities Act (ADA). 


Policy RN-5.2 Consider providing accessible on-street parking spaces along major commercial corridors such as 
Sebastopol Road.


Policy RN-5.3 Ensure proper connectivity and accessible pathways to and from transit stops and amenities since 
transit riders typically start and end trips as pedestrians.


PEDESTRIAN AND BICYCLE NETWORK 


GOAL PBN-1 Establish a complete network of paths for pedestrians and bicyclists to conveniently 
navigate through the plan area and beyond.   
Policy PBN-1.1 Ensure convenient opportunities to walk and bike to daily destinations.


Policy PBN-1.2 Design streets to safely serve and accommodate all travel modes and users.


Policy PBN-1.3 Identify gaps and build sidewalks to complete the pedestrian network in neighborhoods.


Policy PBN-1.4 Develop a system to prioritize bicycle and pedestrian improvements for future funding opportunities.


Policy PBN-1.5 Require dedication of right-of-way for improvements and/or expansion of pedestrian and bicycle 
facilities where insufficient right-of-way currently exists. 


Policy PBN-1.6 Develop and install wayfinding signage to the downtown Sonoma-Marin Area Rail Transit (SMART) 
station, SMART multi-use path, Sebastopol Road commercial district, and other key destinations. Wayfinding should 
be designed to help create a sense of place and strengthen project area identity.
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GOAL PBN-2 Ensure pedestrian and bicycle facilities are designed with safety and comfort in mind.
Policy PBN-2.1 Provide pedestrian and bicycle amenities such as directional signs, benches, drinking fountains, 
etc., in high travel locations to serve the recreational and travel needs of residents and visitors.


Policy PBN-2.2 Implement streetscape improvements resulting in attractive, functional streets with overall 
enhanced access, lighting, and safety for pedestrians, bicyclists, transit users, and motorists.


Policy PBN-2.3 Install high-visibility crosswalk markings and signage in areas with high pedestrian activity.


Policy PBN-2.4 Enhance safety at the Joe Rodota Trail crossing of Stony Point Road by eliminating the free-flow 
right-turn island at the SR 12 eastbound ramps intersection, using curb extensions to reduce crossing distances 
where possible, and implementing pedestrian- and bicycle-friendly signal timing strategies.


Policy PBN-2.5 Ensure that pedestrian and bicyclist safety and convenience are maintained where paths and trails 
cross streets through a variety of measures such as signing, special pavement markings or colors, raised crosswalks, 
and/or warning lights alerting motorists to the presence of bicyclists and pedestrians at major crossings.


Policy PBN-2.6 Support bike education events and classes.


Policy PBN-2.7 Discourage additional vehicular crossings of the Joe Rodota Trail, between Stony Point Road and 
Olive Street.  To the extent possible, all new development and redevelopment shall be designed to utilize existing 
crossings of the Joe Rodota Trail, at Dutton Avenue, Roseland Avenue or Stony Point Road, or the proposed crossings 
already identified in the Santa Rosa General Plan 2035 (at the future extension of West Avenue and the proposed 
street located between Stony Point Road and Hampton Way).


GOAL PBN-3 Ensure safe pathways along and across the SMART corridor.
Policy PBN-3.1 Coordinate with SMART to ensure safe railway crossings for all users. 


Policy PBN-3.2 Consider adding a new bike and pedestrian crossing of the SMART rail corridor between Barham 
Avenue and Hearn Avenue. 


Policy PBN-3.3 Ensure any proposed fencing along the SMART railroad corridor is attractive and does not obstruct 
visibility to the corridor.


Policy PBN-3.4 Encourage SMART to provide lighting along the railway corridor multi-use path.


GOAL PBN-4 Ensure safe routes to school.
Policy PBN-4.1 Ensure safe routes to school, including safe pedestrian crossings and clearly marked routes near 
schools.


Policy PBN-4.2 Provide crosswalk enhancements near schools, parks, and high-volume pedestrian areas.


Policy PBN-4.3 Prioritize pedestrian crossing signal timing enhancements at signals around schools to promote 
safety for pedestrians, including techniques such as early release pedestrian crossing phases (in which pedestrians 
receive a “walk” signal several seconds before drivers see a green light), dedicated pedestrian phases, and reduced 
cycle lengths (to minimize wait times).
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TRANSIT 


GOAL T-1 Promote the use, efficiency, safety, reliability, and convenience of public transit in the plan 
area.
Policy T-1.1 Provide 11-foot travel lanes on streets with transit service.


Policy T-1.2 Provide well-lit shelters with benches and bicycle parking at bus stops near schools and shopping 
areas consistent with CityBus standards for bus stop amenities and accessibility.


Policy T-1.3 Support increased connectivity and frequency of transit routes serving the Southside Bus Transfer 
Center, in keeping with the CityBus long-range plan for southwest Santa Rosa service.


Policy T-1.4 Ensure that public transit service connects major destinations in the Roseland area, including 
educational institutions, community facilities, parks, and major commercial corridors, as well as to the downtown 
and destinations outside of the plan area.
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This chapter describes the land use plan for the Roseland Area/Sebastopol 
Road Specific Plan, which is the guide for the development and use of land 
in the plan area. The land use plan provides the framework necessary for the 
plan area to develop as a mixed-use, pedestrian-friendly environment with 
a primary concentration of activity along Sebastopol Road and a secondary 
concentration of activity near Hearn Avenue. This chapter introduces land 
uses, development types, and corresponding densities for development in 
the plan area. Also included in this chapter is a discussion of the development 
potential for the area and feasible future development types. Finally, 
affordable housing and anti-displacement are addressed, followed by the 
goals and policies necessary to achieve the vision for the Specific Plan area.


3.1 LAND USE PLAN 
The Land Use Map shown in Figure 3-1 is the guide for the development and 
use of land in the plan area. The map is intended to support Sebastopol 
Road as the primary focus of commercial and mixed-use activity within the 
plan area. The map is characterized by a compact development pattern 
with a mix of residential, retail, office, public, and industrial uses. The mix 
and concentration of higher-intensity land uses shown on the Land Use Map 
along Sebastopol Road reflects the Urban Vision Plan developed for this 
area in 2007. 


Community interest about land use on Hearn Avenue included a desire 
for another active area, along with an interest in maintaining single-family 
uses and minimizing impacts, such as traffic, from more active uses. A new 
shopping center is proposed south of Hearn, with the potential for a mix of 
residential, public, and institutional uses along the street. The introduction 
of a new Public/Institutional/Medium-High Density mixed-use land use 
classification into the plan area is intended to support a cluster of higher-
density residential with civic uses incorporated, adjacent to the Southside 
Bus Transfer Center and Southwest Community Park. Civic uses such as a 
cultural center, teen center, or pool will strengthen this area's civic focus and 
will provide more opportunities for residents to live within walking distance 
of community amenities. 


Key features of the land use plan:  


•	 Continues Sebastopol Road’s role as the primary neighborhood center 
with a concentration of retail, restaurant, and residential uses.


•	 Recognizes existing and proposed parks and schools in the area, 
particularly along Burbank Avenue.


•	 Focuses on the importance of Hearn Avenue as a residential 
environment, the site of the Southside Bus Transfer Center, and the 
possible creation of a civic focal point.


•	 Maintains many existing single-family uses and increases residential 
densities near the bus transfer center and Southwest Community Park.


Corner store


Residential uses


Public/Institutional uses 


Retail use
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Figure 3-1: Land Use Map
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•	 Provides the opportunity for community-oriented uses in the central plan area.


•	 Provides development standards to retain rural character along Burbank Avenue.


Table 3-1 defines and describes each of the land use classifications allowed in the plan area. The classifications in this 
section are consistent with the land use designations in the General Plan 2035. The land use designations described 
below are abbreviated versions and are not intended to replace the full descriptions in the Santa Rosa General Plan 
2035. 


Table 3-1: Land Use Designations
Land Use Density/Intensity Description


Very Low Density Residential 0.2-2 units/gross acre Detached single-family


Low Density/Open Space 2–8 units/gross acre Detached single-family in constrained wetland areas


Low Density Residential 2–8 units/gross acre Detached single-family


Medium-Low Density 
Residential


8–13 units/gross acre Attached single-family. Detached single-family and multi-
family development may also be permitted.


Mobile Home Park 4–18 units/gross acre Mobile homes


Medium Density Residential 8–18 units/gross acre Single-family attached and multi-family 


Medium-High Density 
Residential


18–30 units/gross acre Single-family attached and multi-family


Retail/Medium Density 
Residential


8–18 units/gross acre Retail uses and medium density residential 


Public/Institutional/Medium-
High Density Residential


18–30 units/gross acre Vertical or horizontal mix of multi-family residential, 
governmental or semi-public facilities, such as a cultural 
center. May include either or both uses.


Transit Village Medium 25–40 units/gross acre Mixed-use development within approximately a half mile of 
a transit facility. Residential uses required, and ground-floor 
neighborhood-serving retail and live–work uses encouraged.


Public/Institutional Governmental or semi-public facilities, such as hospitals, 
utility facilities, and government office centers


Retail and Business Services Retail and service enterprises, offices, and restaurants


Office Administrative, financial, business, professional, medical, and 
public offices


Light Industry Light industrial, warehousing, and heavy commercial uses


General Industry Manufacturing and distribution activities with potential for 
creating nuisances, along with accessory offices and retail


Parks and Recreation Neighborhood parks serve the recreation needs of people 
living/working within a half-mile radius (generally 2–10 acres)


Community parks provide recreation beyond what is supplied 
in a neighborhood park (generally 10–25 acres)


Public plazas and gathering places provide connectivity to 
pathways and trails or commercial centers (generally less than 
2 acres)
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KEY CORRIDORS 
The following table is a visual dictionary of building product type examples typical for each of the General Plan 
land use classifications where new development is anticipated to occur. Vacant areas and underutilized lots offer 
the greatest opportunities for new development. These include Sebastopol Road, Burbank Avenue, Hearn Avenue, 
Dutton Meadow, and south of Hearn Avenue east of Dutton Meadow. The pictures are local examples where available; 
otherwise non-local photos are shown. 


Table 3-2: Development Type Imagery 


Development Types along Burbank Avenue
Large-lot detached single-family homes with deep setback (Low Density Residential land use designation)


Single-family detached and attached homes with deep setback (Medium-Low Density Residential land use 
designation)
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Development Types along Sebastopol Road
Two-story condominiums and apartments (Medium Density Residential and Retail/Medium Density 
Residential land use designations)


Restaurants, retail shops and services (Retail and Business Services and Retail/Medium Density Residential 
land use designations)


Three- to four-story condominiums and apartments and mixed-use development with residential units 
over retail (Transit Village Medium land use designation)
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Development Types along Hearn Avenue (north side, west of Burbank Avenue and near Dutton Meadow)
Three- to four-story condominiums and apartments (Medium-High Density Residential and Public/
Institutional/Medium-High Density Residential land use designations)


Mixed-use development with residential units over public/institutional uses (Public/Institutional/ Medium 
High Density land use designation)
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Development Types along Dutton Avenue Extension (south of Hearn Avenue)
Single-family detached and attached homes (Medium-Low Density Residential land use designation)


Two-story condominiums and apartments (Medium Density Residential and Retail/Medium Density 
Residential land use designations)


Neighborhood shopping center/retail shops (Retail/Medium Density Residential land use designation)
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Development Types along Dutton Meadow 
Single-family detached and attached homes (Low Density Residential and Medium-Low Density Residential 
land use designations)


Two-story condominiums and apartments (Medium Density Residential land use designation)


3.2 DEVELOPMENT POTENTIAL
The estimated development potential of the plan area quantifies the anticipated growth by land use type over the 
next 20 years. The development potential was calculated considering market potential for the plan area over the 
Specific Plan period and applying development density and intensity assumptions that represent likely development 
scenarios for the future of the plan area. Table 3-3 indicates the potential development by land use type over the 
period of the Specific Plan. These numbers were used to analyze economics, infrastructure, traffic, and other impacts.


The Specific Plan includes a range of densities and/or development intensity depending on the land use designation. 
Buildout assumptions are based generally on the middle of the range allowed in each land use designation to provide 
a realistic future development scenario.  


The plan area’s development potential was determined by assuming buildout of vacant areas and future 
redevelopment of the areas of land use change. Actual future development may vary from these assumptions. 
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Table 3-3: Development Potential by Land Use Type


Land Use Type Existing Conditions Development Potential Buildout
Retail (square feet) 963,332 534,566 1,497,898
Office (square feet) 38,203 3,097 41,300
Industrial (square feet) 1,949,718 321,014 2,270,732
Institutional (square feet) 79,576 20,000 99,576
Residential (units) 5,250 3,602 8,852
     Single-Family (units) 3,401 2,358 5,759
     Multi-Family (units) 1,849 1,244 3,093


The Specific Plan development potential identified in Table 3-3 includes the development potential identified in the 
General Plan 2035, as of the time of adoption of this plan. The change in land use from the General Plan 2035 to this 
Specific Plan is minimal. The Specific Plan is anticipated to add only 119 residential units (a 255-unit decrease in 
single-family homes and a 374-unit increase in multi-family homes) and 20,000 institutional square feet compared to 
the anticipated General Plan growth, while retail growth is expected to be reduced by 103,691 square feet.  


3.3 AFFORDABLE HOUSING & ANTI-DISPLACEMENT 
STRATEGY
The plan area is characterized by a diversity of housing options, including single-family homes, apartment units, 
units for sale or rent, and units available to lower-income households under long-term affordability contracts. Goals 
and policies related to the strategy are represented in the following section. The affordable housing–related policies 
primarily address preserving the existing affordable housing stock—including both subsidized and lower-cost 
market-rate units—in order to minimize displacement of existing residents. 
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3.4 GOALS & POLICIES


RESIDENTIAL LAND USE 


GOAL R-1 Encourage the development of attractive residential neighborhoods that maintain and 
enhance the diverse character of the Roseland area.


Policy R-1.1 Include a variety of housing types near workplaces, schools, parks, stores, and amenities.


Policy R-1.2 Utilize the Santa Rosa Design Guidelines to ensure that new higher-density development along Hearn 
Avenue, near the Southside Bus Transfer Center, is attractive and compatible with the surrounding neighborhood.


Policy R-1.3 Maintain rural residential character along Burbank Avenue as new development occurs.


Policy R-1.4 Encourage community pride by promoting beautiful and safe neighborhoods and quality of life.


RETAIL LAND USE 


GOAL RET-1 Enhance access to goods and services by providing retail uses proximate to all residents.


Policy RET-1.1 Expand local-serving retail and personal services uses to accommodate the daily needs of Roseland 
area residents, visitors, and employees.


Policy RET-1.2 Encourage unique, neighborhood-serving uses in the new shopping center south of Hearn Avenue 
at Dutton Avenue.


Policy RET-1.3 Encourage small neighborhood stores, such as corner food markets, in residential areas to provide 
services within walking and bicycling distance. Location of such stores is allowed where they can be economically 
supported.


GOAL RET-2 Enhance quality of life by providing community amenities in commercial areas.


Policy RET-2.1 Provide social gathering places in commercial areas.


Policy RET-2.2 Encourage small-scale, local-serving, and active retail uses that encourage walking, browsing, and 
social interaction.


Policy RET-2.3 Encourage activity-generating uses along Roseland Creek and Colgan Creek to provide eyes on the 
creek.


Policy RET-2.4 Enhance public safety through design with adequate lighting and windows facing public areas.


Policy RET-2.5 Encourage retail development to provide features of public interest, such as art and water features, 
which will attract and entertain.


GOAL RET-3 Retain and encourage businesses that promote Roseland's unique identity.


Policy RET-3.1 Preserve the rich cultural uniqueness and sense of place as new development occurs through 
encouragement of site and architectural design that is unique to the Roseland area.
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Policy RET-3.2 Preserve the local character and maintain existing businesses in the plan area by promoting and 
encouraging locally run businesses, and working with existing businesses to ensure that they remain viable and 
thrive.


SEBASTOPOL ROAD LAND USE 


GOAL SR-1 Support a vibrant commercial corridor along Sebastopol Road with a mix of uses and 
activities.   


Policy SR-1.1 Promote a mix of land uses and increased development densities to ensure Sebastopol Road is 
Roseland’s commercial core and to encourage pedestrian, bicycle, and transit modes of travel for local trips.


Policy SR-1.2 Encourage outdoor dining along Sebastopol Road.


Policy SR-1.3 Provide a place for a community center and a library, social services, a cultural center, an extended 
education facility, and a youth activities center. 


Policy SR-1.4 Provide more green spaces along Sebastopol Road in the form of parks, landscaping, and a green 
streetscape, including the enhancement of the Joe Rodota Trail.


GOAL SR-2 Encourage local small-scale businesses that celebrate the area’s uniqueness.  


Policy SR-2.1 Celebrate the multicultural identity of the area and create a unique sense of place with an international 
village and marketplace. 


Policy SR-2.2 Maintain affordability for existing small businesses and avoid displacement of existing businesses. 


Policy SR-2.3 Allow for a variety of businesses while remaining oriented to small and local businesses. 


Policy SR-2.4 Respect the small scale of existing local businesses and avoid “strip mall” type development that lacks 
character.  All new development or redevelopment of retail businesses shall be designed to meet the requirements of 
the Retail Centers & Commercial Districts section of the Santa Rosa Design Guidelines.


Policy SR-2.5 Allow mobile food vendors at off-street locations along Sebastopol Road.


AFFORDABLE HOUSING AND ANTI-DISPLACEMENT 


GOAL AH-1 Provide a variety of housing types and densities to support a diverse population.


Policy AH-1.1 Promote inclusion of second dwelling units in new and existing single-family neighborhoods to 
provide a smaller, more affordable housing option.


Policy AH-1.2 Encourage new residential development to include a mix of housing types, such as single-family 
residences with duplexes and triplexes, townhomes, and apartment units, for all income levels.


Policy AH-1.3 Encourage the development of quality, well-built, attractive market-rate and below- market-rate 
housing units that contribute to neighborhood character and quality of life.


Policy AH-1.4 Encourage the integration of market-rate housing with affordable units at the project level as well as 
at the neighborhood level to encourage housing for all income levels within the plan area.
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Policy AH-1.5 Encourage residential development that meets the special needs of population groups including 
seniors, large and small families, low- and middle-income households, and people of all abilities.


GOAL AH-2 Minimize displacement of existing residents.


Policy AH-2.1 Continue to engage the community in developing new and refining existing affordable housing and 
anti-displacement strategies.


Policy AH-2.2 Continue to preserve existing affordable housing in order to prevent displacement in the plan area, 
and identify funds to preserve units at risk of converting to market rate.


Policy AH-2.3 Utilize economic development strategies, such as local hiring programs, job training, and promoting 
cultural identity, to strengthen the local community and prevent displacement of existing residents.


Policy AH-2.4 Provide outreach and education to existing homeowners, and offer resources and information to 
allow continued residence in their homes. 


Policy AH-2.5 Provide homebuyer assistance programs including a first-time homebuyer down payment assistance 
program, the CalHFA loan program, and the Mortgage Credit Certificate Program to residents in the plan area. 


ACCESS TO HEALTHY FOODS 


GOAL HF-1 Promote convenient access to healthy foods, goods, and services for all residents in the 
plan area.  


Policy HF-1.1 Work with and support the Sonoma County Department of Health Services with incentives and 


programs to attract and expand businesses that support healthy living.


Policy HF-1.2 Support the Sonoma County Department of Health Services to host, sponsor, and/or organize public 
health events such as health fairs, senior fairs, youth fitness programs, farmers’ markets, and workshops.


Policy HF-1.3 Support location/operation of healthy food purveyors such as full-service grocery stores, ethnic food 
markets, farm stands, community gardens, edible schoolyards, and farmers’ markets.


Policy HF-1.4 Support the Sonoma County Department of Health Services program to encourage convenience 
stores, supermarkets, liquor stores, and neighborhood and ethnic markets to carry fresh produce.


Policy HF-1.5 Support development of small-scale neighborhood nodes that provide a range of neighborhood-
serving retail, public amenities, and services to residents within walking distance of their homes.


ECONOMIC DEVELOPMENT GOALS & POLICIES


GOAL ED-1 Promote economic activity that creates jobs and supports local businesses.


Policy ED-1.1 Encourage job creation in the plan area, and enhance connections to allow Roseland residents to 
walk or bike to work within and outside the plan area. 


Policy ED-1.2 Encourage local-serving retail, especially on Sebastopol Road. 
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Policy ED-1.3 Continue to support existing businesses and future 
entrepreneurial opportunities along Sebastopol Road.  


Policy ED-1.4 Allow continued use and building re-occupancy of existing 
nonconforming businesses north of Sebastopol Road until such businesses 
are ready to relocate.


Policy ED-1.5 Support the expansion of existing businesses and the 
creation of new business opportunities in the light industrial area, which is 
important to the region’s economic vitality.


Policy ED-1.6 Support the existing businesses and the creation of new 
business and job opportunities in the Auto Row area in the southeast 
portion of the plan area.


Policy ED-1.7	 Encourage property owners to seek innovative solutions 
to resolve soil and ground water contamination in the plan area, including 
seeking grants or partnering with other entities.







yards and an abundance of other wildlife looking for a space to coexist in our city. This planned 
development borders along the creek and animal habitats will be impacted just as much as our 
neighbors. With our endangered species, such as the spotted salamander, how can we allow 
development like this? 

Yes, housing is a need. But it must be done in a way that preserves our open spaces and community 
character. A three story apartment complex has no place in the middle of our street. If the lot must be 
subdivided it needs to follow the original plan of single and duplex style units. Please review the 
following ways the city and developer have disregarded the master plan and zoning restrictions for 
Burbank Avenue. This disregard is noted by all neighbors and is why we are against this 
development moving forward. 

Initially, the Project was going to enter into an agreement with the City’s Housing Authority 
by designating the multi‐family units as available to low‐income residents to satisfy the 
Inclusionary Housing requirement adopted by City Council in October 2019. However, on 
Tuesday, January 21, 2020, the Applicant team informed Staff that the project will no longer 
be designating the multi‐family units as affordable. As this project used to have an affordable 
housing component which was part of the reason they are taking short cuts and avoiding 
obvious issues such as placing the largest building ever built in the neighborhood right on the 
fence line with parking noise and garbage pickup noise all purposely faced towards the 
existing neighborhood rather than towards the developments other tenants. It is clear that the 
developer is focused on profit first and the neighborhood second. Build-in phases with the 
highest density being built first with the opportunity to not have to build the rest if they run 
into "financial difficulties. Build at the lowest cost by placing the largest structure right on the 
road and on the fence line of existing tenants. Decide not to build affordable housing. Decide 
that it is best in the interest of profit to put the highest density component on the project in the 
back yards of existing residents and away from their own single-family lots thus making the 
new lots more profitable despite the effect of reducing property values for existing neighbors 
behind said structure.

Staff is recommending approval of the project based on compliance with Zoning Code 
requirements and consistency with the General Plan and Roseland Area/Sebastopol Road 
Specific Plan policies associated with land use compatibility, range of housing types, and 
proximity to services and amenities This, for example, is a lie as Phase 1 and Phase 2 do not 
meet these criteria and there is no guarantee the other phases will be completed: General Plan, 
The project density is rounded up from 9.5 units per acre to 10 units per acre pursuant to the 
City of Santa Rosa’s Density Bonus Ordinance (Zoning Code 20-31.020) and is therefore at 
the midpoint of the allowed density range. It most certainly violates this for our neighborhood 
while they say it does not and have gone to great pains to make sure it doesn't do this to other 
neighbors but they could do it for the entire community if the apartment building were in the 
center of the project. The densest parts are to be built first, so if phases 3, 4 and 5 never 
happen you are left with very high-density housing in an area not designated for that within 
the scenic corridor of Burbank Avenue having 3 story apartments and duplexes.



Urban Design UD-F-3 Encourage creative subdivision design that avoids walling to 
neighborhoods abutting regional/arterial streets with long monotonous stretches of fencing or 
walls. And while they included the summary from the more general "Roseland/Sebastopol 
Road Specific Plan" in their recommendation the staff did NOT include the information from 
the Burbank Avenue specific plan. This is a lie when it comes to the apartments and they 
purposely do NOT mention the Burbank Guidelines the Staff has cherry-picked the guidelines 
to approve the project as presented but has not mentioned the guidelines specific to the very 
area within which the project exists.

The project design orients units facing inward toward the development. Overall the project 
site incorporates small lots that include single-family detached and single-family attached 
units, while the 64 multi-family units further the General Plan and Roseland Area/Sebastopol 
Road Specific Plan’s goals and policies with a variety of housing types. This is what they did 
not put in their Staff Report; Burbank Avenue Street Design The General Plan designates 
Burbank Avenue as a scenic road because of its special, scenic qualities. Burbank Avenue has 
a unique quality characterized by a rural aesthetic, with large trees, deep front yards, and 
absence sidewalks and on-street parking. GOAL RN-4 Maintain the rural quality of Burbank 
Avenue. Policy RN-4.1 Implement the new street design in order to balance new 
improvements with the existing rural character along Burbank Avenue. Policy RN-4.2 
Balance the desire to maintain the rural character with pedestrian and bicycle safety along 
Burbank Avenue. Those are found here in attachment 12: 
http://legistar.granicus.com/santarosa/meetings/2019/11/2820_A_Design_Review_Board_19-
11-07_Regular_Meeting_Agenda_and_Summary_Report.pdf

Staff failed to refer also to their "visual dictionary" which is the photos in the link below 
which makes our arguments clear: KEY CORRIDORS A following table is a visual dictionary 
of building product type examples typical for each of the General Plan land use classifications 
where new development is anticipated to occur. Vacant areas and underutilized lots offer the 
greatest opportunities for new development. These include Sebastopol Road, Burbank 
Avenue, Hearn Avenue, Dutton Meadow, and south of Hearn Avenue east of Dutton Meadow. 
The pictures are local examples where available; otherwise non-local photos are shown. Table 
3-2: Development Type Imagery Development Types along Burbank Avenue Large-lot 
detached single-family homes with deep setback (Low-Density Residential land use 
designation) See page 3-6 which shows photos of what Burbank Avenue is supposed to look 
like and 3-7 and 3-8 which shows where the Apartment Buildings should be and it is NOT 
Burbank. GOAL RN-4 Maintain the rural quality of Burbank Avenue. Policy RN-4.1 
Implement the new street design in order to balance new improvements with the existing rural 
character along Burbank Avenue. Policy RN-4.2 Balance the desire to maintain the rural 
character with pedestrian and bicycle safety along Burbank Avenue. 
http://legistar.granicus.com/santarosa/meetings/2019/11/2820_A_Design_Review_Board_19-
11-07_Regular_Meeting_Agenda_and_Summary_Report.pdf 

See attachment-12: The city is planning upgrades to Burbank Avenue to address bicycling and 

http://legistar.granicus.com/santarosa/meetings/2019/11/2820_A_Design_Review_Board_19-11-07_Regular_Meeting_Agenda_and_Summary_Report.pdf
http://legistar.granicus.com/santarosa/meetings/2019/11/2820_A_Design_Review_Board_19-11-07_Regular_Meeting_Agenda_and_Summary_Report.pdf
http://legistar.granicus.com/santarosa/meetings/2019/11/2820_A_Design_Review_Board_19-11-07_Regular_Meeting_Agenda_and_Summary_Report.pdf
http://legistar.granicus.com/santarosa/meetings/2019/11/2820_A_Design_Review_Board_19-11-07_Regular_Meeting_Agenda_and_Summary_Report.pdf


walking: A new roadway design for Burbank Avenue, illustrated in Figure 4-2, provides 
greater safety for pedestrians and bicyclists while maintaining the rural aesthetic. The new 
design includes bike lanes, sidewalks, and a tree-lined and landscaped bioswale between 
sidewalks and travel lanes along both sides of the street. A similar street design was recently 
constructed in front of Roseland Creek Elementary School and is depicted in the Burbank 
Avenue Scenic Roadway Guidelines document. This same roadway treatment is proposed 
across from the school along the planned community park and along the rest of the length of 
Burbank Avenue to Hearn Avenue. The roadway portions to the north of the school are either 
urbanized with curb, gutter, and sidewalk or too narrow to accommodate this scenic 
landscaped bioswale treatment. Therefore, two designs are proposed for the roadway, one to 
the north of the school and the other from the school to Hearn Avenue. But, here are their 
words which again says a three-story structure for this project is inappropriate: By 
concentrating housing, civic uses, and shopping along Sebastopol Road and adjacent to the 
Southside Bus Transfer Center, the Specific Plan is intended to increase transit ridership and 
reduce dependence on private automobile travel. The 2009 Comprehensive Transportation 
Plan for Sonoma County (CTP) also includes upgrades to City Bus operations, including 
implementation of 15-minute bus headways on Sebastopol Road.

Also, note in Attachment 12 they show the new design for Burbank Avenue with 10' transit 
lanes. If you go down further in the document you find this: GOAL T-1 Promote the use, 
efficiency, safety, reliability, and convenience of public transit in the plan area. Policy T-1.1 
Provide 11-foot travel lanes on streets with transit service. So even the "new" Burbank 
Avenue will not meet the policy of 11-foot travel lanes and thus is not designated for transit 
service which is where density should be concentrated as per the 2009 CTP and the Roseland 
area planning documents. Note that on this map no buses go down Burbank and the new street 
design with only 10' travel lanes precludes its use in the future as buses need 11' wide travel 
lanes as per the plan. https://srcity.org/DocumentCenter/View/20514/CityBus-System-Map--
LARGE 

The city is under pressure to produce dense housing and quickly. But are planning to do that in an 
area without readily available transit options other than cars when clearly the documents show that 
density is most appropriate in the Roseland area on "Sebastopol Road, the Dutton Avenue extension 
south of Hearn Avenue and along Hearn Avenue WEST of Burbank Avenue and EAST near Dutton 
Meadow." Three-story density is not appropriate for this project because, in your words, "the 
General Plan designates Burbank Avenue as a scenic road because of its special, scenic qualities. 
Burbank Avenue has a unique quality characterized by a rural aesthetic, with large trees, deep front 
yards, and an ABSENCE of sidewalks and on-street parking."

Again, we ask that you think of our neighborhood and think of the unique qualities that make 
Burbank Avenue  a special place to live. Our neighborhood is not against more housing, but we are 
against dense housing that does not fit our landscape, that jeopardizes the safety of our street, and 
takes away our rural character. We look forward to discussing this further at the upcoming review 
meetings. 

Sincerely,

https://srcity.org/DocumentCenter/View/20514/CityBus-System-Map--LARGE
https://srcity.org/DocumentCenter/View/20514/CityBus-System-Map--LARGE


Erin and Nick Rineberg



From: Paige Elise
To: Ross, Adam
Subject: [EXTERNAL] Re: 1400 Burbank Ave
Date: Thursday, January 23, 2020 4:54:59 PM

Dear Adam Ross,

I am a citizen concerned that the developments being built in Santa Rosa are not being held to
the highest standard of environmental stewardship. Given the state of our climate, we must
require new buildings (and potentially retrofitting) to be LEED-certified, to have solar panels,
to be built in accordance with the sun so as to preserve heat and cool in the homes, etc., there
are numerous practices that I am not seeing the City of Santa Rosa require developers to
employ in the currently built houses. While using materials that help humans and the earth
may cost more, it is worth it to the future generations of this City. I am speaking of a dire need
to adapt to a changing time. There are other residents who agree with me.

I have written a letter regarding the 1400 Burbank plot as a specific case example where
technologies for sustainable development can exemplify the city's commitment to the recently
adopted RCPA. Below is the letter (also attached) addressing the Mayor and Council, whom I
highly respect. I am only trying to do my due diligence as a constituent. Thank you.

Sincerely,

Paige Hotchkiss-Needleman 

Dear City Council,
 
            Thank you very much for all the work you have done. I am proud that the Santa
Rosa City Council unanimously voted “yes” to create a Regional Climate Protection
Authority to support countywide climate action and recognize Climate Emergency.
Making the new homes built in Santa Rosa required to be LEED-certified, (Leadership in
Environmental Engineering and Design) solar-paneled, and sustainably built, you can
show your constituents that you stand by that resolution.
            Several cookie-cutter dwellings are rapidly being built around Roseland from
Sebastopol to Wright. I am concerned with the use of the lot located at 1400 Burbank
Avenue. Another development was recently built right next door, and another one across
the way on West Ave.
            Mandate the Schellinger Brothers to construct using sustainable materials. These
homes need to last into the future and be healthy for residents, not just shareholders’
pockets.
            Neighbors and non-profits in the region would love the opportunity to farm here.
Consider repropriating funds from the Roseland Community Creek Park project to fund a
community farm on 7 acres close to the McMinn fence line on the 1400 Burbank plot.
This beautiful parcel of land is habitat to nesting birds, hawks, raptors, spawning frogs,
raccoons, rabbits, skunks and the endangered Red Tiger Salamander. This is one of the
few greenways animals have left in this area. It was once farmland and can be again.
Support education and fight for food sovereignty by making a stand for development that

mailto:p.elise477@gmail.com
mailto:ARoss@srcity.org


From: Christina Tours Royston
To: Ross, Adam
Subject: [EXTERNAL] Re: Two meetings?
Date: Wednesday, January 22, 2020 8:41:25 AM

Good morning,
I was wondering what the "zoning" meeting tonight will consist of?  It's for the 1400 Burbank
Ave Subdivision that is going in. Will it be for traffic impact?

Thank you,

Christina Tours Royston 
Staff Accountant
Marietta Cellars | Marietta Vineyards
707-433-2747 

On Sun, Jan 19, 2020 at 9:35 AM Christina Tours Royston <christina@mariettacellars.com>
wrote:

Hi Adam 
I received two notices of public hearing, one on the 22nd and one on the 23rd. What is the
difference between zoning and planning? 

Thank you!
Christina Royston

-- 
Christina Tours Royston 
Staff Accountant
Marietta Cellars | Marietta Vineyards
707-433-2747 

mailto:christina@mariettacellars.com
mailto:ARoss@srcity.org
tel:707-433-2747
mailto:christina@mariettacellars.com
tel:707-433-2747


From: Geoff Jones
To: Ross, Adam; Gustavson, Andy
Cc: Cisco, Patti; Weeks, Karen; Carter, Charles; Kalia, Akash; Duggan, Vicki; Okrepkie, Jeff; Peterson, Julian
Subject: [EXTERNAL] Burbank Avenue Project
Date: Monday, February 3, 2020 10:56:14 AM

2/3/2020

Dear Staff and Planning Commission Members.

Zoning and Planning exists to ensure that existing communities and neighborhoods are not at the mercy
of developers when it comes to maintaining the integrity of their neighborhoods.

Sadly, in the case of this project, the developer's wishes seem to be paramount vs those of the neighbors
or the majority of future tenants of the project.  Maximizing their profit is clearly the goal and it seems as if
Planning has rolled over to their every wish which was never my personal experience developing
restaurant properties in Santa Rosa before I retired in 2008.

As you well know from the Attachments 12 and 13 of the Planning Commission Agenda Notes Burbank
Avenue is never going to be wide enough to have Bus Service, unlike the roads immediately to the North,
South, East or West due to the rural nature of the street.  Even with planned improvements the travel
paths will be just 10 feet wide not the 11 feet required for buses, let alone places for them to stop to
pickup passengers.  

This has never been an issue as density such as three story housing has never been proposed for this
area and, indeed, the General Plan designates it as a " scenic road because of its special, scenic
qualities. Burbank Avenue has a unique quality characterized by a rural aesthetic, with large trees, deep
front yards, and an absence sidewalks and on-street parking."  Sidewalks and bike paths are to be added
but travel lanes will remain narrow with no barrier between bicyclists and automobiles.  As a bicyclist I can
tell you that this not a street I will feel safe riding on even after it is "improved" as your average box truck
is 8 feet wide with a UPS truck being slightly wider.  That hardly leaves any room for a bicyclist in a lane
designated in the plans as being from 0 to 3 feet wide.

From your Attachment 12, '' by concentrating housing, civic uses, and shopping along Sebastopol Road
and adjacent to the Southside Bus Transfer Center, the Specific Plan is intended to increase transit
ridership and reduce dependence on private automobile travel.   Maintain the rural quality of Burbank
Avenue. "

This Burbank Project goes against both those Planning goals not only by allowing an unprecedented 3
story structure in the area, rather than only in areas clearly designated for such tall imposing structures,
but by allowing it to be placed directly on Burbank Avenue itself abutting the rural single family homes of
existing residents who have lived there for decades.

Such placement maximizes the negative impact on (1) those using Burbank Avenue itself, (2) the existing
neighbors who inexplicably will bear the noise impact of 30 or so cars driving in and out, garbage trucks
backing up, (as there is no exit and no sound wall), and (3) the tenants of the planned structure.  Its
placement on an increasingly busy, congested and noisy road is hardly ideal for these future tenants. 

The only motive for such negative placement is to minimize costs to the developer as central placement,
or East Most placement of this portion of the development, even if 2 stories, would clearly better meet the
goals and policies of your planning documents.  Reducing costs to the developer should not be the
priority of Zoning or Planning especially when there is no Affordable Housing piece of this project.

If one looks at the Visual Dictionary for the different areas of Roseland, (where I own a rental property on
De Meo), you can see the development types for each area with Burbank Avenue characterized by "
Large-lot detached single-family homes with deep setback" and " Single-family detached and attached

mailto:kubujones@comcast.net
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homes with deep setback," not a single three story structure with minimal setback is pictured unlike for
the photos of the Sebastopol Road and Hearn Avenue areas.  The project as envisioned does not 
conform with your stated policy to " maintain rural residential character along Burbank Avenue as new
development occurs" and " encourage community pride by promoting beautiful and safe neighborhoods
and quality of life."

The 100 percent Market Rate project as planned and laid out has ensured that the developer maximizes
the noise, traffic and visual impact of the higher density housing components to existing community
members while minimizing its impact upon their own market rate single family home parcels thereby
enhancing profits to the detriment of my friends in the area. 

They had planned to build as part of their retirement plan small affordable granny units on their property
at my urging as I already provide affordable housing in Santa Rosa.  Likely the will be unable to do so
once their property values are negatively impacted by the three story structure planned along their back
fence.  Their ability to borrow will be severely impacted.

Oddly I'm being told this project will be expedited with minimal oversight under Resiliency despite  there
being no affordable housing component to address the needs of Coffey Park renters who were displaced
during the fires and are likely now paying far higher rents than they used to.

Lastly, and also troubling, is the phased nature of this project with, apparently, the first two phases being
the most impactful on the community.  What is the assurance that the project won't simply end there?

A logical look of the project would have the highest density components centralized in the project area or
up against the East border of the project area which abuts Sheppard Elementary School rather than
existing rural single family homes.  To place a three story structure in a manner that it looms over the
back yards of existing neighbors is a gift to the developer and a disservice to the citizens you have been
tasked to protect through mitigation measures that are well within reach.

Please refer to attachments showing the Project as currently planned and 2 scenarios where the
Apartments are moved to a more central area of the project area and impacts upon Burbank and existing
residents are mitigated to reduce noise and visual impact.

Sincerely,

Geoffrey A. Jones

1727 Terrace Way, Santa Rosa (home since 1984) 707-525-8541
1174 De Meo Street, Santa Rosa (below market rental)
985 Stanislaus Way, Santa Rosa (below market rental)
1837 Little John Lane, Santa Rosa (below market rental)



From: Mark Henry Parrish
To: Cisco, Patti; Weeks, Karen; Carter, Charles; Kalia, Akash; Duggan, Vicki; Okrepkie, Jeff; Peterson, Julian; Ross, Adam; Gustavson,

Andy
Cc: kansassunflower64@yahoo.com; rivermountainphoto@gmail.com; Lorraine Papp; Ramiro Ortiz; thomasdarling@comcast.net;

sanfordburress@gmail.com; eikedan@sbcglobal.net; jim-jody@att.net; cesar707murillo@yahoo.com; santa_rosa707@hotmail.com;
Beverly Buras; Erin Rineberg; Janet Lorraine Paul

Subject: [EXTERNAL] Burbank Avenue Subdivision-PRJ19-031, MAJ19-003, DR19-054, CUP19-095
Date: Monday, February 3, 2020 5:38:02 PM
Attachments: Attachment 12 - Roseland Area Sebastopol Road Specific Plan Circulation.pdf

Attachment 13 - Roseland Area Sebastopol Road Specific Plan Land Use and Housing.pdf
Importance: High

Please add the following comments to be heard at the Zoning Administrator Public Hearing
Wednesday February 5, 2020 and Planning Commission Meeting Thursday, February
13, 2020
 
I am not against new housing projects as I understand we desperately need housing in our city,
however, this project as currently designed is not appropriate for our rural neighborhood. The
primary objection is the current plan to install a massive three stories (39.5’ tall), 62 unit, multi-
family apartment complex fronting Burbank Avenue and abutting my three parcels. This project
will also include duplexes and single-family homes all to be built in five different phases with the
apartments to be built in the first phase and no guarantee the other phases will ever be built. Also,
the fact that the densest part of it is on the perimeter of the project which most affects its current
citizens. Ideally, these apartments should be located on Sebastopol road or Hearn avenue NOT in
the middle of our rural neighborhood of Burbank Avenue. If they are to be installed they should at
least be located in the core of the project where the majority of any visual/noise impact would be
centralized within the project and affect the new tenants the most.
 

·       Initially, the Project was going to enter into an agreement with the City’s
Housing Authority by designating the multi-family units as available to low-
income residents to satisfy the Inclusionary Housing requirement adopted by
City Council in October 2019. However, on Tuesday, January 21, 2020, the
Applicant team informed Staff that the project will no longer be designating the
multi-family units as affordable. As this project used to have an affordable housing
component which was part of the reason they are taking short cuts and avoiding obvious
issues such as placing the largest building ever built in the neighborhood right on the fence
line with parking noise and garbage pickup noise all purposely faced towards the existing
neighborhood rather than towards the developments other tenants. It is clear that the
developer is focused on profit first and the neighborhood second. Build-in phases with the
highest density being built first with the opportunity to not have to build the rest if they run
into "financial difficulties. Build at the lowest cost by placing the largest structure right on
the road and on the fence line of existing tenants. Decide not to build affordable housing.
Decide that it is best in the interest of profit to put the highest density component on the
project in the back yards of existing residents and away from their own single-family lots
thus making the new lots more profitable despite the effect of reducing property values for
existing neighbors behind said structure.
 

·       Staff is recommending approval of the project based on compliance with Zoning
Code requirements and consistency with the General Plan and Roseland
Area/Sebastopol Road Specific Plan policies associated with land use
compatibility, range of housing types, and proximity to services and amenities
This, for example, is a lie as Phase 1 and Phase 2 do not meet these criteria and there is no
guarantee the other phases will be completed: General Plan, The project density is
rounded up from 9.5 units per acre to 10 units per acre pursuant to the City of
Santa Rosa’s Density Bonus Ordinance (Zoning Code 20-31.020) and is therefore
at the midpoint of the allowed density range. It most certainly violates this for our
neighborhood while they say it does not and have gone to great pains to make sure it
doesn't do this to other neighbors but they could do it for the entire community if the
apartment building were in the center of the project. The densest parts are to be built first,
so if phases 3, 4 and 5 never happen you are left with very high-density housing in an area
not designated for that within the scenic corridor of Burbank Avenue having 3 story
apartments and duplexes.
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This chapter describes the Circulation Plan for the plan area. The Circulation 
Plan is designed to serve all travel modes—walking, transit, bicycling, and 
motor vehicle—and is intended to enhance comfort and safety for all street 
and path users. 


4.1 ROADWAY NETWORK 
The roadway network map (Figure 4-1) illustrates the existing and 
proposed street network in the plan area. The circulation system enhances 
connections throughout the plan area through the addition of a number of 
new connections and an emphasis on multimodal streets. The roadways 
in Figure 41 are designated as one of the following street types: local, 
transitional/collector, regional/arterial, or highway. The design for each of 
these street types is defined in the City's street standards.


Generally, a roadway network with minimum use of “dead-end” or cul-de-
sac streets and shorter block lengths helps improve access and mobility 
for users of all transportation modes. This design gives users multiple route 
choices and helps to disperse traffic throughout the plan area. Breaking 
up large blocks into smaller blocks provides greater access to each parcel, 
and all street users benefit from shorter travel distances and an increased 
likelihood of a direct route between an origin and a destination. 


The roadway network establishes a number of roadway extensions and new 
roads to enhance connectivity and route choice. The Circulation Plan reflects 
proposed roadways in the General Plan, as well as streets in planned and 
approved development projects. Tables 4-1 and 4-2 describe the features of 
the proposed roadway network, including intersection improvements and 
new and modified roadways and paths. These features are designed to:


•	 Enhance connectivity and promote multimodal transportation 
options.


•	 Improve traffic flow.


•	 Enhance safety for all users along the roadway and at intersections.


•	 Support Sebastopol Road as the primary commercial corridor.


•	 Ease traffic congestion along Hearn Avenue.


•	 Increase internal access to large blocks.


All new roadways and reconstruction identified in the following tables 
will require measures to collect and manage stormwater runoff and water 
quality. Improvements to address stormwater may include the construction 
of biofilters and bioswales along medians and roadways.
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Figure 4-1: Roadway Network
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Table 4-1: Roadway Network 
Roadway Description


Sebastopol Road East of Burbank Avenue: Provide one travel lane in each direction plus a center turn lane 
or median consistent with the Sebastopol Road Urban Vision Plan.


West of Burbank Avenue: Maintain two lanes in each direction plus a center turn lane or 
median consistent with the Sebastopol Road Urban Vision Plan.


New east–west road 
between State Route 12 
and Sebastopol Road


Create two-lane local street north of the Joe Rodota Trail between Hampton Way and 
West Avenue, extending southward to Sebastopol Road just west of Hampton Way and 
at West Avenue.


Roberts Avenue Maintain current limits of street on either side of State Route 12.
Corby Avenue from Baker 
Avenue to Hearn Avenue


Maintain two-lane street configuration and redesignate as a transitional/collector 
(reclassification also includes the short segments of Boyd Street and Earle Street 
identified as arterials in the General Plan).


Campbell Drive extension Extend Campbell Drive eastward from Stony Point Road to Burbank Avenue, including 
a new bridge over Roseland Creek, and designate as a two-lane transitional/collector.


Northpoint Parkway Extend Northpoint Parkway eastward as a new regional/arterial street with one travel 
lane in each direction plus a center turn lane or median from Stony Point Road to 
Burbank Avenue, including a new bridge over Roseland Creek.


Hearn Avenue Widen to two lanes in each direction plus a center turn lane from just west of Dutton 
Avenue to the east side of the Sonoma-Marin Area Rail Transit (SMART) system railroad 
crossing.


Once the Northpoint Parkway extension is in place, on Hearn Avenue retain existing one 
lane in each direction plus center turn lane between Burbank Avenue and Stony Point 
Road, but reclassify this segment as a transitional/collector street.


Stony Point Road Widen to two lanes in each direction plus a center turn lane or median from Sebastopol 
Road to W. Hearn Avenue (under construction).


Widen to two lanes in each direction plus a center turn lane or median from W. Hearn 
Avenue to Bellevue Avenue (only needed at buildout).


Bellevue Avenue Realign the western end of corridor to align with Ludwig Avenue.


Provide one travel lane in each direction plus a center turn lane or median from Stony 
Point Road to US 101 and maintain regional/arterial classification.


Dutton Avenue extension Provide one travel lane in each direction plus a center turn lane or median from Hearn 
Avenue to new bridge over Colgan Creek, maintaining regional/arterial classification.


Dutton Meadow southern 
extension to Dutton 
Avenue


Provide one travel lane in each direction plus a center turn lane or median, maintaining 
regional/arterial designation (aka "Southern New Street").


Dutton Meadow northern 
extension to Dutton 
Avenue


Provide one travel lane in each direction plus a center turn lane or median, maintaining 
transitional/collector designation (aka "Northern New Street").


Old Stony Point Road Change designation from transitional/collector to local.


Corby Avenue extension Change designation from local to transitional/collector.
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Roadway Description
Local street extensions 
identified in General Plan


Extend Leo Drive to Burbank Avenue; extend Westland Drive toward Roseland Creek; 
connect segments of Trombetta Street; connect segments of Barndance Lane; extend 
Liscum Strret to Barndance Lane; extend Liscum Street to Bellevue Avenue.


Local street extensions by 
approved projects


Extend Liana Drive westward to Burbank Avenue; extend Leo Drive eastward to SMART 
corridor and connect to Vanderford Drive; create grid network of streets between Dutton 
Meadow and Rain Dance Way-Burgess Drive.


Specific Plan new local 
street extensions


Create new east–west street connecting Burbank Avenue to the north end of the 
Westland Drive extension; extend Liscum Street from Barndance Lane to W.  Hearn 
Avenue; extend Tuxhorn Drive to Dutton Avenue.


Table 4-2: Intersection Improvements


Roadway Description
Install new traffic controls Install new traffic controls (such as signals) when warranted and where necessary to 


maintain the LOS D standard for major corridors set by the General Plan.  
Modifications to maintain 
consistency with the 
Sebastopol Road Urban 
Vision Plan


Maintain consistency by eliminating the outer westbound through lane and the 
eastbound right turn lane at the Burbank Avenue intersection and eliminating the 
eastbound and westbound right turn lanes at the Roseland-McMinn intersection.


Capacity improvements at 
existing intersections


Modify the following intersections with additional turn lanes and/or signal 
enhancements as necessary: Hearn Avenue/Dutton Meadow, Hearn Avenue/Dutton 
Avenue, Stony Point Road/W. Hearn Avenue, and Bellevue Avenue/Dutton Meadow. 
Locations needing future traffic controls may also require lane modifications.


Stony Point Road/SR 12 
Eastbound Ramps/Joe 
Rodota Trail


Improve the ease and safety of pedestrian and bicycle crossings by eliminating the 
free (uncontrolled) northbound right turn and bringing it under signal operation, 
reconfiguring curbs to shorten crossing distances, and using enhanced pedestrian 
signal timing (such as early release). As part of these modifications, implement dual 
southbound left turns to improve operation.


Dutton Avenue/SR 12 
Westbound Ramps


Increase vehicle storage on the off-ramp.


Stony Point Road/Northpoint 
Parkway


Modify intersection to add new eastern leg (Northpoint Parkway extension) and 
modify/add turn pockets as needed on the remaining three approaches.


Stony Point Road/Ludwig 
Avenue-Bellevue Avenue 
realignment


Modify intersection to add new eastern leg (Bellevue Avenue realignment) and 
modify/add turn pockets as needed on the remaining three approaches.
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Landscaped Parkway along Burbank Ave


Burbank Avenue Street Design
The General Plan designates Burbank Avenue as a scenic road because of its 
special, scenic qualities. Burbank Avenue has a unique quality characterized 
by a rural aesthetic, with large trees, deep front yards, and an absence 
sidewalks and on-street parking. Roadway drainage is through cross-
over culverts and roadside drainage ditches that do not meet City street 
standards. 


A new roadway design for Burbank Avenue, illustrated in Figure 4-2, provides 
greater safety for pedestrians and bicyclists while maintaining the rural 
aesthetic. The new design includes bike lanes, sidewalks, and a tree-lined 
and landscaped bioswale between sidewalks and travel lanes along both 
sides of the street. A similar street design was recently constructed in front of 
Roseland Creek Elementary School and is depicted in the Burbank Avenue 
Scenic Roadway Guidelines document. This same roadway treatment is 
proposed across from the school along the planned community park and 
along the rest of the length of Burbank Avenue to Hearn Avenue. The roadway 
portions to the north of the school are either urbanized with curb, gutter, and 
sidewalk or too narrow to accommodate this scenic landscaped bioswale 
treatment. Therefore, two designs are proposed for the roadway, one to the 
north of the school and the other from the school to Hearn Avenue. 
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Figure 4-2: Burbank Avenue Street Design
Northern Section Street Design


Southern Section Street Design


Northern 
Section 


Southern 
Section 


Burbank Ave sections
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4.2 Pedestrian & Bicycle Network
The plan proposes a number of improvements to the pedestrian and 
bicycle network, including continuous sidewalks, improved crossings at 
intersections, street lighting, and new pedestrian and bicycle routes. New 
pedestrian routes are provided on sidewalks and along off-street dedicated 
pedestrian/bicycle paths. Bike facilities are proposed along all arterial 
roads, along creeks, through parks, and along the Sonoma-Marin Area Rail 
Transit (SMART) corridor. Together this system of proposed multi-use paths, 
bike lanes, and bike routes greatly enhances multimodal access in the plan 
area, improving links to shopping areas, transit hubs, parks, and schools. 
Figure 4-3, Pedestrian and Bicycle Network, illustrates the location of the 
primary off-street and on-street pedestrian and bicycle facilities in the plan 
area. While sidewalks are not depicted on the map, they are intended to be 
along all street segments upon implementation of the Specific Plan. 


The interconnected multi-use (Class I) trail system of off-street paths 
is shown in green on Figure 4-3 and described in detail in Table 4-3. This 
system is designed to:


•	 Provide off-street access for pedestrians and bicyclists to and along 
the SMART multi-use path and the Joe Rodota Trail.


•	 Extend the Colgan Creek and Roseland Creek trails and provide 
opportunities for public recreation activities and natural habitat 
protection and enhancement.


The bicycle network of striped bike lanes (Class II) and signposted bike 
routes (Class III) is shown on Figure 4-3 in purple and orange, respectively, 
and described in detail in Table 4-3. These facilities are designed to include 
the following components: 


•	 Bike lanes along all arterial streets.


•	 A signage program to identify bicycle routes, particularly those 
leading to the SMART multi-use path.


•	 Connections to transit, schools, and parks.


•	 Connectivity across the US 101 and SR 12 freeways.


•	 Connections to the planned Santa Rosa Downtown Station via 
dedicated bike lanes along Dutton Avenue.
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Table 4-3: Pedestrian and Bicycle Network Improvements
Improvement Description


City of Santa Rosa Bicycle 
and Pedestrian Master 
Plan Proposed Paths 
(Class I)


Maintain or establish the following pathway facilities:	
•	 Joe Rodota Trail
•	 SMART multi-use path (MUP)
•	 Roseland Creek path from Stony Point Road to McMinn Avenue
•	 Colgan Creek path along Bellevue Avenue from Burgess Drive, extending north to Dutton 


Avenue extension


City of Santa Rosa Bicycle 
and Pedestrian Master 
Plan Proposed Bike Lanes 
(Class II)


Maintain or establish the following bike lane facilities:
•	 Sebastopol Road
•	 Stony Point Road
•	 Olive Street
•	 Burbank Avenue
•	 West Avenue
•	 Dutton Avenue (and extensions)
•	 Dutton Meadow (and extensions)
•	 Northpoint Parkway
•	 Hearn Avenue
•	 Bellevue Avenue  


City of Santa Rosa Bicycle 
and Pedestrian Master 
Plan Proposed Bike 
Routes (Class III)


Maintain or establish the following bike route facilities:
•	 Corby Avenue/Dowd Drive north–south route (includes portions of Olive Street and Corby 


Avenue extension)
•	 Earle Street between Olive Street and US 101 pedestrian/bicycle overcrossing
•	 East–west route including Lazzini Avenue, Comalli Street, Hughes Avenue, McMinn Avenue, 


Delport Avenue, and South Avenue


New paths (Class I) 
designated by Specific 
Plan


Establish the following newly identified pathway facilities:
•	 Create a new path along the north side of Bellevue Avenue between the Colgan Creek path 


and Stony Point Road
•	 Colgan Creek path north extension: extend from new Dutton Avenue bridge over creek to Hearn 


Avenue along Dutton Avenue extension
•	 Connect Beachwood Drive to SMART multi-use path through an existing maintenance access 


(consistent with the Santa Rosa Citywide Creek Master Plan)
•	 Establish an off-street pathway along the east side of Rain Dance Way, and extend southward 


from Rain Dance Way to the Colgan Creek path
•	 Adjust path alignments in Southside Community Park to create a seamless pedestrian-bicycle 


connection between Hearn Avenue and the new Rain Dance Way path
•	 Create path through Bellevue Ranch Park to link adjacent planned bike routes


New bike lanes (Class II) 
designated by Specific 
Plan


Establish the following newly identified bike lane facilities:
•	 West Avenue from Sebastopol Road to Joe Rodota Trail
•	 Barham Avenue between Dutton Avenue and Olive Street (represents an upgrade from 


previously planned bike route)


New bike routes (Class III) 
designated by Specific 
Plan


Establish the following newly identified bike routes:
•	 Entire length of Leo Drive and its extension to Burbank Avenue
•	 New north–south route designated on Old Stony Point Road and Liscum Street (including 


future Liscum Street extension to Bellevue Avenue)
•	 Burgess Drive including easterly extension to Dutton Meadow
•	 New east–west route designated on Barndance Lane, Blacksmith Way, Lone Star Court, 


and Tuxhorn Drive (integrates with planned path connections)
•	 Create a north–south bike route along Roseland Avenue, connecting Sebastopol Road to 


the Joe Rodota Trail
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Figure 4-3: Pedestrian and Bicycle Network
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4.3 TRANSIT
By concentrating housing, civic uses, and shopping along Sebastopol Road and adjacent to the Southside Bus 
Transfer Center, the Specific Plan is intended to increase transit ridership and reduce dependence on private 
automobile travel. The plan also emphasizes improvements to pedestrian and bicycle connectivity to transit, further 
increasing the convenience and utility of using transit. 


Currently, two fixed-route transit agencies provide service to the plan area: Santa Rosa CityBus and Sonoma County 
Transit. In addition, a paratransit service offers door-to-door service for those with disabilities.   


Santa Rosa CityBus is the primary transit provider in Santa Rosa. CityBus provides regularly scheduled fixed-route 
service to residential neighborhoods, major activity centers, and transit hubs in the city and the plan area, including 
the Sebastopol Road corridor and the Southside Bus Transfer Center. The 2009 Comprehensive Transportation Plan 
for Sonoma County (CTP) also includes upgrades to CityBus operations, including implementation of 15-minute 
bus headways on Sebastopol Road. Santa Rosa CityBus is currently undergoing the "Reimagining CityBus" project 
to identify needed transit service improvements to respond to growth in the plan area and coordinate with future 
SMART service. Future improvements may include increased frequencies and additional bus stop amenities, including 
benches, shelters, and lighting. The draft Imagine CityBus plan calls for 15-minute transit frequencies on Sebastopol 
Road, consistent with the 2009 CTP.


4.4 GOALS & POLICIES


ROADWAY NETWORK 


GOAL RN-1 Improve connectivity and traffic flow.
Policy RN-1.1 Improve connections by creating new streets or extensions of existing streets, as identified in Figure 
4-1 and Table 4-1.


Policy RN-1.2 Require dedication of right-of-way and related street improvements or new streets as identified in 
the Circulation Plan when properties develop.


Policy RN-1.3 Enhance existing intersections along major arterials to improve traffic flow through use of coordinated 
or adaptive signal timing and/or dedicated turn pockets, as identified in Table 4-2.


Policy RN-1.4 Implement coordinated or adaptive signal timing along arterials to improve traffic flow, using 
intelligent transportation systems (ITS) strategies rather than roadway widening to maximize roadway efficiency, 
minimize congestion, and reduce greenhouse gas emissions.


Policy RN-1.5 Support the planned construction of a new US Highway 101 overpass at Bellevue Avenue and a 
widened overpass at Hearn Avenue to improve east–west multimodal connectivity to and from the Roseland area.


GOAL RN-2 Enhance Sebastopol Road as a vibrant and multimodal corridor.
Policy RN-2.1 Create a lush and colorful landscaped ambiance along Sebastopol Road through the use of broader 
sidewalks, landscaped medians, historic-style street lamps, shade trees, flowers, and bike lanes.


Policy RN-2.2 Design a raised roadway median to balance the need for access to businesses while enhancing 
pedestrian safety and the streetscape environment.
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Policy RN-2.3 Design Sebastopol Road as a focal gathering point and pedestrian-oriented main street.


Policy RN-2.4 Increase transit service along Sebastopol Road to provide bus service every 15 minutes.


GOAL RN-3 Maintain the livability and character of Hearn Avenue while balancing the need to ease 
traffic congestion.
Policy RN-3.1 Prioritize and secure funding for the planned widening of the Hearn Avenue overcrossing and 
associated interchange improvements to relieve existing congestion and improve multimodal connectivity.


Policy RN-3.2 Include transit facilities and amenities along Hearn Avenue to support frequent transit service.


Policy RN-3.3 Ensure convenient pedestrian and bicycle connections to and from the bus transfer center with new 
linked bike lanes and paths, as shown on the Pedestrian and Bicycle Network map (Figure 4-3).


GOAL RN-4 Maintain the rural quality of Burbank Avenue.
Policy RN-4.1 Implement the new street design in order to balance new improvements with the existing rural 
character along Burbank Avenue.


Policy RN-4.2 Balance the desire to maintain rural character with pedestrian and bicycle safety along Burbank 
Avenue.


GOAL RN-5 Ensure roadways, paths, and parking are designed to be accessible to all users.
Policy RN-5.1 Ensure all paths, streets, and crossings are designed to be safely accessed by all users, in accordance 
with the Americans with Disabilities Act (ADA). 


Policy RN-5.2 Consider providing accessible on-street parking spaces along major commercial corridors such as 
Sebastopol Road.


Policy RN-5.3 Ensure proper connectivity and accessible pathways to and from transit stops and amenities since 
transit riders typically start and end trips as pedestrians.


PEDESTRIAN AND BICYCLE NETWORK 


GOAL PBN-1 Establish a complete network of paths for pedestrians and bicyclists to conveniently 
navigate through the plan area and beyond.   
Policy PBN-1.1 Ensure convenient opportunities to walk and bike to daily destinations.


Policy PBN-1.2 Design streets to safely serve and accommodate all travel modes and users.


Policy PBN-1.3 Identify gaps and build sidewalks to complete the pedestrian network in neighborhoods.


Policy PBN-1.4 Develop a system to prioritize bicycle and pedestrian improvements for future funding opportunities.


Policy PBN-1.5 Require dedication of right-of-way for improvements and/or expansion of pedestrian and bicycle 
facilities where insufficient right-of-way currently exists. 


Policy PBN-1.6 Develop and install wayfinding signage to the downtown Sonoma-Marin Area Rail Transit (SMART) 
station, SMART multi-use path, Sebastopol Road commercial district, and other key destinations. Wayfinding should 
be designed to help create a sense of place and strengthen project area identity.
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GOAL PBN-2 Ensure pedestrian and bicycle facilities are designed with safety and comfort in mind.
Policy PBN-2.1 Provide pedestrian and bicycle amenities such as directional signs, benches, drinking fountains, 
etc., in high travel locations to serve the recreational and travel needs of residents and visitors.


Policy PBN-2.2 Implement streetscape improvements resulting in attractive, functional streets with overall 
enhanced access, lighting, and safety for pedestrians, bicyclists, transit users, and motorists.


Policy PBN-2.3 Install high-visibility crosswalk markings and signage in areas with high pedestrian activity.


Policy PBN-2.4 Enhance safety at the Joe Rodota Trail crossing of Stony Point Road by eliminating the free-flow 
right-turn island at the SR 12 eastbound ramps intersection, using curb extensions to reduce crossing distances 
where possible, and implementing pedestrian- and bicycle-friendly signal timing strategies.


Policy PBN-2.5 Ensure that pedestrian and bicyclist safety and convenience are maintained where paths and trails 
cross streets through a variety of measures such as signing, special pavement markings or colors, raised crosswalks, 
and/or warning lights alerting motorists to the presence of bicyclists and pedestrians at major crossings.


Policy PBN-2.6 Support bike education events and classes.


Policy PBN-2.7 Discourage additional vehicular crossings of the Joe Rodota Trail, between Stony Point Road and 
Olive Street.  To the extent possible, all new development and redevelopment shall be designed to utilize existing 
crossings of the Joe Rodota Trail, at Dutton Avenue, Roseland Avenue or Stony Point Road, or the proposed crossings 
already identified in the Santa Rosa General Plan 2035 (at the future extension of West Avenue and the proposed 
street located between Stony Point Road and Hampton Way).


GOAL PBN-3 Ensure safe pathways along and across the SMART corridor.
Policy PBN-3.1 Coordinate with SMART to ensure safe railway crossings for all users. 


Policy PBN-3.2 Consider adding a new bike and pedestrian crossing of the SMART rail corridor between Barham 
Avenue and Hearn Avenue. 


Policy PBN-3.3 Ensure any proposed fencing along the SMART railroad corridor is attractive and does not obstruct 
visibility to the corridor.


Policy PBN-3.4 Encourage SMART to provide lighting along the railway corridor multi-use path.


GOAL PBN-4 Ensure safe routes to school.
Policy PBN-4.1 Ensure safe routes to school, including safe pedestrian crossings and clearly marked routes near 
schools.


Policy PBN-4.2 Provide crosswalk enhancements near schools, parks, and high-volume pedestrian areas.


Policy PBN-4.3 Prioritize pedestrian crossing signal timing enhancements at signals around schools to promote 
safety for pedestrians, including techniques such as early release pedestrian crossing phases (in which pedestrians 
receive a “walk” signal several seconds before drivers see a green light), dedicated pedestrian phases, and reduced 
cycle lengths (to minimize wait times).
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TRANSIT 


GOAL T-1 Promote the use, efficiency, safety, reliability, and convenience of public transit in the plan 
area.
Policy T-1.1 Provide 11-foot travel lanes on streets with transit service.


Policy T-1.2 Provide well-lit shelters with benches and bicycle parking at bus stops near schools and shopping 
areas consistent with CityBus standards for bus stop amenities and accessibility.


Policy T-1.3 Support increased connectivity and frequency of transit routes serving the Southside Bus Transfer 
Center, in keeping with the CityBus long-range plan for southwest Santa Rosa service.


Policy T-1.4 Ensure that public transit service connects major destinations in the Roseland area, including 
educational institutions, community facilities, parks, and major commercial corridors, as well as to the downtown 
and destinations outside of the plan area.
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This chapter describes the land use plan for the Roseland Area/Sebastopol 
Road Specific Plan, which is the guide for the development and use of land 
in the plan area. The land use plan provides the framework necessary for the 
plan area to develop as a mixed-use, pedestrian-friendly environment with 
a primary concentration of activity along Sebastopol Road and a secondary 
concentration of activity near Hearn Avenue. This chapter introduces land 
uses, development types, and corresponding densities for development in 
the plan area. Also included in this chapter is a discussion of the development 
potential for the area and feasible future development types. Finally, 
affordable housing and anti-displacement are addressed, followed by the 
goals and policies necessary to achieve the vision for the Specific Plan area.


3.1 LAND USE PLAN 
The Land Use Map shown in Figure 3-1 is the guide for the development and 
use of land in the plan area. The map is intended to support Sebastopol 
Road as the primary focus of commercial and mixed-use activity within the 
plan area. The map is characterized by a compact development pattern 
with a mix of residential, retail, office, public, and industrial uses. The mix 
and concentration of higher-intensity land uses shown on the Land Use Map 
along Sebastopol Road reflects the Urban Vision Plan developed for this 
area in 2007. 


Community interest about land use on Hearn Avenue included a desire 
for another active area, along with an interest in maintaining single-family 
uses and minimizing impacts, such as traffic, from more active uses. A new 
shopping center is proposed south of Hearn, with the potential for a mix of 
residential, public, and institutional uses along the street. The introduction 
of a new Public/Institutional/Medium-High Density mixed-use land use 
classification into the plan area is intended to support a cluster of higher-
density residential with civic uses incorporated, adjacent to the Southside 
Bus Transfer Center and Southwest Community Park. Civic uses such as a 
cultural center, teen center, or pool will strengthen this area's civic focus and 
will provide more opportunities for residents to live within walking distance 
of community amenities. 


Key features of the land use plan:  


•	 Continues Sebastopol Road’s role as the primary neighborhood center 
with a concentration of retail, restaurant, and residential uses.


•	 Recognizes existing and proposed parks and schools in the area, 
particularly along Burbank Avenue.


•	 Focuses on the importance of Hearn Avenue as a residential 
environment, the site of the Southside Bus Transfer Center, and the 
possible creation of a civic focal point.


•	 Maintains many existing single-family uses and increases residential 
densities near the bus transfer center and Southwest Community Park.


Corner store


Residential uses


Public/Institutional uses 


Retail use
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Figure 3-1: Land Use Map
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•	 Provides the opportunity for community-oriented uses in the central plan area.


•	 Provides development standards to retain rural character along Burbank Avenue.


Table 3-1 defines and describes each of the land use classifications allowed in the plan area. The classifications in this 
section are consistent with the land use designations in the General Plan 2035. The land use designations described 
below are abbreviated versions and are not intended to replace the full descriptions in the Santa Rosa General Plan 
2035. 


Table 3-1: Land Use Designations
Land Use Density/Intensity Description


Very Low Density Residential 0.2-2 units/gross acre Detached single-family


Low Density/Open Space 2–8 units/gross acre Detached single-family in constrained wetland areas


Low Density Residential 2–8 units/gross acre Detached single-family


Medium-Low Density 
Residential


8–13 units/gross acre Attached single-family. Detached single-family and multi-
family development may also be permitted.


Mobile Home Park 4–18 units/gross acre Mobile homes


Medium Density Residential 8–18 units/gross acre Single-family attached and multi-family 


Medium-High Density 
Residential


18–30 units/gross acre Single-family attached and multi-family


Retail/Medium Density 
Residential


8–18 units/gross acre Retail uses and medium density residential 


Public/Institutional/Medium-
High Density Residential


18–30 units/gross acre Vertical or horizontal mix of multi-family residential, 
governmental or semi-public facilities, such as a cultural 
center. May include either or both uses.


Transit Village Medium 25–40 units/gross acre Mixed-use development within approximately a half mile of 
a transit facility. Residential uses required, and ground-floor 
neighborhood-serving retail and live–work uses encouraged.


Public/Institutional Governmental or semi-public facilities, such as hospitals, 
utility facilities, and government office centers


Retail and Business Services Retail and service enterprises, offices, and restaurants


Office Administrative, financial, business, professional, medical, and 
public offices


Light Industry Light industrial, warehousing, and heavy commercial uses


General Industry Manufacturing and distribution activities with potential for 
creating nuisances, along with accessory offices and retail


Parks and Recreation Neighborhood parks serve the recreation needs of people 
living/working within a half-mile radius (generally 2–10 acres)


Community parks provide recreation beyond what is supplied 
in a neighborhood park (generally 10–25 acres)


Public plazas and gathering places provide connectivity to 
pathways and trails or commercial centers (generally less than 
2 acres)
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KEY CORRIDORS 
The following table is a visual dictionary of building product type examples typical for each of the General Plan 
land use classifications where new development is anticipated to occur. Vacant areas and underutilized lots offer 
the greatest opportunities for new development. These include Sebastopol Road, Burbank Avenue, Hearn Avenue, 
Dutton Meadow, and south of Hearn Avenue east of Dutton Meadow. The pictures are local examples where available; 
otherwise non-local photos are shown. 


Table 3-2: Development Type Imagery 


Development Types along Burbank Avenue
Large-lot detached single-family homes with deep setback (Low Density Residential land use designation)


Single-family detached and attached homes with deep setback (Medium-Low Density Residential land use 
designation)
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Development Types along Sebastopol Road
Two-story condominiums and apartments (Medium Density Residential and Retail/Medium Density 
Residential land use designations)


Restaurants, retail shops and services (Retail and Business Services and Retail/Medium Density Residential 
land use designations)


Three- to four-story condominiums and apartments and mixed-use development with residential units 
over retail (Transit Village Medium land use designation)
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Development Types along Hearn Avenue (north side, west of Burbank Avenue and near Dutton Meadow)
Three- to four-story condominiums and apartments (Medium-High Density Residential and Public/
Institutional/Medium-High Density Residential land use designations)


Mixed-use development with residential units over public/institutional uses (Public/Institutional/ Medium 
High Density land use designation)
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Development Types along Dutton Avenue Extension (south of Hearn Avenue)
Single-family detached and attached homes (Medium-Low Density Residential land use designation)


Two-story condominiums and apartments (Medium Density Residential and Retail/Medium Density 
Residential land use designations)


Neighborhood shopping center/retail shops (Retail/Medium Density Residential land use designation)
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Development Types along Dutton Meadow 
Single-family detached and attached homes (Low Density Residential and Medium-Low Density Residential 
land use designations)


Two-story condominiums and apartments (Medium Density Residential land use designation)


3.2 DEVELOPMENT POTENTIAL
The estimated development potential of the plan area quantifies the anticipated growth by land use type over the 
next 20 years. The development potential was calculated considering market potential for the plan area over the 
Specific Plan period and applying development density and intensity assumptions that represent likely development 
scenarios for the future of the plan area. Table 3-3 indicates the potential development by land use type over the 
period of the Specific Plan. These numbers were used to analyze economics, infrastructure, traffic, and other impacts.


The Specific Plan includes a range of densities and/or development intensity depending on the land use designation. 
Buildout assumptions are based generally on the middle of the range allowed in each land use designation to provide 
a realistic future development scenario.  


The plan area’s development potential was determined by assuming buildout of vacant areas and future 
redevelopment of the areas of land use change. Actual future development may vary from these assumptions. 
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Table 3-3: Development Potential by Land Use Type


Land Use Type Existing Conditions Development Potential Buildout
Retail (square feet) 963,332 534,566 1,497,898
Office (square feet) 38,203 3,097 41,300
Industrial (square feet) 1,949,718 321,014 2,270,732
Institutional (square feet) 79,576 20,000 99,576
Residential (units) 5,250 3,602 8,852
     Single-Family (units) 3,401 2,358 5,759
     Multi-Family (units) 1,849 1,244 3,093


The Specific Plan development potential identified in Table 3-3 includes the development potential identified in the 
General Plan 2035, as of the time of adoption of this plan. The change in land use from the General Plan 2035 to this 
Specific Plan is minimal. The Specific Plan is anticipated to add only 119 residential units (a 255-unit decrease in 
single-family homes and a 374-unit increase in multi-family homes) and 20,000 institutional square feet compared to 
the anticipated General Plan growth, while retail growth is expected to be reduced by 103,691 square feet.  


3.3 AFFORDABLE HOUSING & ANTI-DISPLACEMENT 
STRATEGY
The plan area is characterized by a diversity of housing options, including single-family homes, apartment units, 
units for sale or rent, and units available to lower-income households under long-term affordability contracts. Goals 
and policies related to the strategy are represented in the following section. The affordable housing–related policies 
primarily address preserving the existing affordable housing stock—including both subsidized and lower-cost 
market-rate units—in order to minimize displacement of existing residents. 
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3.4 GOALS & POLICIES


RESIDENTIAL LAND USE 


GOAL R-1 Encourage the development of attractive residential neighborhoods that maintain and 
enhance the diverse character of the Roseland area.


Policy R-1.1 Include a variety of housing types near workplaces, schools, parks, stores, and amenities.


Policy R-1.2 Utilize the Santa Rosa Design Guidelines to ensure that new higher-density development along Hearn 
Avenue, near the Southside Bus Transfer Center, is attractive and compatible with the surrounding neighborhood.


Policy R-1.3 Maintain rural residential character along Burbank Avenue as new development occurs.


Policy R-1.4 Encourage community pride by promoting beautiful and safe neighborhoods and quality of life.


RETAIL LAND USE 


GOAL RET-1 Enhance access to goods and services by providing retail uses proximate to all residents.


Policy RET-1.1 Expand local-serving retail and personal services uses to accommodate the daily needs of Roseland 
area residents, visitors, and employees.


Policy RET-1.2 Encourage unique, neighborhood-serving uses in the new shopping center south of Hearn Avenue 
at Dutton Avenue.


Policy RET-1.3 Encourage small neighborhood stores, such as corner food markets, in residential areas to provide 
services within walking and bicycling distance. Location of such stores is allowed where they can be economically 
supported.


GOAL RET-2 Enhance quality of life by providing community amenities in commercial areas.


Policy RET-2.1 Provide social gathering places in commercial areas.


Policy RET-2.2 Encourage small-scale, local-serving, and active retail uses that encourage walking, browsing, and 
social interaction.


Policy RET-2.3 Encourage activity-generating uses along Roseland Creek and Colgan Creek to provide eyes on the 
creek.


Policy RET-2.4 Enhance public safety through design with adequate lighting and windows facing public areas.


Policy RET-2.5 Encourage retail development to provide features of public interest, such as art and water features, 
which will attract and entertain.


GOAL RET-3 Retain and encourage businesses that promote Roseland's unique identity.


Policy RET-3.1 Preserve the rich cultural uniqueness and sense of place as new development occurs through 
encouragement of site and architectural design that is unique to the Roseland area.
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Policy RET-3.2 Preserve the local character and maintain existing businesses in the plan area by promoting and 
encouraging locally run businesses, and working with existing businesses to ensure that they remain viable and 
thrive.


SEBASTOPOL ROAD LAND USE 


GOAL SR-1 Support a vibrant commercial corridor along Sebastopol Road with a mix of uses and 
activities.   


Policy SR-1.1 Promote a mix of land uses and increased development densities to ensure Sebastopol Road is 
Roseland’s commercial core and to encourage pedestrian, bicycle, and transit modes of travel for local trips.


Policy SR-1.2 Encourage outdoor dining along Sebastopol Road.


Policy SR-1.3 Provide a place for a community center and a library, social services, a cultural center, an extended 
education facility, and a youth activities center. 


Policy SR-1.4 Provide more green spaces along Sebastopol Road in the form of parks, landscaping, and a green 
streetscape, including the enhancement of the Joe Rodota Trail.


GOAL SR-2 Encourage local small-scale businesses that celebrate the area’s uniqueness.  


Policy SR-2.1 Celebrate the multicultural identity of the area and create a unique sense of place with an international 
village and marketplace. 


Policy SR-2.2 Maintain affordability for existing small businesses and avoid displacement of existing businesses. 


Policy SR-2.3 Allow for a variety of businesses while remaining oriented to small and local businesses. 


Policy SR-2.4 Respect the small scale of existing local businesses and avoid “strip mall” type development that lacks 
character.  All new development or redevelopment of retail businesses shall be designed to meet the requirements of 
the Retail Centers & Commercial Districts section of the Santa Rosa Design Guidelines.


Policy SR-2.5 Allow mobile food vendors at off-street locations along Sebastopol Road.


AFFORDABLE HOUSING AND ANTI-DISPLACEMENT 


GOAL AH-1 Provide a variety of housing types and densities to support a diverse population.


Policy AH-1.1 Promote inclusion of second dwelling units in new and existing single-family neighborhoods to 
provide a smaller, more affordable housing option.


Policy AH-1.2 Encourage new residential development to include a mix of housing types, such as single-family 
residences with duplexes and triplexes, townhomes, and apartment units, for all income levels.


Policy AH-1.3 Encourage the development of quality, well-built, attractive market-rate and below- market-rate 
housing units that contribute to neighborhood character and quality of life.


Policy AH-1.4 Encourage the integration of market-rate housing with affordable units at the project level as well as 
at the neighborhood level to encourage housing for all income levels within the plan area.
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Policy AH-1.5 Encourage residential development that meets the special needs of population groups including 
seniors, large and small families, low- and middle-income households, and people of all abilities.


GOAL AH-2 Minimize displacement of existing residents.


Policy AH-2.1 Continue to engage the community in developing new and refining existing affordable housing and 
anti-displacement strategies.


Policy AH-2.2 Continue to preserve existing affordable housing in order to prevent displacement in the plan area, 
and identify funds to preserve units at risk of converting to market rate.


Policy AH-2.3 Utilize economic development strategies, such as local hiring programs, job training, and promoting 
cultural identity, to strengthen the local community and prevent displacement of existing residents.


Policy AH-2.4 Provide outreach and education to existing homeowners, and offer resources and information to 
allow continued residence in their homes. 


Policy AH-2.5 Provide homebuyer assistance programs including a first-time homebuyer down payment assistance 
program, the CalHFA loan program, and the Mortgage Credit Certificate Program to residents in the plan area. 


ACCESS TO HEALTHY FOODS 


GOAL HF-1 Promote convenient access to healthy foods, goods, and services for all residents in the 
plan area.  


Policy HF-1.1 Work with and support the Sonoma County Department of Health Services with incentives and 


programs to attract and expand businesses that support healthy living.


Policy HF-1.2 Support the Sonoma County Department of Health Services to host, sponsor, and/or organize public 
health events such as health fairs, senior fairs, youth fitness programs, farmers’ markets, and workshops.


Policy HF-1.3 Support location/operation of healthy food purveyors such as full-service grocery stores, ethnic food 
markets, farm stands, community gardens, edible schoolyards, and farmers’ markets.


Policy HF-1.4 Support the Sonoma County Department of Health Services program to encourage convenience 
stores, supermarkets, liquor stores, and neighborhood and ethnic markets to carry fresh produce.


Policy HF-1.5 Support development of small-scale neighborhood nodes that provide a range of neighborhood-
serving retail, public amenities, and services to residents within walking distance of their homes.


ECONOMIC DEVELOPMENT GOALS & POLICIES


GOAL ED-1 Promote economic activity that creates jobs and supports local businesses.


Policy ED-1.1 Encourage job creation in the plan area, and enhance connections to allow Roseland residents to 
walk or bike to work within and outside the plan area. 


Policy ED-1.2 Encourage local-serving retail, especially on Sebastopol Road. 
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Policy ED-1.3 Continue to support existing businesses and future 
entrepreneurial opportunities along Sebastopol Road.  


Policy ED-1.4 Allow continued use and building re-occupancy of existing 
nonconforming businesses north of Sebastopol Road until such businesses 
are ready to relocate.


Policy ED-1.5 Support the expansion of existing businesses and the 
creation of new business opportunities in the light industrial area, which is 
important to the region’s economic vitality.


Policy ED-1.6 Support the existing businesses and the creation of new 
business and job opportunities in the Auto Row area in the southeast 
portion of the plan area.


Policy ED-1.7	 Encourage property owners to seek innovative solutions 
to resolve soil and ground water contamination in the plan area, including 
seeking grants or partnering with other entities.







 
·       Urban Design UD-F-3 Encourage creative subdivision design that avoids walling

to neighborhoods abutting regional/arterial streets with long monotonous
stretches of fencing or walls. And while they included the summary from the more
general "Roseland/Sebastopol Road Specific Plan" in their recommendation the staff did
NOT include the information from the Burbank Avenue specific plan. This is a lie when it
comes to the apartments and they purposely do NOT mention the Burbank Guidelines the
Staff has cherry-picked the guidelines to approve the project as presented but has not
mentioned the guidelines specific to the very area within which the project exists.
 

·       The project design orients units facing inward toward the development. Overall
the project site incorporates small lots that include single-family detached and
single-family attached units, while the 64 multi-family units further the General
Plan and Roseland Area/Sebastopol Road Specific Plan’s goals and policies with
a variety of housing types. This is what they did not put in their Staff Report; Burbank
Avenue Street Design The General Plan designates Burbank Avenue as a scenic
road because of its special, scenic qualities. Burbank Avenue has a unique quality
characterized by a rural aesthetic, with large trees, deep front yards, and
absence sidewalks and on-street parking. GOAL RN-4 Maintain the rural quality
of Burbank Avenue. Policy RN-4.1 Implement the new street design in order to
balance new improvements with the existing rural 
character along Burbank Avenue. Policy RN-4.2 Balance the desire to maintain
the rural character with pedestrian and bicycle safety along Burbank 
Avenue. Those are found here in attachment 12:
http://legistar.granicus.com/santarosa/meetings/2019/11/2820_A_Design_Review_Board_19-
11-07_Regular_Meeting_Agenda_and_Summary_Report.pdf
 

·       Staff failed to refer also to their "visual dictionary" which is the photos in the link below
which makes our arguments clear: KEY CORRIDORS A following table is a visual
dictionary of building product type examples typical for each of the General Plan
land use classifications where new development is anticipated to occur. Vacant
areas and underutilized lots offer the greatest opportunities for new
development. These include Sebastopol Road, Burbank Avenue, Hearn Avenue,
Dutton Meadow, and south of Hearn Avenue east of Dutton Meadow. The
pictures are local examples where available; otherwise non-local photos are
shown. Table 3-2: Development Type Imagery 
Development Types along Burbank Avenue Large-lot detached single-family
homes with deep setback (Low-Density Residential land use designation) See
page 3-6 which shows photos of what Burbank Avenue is supposed to look like and 3-7 and
3-8 which shows where the Apartment Buildings should be and it is NOT Burbank. GOAL
RN-4 Maintain the rural quality of Burbank Avenue. Policy RN-4.1 Implement the
new street design in order to balance new improvements with the existing rural
character along Burbank Avenue. Policy RN-4.2 Balance the desire to maintain
the rural character with pedestrian and bicycle safety along Burbank Avenue.
http://legistar.granicus.com/santarosa/meetings/2019/11/2820_A_Design_Review_Board_19-
11-07_Regular_Meeting_Agenda_and_Summary_Report.pdf
 

·       See attachment-12: The city is planning upgrades to Burbank Avenue to address bicycling
and walking: A new roadway design for Burbank Avenue, illustrated in Figure 4-2, provides
greater safety for pedestrians and bicyclists while maintaining the rural aesthetic. The new
design includes bike lanes, sidewalks, and a tree-lined and landscaped bioswale between
sidewalks and travel lanes along both sides of the street. A similar street design was
recently constructed in front of Roseland Creek Elementary School and is depicted in the
Burbank Avenue Scenic Roadway Guidelines document. This same roadway treatment is
proposed across from the school along the planned community park and along the rest of
the length of Burbank Avenue to Hearn Avenue. The roadway portions to the north of the
school are either urbanized with curb, gutter, and sidewalk or too narrow to accommodate
this scenic landscaped bioswale treatment. Therefore, two designs are proposed for the
roadway, one to the north of the school and the other from the school to Hearn Avenue.
But, here are their words which again says a three-story structure for this

http://legistar.granicus.com/santarosa/meetings/2019/11/2820_A_Design_Review_Board_19-11-07_Regular_Meeting_Agenda_and_Summary_Report.pdf
http://legistar.granicus.com/santarosa/meetings/2019/11/2820_A_Design_Review_Board_19-11-07_Regular_Meeting_Agenda_and_Summary_Report.pdf
http://legistar.granicus.com/santarosa/meetings/2019/11/2820_A_Design_Review_Board_19-11-07_Regular_Meeting_Agenda_and_Summary_Report.pdf
http://legistar.granicus.com/santarosa/meetings/2019/11/2820_A_Design_Review_Board_19-11-07_Regular_Meeting_Agenda_and_Summary_Report.pdf


project is inappropriate: By concentrating housing, civic uses, and shopping along
Sebastopol Road and adjacent to the Southside Bus Transfer Center, the Specific Plan is
intended to increase transit ridership and reduce dependence on private automobile travel.
The 2009 Comprehensive Transportation Plan for Sonoma County (CTP) also includes
upgrades to City Bus operations, including implementation of 15-minute bus headways on
Sebastopol Road.
 

·       Also, note in Attachment 12 they show the new design for Burbank Avenue with 10' transit
lanes. If you go down further in the document you find this: GOAL T-1 Promote the use,
efficiency, safety, reliability, and convenience of public transit in the plan area.
Policy T-1.1 Provide 11-foot travel lanes on streets with transit service. So even
the "new" Burbank Avenue will not meet the policy of 11-foot travel lanes and thus is not
designated for transit service which is where density should be concentrated as per the
2009 CTP and the Roseland area planning documents. Note that on this map no buses go
down Burbank and the new street design with only 10' travel lanes precludes its use in the
future as buses need 11' wide travel lanes as per the plan.
https://srcity.org/DocumentCenter/View/20514/CityBus-System-Map--LARGE The city is
under pressure to produce dense housing and quickly. But are planning to do that in an
area without readily available transit options other than cars when clearly the documents
show that density is most appropriate in the Roseland area on "Sebastopol Road, the
Dutton Avenue extension south of Hearn Avenue and along Hearn Avenue WEST of Burbank
Avenue and EAST near Dutton Meadow." Three-story density is not appropriate for this
project because, in your words, "the General Plan designates Burbank Avenue as a scenic
road because of its special, scenic qualities. Burbank Avenue has a unique quality
characterized by a rural aesthetic, with large trees, deep front yards, and an ABSENCE of
sidewalks and on-street parking."

More traffic overwhelming two-lane Burbank Avenue which has Southwest Community Park to the
south at Hearn Avenue, Burbank housing in the middle, Roseland Creek Elementary School to the
north and high traffic Sebastopol Road at the north end. Drivers already use Burbank Avenue as a
freeway to avoid Stony Point Road and exceeding Burbanks posted 25 miles per hour limit by more
than double. Before this area was annexed into the city, the CHP would monitor and cite traffic
violations. Now that we are part of the city, we have yet to see the SRPD perform these same
duties which are desperately needed to protect the children as they walk to and from school or the
park. Where are the needed city services?

With regards to roads; currently, we have busy Burbank Avenue to the west, my private easement
road to the south. These project apartments include a service road along with 32 parking spaces
just on the other side of my properties fence line to the north, and then there is a plan for a future
road to the east that will cross my private property and easement road connecting this new project
to the existing Burbank housing to the south. Thus creating an island by encircling my home and
properties with high traffic roads. What will prevent cars from using my private easement road as
another access point in and out of these two housing projects?

While I appreciate the attempt by the developers to make changes to the project based on
comments heard at the design review meeting; these are superficial in a futile attempt to disguise
the location and mass of these apartments.
 
 
Best regards,
 
Mark Henry Parrish
(707) 696-3227
mhp@hitec4u.com
 
 
 

https://srcity.org/DocumentCenter/View/20514/CityBus-System-Map--LARGE
mailto:mhp@hitec4u.com


From: SUSAN HOGE
To: Ross, Adam
Subject: [EXTERNAL] Burbank Ave development
Date: Wednesday, February 5, 2020 5:03:32 PM

Santa Rosa needs housing period so I guess I will have to say go for it, even at the expense of the upset
and angry property owners in the area.  I have lived in Sonoma County since 1968 and have seen the
problems that have developed over the decades, a major one being "no new housing".  

The city must know that middle class working folks, like me, are leaving in droves...I for one so not want
to but unless the city gets its act together and really works and works and works to rectify this issue this
place will not be suitable for the working class.  At present, I work in the public school arena at rents are
so high that I do not know where your teachers and staff workers will live.  All of my grown children have
left the area as it is not feasible for them to raise a family here.

...thoughts from a lady that grew up here and is not sure if she can afford to stay.

Thank you kindly for listening.

S. Hoge.2348 Brookwood Avenue
707-484-5534

mailto:susy567@yahoo.com
mailto:ARoss@srcity.org


From: Arlie
To: Ross, Adam
Subject: [EXTERNAL] Burbank & other projects
Date: Wednesday, February 5, 2020 4:55:36 PM

Hello,

I have serious concerns about developers getting project approval for projects that tout an affordable
housing element, (which, in many cases, is a primary reason for approval).

I have heard that this bait and switch process of just building the most lucrative portion of a project and
changing the design/build plan that offers affordable housing to one that leaves less income-producing
portions behind is a widespread practice to get initial approval. The default claim used for modifying the
plan is said to be based on lack of continued financing. Unacceptable. The planning departments of the
City and County should be held accountable. It might help to do research on how other communities have
had success in combating these "developer-managed" and short-sighted "profit for the cities" practices."

I certainly hope this is not a prevalent practice in the planning departments of the City of Santa Roas.

Regards,

Arlie Haig

mailto:ajhaig@sonic.net
mailto:ARoss@srcity.org


From: Amity Hotchkiss
To: Ross, Adam
Subject: Re: [EXTERNAL] Information on 1400 Burbank Ave Project
Date: Tuesday, February 4, 2020 9:48:14 PM

Hello and Thank you --

Amity Hotchkiss
Santa Rosa -- Roseland area

On Tue, Feb 4, 2020 at 3:55 PM Ross, Adam <ARoss@srcity.org> wrote:

Hi Amity,

 

Thank you for your Public Comment. I have added this to Public Record and it will be
weighed in the decision making process. I am working on responding to your inquiry and
will have one ready for the Public Hearing tomorrow and will provide it to you prior to the
hearing if I can complete it before then.

 

 

Adam Ross | City Planner

Planning and Economic Development |100 Santa Rosa Avenue, Room 3 | Santa Rosa, CA
95404

Tel. (707) 543-4705 | Fax (707) 543-3269 | aross@srcity.org

 

 

 

 

From: Amity Hotchkiss <amity2244@gmail.com> 
Sent: Monday, February 3, 2020 6:34 PM
To: Ross, Adam <ARoss@srcity.org>
Subject: [EXTERNAL] Information on 1400 Burbank Ave Project

 

mailto:amity2244@gmail.com
mailto:ARoss@srcity.org
mailto:ARoss@srcity.org
mailto:aross@srcity.org
mailto:amity2244@gmail.com
mailto:ARoss@srcity.org


Hello Adam --

 

I went to the Website but I could not get any information on this project, because I didn't
know where on the website I should look.  Could you please point me to the additional
information?

 

The Project is a ridiculous size (density), and will plow over the remaining open wild space
in Central Roseland. The Design also does not fit into the existing neighborhood's design --
not that Santa Rosa ever cares about crappy designs! These will be multiple storied
buildings and our current buildings are one-story buildings.  It does not fit into the basic
designs already here. 

 

The neighbors are getting together to protest this Project due to these and other reasons, and
I need some additional information before attending the meeting on Wednesday.

 

One thing I would like to know is : Does Schellinger Brothers also have the contract for the
Park that is go to next to this Project?  I would also like to know if anyone has filed an
objection or objections to this Project? And then, how many neighbors would it take for us
to turn back this ridiculous Project?  

 

Everyone agrees that you didn't even do traffic studies -- these would have easily shown that
the traffic in this area is already a parking lot most of the day -- and you plan to add
hundreds of new residents?  Seems like poor planning, indeed.  Thank you for any additional
information which might help me present my ideas to the Commission tomorrow evening.  

 

Amity Hotchkiss

--

Amity Hotchkiss
1421 McMinn Ave.
Santa Rosa, CA

-- 
Amity Hotchkiss
1421 McMinn Ave.
Santa Rosa, CA



From: Erin Rineberg
To: Ross, Adam
Cc: Nick Rineberg
Subject: Re: [EXTERNAL] Opposition to Dense Apartment Development on Burbank Avenue
Date: Thursday, February 6, 2020 12:04:14 PM
Attachments: image001.jpg

Dear Mr. Ross,

Thank you for discussing further with me how zoning works and the plan for Santa Rosa. I am still
disheartened by the outcome of last night's meeting and a clear disregard shown for the the
community's concern towards this project. While you said this was out of your control and you are
there to just do the paperwork I hope our comments resonated with you in some way. I am also
hoping you could answer some follow up questions for me regarding the city master plan and
purpose for development? Please see below: 

1. Is it possible to contact the planning commissioner directly? And I apologize for my
ignorance here, but was that who presided over the meeting yesterday?

2. Is it the city's plan to develop all open spaces for the greatest population density? Meaning,
looking at Todd Road to Sebastopol Road from Stony Point to Dutton is the plan to encourage
and support development of those rural lots for high density housing similar to the project on
Burbank Avenue? 

3. If the answer is yes to that first question, why does the city think it is in the best interest of the
community to take farm land for development in this way? What is the greater benefit in
increasing housing density at the expense of open spaces? And what data (surveys, etc.)
supports this as a desired outcome from the community? 

4. Why is the city concentrating development in rural areas like Burbank Avenue, instead of
building up larger complexes in the city proper and around industrial zones? For instance the
new development along the train tracks at Olive and Sebastopol Road fits that landscape and
scale better than the neighborhoods with larger spaces and open land. 

5. I am still unclear on the relationship between environmental studies and impact, and your
office. Will/has an environmental report been done on the impact this development will have
on our local wildlife and ecosystems? How would one get this report if so? If not, is there any
restriction that would require this report to be done prior to breaking ground? We have an
abundance of riparian, avian and raptor life, including the protected tiger salamander, in this
area and I am worried this point is being ignored. 

6. What safeguards will the city provide to ensure that the housing size for this property is
enforced? For instance, a single family unit should not have multiple families living in it that
will clog roadways. Likewise, what is to stop the plan from changing to all apartments if the
developer chooses to rework the phases?

7. With the decision at last night's meeting being reached, what is the purpose of the meeting on
2/12?

8. Is it city policy to callously state to the local residents that change is inevitable, that big
housing projects are coming, and that current residents need to just deal with it? This
comment from the planning commissioner really struck me as cold and heartless to the
residents trying so hard to preserve their way of life. Yes, change is inevitable but it should
not be done as a slap in the face to residents concerns. This one is probably out of your realm
of comment as well but if there is someone that can answer I would appreciate it.

I appreciate you taking the time to answer any of these questions. I am trying to better understand
the city's long term goals and the identity it wishes to create in the coming years. As it stands it is
less to be Sonoma County open spaces and farmland and is looking more and more like the next
Fullerton, Garden Grove, and Santa Ana. You may admire these places but they should not be the
goal to replicate here. 

mailto:erinrineberg@gmail.com
mailto:ARoss@srcity.org
mailto:nrineberg@gmail.com
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Sincerely,

Erin Rineberg

On Wed, Feb 5, 2020 at 1:34 PM Ross, Adam <ARoss@srcity.org> wrote:

Erin and Nick,

 

Thank you for your Public Comment. I have added this to the Public Record and it will be
weighed in the decision making process. I am also working on a response to your comments for
the Public Hearing tonight at 5:00 P.M.

 

 

Adam Ross | City Planner

Planning and Economic Development |100 Santa Rosa Avenue, Room 3 | Santa Rosa, CA 95404

Tel. (707) 543-4705 | Fax (707) 543-3269 | aross@srcity.org

 

email signature cropped

 

 

From: Erin Rineberg <erinrineberg@gmail.com> 
Sent: Wednesday, February 5, 2020 1:25 PM
To: Ross, Adam <ARoss@srcity.org>
Cc: Cisco, Patti <PCisco@srcity.org>; Carter, Charles <CCarter@srcity.org>; Kalia, Akash
<akalia@srcity.org>; Weeks, Karen <KWeeks@srcity.org>; Duggan, Vicki
<VDuggan@srcity.org>; Okrepkie, Jeff <JOkrepkie@srcity.org>; Peterson, Julian
<jpeterson@srcity.org>; Gustavson, Andy <AGustavson@srcity.org>; Nick Rineberg
<nrineberg@gmail.com>; mhp@hitec4u.com
Subject: [EXTERNAL] Opposition to Dense Apartment Development on Burbank Avenue

 

Erin & Nick Rineberg
2225 Burbank Ave.
Santa Rosa, CA 95407
(707) 861-0906

 

February 5, 2020
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Dear Mr. Ross,

 

We are writing today to express concern and propose a compromise to the planned development
on Burbank Avenue. We find the city’s disregard for zoning restrictions and willingness to build
without consideration to the neighborhood and characteristics that make our street a unique rural
landscape disheartening. While housing is a need in Sonoma County, it must be done in a way that
does not take away from the agricultural and rural roots that uniquely define our community here.
Adhering to zoning requirements is the city’s duty and the specific plan for Burbank Avenue must
not be overlooked. 

 

We would ask you all to pause for a moment and think of what you want future Sonoma County
and Santa Rosa to look like. Do you invision urban sprawl, cement walkways, and towering
complexes or do you still picture rolling green hills and fields dotted with oaks, the sounds of
frogs in the evening, and space where people can still see the mountains? We hope it is the latter,
and it is that image that keeps you from overdeveloping neighborhoods like those on Burbank
Avenue. 

 

However, it is our fear that you do not share this same desire to preserve our open and spacious
lot, and instead wish to create neighborhoods mirroring those of Los Angeles and Orange County,
where once open spaces and farms are now cement jungles of smog and over dense housing. We
are all too familiar with these communities, and we purposely left the Southern California land of
cement and over trimmed trees for open spaces and farm life in Sonoma County four years ago.
But now, that development has followed us here and while our plea will most likely fall on the
deaf ears of city planners and developers looking to address a housing shortage, we hope we can at
the very least paint a picture of how dense development on rural streets like Burbank Avenue will
destroy the open spaces Sonoma County should be fighting so hard to preserve. 

 

We bought our first home on Burbank Ave in November 2018. What drew us to this neighborhood
was the scenic and rural landscape of the street and the opportunity to have a farm of our own. It is
a well proportioned street with a mix of larger farm properties like ours and smaller single family
homes that fit the resources of the neighborhood. Old trees line the road way and a lack of
sidewalks enhances the rural charm. This morning we woke up to the sounds of owls hooting in
the distance and will end the day with frogs and toads croaking in the yard. In the spring we have
deer in our yards and an abundance of other wildlife looking for a space to coexist in our city. This
planned development borders along the creek and animal habitats will be impacted just as much as
our neighbors. With our endangered species, such as the spotted salamander, how can we allow
development like this? 

 

Yes, housing is a need. But it must be done in a way that preserves our open spaces and
community character. A three story apartment complex has no place in the middle of our street. If
the lot must be subdivided it needs to follow the original plan of single and duplex style units.
Please review the following ways the city and developer have disregarded the master plan and



zoning restrictions for Burbank Avenue. This disregard is noted by all neighbors and is why we
are against this development moving forward. 

Initially, the Project was going to enter into an agreement with the City’s Housing Authority
by designating the multi‐family units as available to low‐income residents to satisfy the
Inclusionary Housing requirement adopted by City Council in October 2019. However, on
Tuesday, January 21, 2020, the Applicant team informed Staff that the project will no
longer be designating the multi‐family units as affordable. As this project used to have an
affordable housing component which was part of the reason they are taking short cuts and
avoiding obvious issues such as placing the largest building ever built in the neighborhood
right on the fence line with parking noise and garbage pickup noise all purposely faced
towards the existing neighborhood rather than towards the developments other tenants. It is
clear that the developer is focused on profit first and the neighborhood second. Build-in
phases with the highest density being built first with the opportunity to not have to build the
rest if they run into "financial difficulties. Build at the lowest cost by placing the largest
structure right on the road and on the fence line of existing tenants. Decide not to build
affordable housing. Decide that it is best in the interest of profit to put the highest density
component on the project in the back yards of existing residents and away from their own
single-family lots thus making the new lots more profitable despite the effect of reducing
property values for existing neighbors behind said structure.
Staff is recommending approval of the project based on compliance with Zoning Code
requirements and consistency with the General Plan and Roseland Area/Sebastopol Road
Specific Plan policies associated with land use compatibility, range of housing types, and
proximity to services and amenities This, for example, is a lie as Phase 1 and Phase 2 do not
meet these criteria and there is no guarantee the other phases will be completed: General
Plan, The project density is rounded up from 9.5 units per acre to 10 units per acre pursuant
to the City of Santa Rosa’s Density Bonus Ordinance (Zoning Code 20-31.020) and is
therefore at the midpoint of the allowed density range. It most certainly violates this for our
neighborhood while they say it does not and have gone to great pains to make sure it doesn't
do this to other neighbors but they could do it for the entire community if the apartment
building were in the center of the project. The densest parts are to be built first, so if phases
3, 4 and 5 never happen you are left with very high-density housing in an area not
designated for that within the scenic corridor of Burbank Avenue having 3 story apartments
and duplexes.
Urban Design UD-F-3 Encourage creative subdivision design that avoids walling to
neighborhoods abutting regional/arterial streets with long monotonous stretches of fencing
or walls. And while they included the summary from the more general
"Roseland/Sebastopol Road Specific Plan" in their recommendation the staff did NOT
include the information from the Burbank Avenue specific plan. This is a lie when it comes
to the apartments and they purposely do NOT mention the Burbank Guidelines the Staff has
cherry-picked the guidelines to approve the project as presented but has not mentioned the
guidelines specific to the very area within which the project exists.
The project design orients units facing inward toward the development. Overall the project
site incorporates small lots that include single-family detached and single-family attached
units, while the 64 multi-family units further the General Plan and Roseland
Area/Sebastopol Road Specific Plan’s goals and policies with a variety of housing types.
This is what they did not put in their Staff Report; Burbank Avenue Street Design The
General Plan designates Burbank Avenue as a scenic road because of its special, scenic
qualities. Burbank Avenue has a unique quality characterized by a rural aesthetic, with large
trees, deep front yards, and absence sidewalks and on-street parking. GOAL RN-4 Maintain
the rural quality of Burbank Avenue. Policy RN-4.1 Implement the new street design in
order to balance new improvements with the existing rural character along Burbank
Avenue. Policy RN-4.2 Balance the desire to maintain the rural character with pedestrian
and bicycle safety along Burbank Avenue. Those are found here in attachment 12:



http://legistar.granicus.com/santarosa/meetings/2019/11/2820_A_Design_Review_Board_19-
11-07_Regular_Meeting_Agenda_and_Summary_Report.pdf
Staff failed to refer also to their "visual dictionary" which is the photos in the link below
which makes our arguments clear: KEY CORRIDORS A following table is a visual
dictionary of building product type examples typical for each of the General Plan land use
classifications where new development is anticipated to occur. Vacant areas and
underutilized lots offer the greatest opportunities for new development. These include
Sebastopol Road, Burbank Avenue, Hearn Avenue, Dutton Meadow, and south of Hearn
Avenue east of Dutton Meadow. The pictures are local examples where available; otherwise
non-local photos are shown. Table 3-2: Development Type Imagery Development Types
along Burbank Avenue Large-lot detached single-family homes with deep setback (Low-
Density Residential land use designation) See page 3-6 which shows photos of what
Burbank Avenue is supposed to look like and 3-7 and 3-8 which shows where the
Apartment Buildings should be and it is NOT Burbank. GOAL RN-4 Maintain the rural
quality of Burbank Avenue. Policy RN-4.1 Implement the new street design in order to
balance new improvements with the existing rural character along Burbank Avenue. Policy
RN-4.2 Balance the desire to maintain the rural character with pedestrian and bicycle safety
along Burbank Avenue.
http://legistar.granicus.com/santarosa/meetings/2019/11/2820_A_Design_Review_Board_19-
11-07_Regular_Meeting_Agenda_and_Summary_Report.pdf 
See attachment-12: The city is planning upgrades to Burbank Avenue to address bicycling
and walking: A new roadway design for Burbank Avenue, illustrated in Figure 4-2, provides
greater safety for pedestrians and bicyclists while maintaining the rural aesthetic. The new
design includes bike lanes, sidewalks, and a tree-lined and landscaped bioswale between
sidewalks and travel lanes along both sides of the street. A similar street design was recently
constructed in front of Roseland Creek Elementary School and is depicted in the Burbank
Avenue Scenic Roadway Guidelines document. This same roadway treatment is proposed
across from the school along the planned community park and along the rest of the length of
Burbank Avenue to Hearn Avenue. The roadway portions to the north of the school are
either urbanized with curb, gutter, and sidewalk or too narrow to accommodate this scenic
landscaped bioswale treatment. Therefore, two designs are proposed for the roadway, one to
the north of the school and the other from the school to Hearn Avenue. But, here are their
words which again says a three-story structure for this project is inappropriate: By
concentrating housing, civic uses, and shopping along Sebastopol Road and adjacent to the
Southside Bus Transfer Center, the Specific Plan is intended to increase transit ridership and
reduce dependence on private automobile travel. The 2009 Comprehensive Transportation
Plan for Sonoma County (CTP) also includes upgrades to City Bus operations, including
implementation of 15-minute bus headways on Sebastopol Road.
Also, note in Attachment 12 they show the new design for Burbank Avenue with 10' transit
lanes. If you go down further in the document you find this: GOAL T-1 Promote the use,
efficiency, safety, reliability, and convenience of public transit in the plan area. Policy T-1.1
Provide 11-foot travel lanes on streets with transit service. So even the "new" Burbank
Avenue will not meet the policy of 11-foot travel lanes and thus is not designated for transit
service which is where density should be concentrated as per the 2009 CTP and the
Roseland area planning documents. Note that on this map no buses go down Burbank and
the new street design with only 10' travel lanes precludes its use in the future as buses need
11' wide travel lanes as per the plan.
https://srcity.org/DocumentCenter/View/20514/CityBus-System-Map--LARGE 

 

The city is under pressure to produce dense housing and quickly. But are planning to do that in an
area without readily available transit options other than cars when clearly the documents show that
density is most appropriate in the Roseland area on "Sebastopol Road, the Dutton Avenue
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extension south of Hearn Avenue and along Hearn Avenue WEST of Burbank Avenue and EAST
near Dutton Meadow." Three-story density is not appropriate for this project because, in your
words, "the General Plan designates Burbank Avenue as a scenic road because of its special,
scenic qualities. Burbank Avenue has a unique quality characterized by a rural aesthetic, with
large trees, deep front yards, and an ABSENCE of sidewalks and on-street parking."

 

Again, we ask that you think of our neighborhood and think of the unique qualities that make
Burbank Avenue  a special place to live. Our neighborhood is not against more housing, but we
are against dense housing that does not fit our landscape, that jeopardizes the safety of our street,
and takes away our rural character. We look forward to discussing this further at the upcoming
review meetings. 

 

Sincerely,

 

Erin and Nick Rineberg



From: Arlie
To: Ross, Adam
Subject: [EXTERNAL] Burbank & other projects
Date: Wednesday, February 5, 2020 4:55:36 PM

Hello,

I have serious concerns about developers getting project approval for projects that tout an affordable
housing element, (which, in many cases, is a primary reason for approval).

I have heard that this bait and switch process of just building the most lucrative portion of a project and
changing the design/build plan that offers affordable housing to one that leaves less income-producing
portions behind is a widespread practice to get initial approval. The default claim used for modifying the
plan is said to be based on lack of continued financing. Unacceptable. The planning departments of the
City and County should be held accountable. It might help to do research on how other communities have
had success in combating these "developer-managed" and short-sighted "profit for the cities" practices."

I certainly hope this is not a prevalent practice in the planning departments of the City of Santa Roas.

Regards,

Arlie Haig

mailto:ajhaig@sonic.net
mailto:ARoss@srcity.org


From: SUSAN HOGE
To: Ross, Adam
Subject: [EXTERNAL] Burbank Ave development
Date: Wednesday, February 5, 2020 5:03:32 PM

Santa Rosa needs housing period so I guess I will have to say go for it, even at the expense of the upset
and angry property owners in the area.  I have lived in Sonoma County since 1968 and have seen the
problems that have developed over the decades, a major one being "no new housing".  

The city must know that middle class working folks, like me, are leaving in droves...I for one so not want
to but unless the city gets its act together and really works and works and works to rectify this issue this
place will not be suitable for the working class.  At present, I work in the public school arena at rents are
so high that I do not know where your teachers and staff workers will live.  All of my grown children have
left the area as it is not feasible for them to raise a family here.

...thoughts from a lady that grew up here and is not sure if she can afford to stay.

Thank you kindly for listening.

S. Hoge.2348 Brookwood Avenue
707-484-5534

mailto:susy567@yahoo.com
mailto:ARoss@srcity.org


From: Alexander Templeton MEd MA
To: Peter Schellinger
Cc: Ross, Adam
Subject: Re: FW: [EXTERNAL] Burbank housing comment for committee
Date: Tuesday, June 2, 2020 3:04:33 PM

Thank you for the clarity, what is your predication and timeline for this financing and is there another one in
Sonoma County? 

Please take time to answer should it not disrupt your productivity. 

Alexander S. Templeton, M.Ed., M.A. (Pronouns: Him/He/His/)
Skype ID: live:alexstempleton
Cell: (707) 862-4677
Online Portfolio
LinkedIn Profile 

On Tue, Jun 2, 2020 at 3:01 PM Peter Schellinger <prs@waterstonecos.com> wrote:

Alex,

 

If successful in getting the apartment project financed as an affordable community,
Waterstone would purchase the apartment site from the Master Developer and develop the
property in partnership with Burbank Housing.  Burbank Housing would be the property
manager for the affordable housing community.

 

I’ll pass along the message to Efren.

 

Hope this helps.

 

Best,

 

Peter

 

Peter Schellinger
WATERSTONE RESIDENTIAL, LLC

1270 Airport Blvd | Santa Rosa, CA 95403

mailto:alexstempleton@gmail.com
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m: (415) 710 - 4115

 

From: Alexander Templeton MEd MA <alexstempleton@gmail.com> 
Sent: Tuesday, June 2, 2020 2:56 PM
To: Ross, Adam <ARoss@srcity.org>; Peter Schellinger <prs@waterstonecos.com>
Subject: Re: FW: [EXTERNAL] Burbank housing comment for committee

 

Thank you both, 

 

And who will manage the property? I ask because there are management companies such as
those that run Americana Apartments that need improvement and have violated CA
regulations to allow IHSS in-home care providers services to their clients. 

 

Under which jurisdiction will they fall,: (city, county, both?), and/or are they incorporated
by the annexation? 

 

Also, if Efren is working with you, please tell him I said, "hi!". 

 

Genuinely, 

 

Alex 

 

Alexander S. Templeton, M.Ed., M.A. (Pronouns: Him/He/His/)

Skype ID: live:alexstempleton

Cell: (707) 862-4677

Online Portfolio

mailto:alexstempleton@gmail.com
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LinkedIn Profile 

 

 

 

On Tue, Jun 2, 2020 at 10:40 AM Ross, Adam <ARoss@srcity.org> wrote:

Alexander,

 

Please see the applicant’s response to your remaining questions below in red.

 

Adam Ross |City Planner   

Planning & Economic Development |100 Santa Rosa Avenue, Room 3 | Santa Rosa, CA
95404

Tel. (707) 543-34705 | aross@srcity.org

 

 

 

From: Peter Schellinger <prs@waterstonecos.com> 
Sent: Monday, June 1, 2020 3:52 PM
To: Ross, Adam <ARoss@srcity.org>; Joe Ripple <joe@schellingerbrothers.com>
Subject: RE: [EXTERNAL] Burbank housing comment for committee

 

Adam,

 

Please see below.  Feel free to contact me with any questions.

 

Thanks,

 

Peter

http://www.linkedin.com/in/alexandertempleton
mailto:ARoss@srcity.org
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Peter Schellinger
WATERSTONE RESIDENTIAL, LLC

1270 Airport Blvd | Santa Rosa, CA 95403

m: (415) 710 - 4115

 

From: Ross, Adam <ARoss@srcity.org> 
Sent: Monday, June 1, 2020 2:39 PM
To: Peter Schellinger <prs@waterstonecos.com>; Joe Ripple
<joe@schellingerbrothers.com>
Subject: FW: [EXTERNAL] Burbank housing comment for committee

 

Public Correspondence. Do you know any of the answers regarding onsite management at
this time? I already responded regarding insulation, flooring, plumbing, etc.

 

Adam Ross |City Planner   

Planning & Economic Development |100 Santa Rosa Avenue, Room 3 | Santa Rosa, CA
95404

Tel. (707) 543-34705 | aross@srcity.org

 

 

 

From: Alexander Templeton MEd MA <alexstempleton@gmail.com> 
Sent: Monday, June 1, 2020 11:05 AM
To: Ross, Adam <ARoss@srcity.org>
Subject: Re: [EXTERNAL] Burbank housing comment for committee

 

Thank you for the technical details but I must ask: 
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will they be well insulated? 

 

will it be built by a field that will need to be mowed down so there are not a lot of insects
and pests?

 

will there be adequate carpeting and interior? 

 

Will there be a landlord who will take care of work orders and do time as well as allow for
in home care support and families that support each other?  The apartments will be
professionally managed by an experienced property manager.

 

Will neighbors needing many human and social services be able to get them? If the
apartments are developed as an affordable community, resident services will be offered as
part of the management program.

 

These are all things that I dealt with growing up in the projects....

If sent from my cell phone, please excuse brevity and/or typos. 

Do not accept pejoratives if offered within any inequitable context where you held a
position of power and exploited intersections in attempt to create professional disparities.

https://www.linkedin.com/company/literally-figurative-literacy

 

On Mon, Jun 1, 2020, 10:31 AM Ross, Adam <ARoss@srcity.org> wrote:

Hi Alexander,

 

Thank you for your public comment. I have added this to the public record and it will
be weighed in the decision making process.

 

In response to your question, I can tell you that the density of the proposed project is 9
units per acre in an area that allows 8-13 units per acre. The project Entitlements have
been appealed and will go to the Design Review Board via virtual meeting on June 4,

https://www.linkedin.com/company/literally-figurative-literacy
mailto:ARoss@srcity.org


2020. Meeting access can be found here: https://srcity.org/1323/Design-Review-Board.

 

The appeal for the Minor Conditional Use Permit will be reviewed by the Planning
Commission on June 11, 2020, via virtual meeting. The link can be found here:
https://santa-rosa.legistar.com/MeetingDetail.aspx?ID=754938&GUID=8552507A-
2A08-42FE-A88E-2CA2E40DA7D8&Options=&Search=.

 

The appeal for the Tentative Map will be reviewed by City Council on June 16, 2020.
The link can be found here: https://santa-rosa.legistar.com/MeetingDetail.aspx?
ID=746422&GUID=DE373F56-3121-44B0-B36B-
F6778E1E10F9&Options=&Search=.

 

Let me know if you have any questions.

 

Adam Ross |City Planner   

Planning & Economic Development |100 Santa Rosa Avenue, Room 3 | Santa Rosa, CA
95404

Tel. (707) 543-34705 | aross@srcity.org

 

 

 

From: Alexander Templeton MEd MA <alexstempleton@gmail.com> 
Sent: Sunday, May 31, 2020 5:03 PM
To: Ross, Adam <ARoss@srcity.org>
Subject: [EXTERNAL] Burbank housing comment for committee

 

Adam, 

 

I'm voicing my concern and advocacy growing up in the duplex low-income housing
projects of Roseland myself, many of our voices are not heard or respected: my
question for you, the community, and the committee who is planning is: 

 

https://srcity.org/1323/Design-Review-Board
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Is there a plan or ways to create duplexes or mid-density housing that does not lower
the property value and provide ample opportunity for growing communities and
residence to live in Roseland without falling into dilapidation of eitger neighbors'
respect and acceptance, and the quality and the quality of life befitting citizens who will
inhabit there? 

 

If sent from my cell phone, please excuse brevity and/or typos.



From: Ross, Adam
To: mariaindindoli@yahoo.com
Subject: RE: [EXTERNAL] Burbank ave development
Date: Tuesday, June 2, 2020 11:57:00 AM

Hi Maria,

Thank you for your public comment. I have added this to the public record and it will be weighed in
the decision making process.
 
This project included a Traffic Impact Analysis. In the analysis, the intersection at Hearn Avenue and
Burbank Avenue was identified as insufficient in part because of this proposal. As a result, Traffic
Engineering Conditioned the project to include a fair share portion of a new traffic signal at the
intersection of Hearn and Burbank Avenue, which equates to $96,000 or roughly one-third of the
cost. The City will then cover the cost of the rest of the signal and install it within a 12-18 month
timeframe as stated by the Deputy Director of Traffic Engineering in the last public hearing on this
project. The difference will then be recouped by future developments when/if that happens.
 
I have also forwarded this to the Traffic Engineering Department for further review. Let me know if
you have any additional questions.
 
Adam Ross |City Planner   
Planning & Economic Development |100 Santa Rosa Avenue, Room 3 | Santa Rosa, CA 95404
Tel. (707) 543-34705 | aross@srcity.org
 
 

From: maria indindoli [mailto:mariaindindoli@yahoo.com] 
Sent: Monday, June 01, 2020 9:52 AM
To: _DRB - Design Review Board <_DRB@srcity.org>
Subject: [EXTERNAL] Burbank ave development
 
I am writing to give my input as a resident of Roseland regarding the Burbank Avenue
planned development.
Burbank Avenue is already highly impacted by traffic due to the elementary school on
Burbank ave. , which my son attends, the recent Burbank housing development on Liana dr,
and the recent opening of Liana Drive through from West Avenue to Burbank ave. Our
neighborhood has high population density even in areas that do not contain “official” high
density housing. This is due to the fact that it is a lower income area, housing is more
affordable, and there is a high immigrant population which tends to mean multiple families in
a dwelling. I know this to be true because I have worked extensively for years doing in-home
visits for families with small children as my job. 
Additionally a new development was recently completed on Roseland Avenue near the corner
of Roseland and Burbank, another development has been partially completed and continues to
be developed on Dutton Avenue at Hearn, and in the past five years two very large high
density developments have been completed on Dutton Meadow. All this has led to extremely
increased traffic throughout the Hearn Avenue to Sebastopol Road corridor.  The main
freeway overpass that feeds these neighborhoods going and coming from south is at Hearn

mailto:ARoss@srcity.org
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Avenue. If more development is going to continue in this area that overpass needs to be
widened to 4 lanes, traffic is already extremely backed up at that overpass coming from all
directions. This is also due to the Santa Rosa marketplace shopping center which has Costco,
Target, Best Buy and other very popular stores and many, many new high density
developments on the east side of the freeway from Hearn Avenue and in the Yolanda Road
area. 
We can’t continue developing high density housing in the south Santa Rosa area without first
addressing the traffic congestion issues. This is not just inconvenient it is unsafe. We have
seen what happens when there are evacuations and people were not able to get out. 
I am very disappointed with the level of incompetence in planning that has been done by the
city of Santa Rosa leaders. We need thoughtful, experienced and better educated people
guiding our city. Please consider scaling back the Burbank ave development to single family
homes only. 
Sincerely, 
 
Maria Indindoli 
717 Leo dr
707-799-7748
 

“Guard your heart above all else, for it determines the course of your life.” 

 Proverbs 4:23



From: Ross, Adam
To: mariaindindoli@yahoo.com
Cc: Sprinkle, Rob
Subject: FW: [EXTERNAL] Burbank ave development
Date: Tuesday, June 2, 2020 12:09:00 PM

Hello Maria,
 
Please see Engineering’s response to you public comment as well.
 
Adam Ross |City Planner   
Planning & Economic Development |100 Santa Rosa Avenue, Room 3 | Santa Rosa, CA 95404
Tel. (707) 543-34705 | aross@srcity.org
 
 
 

From: Sprinkle, Rob <RSprinkle@srcity.org> 
Sent: Tuesday, June 2, 2020 12:06 PM
To: Ross, Adam <ARoss@srcity.org>
Subject: RE: [EXTERNAL] Burbank ave development
 
Adam,
 
We do have plans and environmental completed for the Hearn Avenue Interchange. We are working
on the funding for it. Additionally, we have conditioned this development to pay at portion of a
signal at Hearn and Burbank Ave. Design for that should start this year.

Rob
 

From: Ross, Adam <ARoss@srcity.org> 
Sent: Tuesday, June 02, 2020 11:58 AM
To: Sprinkle, Rob <RSprinkle@srcity.org>
Subject: FW: [EXTERNAL] Burbank ave development
 
FYI
 

From: Pacheco Gregg, Patti <PPachecoGregg@srcity.org> 
Sent: Tuesday, June 2, 2020 11:39 AM
To: Ross, Adam <ARoss@srcity.org>
Subject: FW: [EXTERNAL] Burbank ave development
 
Adam I forwarded this to you the other day. Did you see it?
I created a Late Correspondence folder on the E Drive, and put this in there.
 

From: maria indindoli [mailto:mariaindindoli@yahoo.com] 
Sent: Monday, June 01, 2020 9:52 AM

mailto:ARoss@srcity.org
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To: _DRB - Design Review Board <_DRB@srcity.org>
Subject: [EXTERNAL] Burbank ave development
 
I am writing to give my input as a resident of Roseland regarding the Burbank Avenue
planned development.
Burbank Avenue is already highly impacted by traffic due to the elementary school on
Burbank ave. , which my son attends, the recent Burbank housing development on Liana dr,
and the recent opening of Liana Drive through from West Avenue to Burbank ave. Our
neighborhood has high population density even in areas that do not contain “official” high
density housing. This is due to the fact that it is a lower income area, housing is more
affordable, and there is a high immigrant population which tends to mean multiple families in
a dwelling. I know this to be true because I have worked extensively for years doing in-home
visits for families with small children as my job. 
Additionally a new development was recently completed on Roseland Avenue near the corner
of Roseland and Burbank, another development has been partially completed and continues to
be developed on Dutton Avenue at Hearn, and in the past five years two very large high
density developments have been completed on Dutton Meadow. All this has led to extremely
increased traffic throughout the Hearn Avenue to Sebastopol Road corridor.  The main
freeway overpass that feeds these neighborhoods going and coming from south is at Hearn
Avenue. If more development is going to continue in this area that overpass needs to be
widened to 4 lanes, traffic is already extremely backed up at that overpass coming from all
directions. This is also due to the Santa Rosa marketplace shopping center which has Costco,
Target, Best Buy and other very popular stores and many, many new high density
developments on the east side of the freeway from Hearn Avenue and in the Yolanda Road
area. 
We can’t continue developing high density housing in the south Santa Rosa area without first
addressing the traffic congestion issues. This is not just inconvenient it is unsafe. We have
seen what happens when there are evacuations and people were not able to get out. 
I am very disappointed with the level of incompetence in planning that has been done by the
city of Santa Rosa leaders. We need thoughtful, experienced and better educated people
guiding our city. Please consider scaling back the Burbank ave development to single family
homes only. 
Sincerely, 
 
Maria Indindoli 
717 Leo dr
707-799-7748
 

“Guard your heart above all else, for it determines the course of your life.” 

 Proverbs 4:23

mailto:_DRB@srcity.org


From: Ross, Adam
To: Janet Lorraine Paul
Subject: RE: [EXTERNAL] 5-26
Date: Monday, June 1, 2020 10:49:00 AM

Janet,
 
I meant to include this information for the upcoming appeal hearings:
 
The project Entitlements have been appealed and will go to the Design Review Board via virtual
meeting on June 4, 2020. Meeting access can be found here: https://srcity.org/1323/Design-Review-
Board.
 
The appeal for the Minor Conditional Use Permit will be reviewed by the Planning Commission on
June 11, 2020, via virtual meeting. The link can be found here: https://santa-
rosa.legistar.com/MeetingDetail.aspx?ID=754938&GUID=8552507A-2A08-42FE-A88E-
2CA2E40DA7D8&Options=&Search=.
 
The appeal for the Tentative Map will be reviewed by City Council on June 16, 2020. The link can be
found here: https://santa-rosa.legistar.com/MeetingDetail.aspx?ID=746422&GUID=DE373F56-3121-
44B0-B36B-F6778E1E10F9&Options=&Search=.
 
Adam Ross |City Planner   
Planning & Economic Development |100 Santa Rosa Avenue, Room 3 | Santa Rosa, CA 95404
Tel. (707) 543-34705 | aross@srcity.org
 
 
 

From: Ross, Adam 
Sent: Monday, June 1, 2020 10:49 AM
To: Janet Lorraine Paul <jlorraine@sonic.net>
Subject: RE: [EXTERNAL] 5-26
 
Good Morning Janet,
 
Thank you for your public comment. I have added it to the public record and it will be weighed in the
decision making process. Please read below for my response to your comment.
 
The proposed Burbank Avenue Subdivision’s General Plan Land Use Designation is Medium-Low
Density Residential, which allows 8-13 units per acre. The proposed subdivision density is 9 units per
acre. The proposed public right-of-way improvements required in the Roseland Area/Sebastopol
Road Specific Plan includes a 62-foot right-of-way where each side of the street includes a 6-foot
sidewalk, 8.5-foot bioswale, a 6-foot bicycle lane, and a 10-foot travel lanes (image attached for
reference). There is no plan for a bus route to north and south on Burbank Avenue but public right-
of-way improvements to provide a safe route to the transit stations is required. The impact of this
project does require the developer to pay a fair share contribution to install a traffic signal on Hearn
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Avenue and Burbank Avenue to ease the congestion in that intersection. The City will pay for the rest
of the traffic signal.
 
It is true that the developer removed the affordable housing component from the project prior to
the first public hearing. However, they have indicated that they still intend to provide the multi-
family units as affordable housing and are pursuing State funding sources.
 
 

 
Adam Ross |City Planner   
Planning & Economic Development |100 Santa Rosa Avenue, Room 3 | Santa Rosa, CA 95404
Tel. (707) 543-34705 | aross@srcity.org
 
 

From: Janet Lorraine Paul <jlorraine@sonic.net> 
Sent: Tuesday, May 26, 2020 2:00 PM
To: Ross, Adam <ARoss@srcity.org>
Subject: [EXTERNAL] 5-26
 

May 26, 2020

To: ARoss@SRCity.org
Re: Burbank Avenue Subdivision

I live on a rural two lane road with gullies on each side in an area that the City General Plan deems "scenic and
rural" with an emphasis of any future development to not ruin that character. They say they want to maintain that
ambiance and make the quality of life of existing residents a priority.  To make our lives here unhealthy and
overcrowded seems a gross error.

This lane is not wide enough to ever have a bus on it, let alone a bus stop or a dedicated bicycle lane.  Its name is
Burbank Avenue, but that is a misnomer.  It is a rural lane.  This lane is dangerous to walk, always has been. The
result of the recent Burbank Housing development and a new Elementary School has led to commute gridlock here,
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and significantly increased air pollution.

SR is supposed to put density near transportation and streets wide enough to accommodate it. And I would like SR
to resolve the problems the above mentioned developments have created before they challenge our previously
healthy neighborhood more.

The developer proposed it as "affordable housing" to have Planning approve that location, but changed it to "market
rate" the day before the Zoning Administrator meeting.  That is a sleazy trick and it makes me wonder about
corruption and crooks in the administration in SR.  Same wonder I had when SR surrounded our area, leaving it a
county island, contrary to agreements with other bay area cities.  

I do request a response in writing.  I hope you can address my concerns with some transparency.

Very truly yours,
Janet Lorraine-Paul

From: Janet Lorraine-Paul, 2003 Burbank Ave, Santa Rosa, CA 95407
Email: jlorraine@sonic.net

mailto:jlorraine@sonic.net





