
Santa Rosa Downtown Specific Plan Update 
Exhibit A – Scope and Schedule 

Scope of Work 
The Scope of Work presented below incorporates the tasks outlined in the RFP and meets all state statutory 
requirements for the development of a Specific Plan. Our scope is structured to build consensus among 
stakeholders and decision-makers at each key stage, so that the Hearing Draft of the plan reflects the 
community consensus direction.  

The task-by-task descriptions present our approach to data collection, alternatives analysis, policy 
formulation, and preparation of the documents. Each task description includes a purpose statement at the 
beginning. Community and decision-maker meetings will occur as needed throughout the planning 
process. The sequence of work products, community meetings, and City Council/Planning Commission 
workshops are graphically illustrated at the end of the exhibit. Initials in parentheses following the sub-
section heading identify the lead firm for each sub-task: 

D&B: Dyett & Bhatia, Urban and Regional Planners 

VMWP: Van Meter Williams Pollack, Architects 

SS: Shared Spaces, Community Outreach 

EPS: Economic & Planning Systems, Inc. 

W-T: W-Trans, Transportation Planners

N\N: Nelson Nygaard, Transit, Parking, and Multi-modal Transportation 

BKF: BKF Engineers, Civil Engineering 

Questa: Questa Engineering, Geotechnical Engineering 

P&T: Page & Turnbull, Historic Preservation 

CS: Charles M. Salter & Associates, Inc., Noise Consultants 

“Team” refers to the entire consulting team 

TASK 1: PROJECT COMMENCEMENT AND COMMUNITY ENGAGEMENT 
STRATEGY 

Objective: Engage with City staff and other appropriate representatives to understand key issues, organize 
background materials and baseline data, clarify the work plan and schedule, prepare Community Engagement 
Strategy, and launch the project website. 

Attachment 2



A. Project Kickoff Meeting with City Staff (Team). Meet with City staff to review objectives for the 
project and community engagement, as well as the scope of work, budget, and schedule. At the 
kickoff meeting we will identify data sources, clarify roles and responsibilities, establish 
communication protocol. Additionally, the kick off meeting will be an opportunity to review 
community engagement program components – identify key stakeholders, responsible and partner 
agencies, and property owners. Following the kickoff meeting, staff and consultants will do a 
van/car/walking tour of the planning area. Following the kickoff meeting and site tour, D&B will 
provide a brief summary memo detailing attendees, topics discussed, and action items/next steps. 

B. Community Engagement Strategy (D&B and SS). Drawing on the successful outreach strategy 
used for the Roseland Area Specific Plan and the rich experience of Shared Spaces and D&B in 
creatively engaging communities throughout California in the planning process, we will collaborate 
with City staff to develop a Community Engagement Strategy tailored for the Downtown Station 
Area Specific Plan Update. The focus of the strategy will be on providing meaningful opportunities 
for public input into the development of the plan and on actively engaging a range of stakeholder—
including residents, business owners, property owners, local organized groups, community and 
faith-based organizations, schools, seniors, youth, and non-English speaking persons—throughout 
the process.  

The Community Engagement Strategy will include a broad range of tested and proven methods, 
including community meetings, pop-up outreach at events around the city, online and social media 
engagement, and public meetings, as well as activities specifically targeted to engage youth, 
disadvantaged populations, non-English speaking communities, and other traditionally under-
represented constituencies. We understand that successful outreach meets people where they are 
and provides meaningful opportunities for input that influences outcomes. The Strategy will 
include time for small group and one-on-one conversations with residents, business owners, 
community leaders and other stakeholders throughout the process that can be used to help resolve 
issues and build consensus. Additionally, this task also includes providing input and assistance to 
the City in forming the Community Advisory Committee. 

Pop up outreach will be conducted throughout the process to build awareness and interest in the 
project and drive participation at community workshops. Our scope of work assumes that D&B 
will staff a total of 12 pop up outreach events throughout the process. Additionally, it is anticipated 
that staff and CAC members will have a role in pop up events in the community. For that purpose, 
D&B will also prepare an outreach toolkit that can be used by staff and CAC members to replicate 
the events. Provisionally, we have planned on 3 workshops in each of Tasks 3, 4, 5, and 7; however, 
we remain flexible on the timing of the 12 events that D&B will staff and open to shifting between 
tasks if deemed appropriate by staff. 

C. Project Branding (D&B). To set the foundation for the community engagement effort and project-
related materials (print and digital), D&B will design a logo to uniquely identify the Downtown 
Station Area Specific Plan Update. The logo will be used on all project documents and outreach 
materials, which will also include a website address to quickly and easily connect people to the 
project’s online presence and opportunities for online input. We will develop up to three optional 
logos to brand the Specific Plan for the City to choose from. 

D. Project Website (D&B). D&B will design a bilingual (English-Spanish) project website that will 
serve as the primary web portal for the Specific Plan. The site will contain four primary purposes: 
1) Provide general information about the project, such as purpose, schedule, “Specific Plan 101”, 
and FAQs; 2) Serve as a regularly updated library of project documents, presentations, and meeting 
materials as they are completed; 3) Alert the public to upcoming meetings and other means of 
participation; and 4) Provide opportunities to engage and provide input in creative and convenient 



ways at any point in the process. This allows us to receive online feedback at key project milestones 
by offering concise information and engaging online exercises that participants can complete at 
their convenience, particularly in conjunction with workshops which some community members 
may not be able to attend in person. Social media and online engagement platforms will link to and 
be accessed from this site. The D&B team will provide social media content in English and Spanish 
for City staff to push out through established channels. 

E. Native American Consultation (D&B). D&B will assist the City with government-to-government 
Native American consultation in accordance with SB 18 AB 52. These tasks include: preparation 
and submittal of a NAHC Sacred Lands File SB 18 request and preparation of AB 52- and SB 18-
specifc letters to be placed on City letterhead. If requested by the City, D&B can provide additional 
assistance on a time and materials basis for meetings with Native Americans. 

F. GIS Database and Basemap (D&B). Using information from the City and focused field work, a 
GIS database of the planning area will be compiled, showing parcels, key natural features, and other 
information germane to the project. A planning area basemap will be created for use throughout 
the project. City Staff will provide GIS information on land use (such as building area, housing 
units, improvements value, etc.), as available. 

 

Meetings Products 

Project Kick-off Project Kick-off Meeting Summary 
Community Engagement Strategy 
Project Branding & Logo 
Project Website 
Native American Consultation Letters 
GIS Database and Basemap 

 

TASK 2: PDA PROFILE, EXISTING CONDITIONS AND OPPORTUNITIES, 
MARKET DEMAND ANALYSIS, AND AFFORDABLE HOUSING/ANTI-
DISPLACEMENT STRATEGY 

Objective: Prepare a series of concise targeted memos documenting existing conditions, issues, and 
opportunities within the planning area to inform the planning process going forward. The memos will focus 
on areas and issues where circumstances have changed since the prior plan providing new data and 
information as needed to deliver a current summary of critical issues. Data and information collected and 
summarized as part of this task will also be used for environmental review later in the process in order to 
streamline the work flow and timeline. 

A. PDA Profile (D&B). D&B will prepare a PDA profile detailing the demographic and socio-
economic characteristics of the planning area (transportation and mobility conditions will be 
described in sub-task B). The PDA profile will cover an area extended to the east of the current 
PDA to match the General Plan’s downtown core eastern boundary. The profile will address the 
population in the study area (age, ethnicity, language spoken, place of birth. disability, employment, 
place of work, income and poverty, travel mode to work, commute patterns, and vehicle 
availability) using information from the U.S. Census and the GIS database. Existing land uses, park 
acres, and public facilities, and vacant land be mapped in the next sub-task. 

B. Existing Conditions and Opportunities 



• Land Use (D&B). Maps and text will summarize:  

- Existing (on the ground) land use in the Planning Area. This will be based on information from 
the City and focused fieldwork.  

- Existing plans, including the existing Downtown Station Area Specific Plan, General Plan land 
use and zoning districts, and regional policies and planning efforts, including objectives 
identified in previous planning studies.  

- Public facilities, including schools, parks, and fire stations, will be mapped.  

- Approved and proposed development, and public improvement projects. 

- Vacant land be mapped/tabulated. Using metrics such as development density/intensity, land 
value to improvements ratio, and focused windshield survey, underutilized sites will be 
mapped.  

• Physical Conditions and Urban Form. The overall urban form of Downtown will be described. 
Walk-shed maps to SMART and Intermodal stations, and large parks will be prepared. 
Development scale and intensity/density characteristics of existing/proposed development will be 
outlined. Streetscape character will be assessed.  

• Mobility (W-T, N\N). Existing multimodal transportation infrastructure and network connectivity, 
with a focus on primary connections between Downtown, the SMART station, and the Downtown 
Transit Center will be evaluated. Together, W-Trans and N\N will complete a qualitative 
assessment of transit circulation and opportunities for improvement. This will involve a review 
existing, readily available plans and data documenting parking conditions within the study area, 
including the previously completed 2007 Specific Plan, the Santa Rosa Citywide Progressive 
Parking Management Strategy, the SMART Stations’ Bicycle Parking Investment Plan, recent 
transit analysis plans, and other relevant plan and policy documents related to transit service and 
parking. The team will review parking utilization data provided by the city and recently 
implemented parking pricing and regulation policies, to evaluate their impacts on existing parking 
management goals and identify notable shifts in current parking demand, and will conduct a field 
survey of existing transportation facilities, focusing on the primary arterial connections linking the 
Specific Plan area to the SMART station and downtown transit center, as well as the vehicular 
connections to the regional circulation network. In order to determine the existing traffic 
conditions in the Plan area, which will be important in the development of alternatives later in the 
process, arterial levels of service will be analyzed on four key corridors.  Existing corridor levels of 
service will be determined using current traffic volume data, intersection geometric configurations, 
and signal timing parameters using Highway Capacity Manual methodologies.  

Circulation on streets in the Specific Plan area will be qualitatively assessed based on W-Trans’s 
familiarity with the area, and a list compiled of potential opportunities to improve upon or modify 
street configurations to better accommodate multimodal circulation. 

W-Trans will collaborate with the Sonoma County Transportation Authority to establish the 
current per capita vehicle miles traveled (VMT) in the Specific Plan area, as well as the average per 
capita VMT in the surrounding region. 

The corridor traffic analysis, list of roadway network opportunities, and baseline VMT analysis will 
be described in a technical memorandum, and briefly summarized for incorporation into the 
Existing Conditions and Opportunities report. 

Data Collection: Based on W-Trans’ past experience and knowledge of the area, it is suggested that 
the level of service analysis include operation on the following four corridors. 



- College Avenue:  Dutton Avenue to Mendocino Avenue 

- Healdsburg Avenue-B Street:  Mendocino Avenue to First Street 

- Third Street:  Dutton Avenue to Brookwood Avenue 

- Dutton Avenue:  Santa Rosa Creek to Roseland Creek 

Evaluation of these four corridors relies on the analysis of the 22 signalized intersections along 
them.  New intersection counts will be obtained at intersections where recent counts collected 
within the past two years are not already available from the City or other sources (it is assumed that 
new counts will be needed at no more than half of the intersections).  In addition to these 22 
locations, data will be obtained for up to 10 additional intersections where focused analysis may 
help to inform the development of alternatives, and/or be analyzed in the Preferred Plan’s traffic 
analysis.  While this additional intersection data would not be used for the Existing Conditions and 
Opportunities report, it should be collected early in the planning process to maximize its utility, so 
is included in this task.  The additional intersections could potentially include the following key 
locations: 

- Cleveland Avenue/West Ninth Street 

- Cleveland Avenue/Sixth Street 

- Davis Street/Sixth Street 

- Morgan Street/Sixth Street 

- Mendocino Avenue/Seventh Street 

- College Avenue/E Street 

- Santa Rosa Avenue/Sonoma Avenue 

- South E Street/Sonoma Avenue 

- South E Street/Maple Avenue 

- South E Street Bennett Valley Road 

The final selection of study corridors and intersections will be confirmed with the City. 

• Infrastructure (BKF). BKF will prepare maps off the existing utility infrastructure within the 
planning area, graphically superimposing major existing utility infrastructure obtained from the City 
onto existing publicly available color aerial imagery. The product will be developed in either 
AutoCAD or GIS format so that it can be transferred to and used by others. The mapping will be set 
up to that it may be plotted and displayed at various scales for use in reports and/or large-scale format 
for public presentations. It will also serve as the base for the infrastructure analysis. If the City of 
Santa Rosa has pending and/or approved development projects with the potential to influence the 
Station Area Specific Plan, BKF will evaluate the impact these developments have on the utility 
infrastructure and provide a summary of the impacts. 

• Geotechnical and Hazardous Materials (Questa). Questa will collect and review existing information 
related to the soils, geology, geotechnical and hazardous materials aspects of the project. Interviews, 
file research, review of provided-reports and nearby Environmental Impact Reports, and site visits 
will be conducted. Contacts will be made with appropriate agencies to evaluate pertinent 
requirements and background information. Agencies may include the City of Santa Rosa Department 
of Community Development, Planning Division, Building Division and Engineering Division, the 
Public Works Department, the California Department of Fish and Game, the Army Corps of 



Engineers, the Regional Water Quality Control Board, the Department of Toxic Substances Control 
and the California Geological Survey, among others. 

• Historic Resources (P&T). Page & Turnbull will review existing information to understand the 
historic context of the project area and how its physical development has evolved over time. A 
windshield survey will be conducted to confirm boundaries of the five existing historic districts in the 
project boundary and assess the potential for any new historic district(s).  

P&T will provide a brief historic context of the area; summarize the current Historic Resources 
Inventory and boundaries of the existing historic districts and any neighborhood design guidelines 
that may exist within the Specific Plan boundary. If GIS data is readily available, P&T may produce a 
map that compares existing district boundaries with proposed adjustments based on a visual integrity 
analysis, and identify predominant architectural styles and character-defining features within each 
district and potential new district(s) as budget allows. An intensive level survey, the production of 
GIS information, or DPR 523 forms will not be prepared. P&T will coordinate with the team to 
provide input on historic character to help identify and prioritize on opportunity sites in the planning 
area.  

C. Market Demand Analysis (EPS). Many of the higher density residential uses contemplated in the 
Station Area are not well represented at the current time in Santa Rosa. In addition, the prospects 
for re-investment in many of the commercial properties located in the Plan Area will be affected by 
regional competition and significant changes in consumer spending patterns brought about by the 
internet, evolving demographics, and other factors.  Consequently, market and development 
feasibility analysis will play a key role in the formulation of the Specific Plan Update, helping to 
optimize of the amount and type of land use as well as fashion an effective policy framework, 
development incentives, and public investment strategies. 

Key to achieving the desired multifamily housing and commercial revitalization will be 
consideration of financial feasibility of various real estate prototypes and related forecasting to 
determine when prices and rents will achieve the threshold necessary to support construction. 
Completing the market demand and development feasibility analysis will require the following sub-
tasks: 

• Residential market analysis. This task will assess market potential for the range of uses being 
considered including multifamily housing reflecting the typical residential prototypes seen in other 
portions of the Bay Area and beyond.  EPS will consider demographic and related socio-economic 
trends, including household formation patterns, as a basis for estimated demand for both market 
and affordable product types. The analysis will also draw upon other recently prepared studies that 
may be available including the ongoing real estate market study being prepared for the City by the 
Concord Group as well as primary research, as necessary. Demand for affordable housing (available 
to households earning less than 120 percent of median household income) will refer to housing 
needs assessments that have been prepared by the City over time (it is well-established that there 
remains a significant deficiency in such housing in Santa Rosa).  

• Commercial market analysis. Demand for commercial and institutional uses in the Station area will 
be estimated through a combination of tracking and evaluating existing economic and employment 
trends in Santa Rosa and Sonoma County and available forecasts of employment, as well as regional 
and national trends that present challenges for key commercial sectors such as retail shopping.  
Current commercial inventory, rents, vacancies, and tenancy will also be considered as well as 
opportunities created by the new SMART transit service and the potential development of 
substantial new housing in the downtown area.  The analysis will also consider emerging trends 



and “best practices” related to retail reposition strategies, particularly for CDB shopping districts 
and more traditional malls. 

• Land Use and Employment Forecast. The market assessment and development feasibility analysis 
will be used to basis for forecasting development potential and likely absorption through the 
planning period horizon year.  The analysis will be conducted in collaboration with the Project 
Team and information generated through the planning process related to land use capacity made 
available by the Specific Plan Update (along with the development incentives being considered).  It 
will also consider existing government agency population and employment forecasts (ABAG/MTC, 
DOF, Caltrans), available private sector forecasts, as well as historical trends in both the City and 
region.  The assessment of multifamily and commercial market demand will provide insights into 
when pricing and rents reach levels necessary to spur desired multifamily and commercial 
development at the desired locations and densities. 

D. Affordable Housing/Anti-Displacement Strategy (D&B, EPS). We have included this under Task 
5. The Planning Area is composed to a large extent by the City’s commercial core and the existing 
Specific Plan generally avoided substantial “up-zoning” of the residential areas. While “rounding 
out” the downtown area, the extension of the Station Area to Brookwood Avenue does increase 
inclusion of residential neighborhoods.  Accordingly, the planning effort will need to consider the 
physical and economic composition of these existing neighborhoods (e.g. amount, type, age, tenure, 
occupancy) and the likely impact of new development and revitalization efforts.  

While anti-displacement will be an important consideration, the Specific Plan offers an opportunity 
to advance citywide housing objectives through strategic and incremental development of a variety 
of residential product types. The Planning Area contains multiple publicly-owned sites that offer 
potential for mixed income and pure affordable projects. It is also expected that development 
agreements on the larger privately held properties offer the opportunity to achieve affordable 
housing objectives. This will result in a targeted affordable housing program in the Specific Plan 
Update that specifies goals and implementing efforts, while recognizing the tension between 
assuring feasibility of desired higher density housing and inclusionary housing policies.  

 

Meetings Products 

N/A  PDA Profile 
Existing Conditions and Opportunities Report 
Market Demand Analysis Memo 

 

TASK 3: INITIAL OUTREACH AND ENGAGEMENT 

Objective: This task is intended as an intensive "deep-dive" early in the process to identify and understand 
stakeholder priorities and concerns and to establish a coordinated and realistic direction for the future of the 
planning area founded on a community-based strategic vision. A key focus of this effort will be to identify the 
assets of the planning area from the community perspective and to understand what barriers to development 
may exist and what strategies could address them. The planning team will initiate a community outreach 
program that reaches and engages a broad range of stakeholders, generates a constructive dialogue, and 
addresses the core attributes that a specific plan can shape: land use changes, circulation facilities, health and 
equity, and urban design and community identity.  



A. Joint PC/CC Kick-off Meeting (D&B). A joint City Council/Planning Commission meeting is 
anticipated to occur at the start of the Outreach “Deep Dive” to give decision-makers the 
opportunity to voice their ideas and priorities and advise on direction for the project. 

B. Joint Design Review Board/Cultural Heritage Board Kick-off Meeting (D&B). Additionally, 
D&B will facilitate a joint Design Review Board/Cultural Heritage Board meeting to provide these 
advisory board members the opportunity to voice their ideas and priorities and advise on direction 
for the project.  

C. CAC Meeting #1 (D&B and SS). Convene the Community Advisory Committee, discuss the PDA 
profile, planning process, and the committee’s vision for the planning area. At the first meeting, the 
committee will also discuss the community’s priorities for future development and particular areas 
of concern. This effort includes noticing, holding, and summarizing the meeting in English and 
Spanish. 

D. TAC Meeting #1 (Team, as needed). Convene the Technical Advisory Committee, discuss the 
PDA profile and discuss specific issues or areas of concern that may affect future development 
within the planning area. This effort includes noticing, holding, and summarizing the meeting in 
English and Spanish. 

E. Stakeholder Interviews (D&B and SS). Conduct up to twelve face-to-face interviews (individually 
or in groups of two to three) over the course of two full days. Stakeholders will include property 
owners, developers, other community and non-profit leaders, business owners, elected officials, 
and others community members concerned about the future off the planning area. The intent is to 
elicit candid input and give us a broad sense of the community, major issues of concern, 
impediments to development, desired outcomes, and the political factors that may come into play. 
A summary report will be produced, identify emerging key themes. 

F. Initial Community Outreach (D&B and SS). The initial outreach phase will start with a range of 
pop up workshops, short-term events, stop-and-share stations, and chalkboard chats to collect 
input from community members on their visions and priorities, and to build awareness and interest 
in the project. Methods will be customized to suit the various neighborhood contexts. Venues will 
include farmers’ markets; schools; faith-based events; neighborhood meetings; neighborhood 
business association meetings; other community events in the planning area and around the city. 
Outreach will be conducted in English and Spanish. D&B will staff 3 pop up outreach events during 
this phase of the project. Additionally, it is anticipated that CAC members will have a role in these 
pop up events in the community. For that purpose, D&B will also prepare an outreach toolkit that 
can be used by staff and CAC members to replicate the events.  This informal outreach will drive 
attendance at the community workshops to follow. 

G. Community Meetings #1 and 2 – Visioning (D&B and SS). These will take the form of interactive 
visioning workshops, open to all members of the community with bilingual English-Spanish 
facilitation provided. The workshops will be designed to identify issues, community assets, 
challenges and opportunities in the Planning Area through a series of interactive exercises. We 
propose to hold both workshops during the same week at different days, times and locations to 
accommodate more participants.  

H. Online Community Survey (D&B). Knowing that many residents lead busy lives and may not be 
able to set aside time to participate in in person, we will design and disseminate a complementary 
online activity via the project website. We propose to use Maptionnaire, an effective online tool 
which has the ability to integrate interactive images and mapping, allowing participants to engage 
with and comment directly on the material presented. D&B has used this tool on several specific 



plans. We will draft the survey and revise the questions based on staff feedback. The survey will also 
be advertised at pop-up events and workshops to drive participation.  

 

Meetings Products 

Joint PC/CC kick off meeting 
CAC Meeting #1 
TAC Meeting #1 
Stakeholder Interviews (up to 12 in small groups over 2 days) 
Pop-up Outreach 
Community Meetings #1 and 2 - Visioning 
 

Pop Up Outreach Toolkit 
TAC Meeting #1 Summary Memo 
Stakeholder Meetings Summary Report 
Community Meetings 1 and 2 Summary Memo 
Online Community Survey 

 

TASK 4: LAND USE & CIRCULATION ALTERNATIVES 

Objective: Prepare land use and circulation alternatives that respond to the existing conditions, opportunities, 
constraints identified in Task 2 as well as input received from the initial outreach and engagement with 
stakeholders. Represent the alternatives conceptually with illustrations and examples to facilitate 
understanding. 

A. TAC Meeting #2 (D&B, SS). Discuss community input and technical implications of initial ideas 
for alternatives. This effort includes noticing, holding, and summarizing the meeting in English and 
Spanish. 

B. CAC Meeting #2 (D&B, SS). Discuss with the CAC the initial community input and brainstorm 
on strategies for alternatives that should be explored. This effort includes noticing, holding, and 
summarizing the meeting in English and Spanish. 

C. Building Prototype Testing and Development Feasibility Analysis (VMWP).  

• Building Prototype Testing (VMWP). VMWP will develop development types for 6 primary site 
types to illustrate the development potential of key land use alternative scenarios, representing 
varied development scenarios/zoning intensity.  These prototypes will illustrate range of land use 
mixes, building densities/intensities, and heights, which will influence development potential and 
feasibility of implementing the desired prototypes. Along with these prototypes teach scenario will 
include a set of development statistics and a planning level cost estimate which illustrates the 
construction costs per unit, and overall development cost at a planning level for feasibility analysis. 

• Development Feasibility Analysis. Development feasibility testing is a useful planning tool when 
considering opportunities for residential and commercial intensification. In essence, various 
building prototypes (characterized by use, FAR, height, and parking requirements) have unique 
economic characteristics with specific cost and pricing “thresholds”.  For example, the higher 
density uses by virtue of construction methods, will on average cost proportionately more per unit 
that less dense prototypes, that may not be fully offset by the benefits of additional density (i.e., 
more efficient land utilization). Meanwhile, the viability of adaptive reuse for commercial 
properties must overcome “existing use” hurdles (e.g. the revenue generated by existing tenants), 
which can be particularly difficult if without corresponding increase in land use density.  EPS will 
employ a standardized pro forma financial feasibility calculation to determine the pricing or rents 
necessary to attract the necessary private investment for new and redevelopment (e.g. adaptive 
reuse) opportunities. This modeling framework can also be used to determine the effectiveness of 



various development incentives currently being considered by the City, as well as the impact of 
inclusionary housing and other requirements currently in place.  The modeling effort will be 
designed to focus specific prototypes and opportunity sites being considered as part of the planning 
process.  

Prototypes and their financial performance will be summarized in a short-report/memo.  

D. Alternatives Report (D&B, W-Trans, N\N).   

• Prepare Alternatives (D&B; VMWP, N\N Support Support). Prepare two land use and circulation 
alternatives based on the analysis and public input gathered to date. The report will consist of a 
series of maps, graphics, images, and accompanying text, so the information is concise, inviting to 
look at, and easily understood.  

The scenarios will consider revitalization strategies, basic circulation patterns, and residential and 
commercial development opportunities. The alternatives will explore opportunities for land use 
intensification; development on opportunity sites; extent of Town Center core; land use 
distribution, mix, type, and intensity of development, quantification of new housing units, 
including affordable housing units, non-residential development potential and employment 
projections.  

N\N will collaborate with the team to identify key transit access and service improvement 
opportunities that will inform the team’s circulation alternatives, with a focus on develop two 
alternatives that improve multimodal circulation within the downtown area, including transit 
connectivity within the study area, access to SMART and the Downtown Transit Center, and 
reinforcing the connection between Railroad Square and Downtown. NN will focus on supporting 
active transportation throughout the study area, and bus transit to connect across the study area 
and to other destinations in Santa Rosa and the region. Concepts will promote a walkable 
Downtown, and address access transit challenges identified in Tasks 2 and 3 to expand choices for 
traveling by all modes.  

• Assess Transportation Impacts (W-Trans; N\N Support). W-Trans will take the lead in preparing a 
traffic- and VMT-related analysis for each alternative. An analysis of the projected total and per-
capita VMT occurring within the Specific Plan area under each of the two alternatives will be 
completed using the SCTA regional travel demand model. The VMT results will be compared to 
the current “no project” condition as determined through modeling.  An exhibit will be prepared 
showing how existing VMT (or vehicle trip lengths) differ in the various areas in and surrounding 
the Plan area.  

The projected levels of service (LOS) on each of the four study corridors described in Task 2.b. will 
be determined (College Avenue, Healdsburg Avenue-B Street, Third Street, and Dutton Avenue).  
The analysis will focus on year 2040 conditions during the p.m. peak hour, which based on past 
analyses in the downtown area typically reflects the period with the greatest levels of current and 
anticipated vehicle congestion. Results for the two alternatives will be compared to a year 2040 
scenario without the project. Note that because the City’s General Plan LOS policies relate to 
corridors, the alternatives traffic analysis will focus on summarizing corridor operation.  
Intersection-based LOS may still be evaluated while testing circulation options during the 
development of alternatives, and will be completed during the analysis of the Preferred Plan. 

Operation on the corridors or key intersections that would undergo substantial transformations 
(such as, for instance, the conversion of a vehicle lane to a buffered bike lane or bus lane) will be 
evaluated using a simulation analysis. The Simtraffic extension of the Synchro traffic analysis 
software will be used for this purpose. The resulting effects on traffic operation, and the 
corresponding changes to mobility for other travel modes, will be described. 



N\N will take the lead on considering effects of increased density on modal split, parking, and 
demand for transit, walking and bicycle infrastructure, building on the work completed for the 
Santa Rosa Citywide Progressive Parking Management Strategy, and focusing on solutions to 
support the increased density that will in turn support a shift to more walking, biking and transit 
trips. Both parking supply and parking management will be considered, to ensure that policies are 
aligned with desired land use and mode share outcomes. W-Trans will collaborate with NN and 
the team in presenting a balanced evaluation of multimodal circulation that considers all modes 
(pedestrian, bike, transit, traffic). 

E. Informal Community Outreach - Alternatives (D&B, SS). This effort will include pop up 
workshops, short-term events, stop-and-share stations, and chalkboard chats to collect input to 
inform Preferred Plan concept from community members in a range of everyday settings and 
venues. Methods will be customized to suit the various neighborhood contexts. Venues will include 
farmers’ markets; schools; faith-based events; neighborhood meetings; neighborhood business 
association meetings; other community events in the planning area and around the city. Outreach 
will be conducted in English and Spanish. D&B will staff 3 pop up outreach events during this phase 
of the project and will also prepare an outreach toolkit that can be used by staff and CAC members 
to replicate the events. It is anticipated that this informal outreach will drive attendance at 
Community Workshop #3 to follow. 

F. Community Meeting #3 – Alternatives Exploration (D&B, SS). Community Meeting #3 will be 
an interactive workshop facilitated in English and Spanish and designed to get community feedback 
on the alternatives. The material will be presented, explored and discussed in small groups, and 
activities will be designed to gather specific feedback on community preferences and priorities to 
help the arrive at a Preferred Plan concept. Materials for the workshop will include large-format 
display graphics illustrating the alternative land use and circulation plans with additional sketches, 
visual simulations, elevations, and street sections needed to convey each alternative. This effort 
includes noticing, holding, and summarizing the event in English and Spanish.  

 

Meetings Products 

CAC Meeting #2 
TAC Meeting #2 
Community Meeting #3 – Alternatives  
Additional Alternatives Pop-up Outreach  
 

Alternatives Report 
Building Prototypes & Financial Feasibility Assessment  
CAC Meeting #2 Summary Memo 
TAC Meeting #2 Summary Memo 
Pop up outreach toolkit 
Pop up Outreach Summary Memo 
 

 

TASK 5: PREFERRED PLAN 

Objective: Develop specific recommendations to be included in the Downtown Station Area Specific Plan, 
including a preferred land use and circulation plan; a multi-modal access and connectivity strategy; an 
accessible design strategy; and a parking analysis and strategy. Along with the affordable housing/anti-
displacement strategy developed in Task 2, these Plan components will establish the framework for the Plan 
and a strategy for implementation. 

A. TAC Meeting #3 (Team, as needed). Discuss technical concerns and opportunities of the emerging 
direction for a Preferred Plan. The TAC’s input at this meeting will inform the Plan’s key 



components. This effort includes noticing, holding, and summarizing the meeting in English and 
Spanish. 

B. CAC Meeting #3 (Team, as needed). Review community feedback on the alternatives and establish 
a direction for the Preferred Plan. This effort includes noticing, holding, and summarizing the 
meeting in English and Spanish. 

C. Preferred Plan (D&B, Team). The Preferred Plan for land use and circulation will be prepared. 
Quantified development potential of the plan will be presented and goals and policies for all key 
plan elements will be identified. Key components of the Preferred Plan will include: 

• Land Use (D&B, P&T). D&B will refine a preferred land use diagram as identified by the 
community and City decision-makers. The land use diagram will focus on urban design and 
development patterns – use refinement/mixes, densities/intensities, and heights. As part of this 
effort, Page and Turnbull will provide insight as to opportunity sites that may affect the historic 
character of the project area. 

• Multimodal Access and Connectivity (W-T, N\N). W-Trans will prepare a standalone traffic impact 
analysis report for the Preferred Alternative.  It is assumed that the results of this analysis will 
subsequently be carried forth into the Plan’s environmental review. The projected traffic generation 
and distribution characteristics of the project will be assessed using a dedicated model run of the 
SCTA travel demand model. The vehicular trip generation characteristics of the Plan will be 
adjusted as appropriate to ensure that the area’s land use and network characteristics are reflected, 
including adjustments if needed to account for non-auto mode share, mixes of uses, and any 
mandated transportation demand management (TDM) components to be included in the Plan. 

The projected per capita VMT associated with new automobile trips generated by the Preferred 
Plan will be determined under both near-term and cumulative (year 2040) conditions, and 
compared to the regional average. The traffic analysis will include corridor and intersection 
operation during the a.m. and p.m. peak hours at the locations identified in Task 2.b., or an 
equivalent number of locations established in consultation with City staff.  The following scenarios 
will be included in the VMT and LOS analyses: 

- Existing Conditions 

- Existing plus Project Conditions 

- Future “No Project” Conditions 

- Future plus Project Conditions 

Future traffic projections will be obtained through use of the SCTA travel demand model.  The 
parameters establishing the land use assumptions to be applied under the Future “no project” 
scenario will be confirmed with the team prior to analysis, though are likely to assume that current 
development levels within the boundaries of the Station Area Plan remain unchanged while 
regional growth continues to occur. This scenario would then be used as the basis upon which the 
added vehicle travel associated with the Plan could be added, for use in analyzing Future plus 
Project conditions. 

In addition to the LOS and VMT analyses, projected queues on the freeway off-ramps that provide 
primary vehicular access to the Plan area will be analyzed under Future conditions, to ensure that 
potential safety impacts associated with queuing onto the mainline freeway are addressed. The 
analysis would include the US 101 off-ramps at College Avenue and Downtown Santa Rosa, as well 
as the SR 12 off-ramps at Dutton Avenue and South E Street. 



W-Trans will assist the team in summarizing the key findings from the traffic analysis for use at 
TAC, CAC, and community meetings. It is noted that depending on the timing of confirmation of 
the Preferred Plan’s land use and circulation components, and in the interest of expediting the 
project’s timeline, completion of the final traffic impact analysis report may extend into the EIR 
preparation period. 

• Pedestrian-Friendly Design/Placemaking (D&B). The team will assess the planning area’s 
community assets – both cultural and physical – and recommend improvements and strategies to 
make the Downtown Station Area a destination for the larger community. Strategies will involve 
preserving, enhancing and capitalizing on existing assets and identifying opportunities for new 
public spaces, paseos, plazas, and public art. Ultimately, the strategy will enhance the walking 
environment, increase pedestrian comfort and convenience, and ensure safety and security in and 
around transit areas. Community outreach will be integral to this element so that placemaking 
within the planning area is truly community-led. This component will include development 
standards and design guidelines for buildings, open space and street design. 

• Accessible Design (D&B). The Accessible Design strategy will plan for the planning area to be fully 
accessible to people with disabilities and the elderly. This includes public open spaces, bus stops, 
transit stations, and paths of travel between the stations and surrounding areas, including new 
development, existing destinations and neighborhoods. The objective of our recommendations will 
be to make it easier, safer and more convenient for people with disabilities to travel to and within 
planning area. The strategy will articulate requirements for new housing to incorporate Universal 
Design so that it is sufficiently adaptable, habitable, and visitable. 

• Parking Analysis (D&B). A parking demand analysis will be prepared to determine whether the 
proposed parking supply will be sufficient to accommodate the anticipated weekday parking 
demand. A comparison to the City’s Zoning code requirement will also be provided. The team will 
also review and provide a discussion regarding the study area to determine if shared parking 
opportunities can be provided to increase the area’s parking supply. The aim is to reducing parking 
demand through pricing, zoning, and support for alternative modes. The strategy will include:  

- Parking management strategy that balances maximizing ridership and parking revenue.  

- Consideration of a parking benefits district.  

- Parking standards and policies appropriate for new development in the Downtown station 
area. TOD parking standards will build on work D&B recently completed for MTC in 
promoting smart growth parking policies, and will consider approaches such as reduced or 
eliminated parking minimums, parking maximums, unbundling, car-share, bicycle parking, 
pedestrian accessibility, shared parking, and transit passes.  

- Other transportation demand measures that could be employed to further reduce vehicle trips 
and parking demand.  

D. Affordable Housing/Anti-Displacement Strategy (D&B, EPS). The Planning Area is composed 
to a large extent by the City’s commercial core and the existing Specific Plan generally avoided 
substantial “up-zoning” of the residential areas. While “rounding out” the downtown area, the 
extension of the Station Area to Brookwood Avenue does increase inclusion of residential 
neighborhoods.  Accordingly, the planning effort will need to consider the physical and economic 
composition of these existing neighborhoods (e.g. amount, type, age, tenure, occupancy) and the 
likely impact of new development and revitalization efforts.  

While anti-displacement will be an important consideration, the Specific Plan offers an opportunity 
to advance citywide housing objectives through strategic and incremental development of a variety 



of residential product types. The Planning Area contains multiple publicly-owned sites that offer 
potential for mixed income and pure affordable projects. It is also expected that development 
agreements on the larger privately held properties offer the opportunity to achieve affordable 
housing objectives. This will result in a targeted affordable housing program in the Specific Plan 
Update that specifies goals and implementing efforts, while recognizing the tension between 
assuring feasibility of desired higher density housing and inclusionary housing policies.  

E. Informal Community Outreach (D&B). This effort will include pop up workshops, short-term 
events, stop-and-share stations, and chalkboard chats to collect feedback on the Preferred Plan 
concept from community members in a range of everyday settings and venues. Methods will be 
customized to suit the various neighborhood contexts. Venues will include farmers’ markets; 
schools; faith-based events; neighborhood meetings; neighborhood business association meetings; 
other community events in the planning area and around the city. Outreach will be conducted in 
English and Spanish. D&B will staff 3 pop up outreach events during this phase of the project and 
will also prepare an outreach toolkit that can be used by staff and CAC members to replicate the 
events. A summary of community feedback received from this informal outreach will be presented 
to the Planning Commission and City Council. 

F. Planning Commission Meeting. Present the Preferred Plan to the Planning Commission, focusing 
on the key strategies developed in Task 5, and seek direction from the Commission on refining the 
Preferred Plan prior to the drafting of the Specific Plan Update. 

G. City Council Meeting.  Present the Preferred Plan to the City Council, focusing on the key 
strategies developed in Task 5, and seek direction from the Council on refining the Preferred Plan 
prior to the drafting of the Specific Plan Update.  

 

Meetings Products 

CAC Meeting #3 
TAC Meeting #3 
Preferred Plan Outreach (Pop-up) 
Planning Commission meeting 
City Council meeting 
 

Preferred Plan 
Land Use 
Multi-modal Access and Connectivity 
Pedestrian-Friendly Design/Placemaking 
Accessible Design 
Parking Analysis 

Affordable Housing/Anti-Displacement Strategy  
CAC Meeting #3 Summary Memo 
TAC Meeting #3 Summary Memo 
Preferred Plan Pop Up Outreach toolkit 
Preferred Plan Pop-up Outreach Summary Memo 
 

 
 
TASK 6: INFRASTRUCTURE DEVELOPMENT AND SERVICES PLAN 

Objective: While the existing Station Area Specific Plan documented the need for substantial infrastructure 
improvements (capacity of utility systems, drainage, intersections, and other public facilities), the Update 
effort will also consider and identify additional public facilities, improvements and initiatives that will achieve 
desired “placemaking” objectives and help jump-start private investment. In the task, the consultant team will 
work collaboratively to optimize public investments commensurate with likely financing tools, resources, and 
economic capacity.  



A. Infrastructure Development and Cost (BKF). BKF will prepare high-level utility demand 
forecasts based on land uses reflected in the preferred alternative. BFK will identify the need to 
upgrade utility infrastructure and advise if additional studies are needed, and forecast capacities. 
As part of this effort, BKF will graphically superimpose major proposed utility infrastructure onto 
the existing utility maps prepared under Task 2 to create maps for the preferred alternative. The 
product will be developed in either AutoCAD or GIS format so that it can be transferred to and 
used by others. BKF will evaluate and describe improvements that may be needed to support the 
forecasted capacities, and, to inform the infrastructure financing plan, will provide high-level 
preliminary opinions of probable construction costs associated with future utility infrastructure 
improvements. 

B. Implementation Plan and Financing Strategy (EPS).  

• Municipal Services and Revenues. Current and forecast municipal budget conditions in Santa Rosa 
demand that new development be a net-positive contributor to the City’s future fiscal well-being 
and sustainability. Accordingly, it will be important to consider municipal service demands and 
related costs for the Station Area offsetting municipal revenues in order to assure that new 
development provides positive flows to the City’s General Fund (i.e., a fiscal analysis). EPS will 
apply a “fiscal screen” to the land use alternatives and identify any measures needed to assure a net 
positive fiscal outcome from the preferred land use alternative.  Such measures may include special 
taxes and/or assessments, utility rate surcharges (for wet utility improvements) and attracting 
necessary regional, State, or federal grants. 

• Infrastructure Financing Strategy. The existing Station Area Specific Plan contains a detailed listing 
of capital improvements required in the Station Area and also specifies a set of funding mechanisms 
required to fund these improvement costs. These mechanisms include an “area impact fee”, land 
secured financing (CFD), use of Citywide fee revenues, and tax increment financing. Given the 
limited amount of development that has occurred in the downtown area and also the loss of 
redevelopment agency powers, these funding mechanisms have not as of yet been tapped.  

EPS will evaluate the currently available mechanisms and identify any new financing opportunities 
and related implementation steps to fund needed infrastructure improvements. In addition to those 
recommended in the existing Specific Plan the use of new mechanisms will be considered including 
an EIFD (a form of tax increment financing) and expanded use of grants available from regional 
and State sources. This effort will include consideration of the economic consequences of each of 
the mechanisms keeping in mind that financial burdens placed on new development must be kept 
within reasonable market limits so as not to deter the very development that the Specific Plan 
Update will envision. 

Meetings Products 

N/A Infrastructure Development and Cost 
Implementation Plan and Financing Strategy 
 

 

TASK 7: DRAFT DOWNTOWN STATION AREA SPECIFIC PLAN 

Objective: Prepare the full update of the Draft Downtown Station Area Plan, incorporating the major 
substantive content developed during preceding tasks.  



A. Admin Draft (D&B). The existing Plan content will be updated, as informed by the assessments 
and findings of the PDA Profile and key components of the Plan and implementation developed in 
tasks 5 and 6. We propose to slightly reorganize the existing Specific Plan, with the following 
chapters (these can be modified and re-organized as staff desires): 

• Planning Process. Overview of the Plan, planning process, and community participation efforts. 

• Land Use and Housing. Land use designations, permitted and/or required use mixes, and 
development intensities. Development potential, including market-rate and affordable housing 
units, building square footage, population and job projections. This chapter will also provide design 
standards and guidelines for pedestrian-and transit-oriented building and open space design to 
enhance the walking environment. The affordable housing/anti-displacement strategy (from Task 
5), including a requirement that ten percent of new townhomes within one-half mile of the station 
be habitable by persons with disabilities, will be incorporated into this chapter. 

• Health and Equity Planning. Goals, policies, and design guidance related to social, economic, 
transportation, and environmental equity within the planning area. This includes pedestrian and 
bicycle connections to schools, parks, services and transit; strategies to encourage physical activity; 
and design for personal safety (street lighting, design for “eyes on the street,” and other Crime 
Prevention through Environmental Design techniques). This chapter will cover progress indicators 
to monitor and measure the Plan’s achievement of health and equity goals. 

• Transportation. Key circulation improvements for motor vehicles, transit, pedestrians, cyclists, and 
their integration with the broader citywide context. This chapter will address SMART ridership 
projections and station access by mode, access to the Downtown Transit Mall, and parking 
management strategies, as described below:  

- Multi-Modal Access and Connectivity. This plan component will identify potential alterations 
to the existing CityBus system routes and frequencies as well as to the existing and proposed 
bicycle and pedestrian network to ensure that the increased residential units are well connected 
and served. Curb use hierarchy and drive-way management standards should be developed to 
support the land use and density goals. This plan component should consider improved transit 
infrastructure within the Plan area to improve the efficiency and effectiveness of transit 
operations. The plan will provide particular focus on ensuring that the transit, pedestrian, and 
bicycle networks provide well-designed connections to the SMART station and Downtown 
Transit Mall. CityBus will carefully review any recommendations and perform more detailed 
evaluations to determine their validity.  

- Parking Strategy. Analysis of existing parking requirements, parking demand, and inventory 
will be included, and will address the potential increase in density in the downtown core. 
Consideration will be given to potential parking reductions and transportation demand 
management (TDM) strategies given the area’s transit opportunities, as well as creative 
solutions to providing parking.  

Policies regarding complete street location and design and the transportation element of the City’s 
Climate Action Plan shall also be included. 

• Public Services. Schools, parks, and any other special community facilities, and public infrastructure 
improvements, such as the station platform, that support policy and plan implementation. This 
section will draw directly from the infrastructure needs assessment findings.  

• Access and Connectivity Plan. Strategy for multi-modal access and connectivity to and within the 
planning area to promote transit use and other alternative modes of transportation, including for 
pedestrians, cyclists, and the elderly and disabled. Specifically, this chapter focuses on connecting 



housing, commercial, and retail with the planning area to the Downtown Transit Mall and 
Downtown SMART station by all transportation modes.  

• Implementation and Financing Plan. This will provide estimates and potential funding sources or 
financing mechanisms, and the responsible department or agency. 

B. Public Review Draft (D&B). Based on City staff and single set of consolidated comments, a Public 
Review Draft Plan will be prepared for hearings. 

C. CAC Meeting #4 (Team, as needed). The Community Advisory Committee will review the Plan 
and its key elements prior to finalization. discuss This effort includes noticing, holding, and 
summarizing the meeting. 

D. Informal Community Outreach (D&B). This effort will include pop up workshops, short-term 
events, stop-and-share stations, and chalkboard chats to collect feedback on the Draft Specific Plan 
Update from community members in a range of everyday settings and venues. Methods will be 
customized to suit the various neighborhood contexts. Venues will include farmers’ markets; 
schools; faith-based events; neighborhood meetings; neighborhood business association meetings; 
other community events in the planning area and around the city. Outreach will be conducted in 
English and Spanish. D&B will staff 3 pop up outreach events during this phase of the project and 
will also prepare an outreach toolkit that can be used by staff and CAC members to replicate the 
events. A summary of community feedback received from this informal outreach will be presented 
to the Planning Commission and City Council. 

E. Community Meeting #4 – Public Review Draft (D&B, SS). Community Meeting #4 will take the 
form of an open-house where people can circulate, review information and provide feedback. 
Rather than presenting detailed policy materials, emphasis will be on maps and visual material that 
people can more easily relate to. This effort includes noticing, holding, and summarizing the event 
in English and Spanish. 

 

Meetings Products 

CAC Meeting #4 
Community Meeting #4 – Draft Plan Open House 
Additional Draft Plan Pop-up Outreach 
 

Administrative Draft 
Public Review Draft 
CAC Meeting #4 Summary Memo 
Pop Up Outreach Toolkit 
Draft Plan Pop-up Outreach Summary Memo 
 

 

TASK 8: ZONING REGULATIONS AND GENERAL PLAN AMENDMENTS 
(D&B, VMWP) 

Objective: Prepare all necessary documents and changes at the time of Plan adoption to proceed immediately 
with Plan implementation.  

A. Identification of Required General Plan Amendments (D&B). D&B will support staff in 
identifying amendments to the General plan needed to ensure consistency between the General 
plan and the updates Downtown Station Area Specific Plan. Staff will make the actual amendments 
to General Plan maps, figures, and text. 



B. Zoning Amendments (D&B). D&B will prepare use tables and design/development standards 
corresponding to the districts/uses identified in the Preferred Plan/Draft Specific Plan, building on 
the Building Prototypes Analysis completed by VMWP, supporting the implementation of the 
preferred scenario of development intensities and development character desired. These will 
address floor area ratio (FAR), height, parking, coverage or open space requirements, massing and 
articulation and transitions among other key regulations and character defining features. These can 
be included within the Specific Plan, or used by staff to make actual zoning text amendments.  

Meetings Products 

N/A General Plan Amendments  
Zoning Amendments 
 

 

TASK 9: ENVIRONMENTAL ANALYSIS 

Objective: Conduct thorough environmental analysis to satisfy the requirements of CEQA and facilitate 
subsequent projects that are consistent with the Downtown Station Area Plan Update. Prepare a robust initial 
study to identify the potentially significant impacts of the Draft Plan and assist in determining the appropriate 
level of CEQA analysis. Structure the work plan to streamline environmental review and facilitate timely 
completion of the project, drawing on the work completed in prior tasks and leveraging the prior EIR to the 
extent practicable. 

A. Initial Study. Once the Preferred Plan is approved by City decision-makers, the D&B team will 
prepare a robust Initial Study to identify any potentially significant impacts of the Specific Plan 
Update. On the basis of the Initial Study, if it is determined that the Draft Plan will not result in any 
new or substantially more severe impacts than those analyzed in the 2007 Downtown Station Area 
Plan EIR, an addendum will be prepared, pursuant to CEQA Section 15164. If new or substantially 
more severe significant impacts are identified, a supplement to the 2007 EIR will be required; 
however, the Initial Study will "scope out” issues for which it can be clearly demonstrated there 
would be no new significant impact (which have not been already evaluated in the current Specific 
Plan and General Plan EIRs), focusing the supplement only on the new significant impacts. In this 
way, the Initial Study will be used to streamline environmental review and optimize the timeline 
for completion of the project. 

New technical and specialized analysis will be prepared as needed for the Initial Study to adequately 
analyze the impacts of implementing the Specific Plan Update and support the findings of the Initial 
Study. Consistent with CEQA Section 15063 and the Appendix G Environmental Checklist, the 
Initial Study will evaluate the following issue areas: 

• Land Use, Population, Housing and Employment (D&B). Analysis will evaluate consistency of the 
Specific Plan Update with adopted City plans and policies and consider potential changes in land 
uses that could divide established communities, induce substantial population growth, or displace 
existing housing or population. 

• Transportation and Circulation (W-T). W-Trans will analyze the potential transportation and 
circulation impacts of the Specific Plan Update, summarizing results in a report to support the 
findings of the environmental analysis.  The background components of the report will incorporate 
prior work products produced by the team including the Existing Conditions and Opportunities 
Report. The regulatory setting affecting circulation-related aspects of the EIR will be described, and 
the thresholds of significance for the circulation analysis will be determined based on CEQA 



guidelines together with criteria set by the City of Santa Rosa, in addition to VMT guidance 
provided by the California Governor’s Office of Planning and Research (OPR). It is assumed that 
intersection LOS will be analyzed in addition to a per capita VMT metric, unless the City has 
officially switched to VMT-based CEQA criteria by the time work on the EIR commences.  If 
determined appropriate, screening maps depicting geographical areas where VMT impacts can be 
considered less-than-significant will be produced using data produced from the SCTA model, 
defined Transit Priority Areas, or a combination of the two.  The LOS and VMT analyses contained 
in the Preferred Alternative’s traffic analysis will be directly incorporated into the EIR circulation 
chapter. 

The EIR circulation analysis will assess potential changes to pedestrian, bicycle, and transit modes 
that would result from implementation of the Specific Plan Update, including consistency with 
adopted multimodal policies and bicycle network plans. Impacts on multimodal circulation will be 
assessed, with specific policy language cited as appropriate to indicate how implementation of the 
Plan would reduce impacts to levels of less than significant.  

• Air Quality (D&B). D&B will analyze air quality impacts consistent with all applicable procedures 
and requirements of the Bay Area Air Quality Management District (BAAQMD). The initial study 
will include an assessment of consistency of the Specific Plan with the BAAQMD Clean Air Plan, 
with reference to population and employment forecasts as well as trends in vehicle miles traveled. 
It will succinctly describe existing air quality conditions and estimate air quality impacts associated 
with implementation of the Specific Plan, providing separate emission inventories. If necessary, 
mitigation measures will be identified. Use CalEEMod to estimate emissions of ozone precursors 
(reactive organic gases [ROGs] and nitrogen oxides [NOX]), carbon monoxide (CO), and inhalable 
particulate matter (PM10 and PM2.5) emitted by vehicles operated on existing roadways under 
both existing conditions and future buildout conditions. Evaluate construction emissions at a 
programmatic level for the Specific Plan and provide mitigation measures, if appropriate. Identify 
Specific Plan goals, policies, and objectives that will minimize potential health-related impacts. 

• Noise (CS). Charles M. Salter Associates’ efforts will prepare noise measurements, traffic noise 
analysis, development of noise contour maps to support the findings of the environmental analysis. 
Efforts include the following: 

- Conduct long-term (e.g., 72-hour) continuous noise measurements at up to four locations in 
the plan area, working with the team to identify preferred measurement locations. 

- Analyze the measurement data and calculate daily noise levels. Use the results to calibrate traffic 
noise analysis. Provide the results of the traffic noise analysis in electronic spreadsheet format. 
Calculate traffic noise levels based on provided existing and future traffic volumes, speeds, and 
truck percentages for each roadway segment to be included in the model. 

- Prepare one noise contour map for existing conditions (using provided GIS data for roadway 
segments). Provide noise contours in electronic format to scale (e.g., ArcView shapefile). 

- Prepare one noise contour map for the future “with project” scenario (based on future traffic 
data provided). 

- The contours would be limited to the major transportation corridors in the plan area. CS would 
provide the contours in both PDF and ArcView shapefile. To complete our analysis, the 
following must be provided to the consultant team: 

- An electronic base map (e.g., ArcView) with pertinent road segments depicted as roadway 
centerlines (segment lengths are to be aligned with the traffic data). 



- Existing and future traffic volumes, speeds, and truck percentages for the roadway segments to 
be included in the model. We expect to receive total vehicle volume for each roadway segment. 
If significant time is needed for us to calculate volumes based on raw traffic data or turning 
movements, we would request authorization for additional services to conduct these 
calculations. 

• Biological Resources (D&B). D&B will assess the potential for impacts to special status species and 
potential conflict with local policies and ordinances, as a result of the Specific Plan Update 
(including short-term impacts from construction). Potential project impacts will be analyzed using 
existing information and predicted changes in the physical environment resulting from the Specific 
Plan Update. Effects on biological resources will be characterized as either direct or indirect effects 
on habitat quantity and/or quality. 

• Water/Wastewater/Stormwater (D&B, BKF). Describe existing utility providers, system capacity, 
and improvement plans. Evaluate the net change in the demand for water, wastewater, and 
stormwater from Specific Plan buildout, relative to existing and planned capacity for the utilities. 
Discuss whether implications of the project would require the expansion or construction of other 
new infrastructure or facilities to adequately serve future development. 

• Hydrology/Flooding (D&B). Drawing on the 2007 EIR to the extent practicable, D&B will review 
and summarize hydrologic aspects of the area. The following will be evaluated: the potential 
increase of non-point source pollutants to impact the water quality of receiving channels; the 
potential for flooding in the Downtown Station Area by review of current FEMA flood maps for 
the area; the potential for increased soil erosion during and following construction activities.  

• Public Services (D&B). D&B will assess potential impacts to public services such as schools, solid 
waste, police facilities, and firefighting facilities. 

• Cultural, Tribal Cultural and Historic Resources (D&B). Based on information collected in prior 
tasks, including Native American consultation and the report on existing conditions prepared by 
P&T, D&B will analyze the potential for impacts to cultural and historic resources within the 
planning area that could occur as a result of the implementation of the Specific Plan Update. 

• Visual Quality (D&B). D&B will analyze impacts on visual resources following standards of 
professional practice for aesthetic analysis. Key potential impacts associated with the Specific Plan 
Update may include the change in visual quality or character, increased nighttime lighting, new 
sources of light and glare, and damage to scenic resources (scenic corridors, views to hillsides in 
nearby regional parks). All impacts will be assessed at a qualitative level relative to the existing 
conditions. 

• Geology, Soils and Seismicity (Questa). Questa will analyze the potential for impacts related to 
geology, soils and seismicity based on new information published for the area in the last few years 
by USGS as well as other sources. Published regional geological, soil, seismic and fault related maps 
and reports will be reviewed, and regional and project site geology will be presented and 
summarized as it pertains to geological hazards of the area. Questa will complete a site 
reconnaissance of the Specific Plan and surrounding area. The potential for severe ground shaking, 
settlement, and expansive soils will be estimated from published reports and studies. This will 
include a review of historic seismicity in the area and the effects of previous earthquakes that caused 
damage in the downtown Santa Rosa area. The effects of recent seismicity in the area will also be 
reviewed. Geological and geotechnical conditions and constraints affecting the planning area will 
be documented. Key issues include the presence of expansive soils, ground shaking hazards, the 
quality of fill soils, and the potential for liquefaction of alluvial sediments and non-engineered fill 
soils.  



• Hazards and Hazardous Materials (Questa). To support the findings of the initial study, Questa will 
review of the original Specific Plan analysis of the area. This will include obtaining and reviewing 
an updated set of environmental database records from EDR for the Specific Plan Area and 
performing a reconnaissance of the Specific Plan area and the surrounding vicinity. The 
reconnaissance will include a drive-by evaluation of the Specific Plan area with walk through 
evaluations of selected facilities. Special attention will be paid to underground or above ground 
storage tanks (if any), chemical storage areas, insulating materials (asbestos), and all waste disposal 
systems. Areas of concern will be described and documented as appropriate. 

An updated electronic database search will be conducted. Available, city, county, and state office 
files relating to the Specific Plan area will be reviewed, with special attention paid to previous 
hazardous materials uses in the area and any incidents involving hazardous materials, especially 
since publishing of the original Specific Plan of the area. Additional background information may 
be available from the local CUPA agency and from State agencies such as the Regional Water 
Quality Control Board and the Department of Toxic Substances Control. 

The historic use of hazardous and potentially hazardous substances in the Specific Plan area will be 
reviewed and updated as needed. Review of historic topographic and other maps of the area will be 
performed as they relate to hazardous materials usage and storage. The environmental database 
records will be reviewed for any potential on-site or off-site hazardous materials liabilities to the 
Specific Plan area. A review of the current local ordinances regarding hazardous materials storage 
and use will be performed including any updates since the Specific Plan was published., and an 
analysis of the impacts as identified in the Specific Plan will be completed. Any new hazardous 
materials impacts will be identified, and potentially significant or significant hazardous materials 
impacts to the Plan will be identified. 

Potential impacts from former land uses identified in the updated Specific Plan area will be 
reviewed. These include the potential for residual contamination associated with any use or storage 
of hazardous materials.  The areas of new development or changes in land use will also be reviewed 
for the potential changes to the impacts of hazardous materials in the area. Mitigation measures for 
hazardous materials impacts from the implemented Specific Plan will be reviewed, and necessary 
mitigation measures will be identified.   

• Energy/Climate Change (D&B). D&B will analyze impacts associated with energy use and GHG 
emissions from the Specific Plan Update. We will prepare an analysis of greenhouse gas and climate 
change impacts focusing on greenhouse gases (GHGs) of greatest concern, including carbon 
dioxide, (CO2), methane (CH4) and nitrous oxide (N2O), that will be generated from Specific Plan 
implementation. Evaluate construction-related and operational GHG emissions for the Specific 
Plan and evaluate significance based on guidance provided by the BAAQMD, state mandated GHG 
reduction goals, and recent case law. Analyze impacts on energy resources associated with buildout 
of the Specific Plan. Include an overview of applicable regulations, as well as existing energy 
resources in the state and region. Quantitatively analyze energy consumption from construction 
and operational sources associated with the Specific Plan. Discuss and quantify to the extent feasible 
policies to conserve and reduce energy consumption. Evaluate significance based on whether the 
Specific Plan would result in an inefficient, wasteful, and unnecessary usage of energy, consistent 
with CEQA Guidelines Appendix F.  

B. NOP/Scoping. If a Supplemental EIR is required for the project, D&B will prepare a Notice of 
Preparation (NOP) In accordance with CEQA Guidelines Section 15082. The NOP will identify the 
Planning Area location and provide a summary of the key characteristics as well as a summary of 
probable environmental effects, supported by tables and color graphics. Once staff approves the 
release of the NOP, D&B will file 15 paper copies of the NOP with the State Clearinghouse and will 



provide a reproducible master copy and an electronic copy to City staff. D&B will also prepare the 
public notice for the NOP and submit it to City staff for publication in a local newspaper and 
posting on the project website. 

D&B will also conduct a scoping meeting before the planning commission during the 30-day 
scoping period to hear from public agencies and members of the community about issues that 
should be addressed and alternatives that should be considered in the Supplemental EIR, should 
one be required. D&B will prepare a PowerPoint presentation and comment cards for the scoping 
meeting. Following the close of the scoping period, D&B will prepare a memo summarizing 
comments received.  

C. Admin Draft EIR. If necessary, D&B will prepare an Administrative Draft Supplemental EIR 
focused on the significant new impacts identified in the Initial Study for City staff review. To the 
extent no new significant impacts are identified, those topics will not be addressed in the 
Supplemental EIR. To the extent possible, we will draw on the work completed in prior tasks, the 
2007 EIR, and the General Plan EIR in order to streamline environmental review. Mitigation 
measures will be recommended as needed to reduce impacts to a less-than-significant level, and the 
Supplemental EIR will be adequately supported by exhibits (including color GIS mapping, as 
appropriate). Mitigation measures will be incorporated as policies within the Specific Plan, where 
feasible. The Administrative Draft will also include a qualitative analysis of the No Project 
Alternative and up to two additional alternatives. The relative merits and disadvantages of the 
alternatives will be assessed and compared with the impacts of the Specific Plan Update, and an 
“environmentally superior” alternative will be identified. Additionally, the Administrative Draft 
will include a discussion of growth inducing and cumulative impacts, and significant, unavoidable 
impacts, if any. Ten hard copies will be submitted, together with electronic copies in Word and 
PDF format. 

D. Public Review Draft Supplemental EIR. D&B will address comments on the Administrative Draft 
Supplemental EIR from City staff and prepare a Screencheck Draft. To streamline and expedite 
preparation, we assume that City staff will return a single set of consolidated, internally-reconciled 
comments on the Administrative Draft in electronic format, using the track changes function in 
Microsoft Word. D&B will submit the Screencheck draft in electronic format for staff review. We 
assume that comments on the Screencheck Draft EIR will focus on formatting and editing, not 
content changes. D&B will then finalize the Public Review Draft EIR and print hard copies, with 
appendices on CD. D&B will also prepare a Notice of Completion form for staff review and 
signature. D&B will deliver 15 hard copies of the Executive Summary, 15 CDs containing the 
complete Public Review Draft EIR, and the signed NOC form to the State Clearinghouse. D&B will 
also deliver 20 hard copies with appendices on CD and one electronic copy (PDF) of the Public 
Review Draft EIR to City staff. D&B assumes that the City will be responsible to noticing and 
distribution to local agencies and the public as required under State law. 

E. FEIR. Following the close of the public comment period on the Public Review Draft Supplemental 
EIR, the D&B team will prepare an Administrative Draft Final EIR (FEIR), including responses to 
written concerns, questions, or objections raised by public agencies or private parties during the 
public review period. We have budgeted 60 hours of staff time (exclusive of editing and word 
processing) to response to written comments. Note that D&B has budgeted for one (1) round of 
City comments on the Administrative Draft FEIR prior to finalizing it for circulation. 

Additionally, D&B will prepare a comprehensive Mitigation Monitoring and Reporting Program 
(MMRP), pursuant to CEQA Guidelines Section 15097. The MMRP will contain all mitigation 
measures identified in the EIR. This comprehensive MMRP will provide the City with a single 
source of reference to the full range of mitigation measures to be implemented. For each measure 



or group of similar measures, the agency responsible for ensuring proper implementation will be 
identified, along with the timing and method of verification. D&B will provide 20 hard copies of 
the FEIR and MMRP as well as one electronic copy of each (PDF). 

 

Meetings Products 

Scoping Meeting (if required) Initial Study  
Addendum (if appropriate)  
Notice of Preparation (if required) 
Administrative Draft Supplemental EIR (if required) 
Screencheck Draft Supplemental EIR (if required) 
Public Review Draft Supplemental EIR (if required) 
Notice of Completion (if required) 
Final EIR (if required) 

 

TASK 10: PUBLIC REVIEW AND ADOPTION; FINAL SPECIFIC PLAN (D&B) 

Objective: Conduct the public review and successfully take the Downtown Station Area Specific Plan and 
required environmental review through the public hearing process. The Plan will be revised after adoption to 
reflect the City Council’s decision. 

A. One (1) Planning Commission Hearing (D&B). D&B will present the Specific Plan to the 
Planning Commission for approval. Effort includes preparation of staff report, preparation of 
PowerPoint presentation on the Draft Specific Plan update, and delivery of presentation, at two 
separate Planning Commission meetings. 

B. One (1) City Council Hearing (D&B). D&B will present the Specific Plan to the City Council for 
approval. Effort includes preparation of staff report, preparation of PowerPoint presentation on the 
Draft Specific Plan update, and delivery of presentation, at two separate City Council meetings. 

C. Adopted Specific Plan (D&B). Following adoption by the City Council, revise the Draft Plan to 
incorporate specific text and diagram changes made by the City Council for adoption. 

 

Meetings Products 

Planning Commission hearing 
City Council hearing 

Adopted Specific Plan 

 




