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CITY OF SANTA ROSA 
DEPARTMENT OF COMMUNITY DEVELOPMENT 
STAFF REPORT FOR PLANNING COMMISSION 

OCTOBER 24, 2013 
  
PROJECT TITLE 

Elm Tree Station 

APPLICANT 

Jean Kapolchok  

ADDRESS/LOCATION 

874 North Wright Road 

PROPERTY OWNER 

Mangal Dhilon 

ASSESSOR’S PARCEL NUMBER 

035-063-001 

FILE NUMBER 

MJP12-005 

PROJECT SITE ZONING 

PD-0435 (Planned Development: Wright-
Sebastopol Commercial District) 

GENERAL PLAN DESIGNATION 

Retail and Business Services 

APPLICATION DATE 

October 4, 2012 

APPLICATION COMPLETION DATE 

October 4, 2012 

PROJECT PLANNER 

Jessica Jones 

RECOMMENDATION 

Approval 

 

PROPOSAL 

Tentative Parcel Map to subdivide a 0.98 acre site into two parcels and a Conditional 
Use Permit to construct a fueling station and neighborhood market with extended hours 
(5 a.m. to midnight, seven days a week), a residential apartment above the market and 
a small retail building.   

SUMMARY 

The applicant is proposing to subdivide a 0.98 acre site into two parcels; one 31,143-
square-foot lot and one 11,600-square-foot lot.  The larger of the two parcels would be 
developed with a gasoline and electric charge fueling station and a 3,448-square-foot 
neighborhood market, with a 1-bedroom apartment above the market.  The smaller 
parcel would be developed with a 432-square-foot general retail building, a picnic area 
and a bike path connecting to the Joe Rodota Trail.  The proposal also includes 
extended hours (5 a.m. to midnight) for the fueling station and neighborhood market. 
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CITY OF SANTA ROSA 
PLANNING COMMISSION 

 
TO: PLANNING COMMISSION 
SUBJECT: ELM TREE STATION 
AGENDA ACTION: ADOPTION OF THREE RESOLUTIONS 
 
 
ISSUE(S) 
 

1. Should the Planning Commission adopt a Mitigated Negative Declaration for the 
Elm Tree Station project? 
 

2. Should the Planning Commission approve a Tentative Map to subdivide a 0.98 
acre site into one 31,143-square-foot lot and one 11,600-square-foot lot for the 
property located at 874 North Wright Road? 
 

3. Should the Planning Commission approve a Conditional Use Permit to allow a 
gasoline and electric charge fueling station, mixed residential and commercial 
use and extended hours for the property located at 874 North Wright Road? 

 
BACKGROUND 
 

1. Surrounding Land Uses 
 
North:  Highway 12 and Joe Rodota Trail  
South: Blue Star Gas (propane distribution business) 
East: Undeveloped, Medium Density Residential land 
West: North Wright Road and Pacific Supply Company (construction and 

equipment supplier)  
 

2. Existing Land Use – Project Site 
 
The currently undeveloped, relatively flat project site is comprised of a single 
parcel totaling approximately 0.98 acres.  Two topographic depressions on the 
east side of the project site and a man-made ditch all support seasonal wetlands.  
Vegetation on the site consists primarily of a mix of non-native annual grassland, 
seasonal wetland vegetation and ruderal (weedy) vegetation and ornamental 
plants.  There are ten trees on site that were evaluated, including two Chinese 
Elms, two Valley Oaks, an Oregon Ash, a Mayten, a Monterey Pine and three 
White Poplars.  The project site is located within the potential range of the 
California Tiger Salamander, and also provides suitable nesting habitats for the 
Red Shouldered and Red-Tailed Hawks, as well as the White-Tailed Kite. 
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3. Project History 
 

On July 12, 2007 the Planning Commission reviewed a Conditional Use Permit 
for the construction of a service station with a car wash, neighborhood market 
and a drive-through restaurant on the subject site.  In addition, because the 
Zoning Code does not allow service stations to be located adjacent to residential 
zoning districts or residential uses, the proposal also included a Zoning Code 
Text Amendment that would have amended the Code to allow such uses to be 
adjacent to each other, with the approval of a Conditional Use Permit.   
 
At that time, the Commission determined that, the Zoning Code Text 
Amendment could not be supported because service stations are not an 
appropriate use adjacent to residential zoning districts or uses.  Specifically, the 
Commission found that the project would introduce a significant amount of noise 
from the carwash and gas dispensers directly adjacent to a residential district, 
and would potentially introduce air quality issues from idling vehicles associated 
with the auto-oriented use.  As a result, on July 26, 2007 the Planning 
Commission adopted resolutions denying, with prejudice, the Conditional Use 
Permit and Zoning Code Text Amendment.  Pursuant to Zoning Code Section 
20-54.080(C), by denying the application with prejudice, no further application for 
the denied request could be filed for the ensuing 12 months. 
 
On October 12, 2011 a Neighborhood Meeting was held regarding the current 
project. 
 
On October 4, 2012 the applicant submitted Conditional Use Permit and 
Tentative Map applications for the current project. 
 
On August 5, 2013 a Notice of Application was sent to property owners within 
400 feet of the subject property. 
 
On September 9, 2013 an Initial Study and Mitigated Negative Declaration were 
posted at the County of Sonoma and the State Clearinghouse for a 30-day 
public review period.  Public hearing notices were mailed to owners within 400 
feet of the subject property, and a public hearing sign was posted on the project 
site.   

 
4. Project Description 

 
The proposed project includes a request to subdivide a 0.98 acre site into two 
parcels.  Parcel 1 is proposed at 31,143 square-feet and would be developed 
with a gasoline and electric charge fueling station and a neighborhood market 
with an 806-square-foot, 1-bedroom apartment above.  Parcel 2 is proposed at 
11,600 square-feet and would be developed with a small, 432-square-foot retail 
building and park amenities, including a patio/trellis area, benches, picnic area 
and bike path.  Access to Parcel 2 will be through an easement across Parcel 1, 
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which is outlined in the project conditions of approval. 
 
The proposed neighborhood market will be approximately 3,448 square-feet in 
size, and will include outdoor patio seating.  The market is intended to provide a 
variety of goods, including fresh fruit, vegetables, and flowers, as well as milk, 
juices, water, soft drinks, meats and packaged dinners.  The market will also 
include a café area where coffee, baked goods, sandwiches and similar items 
can be purchased.  The proposal does not include the sale of alcoholic 
beverages.   
 
The upper floor of the market is proposed as an 806-square-foot, one-bedroom 
apartment, which the applicant has stated could be used by staff of the market 
and fueling station.   
 
The fueling station includes six gasoline pumps and four electric charging 
stations.  The canopy over the fueling pumps will include photovoltaic panels, as 
will the covered parking area at the east side of Parcel 1.   
 
The market and fueling station are proposed to operate daily between 5:00 a.m. 
and midnight, seven days a week.   
 
The small retail building on proposed Parcel 2 will be 432 square-feet in size, 
and, while the intended use is has not yet been determined, could be used for a 
food service use, such as coffee, ice cream or sandwich shop, or for a small 
retail establishment, such as a flower shop.  Parcel 2 also will include park-like 
amenities, as noted above, including a bike path that would traverse the eastern 
and southern boundaries of the project site from the Joe Rodota Trail to North 
Wright Road. 
 
A total of ten trees were evaluated on the project site based on their trunk 
diameter and location in relation to the proposed construction.  Of the trees 
evaluated, eight are proposed for removal, four of which are protected trees and 
four of which are exempt pursuant to the Santa Rosa Tree Ordinance.  The 
project is proposing to preserve and protect the two most significant trees on site, 
a 17.5-inch Valley Oak and a Chinese Elm, which has trunk diameters of 21.5-
inches and 24-inches.  The four protected trees that are proposed for removal 
include an Oregon Ash, a Mayten, a Chinese Elm, and a Valley Oak.  New 
landscaping will be added along the perimeter of the site, as well as throughout 
proposed Parcel 2.  Proposed landscaping includes a variety of, primarily low 
water usage shrubs, groundcover, vines, perennials and grasses.  New 
landscaping will also include 19 trees, in a 24 or 36-inch size box; proposed tree 
types include one fruitless Olive, five Crape Myrtles, five Chanticleer Pears, and 
eight Valley Oaks.   
 
The site will also include a new split-rail fence along the northern property line, 
adjacent to the Joe Rodota Trail, as well as a 4-foot tall screen panel fence along 



ITEM NO. 10 
 

 

Page 5 of 14 

the eastern property line.   
 
A location for proposed public art has been identified on the site plan at the 
northeastern corner of proposed Parcel 2.  The specific art piece will be 
determined at a later date. 
 
There are two proposed driveways to the site off of North Wright Road.  The 
southerly driveway will provide both ingress and egress, while the northerly 
driveway will provide egress only.  The proposal provides for clear circulation for 
vehicles and fueling trucks, as well as vehicle clearance with the presence of a 
truck during fueling operations.  Eighteen parking spaces are proposed, three of 
which will be covered, which meets the Zoning Code requirements for the 
project.  The project also proposes eight bicycle parking spaces, including 
traditional bike racks and one bike locker, which is consistent with Zoning Code 
requirements.  A parking agreement will be put into place to allow shared parking 
between Parcel 1 and Parcel 2.  
 
Site lighting includes twelve LED can lights under the fueling canopy, and two 
under the covered parking area.  Decorative wall mounted lights and recessed 
can down-lights will illuminate the front and eastern side of the market building, 
while landscaping up-lights will illuminate the back market walls that face the Joe 
Rodota Trail and the proposed monument sign adjacent to North Wright Road.  
Ten-foot tall cut-off pole lights will be located along the proposed bike path, and 
42-inch tall bollard lights will be located on either side of the proposed outdoor 
dining area on the eastern side of the proposed market.  All lighting will be 
designed and located to prevent light and glare on neighboring properties. 
 
The project has been designed to incorporate temporary, pollution prevention 
and permanent storm water Best Management Practices to minimize the 
introduction of pollutants in downstream water bodies.  Bioretention areas are 
proposed along the parking areas, and a pervious concrete gutter pan along the 
head of the parking areas and some drive aisles will allow storm water to filter 
into the bioretention areas and interact with the plants in the landscape strip.  
Building roof-top water will be collected, conveyed in pipes and allowed to enter 
the bioretention areas.  In large storm events, when the bioretention areas are at 
capacity, water will run down the building gutters, collect in catch basins and 
then be piped to the City of Santa Rosa storm drain system. 

 
ANALYSIS 
 
1. General Plan 
 

The following General Plan goals and policies are applicable to the project: 
 
LUL-E  Promote livable neighborhoods by requiring compliance with green 

building programs to ensure that new construction meets high 
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standards of energy efficiency and sustainable material use. 
Ensure that every day shopping, park and recreation facilities, and 
schools are within easy walking distance of most residents. 

 
LUL-E-6 Allow residential or mixed use development in the Retail and 

Business Services or Office designations. 
 
LUL-G Promote mixed use sites and centers. 
 
LUL-I-1  Provide a range of commercial services that are easily accessible 

and attractive, that satisfies the needs of people who live and work 
in Santa Rosa and that also attracts a regional clientele. 

 
UD-A-5 Require superior site and architectural design of new development 

projects to improve visual quality in the city. 
 
UD-A-12  Promote green building design and low impact development 

projects. 
 
UD-C Enhance and strengthen the visual quality of major entry routes into 

the city, as well as major corridors that link neighborhoods with 
downtown. 

 
UD-E-1 Provide for new open space opportunities throughout the city, 

especially in neighborhoods that have less access to open spaces. 
 
 This includes exploring potential for creek corridors, bicycle and 

pedestrian ways, as well as new public plazas, gathering places, 
and conservation areas. 

 
T-K-3 Orient building plans and pedestrian facilities to allow for easy 

pedestrian access from street sidewalks, transit stops, and other 
pedestrian facilities, in addition to access from parking lots. 

 
T-K-4  Require construction of attractive pedestrian walkways and areas in 

new residential, commercial, office, and industrial developments. 
Provide landscaping or other appropriate buffers between 
sidewalks and heavily traveled vehicular traffic lanes, as well as 
through and to parking lots. Include pedestrian amenities to 
encourage and facilitate walking. 

 
T-L-6 Promote and facilitate the use of bicycles with other transportation 

modes. 
 
T-L-8 Require new development to dedicate land and/or construct/install 

bicycle facilities, and provide bicycle parking as specified in the 
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Zoning Code, where a rough proportionality to demand from the 
project is established.  Facilities such as showers and bicycle 
storage shall also be considered.  

 
OSC-K Reduce energy use in existing and new commercial, industrial and 

public structures. 
 
OSC-K-1 Promote the use of site planning, solar orientation, cool roofs, and 

landscaping to decrease summer cooling and winter heating needs.  
Encourage the use of recycled content construction materials. 

 
OSC-K-5 Implement measures of the Climate Action Plan which increase 

energy efficiency, including retrofitting existing buildings and 
facilitating energy upgrades. 

 
EV-C  Promote new retail and higher density uses along the city’s 

regional/ arterial corridors. 
 
NS-H-2 Engage the community in preparing for climate change through the 

promotion of Climate Action Plan measures, distribution of 
information, and through local schools. 

 
 The project site is designated Retail and Business Services on the Santa Rosa 

General Plan 2035 land use diagram.  This designation allows retail and service 
enterprises, offices, restaurants, and regional centers.  The proposed gasoline 
and electric charge fueling station, neighborhood market, residence and general 
retail building are all consistent with this land use designation and would provide 
everyday shopping and commercial services within walking distance of the future 
residential neighborhood to the east, as well as to the existing businesses 
surrounding the site.  The project will also attract a regional clientele due to its 
visible location adjacent to Highway 12, which will minimize traffic on City streets. 

 
The attractive building design will enhance the visual quality of the Highway 12 
entry into the City.  Further, the proposal includes a connection through the site 
to the Joe Rodota Trail, as well as a picnic area and bicycle amenities, which will 
benefit trail users. 
 
In addition to the six gasoline pumps, the fueling station will also include four 
electric charging stations, and the canopy over the fueling pumps will have 
photovoltaic panels, as will the covered parking area at the east side of Parcel 1.  
These project elements will help to reduce energy use on the site, and will 
promote alternatives to traditional fuel.     
 
To ensure that new development complies with the City’s Greenhouse Gas 
(GHG) reduction program, the Santa Rosa Climate Action Plan (SRCAP) 
contains a “New Development Checklist”.  The Checklist contains policies 
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allowing new development to incorporate measures for SRCAP compliance and 
to reduce potential GHG impacts to less than significant levels.  The Checklist 
denotes 15 mandatory measures.  If a project cannot meet one or more the 
mandatory measures, substitution of other measures described in the Checklist 
is permitted.  As identified by the applicant on the attached New Development 
Checklist, the proposed project will incorporate 14 of the mandatory measures, 
plus six additional measures contained in the SRCAP.  
 

2. Zoning 
 
North: Open Space Reserve (OSR)  
South: Planned Development (PD-0435: Wright-Sebastopol Commercial 

District) 
East: Multi-Family Residential (R-3-18) 
West: General Commercial (CG) 
 
The subject property is located in the Planned Development (PD-0435: Wright-
Sebastopol Commercial District) Zoning District.  The Policy Statement for PD-
0435 requires a Conditional Use Permit (CUP) for service stations and mixed 
use.  The Zoning Code also requires a Minor Use Permit for extended hour retail 
sales (11:00pm to 6:00am).  The project applicant is requesting two hours of 
extended operation, specifically between the hours of 5 a.m. and 6 a.m. and 11 
p.m. and midnight.  The Minor Use Permit for extended hour retail sales and the 
Conditional Use Permit for the service station and mixed use are bundled 
together for the Commission’s consideration. 
 
Proximity of the Service Station to Residentially Zoned Land: 
 
Zoning Code Section 20-42.150, Service Stations, includes specific site 
requirements for service stations, including allowed proximity to residential.  
Specifically, Section 20-42.150(A)(2) states the following: 
 

“The site shall not adjoin an existing R-1, R-2 or R-3 zoning district or 
single-family or two-family residential use at the time the service station 
use is established, except a nonconforming single-family or two-family 
residential use, or a single-family or two-family residential use in a 
commercial zone.” 

 
The subject site adjoins a vacant property to the east that is zoned R-3-18 (multi-
family residential).  As such, pursuant to the above noted Zoning Code section, 
the proposed service station would not be allowed on the subject site.  However, 
to address the location issue, the applicant is requesting approval of a Tentative 
Map that would subdivide the property into two parcels.  Proposed Parcel 2 
would separate Parcel 1, where the service station is proposed, from the 
residential land to the east.  The result would be that the parcel containing the 
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service station would not adjoin the residentially zoning land, thereby conforming 
to the aforementioned Zoning Code section.    
 
To further separate the fueling station use from the residential land, the applicant 
is proposing to develop a small general retail building on Parcel 2, which could 
be occupied by a food-service use or small retail establishment. 
 
The Mitigated Negative Declaration that was prepared for the project did not 
identify any significant air quality impacts related to the proposed fueling station 
use.  However, with regard to noise impacts, the document concluded that 
nighttime market deliveries, as well as daytime, evening and nighttime fuel 
deliveries could exceed the allowable noise levels at the adjacent residential 
property.  To address the potential noise impacts, a mitigation measure was 
provided, and has been included in the conditions of the draft resolution of 
approval, that deliveries be limited to the hours of 7 a.m. and 7 p.m. only.   
 
Based on the proposed buffer of Parcel 2 and the small retail building, as well as 
the findings and mitigation measures provided in the Mitigated Negative 
Declaration, staff finds that the gasoline and electric charge fueling station would 
be an appropriate use for the site. 
 
Mixed Use: 
 
As identified in the project description above, the proposal includes a one-
bedroom apartment, which would be located above the neighborhood market on 
the same site as the fueling station.  While the above-noted Code section does 
not allow service stations to adjoin a residential use, it does provide an exception 
when a residential use is in a commercial zone.  Staff finds that this exception 
would apply to the proposed one-bedroom apartment.   
 
Extended Retail Hours: 
 
The applicant is requesting extended retail hours to allow the service station and 
neighborhood market to operate two additional hours outside of the traditional 
hours of 6 a.m. to 11 p.m.  The additional hours would allow the establishment to 
open at 5 a.m. and close at midnight.   
 
The Mitigated Negative Declaration did not identify the extended retail hours as a 
potentially significant impact.  Rather, as noted above, the activities that were 
identified as potentially exceeding allowable noise levels include nighttime 
market deliveries and daytime, evening and nighttime fuel deliveries.  The 
mitigation measures and proposed conditions of approval, limiting delivery hours 
to 7 a.m. and 7 p.m., would mitigate this impact to less than significant. 
 
Given the aforementioned mitigation, the surrounding commercial uses, and the 
proposed buffer of Parcel 2 and the small retail building to the residential land to 
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the east, staff finds that the additional hours would not have a significant impact 
adjacent uses.   
 
Development Standards: 

 
The development regulations outlined in the Policy Statement for the PD zoning 
district do not include any specific requirements for lot coverage or setbacks; 
although they do require that front yard setbacks take into account ultimate 
roadway improvements for the area.  Building height is limited to two stories.  
The project has been designed to meet the development standards of the Policy 
Statement, and has provided appropriate setbacks for the commercial 
development.  Parking for both vehicles and bicycles is provided consistent with 
Zoning Code requirements. 
 
With regard to the requested Tentative Map, the applicant is proposing to 
subdivide the 0.98 acre site into two lots, one at 31,143 square-feet and one at 
11,600 square-feet.  The Policy statement does not have any development 
requirements related to the minimum overall size or dimensions for lots.  
 

3. Environmental Review 
 

The Elm Tree Station Initial Study, dated August 26, 2013, was prepared to 
evaluate the environmental effects of the project.  The Initial Study identified 
potential significant impacts in a variety of topic areas, including biological 
resources, air quality, geology/soils and noise.  Mitigation was identified to 
reduce all potential impacts to less than significant.  As a result, a Mitigated 
Negative Declaration was prepared and circulated for a 30-day public review 
from September 9, 2013 through October 8, 2013.  

 
As of the writing of this report, no comments have been received regarding the 
Mitigated Negative Declaration.  
   

4. Comments/Actions by Other Review Boards/Agencies 
 

Design Review will be conducted by the Design Review Board following approval 
of the Conditional Use Permit and Tentative Map for the project. 

 
5. Neighborhood Comments 
 

On October 12, 2011 a Neighborhood Meeting was held.  The only attendant at 
the Neighborhood Meeting was a representative from the Sonoma County 
Bicycle Coalition, who did not specify a position on the project.   
 
On August 5, 2013 a Notice of Application was sent to property owners within 
400 feet of the subject property.  The only written correspondence received was 
a letter from Sonoma County Regional Parks, dated August 26, 2013, in which 
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they identify the need to obtain a license agreement from Regional Parks to 
construct the two Joe Rodota Trail connectors located on County property.  As 
such, a condition of approval has been included in the draft resolution of 
approval.  A copy of the letter is included in the “public correspondence” 
attachments to this report. 
 
One phone call was received, in response to the Notice of Application, from an 
adjacent property owner who indicated support for the proposed project. 
 
In response to the Public Hearing Notice, staff has received two letters and one 
e-mail, which are attached to this staff report.  The correspondence identifies 
concerns regarding the project.  The main issues are outlined below, along with 
staff’s response to each: 
 

 Development of the currently vacant site, which provides an open space 
buffer between the Blue Star Gas Company to the south and the Joe 
Rodota Trail to the north, will have a negative impact on the Trail. 
 
Staff Response: 
 
The project site is designated by the General Plan as Retail and Business 
Services, which allows retail and service enterprises, offices, restaurants, 
and regional centers; the proposed project is consistent with this land use 
designation.  Further, as identified in the project description, the proposal 
includes park-like amenities, such as a patio/trellis area, benches, picnic 
area and new landscaping, as well as a bike path that will traverse the 
eastern and southern boundaries of the project site from the Joe Rodota 
Trail to North Wright Road.  
 

 Increased traffic and impacts to pedestrians and bicyclists from 
automobiles entering and exiting the service station. 

 
Staff Response: 
 
A Traffic Impact Study was prepared for the project by Whitlock & 
Weinberger Transportation, Inc. (W-Trans), dated July 26, 2013.  The 
Study states that the proposed project is expected to generate an average 
of 1,506 net new daily trips after deductions are made for the pass-by 
component, with 73 of these trips during the morning peak hour and 91 
during the evening peak hour.  The study intersections of State Route 
12/Fulton Road and Sebastopol Road/South Wright Road are currently 
operating acceptably and, as identified in the Study, are expected to 
continue doing so upon the addition of project-generated traffic.     
 
The proposal includes a bike path that would traverse the eastern and 
southern boundaries of the project site, connecting the Joe Rodota Trail to 
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North Wright Road.  The proposed connection will allow bicyclists and 
pedestrians a way to move from the Joe Rodota Trail to North Wright 
Road, without requiring them to cross the driveways for the service station 
and market. 

 
6. Public Improvements/On-Site Improvements 
 

The project was reviewed by the City’s Transportation/Public Works/Engineering 
Development Services Department which has developed a number of conditions 
of approval related to parcel and easement dedications, driveway improvements, 
storm drainage and utilities.  The conditions are memorialized in the Exhibit "A" 
dated August 22, 2013, which is attached in its entirety to this report and the draft 
resolution of approval. 
 

7. Issues 
 

Auto-Oriented Use: 
 

As discussed in the Project History section of this report, in 2007, the Planning 
Commission reviewed a proposal on the subject site for the construction of a 
service station with a car wash, neighborhood market and a drive-through 
restaurant.  At that time, the Commission determined that, the project could not 
be supported because service stations are not an appropriate use adjacent to 
residential zoning districts or uses.  Specifically, the Commission found that the 
project would introduce a significant amount of noise from the carwash and gas 
dispensers directly adjacent to a residential district, and would potentially 
introduce air quality issues from idling vehicles associated with the auto-oriented 
use.   
 
While the current proposal is for a service station, staff finds that the proposed 
project has addressed the previously identified concerns.  Specifically, the 
current project does not include a carwash or drive-through, thereby minimizing 
the noise and potential air quality impacts related to those specific uses.  In 
addition, the applicant has worked diligently to design the service station in a 
way that emphasizes the positive environmental aspects of the project, including 
the solar panels, electric vehicle charging stations and the Joe Rodota Trail 
connection, and associated bicycle and pedestrian amenities.  Further, the 
Mitigated Negative Declaration for the project did not identify any significant 
impacts related to air quality with regard to the proposed service station use; the 
only potentially significant air quality impact identified relates to construction 
activities, which will be mitigated to a level of less than significant.  The 
potentially significant noise impacts that were identified (as discussed in the 
Zoning section of this report, above) will be mitigated to a level of less than 
significant through project conditions related to delivery hours. 
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Neighborhood Market: 
 
As identified in the project description, the proposed project includes a request to 
develop a neighborhood market for the site.  It should be noted that the Policy 
Statement for the PD zoning district for this site specifically does not allow 
convenience markets.  As a result, the applicant has provided a detailed 
description of the proposed market in the Proposal Statement (attached to this 
report), which outlines the specifics of the market use. 
 
The applicant has described the market as follows: 
 

“As depicted on the floor plan, the market is designed for the sale of fresh 
fruit, vegetables, flowers and similar commodities within the market as well 
as outside by the entry.  The coolers along the long wall of the market will 
be for items needing refrigeration such as milk, juices, soft drinks, water 
and those items needing to be frozen such as desserts, meats, 
vegetables, and packaged dinners.  The market includes a café area 
where coffee, baked goods, sandwiches and similar items can be 
purchased or enjoyed at the outdoor or indoor seating areas of Lot 1 or 
outdoor areas of Lot 2.” 
 

The Zoning Code provides the following definitions for convenience market and 
grocery store: 
 

“Convenience Store.  A type of general retail store which carries a range 
of merchandise oriented to convenience and/or travelers’ shopping 
needs.” 
 
“Grocery Store.  A retail or wholesale store that primarily sells food, 
including canned and frozen foods, fresh fruits and vegetables, and fresh 
(raw) and prepared meats fish and poultry. 
 
Large stores are defined as 20,000 square-feet in size or greater.  Also 
includes a grocery store use located within a larger format retail store 
where an area 20,000 square-feet in size or greater is primarily devoted to 
the sale of food. 
 
Small stores are defined as less than 20,000 square-feet in size.  Also 
includes a grocery store use located within a larger format retail store 
where an area less than 20,000 square-feet in size is primarily devoted to 
the sale of food.”  

 
Based on the description of the proposed market, provided by the applicant, staff 
finds that the market falls within the definition of small grocery store, rather than 
convenience store.  As a result, the proposed market is an allowed use in the PD 
zoning district. 
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RECOMMENDATION 
 
It is recommended by the Community Development Department that the Planning 
Commission adopt the Mitigated Negative Declaration for the Elm Tree Station project, 
and approve a Tentative Map to subdivide a 0.98 acre site into one 31,143-square-foot 
lot and one 11,600-square-foot lot and a Conditional Use Permit to allow a gasoline and 
electric charge fueling station, mixed residential and commercial use and extended 
hours for the property located at 874 North Wright Road.   
 
Attachments: 

 Location Map 

 Disclosure Form 

 Project Plans (Development Plan, Landscape Plan, Elevations and Tentative Map) 

 Proposal Statement, dated June 21, 2013 

 Design Concept Narrative 

 PD-0435: Wright-Sebastopol Commercial District Policy Statement 

 Initial Study/Mitigated Negative Declaration and Mitigation Monitoring and Report 
Program, dated August 26, 2013 

 Traffic Impact Study for the Elm Tree Station Project, prepared by Whitlock & 
Weinberger Transportation, Inc., dated July 26, 2013 

 Biological Resources Analysis – Elm Tree Station, prepared by Monk & 
Associates, Inc., dated November 6, 2012 

 California Tiger Salamander Larval Survey Request – letter to U.S. Fish and 
Wildlife Service, prepared by Monk & Associates, Inc., dated February 21, 2011 

 Request for Jurisdictional Determination –letter to U.S. Army Corps of Engineers, 
prepared by Monk & Associates, Inc., dated July 15, 2010 

 Tree Preservation and Mitigation Report – 874 North Wright Road, prepared by 
Horticultural Associates, dated June 21, 2007 

 Review of Elm Station Tree Preservation, letter to MacNair Landscape 
Architecture, prepared by Horticultural Associates, dated October 7, 2012 

 A Cultural Resources Evaluation of the Elm Tree Station Project, prepared by 
Archaeological Resource Service, dated April 23, 2013 

 Geotechnical Investigation Report – Elm Tree Station, prepared by Bauer 
Associates, dated October 16, 2012 

 Climate Action Plan New Development Checklist, and Elm Tree Station Climate 
Action Plan Checklist Compliance Explanation, prepared by Tierney/Figueiredo 
Architects, dated June 20, 2013 

 Standard Urban Storm Water Management Plan for Elm Tree Station, prepared by 
BKF Engineers, dated August 2012, revised February 2013 and July 29, 2013 

 Hydrology Plan for Elm Tree Station, prepared by BKF Engineers, dated June 
2013 

 Environmental Noise Study, Elm Tree Station, prepared by Illingworth & Rodkin, 
Inc., dated May 16, 2013 

 Public Correspondence  
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INDIGENOUS OAK TREE FOR 
TREE REMOVAL MITIGATION,TYPICAL 

OLIVE

NARROW DECIDUOUS 
SCREEN TREES, 

CHANTICLEER PEAR

PATIO

BLDG 
2

PICNIC SHELTER

VINES ON VERTICAL TRELLIS, 
PURPLE TRUMPET VINE

SIZE BOTANICAL NAME COMMON NAME REMARKS WATER USE 
PER WUCOLS III

TREES
24 LAGERSTROEMIA x FAURIEI ' TUSCARORA' TUSCARORA CRAPE MYRTLE STANDARD L

36" OLEA EUROPAEA 'SWAN HILL' FRUITLESS OLIVE MULTI-TRUNK VL

24 PYRUS CALLERYANA 'CHANTICLEER' CHANTICLEER PEAR M

24 QUERCUS LOBATA VALLEY OAK CALIFORNIA NATIVE L

SHRUBS         

5 ARCTOSTAPHYLOS D. 'HOWARD MCMINN' VINE HILL MANZANITA CALIFORNIA NATIVE L

5 BERBERIS THUNBERGII 'CRIMSON PYGMY' BARBERRY L

5 CAMELLIA SASANQUA 'APPLE BLOSSOM' CAMELLIA M

5 CISTUS 'SUNSET' ROCKROSE L

5 LAVANDULA INTERMEDIA 'PHENOMENON' LAVENDER L

5 LOROPETALUM CHINENSE 'RAZZLEBERRI' NCN L

5 NANDINA DOMESTICA 'MOYES RED' HEAVENLY BAMBOO L

5 PHORMIUM TENAX 'JACK SPRATT' NEW ZEALAND FLAX L

GROUNDCOVER
1 ARCTOSTAPHYLOS 'EMERALD CARPET' NCN 6' O.C. TRI. SPACING, CALIFORNIA NATIVE L

1 COTONEASTER DAMMERI 'CORAL BEAUTY' COTONEASTER 5' O.C. TRI. SPACING L

1 ERIGERON KARVINSKIANUS SANTA BARBARA DAISY 36" OC, TRI. SPACING L

VINES
5 CLYTOSTOMA CALLISTEGOIDES VIOLET TRUMPET VINE M

5 FICUS PUMILA CREEPING FIG INFILL VINE FOR SOUNDWALL M

1 HARDENBERGIA V. 'HAPPY WANDERER' NCN ALTERNATELY PLANTED ON FACE OF BLDG M

PERENNIALS 
1 ACHILLEA 'MOONSHINE' WOOLY YARROW L

1 SALVIA LEUCANTHA MEXICAN BUSH SAGE L

GRASSES
1 CALAMAGROSTIS ARUNDINACEA 'KARL FOERSTER' FEATHER REED GRASS L

1 PENNISETUM ALOPECUROIDES 'HAMEIN' DWARF FOUNTAIN GRASS L

 

BIOSWALE
SOD BIO-FILTER GRASSES "BIO-FILTRATION SOD" AS PRODUCED BY DELTA BLUEGRASS (CALIFORNIA NATIVES) L

OTHER
MULCH: FIR BARK, 1/2" TO 1-1/2"     

LINEAR ROOT BARRIER ROOT SOLUTIONS 24" DEPTH; INSTALL WHERE TREE IS CLOSER THAN 5' TO EDGE      

ALL LANDSCAPE AREAS TO BE IRRIGATED WITH  A PERMANENT, AUTOMATIC SYSTEM. 

TYPICAL PLANT PALETTE

CITY REQUIRED ARTWORK/SCULPTURE

NO.
REMOVAL 
STATUS TYPE            

PROTECTED 
TREE

STATUS 
(SPECIES OR 

SIZE)
TRUNK D.B.H. IN 

INCHES

ARBOREAL 
VALUE 

(# OF #15 SIZE 
REPLACEMENT 

TREES)

1 To remain Y 17.5 0

2 Remove

Quercus lobata

Y MITIGATE 11,10.5,13,12.5,11 20

3 Y 21.5, 24 0

4 Remove Quercus lobata Y MITIGATE 4, 3.5 ,5, 5, 6, 4.5 10

5 Remove Y 6 0

6 Remove Y 9.5 4

7 Remove N 32 0

8 Remove Y 35 0

9 Remove Y 7.5 4

10 Remove Y 11" 0

Total #15 Size Replacement Trees Required 38

Proposed Total #24 Size Replacement 
Trees to be Planted in Lieu of #15 SizeTrees

19

TREE REMOVAL MITIGATION 

Ulmus parvifolia

Ulmus parvifoliaTo remain

HERITAGE

PROTECT

EXEMPT

MITIGATE

EXEMPT

DEAD

MITIGATE

EXEMPT

Populus alba

Fraxinus latifolia

Populus alba

Populus alba

Maytenus boaria

Pinus radiata

FOR EACH SIX INCHES OR FRACTION THEREOF OF THE DIAMETER OF A TREE WHICH WAS APPROVED FOR  !
REMOVAL, TWO TREES OF THE SAME GENUS AND SPECIES AS THE REMOVED TREE (OR ANOTHER 
SPECIES, IF APPROVED BY THE DIRECTOR), EACH OF A MINIMUM 15-GALLON CONTAINER SIZE, SHALL BE 
PLANTED ON THE PROJECT SITE, PROVIDED HOWEVER, THAT AN INCREASED NUMBER OF SMALLER SIZE 
TREES OF THE SAME GENUS AND SPECIES MAY BE PLANTED IF APPROVED BY THE DIRECTOR, OR A 
FEWER NUMBER OF SUCH TREES OF A LARGER SIZE IF APPROVED BY THE DIRECTOR. THE VALUE 
CALCULATION IS BASED ON TREE DIAMETER AT BREAST HEIGHT WITH THE FOLLOWING ARBOREAL 
REPLACEMENT VALUES: 

D.B.H.(INCHES)
0 - 5 2

 6 - 11 4
6
8

10

 12 - 17
18 - 23
24 - 29
30 - 35 12

#15 SIZE REPLACEMENT TREES

10

5

1

2

3

4

6

7

9

8

MULTI-TRUNK TREES DBH SIZE  IS CALCULATED BY ADDING THE TOTAL DBH OF ALL TRUNKS FOR A 
SINGULAR TRUNK SIZE CALCULATION

ALL TREES PROPOSED FOR REMOVAL, SHALL BE MITIGATED IN ACCORDANCE WITH THE CITY OF SANTA 
ROSA TREE ORDINANCE, CHAPTER 17.24

36 - 41 14
42 - 47 16
48 - 53 18
54 - 59 20

6' VERTICALTRELLIS 
(2) REFER TO ARCH 
DRAWINGS

6' VERTICALTRELLIS 
(2) REFER TO ARCH 
DRAWINGS
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