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Housing Action Plan
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21% 12% 16% 51%
RHNA/

HAP
Goal

Very Low Low Moderate Market
2,550 units800 units600 units1,050 units

5,000 units by 2022

*Regional Housing Needs Allocation (RHNA) 2014 – 2022 and 2016 Santa Rosa Housing Action Plan (HAP)

137 Market Rate: 5.3% of the goal

Downtown Station:  137 total units



Project Description

• Small lot subdivision of an 18.56-acre site for 137 detached 
single-family market rate units with alternative setbacks and 
two-story design standards

• Three parcels (A, B, and C)
• Lot sizes range from 2,703 sqft to 8,260 sqft
• Average lot size is 3,858 sqft
• On and off-site improvements include 1.4-acres of the 

regional serving Northpoint Parkway Extension
• New signalized intersection NorthPoint Parkway and Dutton 

Meadow 
• Two new bus stops
• New roads, curb, and gutter right-of-way improvements 3



Project Location  
2650, 2666, 2684 Dutton Meadow

1112 & 1200 Hearn Avenue
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Project Site 
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Project History
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General Plan
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General Plan

• 137 detached single-family residential units over entire 18.56-
acre parcel

• Overall 7.38 units per acre
• Unique and substantial public infrastructure requirements
• Northpoint Parkway Extension and its intersection with 

Dutton Meadow results in the loss of approximately 1.3 acres 
of developable area

• Extension is not required to serve this project 
• Part of the regional circulation plan intended to connect 

commercial and industrial facilities south of the site on 
Dutton and Bellevue to Hearn and then to future extension of 
Northpoint Parkway
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General Plan

• In addition to the required dedication of developable 
area, the Parkway’s roadway design inhibits 
residential development as follows:
• It requires atypical lot designs that reduce opportunity for 

residential development;
• It constrains the location or configuration of housing on 

certain proposed lots; and
• It creates a 0.14-acre undevelopable parcel (Parcel C) on 

the western portion of the required Parkway and Dutton 
Meadow intersection
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General Plan

• 125 units across entire site identified in the General 
Plan without factoring in regional-serving 
infrastructure

• All other right-of-way improvements are included in 
the density calculation 
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General Plan
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Project Description

12



General Plan Additional Benefits

• Construction of a large portion of the Parkway, including the Parkway’s 
intersection with Dutton Meadow, and the planned extension of Dutton 
Meadow to the east where it will eventually connect with the Dutton 
Avenue extension;

• Access to an otherwise land locked Phase 4a, 4b, 3a, and 3b of the 
Dutton Meadows Master Plan, which includes approximately 4.0 acres of 
city parkland, and a Commercial Shopping Center as identified on the 
General Plan Land Use Diagram;

• New signalized intersection of Northpoint Parkway and Dutton Meadow 
in front of Meadow View Elementary, providing safer routes to schools; 
and

• Much needed pedestrian, bicycle, and vehicular infrastructure to support 
the City’s southwest quadrant.
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Zoning
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Zoning

• Both R-1-6 and PD 06-001 require lots smaller than 
6,000 square feet require a Conditional Use Permit 
and residential small lot subdivision standards apply 
(20-42.140).

• Project complies with all standards of 20-42.140 but 
proposes alternatives to setbacks and two-story 
structure design.

• Commission approve different setbacks if the review 
authority determines that the alternative approach is 
more appropriate to the characteristics of the site 
and surroundings (20-42.140(F)). 15



Zoning

16

• Setbacks - Four (4) feet for one-story portion of the 
residence, and eight (8) feet for the second-story 
portion of the home. 
• Reduction in the second-story portion for all lots to be no 

less than four (4) feet, which is similar to surrounding 
subdivisions.

• Reduction in the rear setback from 15 feet to 13 feet.
• Reduction in the private open space dimension from 15 to 

13 feet, all lots comply with the 400 square feet of private 
open space.



Zoning
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• Two-Story Structures – Design Standards
• The floor area of a second story is no more than 50 

percent of all the roofed first floor area of the dwelling 
(including covered porch area and an attached garage, but 
not a detached garage); or

• 25 percent of the dwelling units in the project are one-
story; or

• All two-story units have one-story elements.

• Most single-family plan types have 8-foot second 
story setback on one side

• Similar to surrounding subdivisions in the area and 
throughout Santa Rosa



Site Plan
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Landscape Plan
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Elevations
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Elevations
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Elevations
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Elevations
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Parking

• Two minimum parking standards applicable to each half of 
the Project. 

• The two parcels on the northeast portion of the Project (043-
191-016, and 043-191-024) have a parking demand of two 
spaces per unit
• One must be covered plus 0.5 spaces for each unit identified in the 

Planned Development zoning district PD 06-001. 

• Table 3-4, Zoning Code Section 20-36 requires detached 
single-family dwelling is required to provide four parking 
spaces, 
• One of which must be on-site, covered and outside of setbacks. 
• Remaining 3 spaces may be on-site (in the driveways and tandem) or 

on a public or private street when directly fronting the lot. 
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Parking

• 53 residential units 
within PD 06-001
• Requires 106 parking 

spaces
• 164 parking spaces 

provided
• Additional 58 on-street, 

not fronting a lot
• Total 222 (excess of 116)

• 84 residential units 
within R-1-6 zoning 
district
• Requires 336 parking 

spaces
• 25 lots are deficient

• 10  lots provide 3 spaces
• 15 lots provide 2 spaces

• 40 parking space 
deficiency (12%)
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Parking

• Zoning Code Section 20-36.050(C)(1)(b), the review 
authority may, as a condition of project approval, 
approve an increase or decrease in parking spaces 
after first making the following findings:
• Due to special circumstances associated with the 

operation of the use at its location, the proposed use will 
generate a parking demand different from the standards 
specified in Table 3-4; and 

• The number of parking spaces approved will be sufficient 
for its safe, convenient, and efficient operation of the use.
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https://qcode.us/codes/santarosa/view.php?topic=20-3-20_36-20_36_050&frames=on


Parking

• 25 lots with deficient parking are smaller single-family homes, 
which are more likely to be sold to younger families or empty 
nesters, decreasing the parking demand for these units.

• Parking Study by W-Trans, dated December 2, 2021, 
concluded that the parking will be more than adequate to 
meet peak demands.

• There are 45 parking spaces provided on street or in small 
parking lots on the Project site for a total of 341 parking 
spaces. 

• All of the 25 parking deficient lots are within ±300 feet from 
additional parking.

• The entire Project provides 563 parking spaces (341+222) 
when 442 are total parking spaces are required 27



Traffic
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• The Project would generate an average of 
1,274 new daily trips

• 100 AM Peak Hour
• 134 PM Peak Hour
• The study intersections are expected to 

operate acceptable under both existing and 
future conditions



Traffic
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Traffic
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Public Improvements
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• Public improvements include extension of both Northpoint 
Parkway and Dutton Meadow with 64-foot right of-way width 
including a 13-foot median, 14-foot travel lane, six-foot Class 
II bicycle lanes, six-foot planter strip, and a six-foot sidewalk; 

• A new signalized intersection at Northpoint Parkway and 
Dutton Meadow with striping

• Two new bus stops
• Public right-of-way improvements on the Hearn Avenue 

frontage
• New interior public and private streets with right-of-way 

dedications. 
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Environmental Review
California Environmental Quality Act (CEQA)

• The project is Statutorily Exempt from CEQA pursuant to Government 
Code Section 65457, CEQA Guidelines Section 15182, subdivisions (a) and 
(c), and CEQA Guidelines Section 15183. 

• The Project would develop a residential land use that is undertaken to 
implement, and is consistent with, the Roseland Area/Sebastopol Road 
Specific Plan. The EIR prepared for the Specific Plan was certified by the 
City Council in 2016 (State Clearinghouse No. 2016012030) and no events 
subsequent to certification have required a supplemental EIR pursuant to 
Public Resources Code section 21166. 

• The proposed project has been found to be consistent with the Santa Rosa 
General Plan and complies with all Zoning Code requirements. Review of 
the project has revealed no significant environmental impacts which are 
peculiar to the parcel or to the project and which were not addressed in 
the General Plan EIR, nor is there any new information that shows that 
any environmental impacts will be more significant than as described in 
that EIR.



Public Comments

• Biggest concern over traffic impacts
• Concern over increased parking
• Concern regarding density without existing 

infrastructure
• Concerns over new parks and open space
• Concerns over new parks and open space
• Concern over water consumption
• Impact to the surrounding neighborhoods
• Request to remove private parking lots for specific 

areas and replace with open space
33



Issues

• Alternatives to residential small lot 
subdivision standards noted in this Staff 
Report have to be approved by the Planning 
Commission. Otherwise, there are no 
unresolved issues identified with this project. 
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Recommendation
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The Planning and Economic Development Department 
recommends that the Planning Commission by 
resolutions, approve a Conditional Use Permit and 
adopt a Tentative Map for the Dutton Meadow 
Subdivision (Project), a 137-unit residential small lot 
subdivision with associated parcels and parking 
reduction located at 2684, 2666, and 2650 Dutton 
Meadow, and 1130, 1112, and 1250 Hearn Avenue, 
Assessor’s Parcel Numbers 043-071-007, -022, -023 
and 043-191-016, and -024.



Questions
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Adam Ross
City Planner
Planning and Economic Development
aross@srcity.org
(707) 543-4705
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