
From: Sonia Taylor
To: Michaelson, Hana
Subject: Re: [EXTERNAL] Re: 3150 Dutton Avenue
Date: Friday, February 14, 2025 5:35:55 PM

Thanks so much for the response.  Sorry to hear about the residential
vacant lot...

I have no objections to the redesignation.

Sonia

On 2/14/2025 2:46 PM, Michaelson, Hana wrote:
> Hello Sonia,
>
> To the north and south General Industrial (IG) zoned parcels with existing manufacturing, warehouse, and
commercial uses. To the east is medium high density residential. The lot (vacant) to the west is zoned medium
density residential (R-3-18). I have attached an image with 3150 Dutton and the surrounding parcels for reference.
>
> Thank you,
>
> Hana Michaelson (she/her) | Contract Planner
> Planning and Economic Development Department |100 Santa Rosa Ave, Room 3 | Santa Rosa, CA 95404
> Tel. (707) 543-4665 | Fax (707) 292-0963| hmichaelson@srcity.org
>
> Coming March 2025, the Planning Division of the City of Santa Rosa's Planning and Economic Development
Department will fully transition to an online application submittal process through the Accela Citizen Access
platform. Learn more about the Online Permitting System here, and more information will be coming soon!
>
>
>
> -----Original Message-----
> From: Sonia Taylor <great6@sonic.net>
> Sent: Friday, February 14, 2025 10:18 AM
> To: Michaelson, Hana <HMichaelson@srcity.org>
> Subject: [EXTERNAL] Re: 3150 Dutton Avenue
>
> Got the notice about this GP redesignation this morning.
>
> Curious what's on either side of this site, and what the apparent vacant lot next to the site is designated for.  Also,
what's on the other side of the street from the site (looks like residential in the County).  Can you please let me
know?
>
> I am in favor of industrial designation/zoning when it's surrounded by other industry.  In fact, I'm opposed to
redesignating/rezoning industrial lands for housing, which happens all the time....
>
> Thanks.
>
> Sonia
>
> Sonia Taylor
> 707-579-8875
> great6@sonic.net
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From: Michaelson, Hana
To: Eric Taggesell
Subject: RE: [EXTERNAL] 3150 Dutton Ave
Date: Tuesday, February 18, 2025 11:36:00 AM
Attachments: image001.jpg

Hello Eric,
 
Thank you for your email. 3150 Dutton Avenue is currently an undeveloped (vacant) parcel. The
project proposes to change the General Plan land use designation of this parcel from Medium
Residential to General Industry to allow for future development of an industrial facility. At this
time, there is not a specific proposal for development associated with this project.
 
Thank you,
 
Hana Michaelson (she/her) | Contract Planner
Planning and Economic Development Department |100 Santa Rosa Ave, Room 3 | Santa Rosa,
CA 95404
Tel. (707) 543-4665 | Fax (707) 292-0963| hmichaelson@srcity.org
 
Coming March 2025, the Planning Division of the City of Santa Rosa's Planning and
Economic Development Department will fully transition to an online application
submittal process through the Accela Citizen Access platform. Learn more about
the Online Permitting System here, and more information will be coming soon!
 

 
From: Eric Taggesell <erictag@gmail.com> 
Sent: Saturday, February 15, 2025 8:05 PM
To: Michaelson, Hana <HMichaelson@srcity.org>
Subject: [EXTERNAL] 3150 Dutton Ave

 
Hi Hana-
 
I received a postcard about this property.  Can you tell me what the proposed use is for the
building (anything more specific than General Industrial)?  
 
Thank you!
 
--

mailto:HMichaelson@srcity.org
mailto:erictag@gmail.com
mailto:hmichaelson@srcity.org
https://www.srcity.org/3898/Online-Permitting-System-and-Digital-Pla



From: Michaelson, Hana
To: Lisa Freilicher
Subject: RE: [EXTERNAL] 3150 Dutton Avenue, Santa Rosa
Date: Monday, November 4, 2024 1:26:00 PM
Attachments: Dutton_3150-Planning_Planning Application (Dutton+Acacia)_9.24.2024 (6).pdf

Dutton_3150-Planning_Acacia Lane CEQA Categorical Exemption Memo_submittal (1).docx
Dutton_3150-Planning_Draft CEQA Addendum.docx

Per your email request, I have attached the project’s Application materials for 3150 Dutton
Avenue and 625 Acacia Lane. Please note these materials are subject to change as the project
is still in review. This Application was assigned 10/09, and an Incomplete status letter was
sent to the applicant on 10/30. This is the most current information for the project.
 
Kind regards,
 
Hana Michaelson (She/Her) | City Planner
Planning and Economic Development Department |100 Santa Rosa Ave, Room 3 | Santa Rosa,
CA 95404
Tel. (707) 543-4665 | Cell (707) 483-9218 | Fax (707) 292-0963| hmichaelson@srcity.org
 

 

From: Michaelson, Hana 
Sent: Monday, November 4, 2024 8:36 AM
To: Lisa Freilicher <Lisa@Freilicherlaw.com>
Subject: RE: [EXTERNAL] 3150 Dutton Avenue, Santa Rosa
 
Thank you for your email. I appreciate your comments regarding the project proposal at 3150
Dutton Avenue. Please note that the project is currently in its early stages, and additional
notifications will be provided as it progresses.
 
Kind regards,
 
Hana Michaelson (She/Her) | City Planner
Planning and Economic Development Department |100 Santa Rosa Ave, Room 3 | Santa Rosa,
CA 95404
Tel. (707) 543-4665 | Cell (707) 483-9218 | Fax (707) 292-0963| hmichaelson@srcity.org
 

mailto:HMichaelson@srcity.org
mailto:Lisa@Freilicherlaw.com
mailto:hmichaelson@srcity.org
mailto:hmichaelson@srcity.org



Planning Entitlement Applications are filed with the Planning Division at the Planning and Economic 
Development Department. Onlyy applicationss withh alll requiredd submittall itemss forr eachh correspondingg checklistt 
willl bee accepted. Applicants should contact the Planning Division regarding any questions with the checklist 
requirements prior to submitting an application. Email any questions to the Planning helpline at 
planning@srcity.org, or call 707-543-3200. You may also visit our website at srcity.org/ped for additional 
information and forms. 


Projectt Sitee Information:: 
Project Name:             
Zoning:
General Plan Designation:
Site Address(es):    
Assessor’s Parcel Number(s):
Total Property size in acres:           


          State:                       Zip:            
       Alternate Phone:   


Applicantt Information:: 
Contact Name :    
Mailing Address:         
City:
Phone:  
Email Address:       


Applicationn Representativee Informationn (iff differentt fromm applicant ):
Contact Name :    
Mailing Address:         
City:                                                                             State:                       Zip:            
Phone:         Alternate Phone:   
Email Address:       


Propertyy Ownerr Information:: *Property Owner Signature Required Below 
Contact Name:    
Mailing Address:         
City:           State:                       Zip:            
Phone:         Alternate Phone:   
Email Address:       


PROPERTYY OWNER’SS CONSENT – I declare under penalty of perjury that I am the owner of said property or have 
written authority from property owner to file this application. I certify that all of the submitted information is true and 
correct to the best of my knowledge and belief. I understand that any misrepresentation of submitted data may 
invalidate any approval of this application.


    PROPERTYY OWNER’SS SIGNATURE  


Dutton Avenue Development Project / Acacia II


R-3-18 (current) to IG (proposed) / RR-40


Medium Density Residential (current) to General Industrial (proposed) / Medium Density Residential


3150 Dutton Avenue, Santa Rosa, CA 95409 / 625 Acacia Lane, Santa Rosa, CA 95409


043-133-013 / 182-520-099


5.95 / 1.55


Mark M. Garay, Paladin Funding, Inc. / Jim Wallen, Vice President Real Estate Development PEP Housing


430 Ridge Road / 625 Acacia Lane


Tiburon / Santa Rosa CA / CA 94920 / 95409


(415) 722-0100 / (707) 981-6386


Mark@paladinfunding.com / jwallen@pephousing.org


Jonathan Teofilo, Environmental Science Associates, Inc.


2600 Capitol Ave # 200


Sacramento CA 95816


(909) 910-9958


jteofilo@esassoc.com


Mark M. Garay / Jim Wallen


430 Ridge Road / 625 Acacia Lane


Tiburon / Santa Rosa CA / CA 94920 / 95409


(415) 722-0100 / (707) 762-2336


mark@paladinfunding.com / jwallen@pephousing.org


Mark Garay (Sep 20, 2024 13:23 PDT)
Mark Garay







Project Description: 
Please provide a brief description of the proposed project below. A more detailed narrative  be required 
along with the application materials. 


Please check each relevant application box below:  


The project involves a General Plan Amendment, rezone, and density swap between 3150 Dutton Avenue and 625 Acacia Lane. The Dutton


Avenue site will be re-designated from Medium Density Residential to General Industrial and rezoned from R-3-18 (Multi-Family Residential) to IG
(General Industrial) to align with the updated General Plan designation for industrial use. The Acacia Lane site, designated for Medium Density


Residential, will receive a density transfer from the Dutton Avenue site, resulting in an increased residential density to accommodate the development


of an 113-unit affordable senior housing project. This density swap ensures a "no net loss" in residential units as per the Housing Element, with 87


units transferred from the Dutton site to the Acacia site. See attached narratives for more information on each site.


✔


✔


✔


✔


✔







 


 


 


 


 


 


3150 Dutton Avenue 
 







Projectt Information:: 


Project Name:________________________________________________________________________


Site Address(es):______________________________________________________________________ 


Assessor’s Parcel Number(s): ___________________________________________________________ 


Applicant Name: ______________________________________________________________________ 


Brieff Projectt Description: Please described the proposed use with information including operating 


hours and characteristics, or proposed development by describing changes to structures and site, or 


 structures: 


_____________________________________________________________________________________ 


_____________________________________________________________________________________ 


_____________________________________________________________________________________ 


_____________________________________________________________________________________ 


_____________________________________________________________________________________ 


Property  Ownerr Information:: 


Contact Name: ________________________________________________________________________ 


Mailing Address:_______________________________________________________________________ 


City: __________________________________State:_________________ Zip:_____________________ 


Phone:_____________________________________ Alternate Phone:___________________________ 


Email Address:________________________________________________________________________ 


I declare under penalty of perjury that I am the owner of said property or have written authority from
property owner to file this application. I certify that all the submitted information is true and correct to 
the best of my knowledge and belief. I understand that any misrepresentation of submitted data may 
invalidate any approval of this application. 


PROPERTYY OWNER’SS SIGNATURE:____________________________________ DDATE:_______________ 


Dutton Avenue Development Project


3150 Dutton Avenue, Santa Rosa, CA 95409


043-133-013


Paladin Funding, Inc.


The project involves the redevelopment of the property at 3150 Dutton Avenue to


accommodate a new industrial facility. The project includes changing the land use


designation from residential to general industrial, constructing an industrial building, and


reconfiguring the site with upgraded utilities, access points, and parking facilities. The
facility’s operating hours will align with typical industrial use to meet operational needs.


Mark M. Garay
430 Ridge Road


Tiburon CA 94920


(415) 722-0100 (415) 435-5100


mark@paladinfunding.com


Mark Garay (Sep 20, 2024 13:23 PDT)
Mark Garay 20/09/24







 
 


 
 


DISCLOSURE FORM 
(Form 3 of 5) 


 
Project Title: ____________________________________________________________ 
 
Project Address: _________________________________________________________ 
 
INTERESTED PARTIES: 
 
Please provide the name of each 


 
 


  
Partnerships:  


 


case o  
   


Trusts:   
 


 
Full Name:   Address 


  
  
  
  
  
  
  
  


 
AFFILIATED PARTIES: 
 


project 
 
Full Name:   Address: 


  
  
  
  
   


Dutton Avenue Development Project
3150 Dutton Avenue, Santa Rosa, CA 95409


ESA 2600 Capitol Ave # 200, Sacramento, CA 95816


Padalin Funding, Inc. 430 Ridge Road, Tiburon, CA 94920







 
 


 
 


  
  
  


 
 


 YES   NO 
 


a 
 


 
 


 
_________________________________ ________________________ 


    Date 
 


LEVINE ACT DISCLOSURE STATEMENT 
 
INSTRUCTIONS: 


-  
all the a


of the various decision-


 
 


an elected or app


ile the 


 
 
LEVINE ACT DISCLOSURES: 
 


 
of the 


Mark Garay (Sep 20, 2024 13:23 PDT)
Mark Garay 20/09/24







 
 


 
 


decision-  
 


 
 YES   NO 


 
 


 
 


_____________________________________________________ 
 
Name of Decision- :_________________________________________ 
 


 
 


 


decision-  


 
 


YES NO 
 


  
 


___________________________________________________ 
 
Name of Decision- :__________________________________________ 
 
NOTE


 
 
 
DATE _______________________ ________________________________________ 


 
 
________________________________________ 


 
 


_________________________________________ 
       


Paladin Funding, Inc.


Mark M. Garay, President


Mark Garay (Sep 20, 2024 13:23 PDT)
Mark Garay


20/09/24


NA


NA


$0


NA


NA







IINDEMNIFICATIONN AGREEMENT


roject Name and Address: 


As part of this application, the applicant agrees to defend, indemnify, and hold harmless the City of Santa Rosa, its agents, 
officers, councilmembers, employees, boards, commissions and Council from any claim, action or proceeding brought against 
any of the foregoing individuals or entities, the purpose of which is to attack, set aside, void, or annul any approval of the 
application or related decision, or the adoption of any environmental documents or negative declaration which relates to the 
approval. This indemnification shall include, but is not limited to, all damages, costs, expenses, attorney fees or expert witness 
fees that may be awarded to the prevailing party arising out of or in connection with the approval of the application or related 
decision, whether or not there is concurrent, passive or active negligence on the part of the City, its agents, officers, 
councilmembers, employees, boards, commissions and Council. If for any reason, any portion of this indemnification agreement 
is held to be void or unenforceable by a court of competent jurisdiction, the remainder of the agreement shall remain in full 
force and effect. 


The city of Santa Rosa shall have the right to appear and defend its interests in any action through its City Attorney or outside 
counsel.  The applicant shall not be required to reimburse the City for attorney’s fees incurred by the City Attorney or the City’s 


licant ( name) 


ACKNOWLEDGMENTT THATT COPYRIGHTEDD REPORTSS UNACCEPTABLEE 
The applicant acknowledges, understands, and agrees that any soils, seismic hazard, landslide, geologic, natural 
hazard, or geotechnical report, study, or information submitted to the City by, or on behalf of, the applicant in 
furtherance of this application submitted by the applicant will be treated by the City as public records which may be 
reviewed by any person and if requested, that a copy will be provided by the City to any person upon the payment of 
its direct costs of duplication.


I have read and agree to all of the above.


Applicant (print name) Applicant (sign name) 


Dutton Avenue Development Project / 3150 Dutton Avenue


Mark Garay


Mark Garay


Mark Garay (Sep 20, 2024 13:23 PDT)
Mark Garay


Mark Garay (Sep 20, 2024 13:23 PDT)
Mark Garay







Phone:           


Phone:           


Engineer Name:
Email Address:       


 


Architect Name:
Email Address:         


Phone:     Landscape Architect Name:      
Email Address:         


To the extent that your application submittal packet includes plans or drawings prepared by a licensed, registered or 
certified professional, as defined pursuant to the California Health and Safety Code Section 19851 or Business and 
Professions Code Section 5536.25, such as a licensed engineer, architect or other design professional, the City must first 
obtain the signature release and permission of said professional prior to publication or reproduction of any such plans or 
drawings. Such drawings and plans may also be protected by copyright laws. The City of Santa Rosa hereby requests 
permission to reproduce and publish plans and drawings submitted with your application packet for purposes of more 
effectively and efficiently facilitating the entitlement review process, including making plans and drawings available on the 
City’s website for public review and providing electronic reproductions to the City’s review boards. The purpose of this 
request is limited solely to the purpose of facilitating the timely review of this application, and the plans and drawings will 
not be utilized by the City for other purposes. To assist the City in this process, please provide below the signatures of all 
of those who have prepared plans and drawings to be submitted with this application.  


Dutton Avenue Development Project / 3150 Dutton Avenue







 understand and agree that (i) electronically signing and submitting any document(s) to the 
City of Santa Rosa legally binds me in the same manner as if I had signed in a non-
electronic or non-digital form, and (ii) the electronically stored copy of my signature, any
written instruction or authorization and any other document provided to me by the City of 
Santa Rosa, is considered to be the true, accurate and legally enforceable record in any
proceeding to the same extent as if such documents were originally generated and 
maintained in printed form. I agree not to contest the admissibility or enforceability of the 
City of Santa Rosa’s electronically stored copy of any other documents. 


By using the system to electronically sign and submit any document, I agree to the terms 
and conditions of this Electronic/Digital Signature Disclosure. 


Signature:_______________________________________ Date:_______________ _______


Paladin Funding, Inc.


3150 Dutton Avenue


Mark Garay (Sep 20, 2024 13:23 PDT)
Mark Garay 20/09/24


President Owner







Density Bonus Narrative – 3150 Dutton Avenue and 625 Acacia Lane 


This project involves a strategic redevelopment of two key properties within the city, leveraging a 
density swap to optimize land use for both residential and industrial purposes. The Acacia II site, 
located at 625 Acacia Lane, will now consist of a 113-unit a ordable senior housing complex. This 
includes 86 units reallocated from the Dutton Avenue Industrial Development, which was originally 
approved for 107 units but only requires 86 units based on the income level identified in the 
Housing Plan. These 86 units are added to the 26 units previously proposed at Acacia II. To achieve 
this, the project will pursue a General Plan Amendment to re-designate the site from Low Density 
Residential to Medium-High Density Residential, supported by a density bonus. Simultaneously, 
the Dutton Avenue Industrial Development will be re-designated as General Industrial to support 
the city’s economic development goals. This swap of residential density from Dutton Avenue to 
Acacia II aligns with the city’s broader objectives for sustainable growth and community well-being. 


Project Overview 


The proposed development would involve a strategic redevelopment of two key properties within 
the city: Acacia II, located at 625 Acacia Lane (APNs: 182-520-098 & 182-520-099), and the 
property at 3150 Dutton Avenue (APN: 043-133-013). The Acacia II properties, totaling 
approximately 2.75 acres, are currently designated for Low Density Residential use (2-8 units/acre). 
The Dutton Avenue property spans approximately 6 acres and is currently designated for Medium 
Density Residential use (8-18 units/acre). The project would include a General Plan Amendment to 
change the land use designation at Acacia II to Medium-High Density Residential (18-30 units/acre) 
and at Dutton Avenue to General Industrial, facilitating a density swap between the two sites. 


The Acacia II project will involve the construction of 113 a ordable senior housing units, including 
86 units reallocated from the Dutton Avenue site. This increase in unit count is made possible 
through the application of a density bonus, which is crucial to achieving the desired density on the 
Acacia II site. 


Density Bonus Application 


The density bonus application would focus on the Acacia II site, where the goal would be to exceed 
the standard residential density allowed under the new Medium-High Density Residential 
designation by utilizing state and local density bonus provisions. This bonus would enable the 
development of the 113-unit a ordable senior housing complex. The application would include a 
comprehensive plan for the distribution of density bonus units across the site, ensuring that the 
development integrates seamlessly with the existing neighborhood fabric. 


The density bonus units would be strategically positioned within the Acacia II development to 
enhance access to amenities, open spaces, and transportation. The site plan would include a mix 
of multi-family and single-family units, with careful attention to maintaining a cohesive 
architectural style that mirrors the design of the adjacent properties. The development would also 







incorporate sustainable building practices, furthering the city's commitment to environmental 
stewardship. 


Rationale for Density Swap 


The rationale for the density swap between the Acacia II and Dutton Avenue Industrial Development 
sites is rooted in a need to balance housing and industrial development within the city. By 
reallocating residential density from the Dutton Avenue site to Acacia II, the project would 
capitalize on the Acacia II site's suitability for residential development while allowing the Dutton 
Avenue site to fulfill its potential as a key industrial hub. This approach would not only optimize land 
use but also align with the city's broader economic and housing strategies. 


The Acacia II site is located in an area with established residential infrastructure, making it an ideal 
location for higher-density housing. In contrast, Dutton Avenue is located in the Oak Manor 
Industrial Park. The site's proximity to industrial and commercial areas makes it better suited for 
industrial development. The land use and density swap would facilitate a logical and e icient 
distribution of land uses, supporting the city's vision for sustainable growth and development¹.  


¹ The Dutton Avenue site was mistakenly zoned for residential use, despite being located in an 
industrial area. This zoning was originally approved on appeal to the City Council, based on the 
anticipation of a SMART transit stop at the corner of the site, encouraging residential development in 
proximity. However, SMART has since confirmed that no such stop will be developed, and Planning 
has consistently viewed the residential zoning of the site as spot zoning. The rezoning of Dutton 
Avenue to industrial and the allocation of residential density to the Acacia Lane site now align with 
the city’s long-term goals for both areas. 


Land Use and Zoning 


The Acacia II site, comprising 625 Acacia Lane, is situated in a neighborhood characterized by a mix 
of single-family homes, multi-family residences, and community-serving facilities. The current Low 
Density Residential designation limits the site to 2-8 units per acre. To achieve the proposed 113-
unit a ordable senior housing complex, a General Plan Amendment would be pursued to re-
designate the site as Medium-High Density Residential (18-30 units/acre). The density bonus, as 
provided under the City of Santa Rosa’s Municipal Code Santa Rosa Zoning Code Section 20-
31.060, would be essential in achieving this higher density, which is crucial to meeting the 
community's need for a ordable senior housing. 


The Dutton Avenue property, currently zoned for Medium Density Residential (8-18 units/acre), was 
previously approved for 107 units as part of the recently certified Housing Element. However, the 
property's  owner intends to pursue a General Plan Amendment to change the land use designation 
to General Industrial. This rezoning reflects the city's strategic vision to support economic growth by 
providing modern industrial space that meets the needs of local businesses and industry.  


Rationale for Acacia II Rezoning Exemption 







Although the current unit count for the Acacia II site exceeds what is permitted under its current 
zoning designation of Low Density Residential (2-8 units/acre), a rezoning of the site is not required 
due to the density bonus provisions. The California State Density Bonus Law (Government Code § 
65915) and the Santa Rosa Zoning Code Section 20-31.060 allow for increased residential density 
without the need for rezoning when the project meets a ordability and other criteria. As the Acacia 
II development will provide 113 a ordable senior housing units, 86 of which are being transferred 
from the Dutton Avenue site, the project qualifies for a density bonus. This density bonus provides 
the necessary flexibility to exceed the standard unit limit without requiring a formal rezoning 
process. Furthermore, the city’s commitment to facilitating a ordable housing development aligns 
with the goals set forth in the Housing Element, supporting the use of density bonuses to achieve 
higher residential densities.   


Community and Planning Alignment 


The combined development project would be consistent with the City of Santa Rosa's general plan 
and zoning regulations. The Acacia II project would support the city's goals of increasing the 
availability of a ordable housing, particularly for seniors, while the Dutton Avenue site would 
contribute to local economic development by providing much-needed industrial space, with a site 
already situated in an industrial zone and context - the Oak Manor Industrial Park. 


The Acacia II development would be designed with community connectivity in mind, featuring 
landscaped open spaces, pedestrian pathways, and su icient parking facilities. These features are 
intended to create a vibrant, livable environment for senior residents. The Dutton Avenue industrial 
facility would include upgraded infrastructure, such as modern utilities and access points, ensuring 
that it integrates well with the surrounding industrial landscape. 


Attachments: 


 Density Bonus Unit Map 


 Maximum Allowable Density Bonus Worksheet 


 Cost Reduction Statement 


 Site Plan Sheet 


 Floor Plan Sheet 







Cost Reduction Statement 


The proposed development project, involving the strategic redevelopment of the Acacia II and the 
Dutton Avenue Industrial Development sites, is designed to optimize land use and achieve cost 


 


Cost Savings from the Density Bonus 


units reallocated from the Dutton Avenue site and the original 26 units proposed at Acacia II. 


-sav  


 Local Economies: 


per-unit cost. 


  


 


 Reallocation of Residential Development: 
Dutton Avenue site to Acacia II, the project minimizes the need for additional residential 
infrastructure at Dutton Avenue, where the land use will be re-
Industrial . 


count is preserved while optimizing resource allocation. 


Cost Reductions and Project Viability 


-


conversion 
 


-







also contributes to sustained economic growth, making the project a valuable long-term 
 







City of Santa Rosa Planning & Economic Development Department www.srcity.org


This worksheet is to be used for density bonus projects in areas where neither the applicable 
General Plan Land Use Designation, nor the applicable Zoning District provide a maximum 
residential density standard. 
For projects in these locations, the maximum allowable residential density for a site shall be 
imputed on a project-by-project basis. The identified maximum residential density shall be used 
for calculating the applicable density bonus for the project. 


ESTABLISHING THE IMPUTED RESIDENTIAL DENSITY FOR THE SITE
To determine the imputed maximum residential density for a site with no residential density 
limits in the General Plan or applicable Zoning District, applicants shall submit the following: 


1. a “base project” design with no density bonus units or related density bonus incentives,
concessions, waivers, or reductions, that achieves the following:


a. substantially conforms to applicable Santa Rosa development standards and
design guidelines (without consideration of development incentives, concessions,
waivers, or reductions that may be received through density bonus provisions).


b. complies with building and fire codes
c. clearly identifies the residential and non-residential floor area, if applicable.


Residential floor area shall include living spaces and related utility, circulation,
and amenity areas.


2. a “density bonus” project design that identifies the below-market rate units provided to
establish eligibility for a density bonus, and the requested density bonus units. The
“density bonus” project design shall achieve the following:


a. substantial consistency with the setbacks and ceiling heights of the base project
(not including concessions/incentives/waivers/reductions).


b. clearly identifies the number and targeted income level for below market rate
units to establish eligibility for a density bonus.


c. clearly identifies the density bonus units in the project.
Staff shall verify that the “base project” meets the conditions outlined above and determine the 
imputed maximum residential density for the site by completing the attached worksheet.
Based on the imputed maximum residential density, staff shall confirm the eligible density bonus 
percentage based on the proposed density bonus project, and make a determination regarding 
the requested incentives and concessions, waivers and reductions. 







CITY OF SANTA ROSA
DENSITY BONUS WORKSHEET TO DETERMINE 
AN IMPUTED MAXIMUM RESIDENTIAL DENSITY 


City of Santa Rosa Planning & Economic Development Department www.srcity.org


WORKSHEET PROCESS: 
STEP ITEM EXAMPLE


A Identify the floor area dedicated to residential uses 15,000
sq. ft.


B Identify the proposed number of dwelling units in 
the “base project” prior to receiving any density 
bonus units


17
units


C Calculate Average Unit Size (  ÷ ), round down
to whole number 


As a project condition of approval, the average 
unit size must be maintained in the project 
unless a concession is granted otherwise.


882
sq. ft.


D Calculate average number of project units (A ÷ C), 
round down to whole number 17


units


E Define the number and income level of below 
market rate (BMR) units, round up to a whole 
number


3 
(low 


income)
F Determine percentage of BMR units relative to total 


units (E ÷ D), round up to a whole number 17%


G Calculate the eligible density increase (%) based 
on STEP F using Santa Rosa Zoning Code
§20-31.


30.5%


H Calculate the number of bonus units granted for the 
project (G x D), round up to a whole number 6 


units


I Determine the eligible number of incentives or
concessions based on STEP F and Zoning Code
§20-31


1 


J Review written request for incentives or concessions and
determine if it may be denied per Zoning Code §20-31.
and SDBL 65915(d)(1) 


K Review written request for waivers or reductions and determine 
whether it may be denied per Zoning Code §20-31. and
SDBL 65915(d)(1) 


XX


113


A/113


113


23


20%


35%


40


2
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Rezoning Information for 3150 Dutton Avenue 


The proposed rezoning for the Dutton Avenue Development Project site involves a change from the 
current R-3-18 (Multi-Family Residential) zoning designation to IG (General Industrial) to align with 
the new General Plan designation of General Industrial. This rezoning is essential to accommodate 
the proposed development of industrial facilities on the site. 


3150 Dutton Avenue is located in the Oak Manor Industrial Park. The site's proximity to industrial 
and commercial areas makes it better suited for industrial development. The land use and density 
swap would facilitate a logical and efficient distribution of land uses, supporting the city's vision for 
sustainable growth and development¹.  


¹ The Dutton Avenue site was mistakenly zoned for residential use, despite being located in an 
industrial area. This zoning was originally approved on appeal to the City Council, based on the 
anticipation of a SMART transit stop at the corner of the site, encouraging residential development in 
proximity. However, SMART has since confirmed that no such stop will be developed, and Planning 
has consistently viewed the residential zoning of the site as spot zoning. The rezoning of Dutton 
Avenue to industrial and the allocation of residential density to the Acacia Lane site now align with 
the city’s long-term goals for both areas. 


General Plan Consistency 


• Consistency with Land Use Designations: The proposed rezoning is consistent with the 
City of Santa Rosa’s General Plan 2035, specifically aligning with the policies and land use 
designations outlined in the General Plan. The change from R-3-18 to IG reflects the General 
Industrial designation, which is intended for areas suitable for manufacturing, processing, 
and distribution activities (General Plan 2035, Land Use Element, Policy LU-C-1). 


• Economic Development Goals: The rezoning supports the General Plan’s economic 
development objectives by facilitating industrial development, which is crucial for creating 
job opportunities and fostering economic growth within the city. This is in alignment with 
Policy ED-B-1, which encourages the establishment of industrial uses in areas designated 
for such purposes. 


• Land Use Compatibility: The General Plan’s compatibility matrix (Table LU-1) indicates that 
industrial land uses are appropriate in proximity to other industrial and commercial uses, 
which is consistent with the surrounding land use context of the Dutton Avenue site. 


Zoning Code Consistency 


• No Zoning Code Text Amendment Required: The proposed rezoning does not necessitate 
any changes to the existing text of the Zoning Code. The rezoning is a map amendment that 
solely involves the reclassification of the site from R-3-18 to IG without altering any 
underlying zoning regulations or procedures. 







• Conformance with Zoning Ordinance: The proposed rezoning to IG (General Industrial) is 
consistent with the applicable provisions of the Santa Rosa Zoning Code. The IG zoning 
designation is intended for industrial uses that align with the General Industrial land use 
designation in the General Plan, ensuring that the proposed development adheres to all 
relevant zoning standards and requirements (Santa Rosa Zoning Code §20-23.030). 


Attachments: 


• Preliminary Title Report  


• Neighborhood Context Map  


• Zoning and Existing Land Use Map 


• CEQA Addendum 
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General Plan Land Use Map
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General Plan Amendment Narrative for 3150 Dutton Avenue 


The proposed General Plan Amendment (GPA) for the 3150 Dutton Avenue project involves 
changing the land use designation from Medium Density Residential (8-18 units/acre) to General 
Industrial. This amendment is necessary to accommodate the proposed development of industrial 
uses on the site, aligning the land use designation with the City's strategic vision for economic 
development as outlined in the General Plan. 


Internal Consistency with the General Plan 


The proposed amendment ensures and maintains internal consistency with the goals and policies 
of all elements of the City of Santa Rosa General Plan 2035. Specifically, the amendment supports 
the Land Use and Livability Element's objective of promoting balanced and compatible land uses 
throughout the city. By designating the site for industrial use, the amendment is consistent with 
Policy LUL-A-3, which encourages the preservation and expansion of industrial areas that 
contribute to the City's economic vitality. Additionally, the amendment aligns with the Economic 
Vitality Element, which seeks to provide adequate land for industrial development to support 
business growth and job creation within the city (Policy EV-A-1). 


The General Industrial designation would facilitate the development of industrial facilities that are 
crucial for the city’s economic growth, ensuring that the site is used in a manner that complements 
the surrounding industrial and commercial uses. In fact, this site was previously zoned GI and is 
located within the Oak Manor Industrial Park. This amendment will also help maintain the integrity 
of the city’s land use framework by preventing incompatible residential development in an area 
better suited for industrial activities. 


Physical Suitability of the Site 


The site at 3150 Dutton Avenue is physically suitable for the proposed General Industrial 
designation. The site’s location adjacent to existing industrial uses and major transportation routes 
makes it ideal for industrial development. There are no significant physical constraints on the site 
that would hinder its development for industrial purposes, and the site is well-served by existing 
utilities and infrastructure. The compatibility with surrounding land uses further supports the site's 
suitability for the proposed amendment. 


This finding is supported by the fact that the site's location, topography, and access to public 
utilities make it a prime candidate for industrial development, ensuring that the land use change 
would be practical and beneficial. The proposed amendment also aligns with the site’s existing 
conditions, avoiding the potential complications that might arise from an incompatible land use 
designation. 


Consistency with the Zoning Code 


The proposed General Plan Amendment does not require a Zoning Code Text Change, as the 
amendment aligns with existing zoning regulations and does not introduce any inconsistencies 







within the Zoning Code. The rezoning of the site from R-3-18 to IG (General Industrial), which is 
being pursued concurrently, is consistent with the intended industrial use and will not necessitate 
any additional text amendments to the Zoning Code. 


CEQA Compliance 


The proposed General Plan Amendment has been reviewed in compliance with the California 
Environmental Quality Act (CEQA). A CEQA Addendum has been prepared to supplement the 
previously certified Initial Study/Mitigated Negative Declaration (IS/MND), ensuring that the 
amendment will not result in new or substantially more severe environmental impacts than those 
previously analyzed. The Addendum confirms that the proposed change in land use designation is 
consistent with the environmental analysis conducted for the site. 


Attachments: 


• Neighborhood Context Map 


• CEQA Addendum 
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625 Acacia Lane 
  







Projectt Information:: 


Project Name:________________________________________________________________________


Site Address(es):______________________________________________________________________ 


Assessor’s Parcel Number(s): ___________________________________________________________ 


Applicant Name: ______________________________________________________________________ 


Brieff Projectt Description: Please described the proposed use with information including operating 


hours and characteristics, or proposed development by describing changes to structures and site, or 


 structures: 


_____________________________________________________________________________________ 


_____________________________________________________________________________________ 


_____________________________________________________________________________________ 


_____________________________________________________________________________________ 


_____________________________________________________________________________________ 


Property  Ownerr Information:: 


Contact Name: ________________________________________________________________________ 


Mailing Address:_______________________________________________________________________ 


City: __________________________________State:_________________ Zip:_____________________ 


Phone:_____________________________________ Alternate Phone:___________________________ 


Email Address:________________________________________________________________________ 


I declare under penalty of perjury that I am the owner of said property or have written authority from
property owner to file this application. I certify that all the submitted information is true and correct to 
the best of my knowledge and belief. I understand that any misrepresentation of submitted data may 
invalidate any approval of this application. 


PROPERTYY OWNER’SS SIGNATURE:____________________________________ DDATE:_______________ 


Acacia II


625 Acacia Lane, Santa Rosa, CA 95409


182-520-099


PEP Housing


The Acacia II project involves developing an 87-unit affordable senior housing complex


on a 1.55-acre property at 625 Acacia Lane in Santa Rosa, CA. The development


will include one bedroom units, designed to provide housing for seniors. The buildings


will mirror the adjacent property’s design with consistent elevation and modern
materials. Community facilities will operate from approximately 8:00 AM to 6:00 PM.


Jim Wallen, Vice President Real Estate Development
625 Acacia Lane


Santa Rosa CA 95409


 (707) 981-6386 (707) 762-2336 ext. 107


jwallen@pephousing.org


24/09/24







 
 


 
 


DISCLOSURE FORM 
(Form 3 of 5) 


 
Project Title: ____________________________________________________________ 
 
Project Address: _________________________________________________________ 
 
INTERESTED PARTIES: 
 
Please provide the name of each 


 
 


  
Partnerships:  


 


case o  
   


Trusts:   
 


 
Full Name:   Address 


  
  
  
  
  
  
  
  


 
AFFILIATED PARTIES: 
 


project 
 
Full Name:   Address: 


  
  
  
  
   


Acacia II
625 Acacia Lane, Santa Rosa, CA 95409


ESA 2600 Capitol Ave # 200, Sacramento, CA 95816


PEP Housing 625 Acacia Lane, Santa Rosa, CA 95409







 
 


 
 


  
  
  


 
 


 YES   NO 
 


a 
 


 
 


 
_________________________________ ________________________ 


    Date 
 


LEVINE ACT DISCLOSURE STATEMENT 
 
INSTRUCTIONS: 


-  
all the a


of the various decision-


 
 


an elected or app


ile the 


 
 
LEVINE ACT DISCLOSURES: 
 


 
of the 


24/09/24







 
 


 
 


decision-  
 


 
 YES   NO 


 
 


 
 


_____________________________________________________ 
 
Name of Decision- :_________________________________________ 
 


 
 


 


decision-  


 
 


YES NO 
 


  
 


___________________________________________________ 
 
Name of Decision- :__________________________________________ 
 
NOTE


 
 
 
DATE _______________________ ________________________________________ 


 
 
________________________________________ 


 
 


_________________________________________ 
       


PEP Housing


Jim Wallen, Vice President Real Estate Development


None


None


None


None


None


24/09/24







IINDEMNIFICATIONN AGREEMENT


roject Name and Address: 


As part of this application, the applicant agrees to defend, indemnify, and hold harmless the City of Santa Rosa, its agents, 
officers, councilmembers, employees, boards, commissions and Council from any claim, action or proceeding brought against 
any of the foregoing individuals or entities, the purpose of which is to attack, set aside, void, or annul any approval of the 
application or related decision, or the adoption of any environmental documents or negative declaration which relates to the 
approval. This indemnification shall include, but is not limited to, all damages, costs, expenses, attorney fees or expert witness 
fees that may be awarded to the prevailing party arising out of or in connection with the approval of the application or related 
decision, whether or not there is concurrent, passive or active negligence on the part of the City, its agents, officers, 
councilmembers, employees, boards, commissions and Council. If for any reason, any portion of this indemnification agreement 
is held to be void or unenforceable by a court of competent jurisdiction, the remainder of the agreement shall remain in full 
force and effect. 


The city of Santa Rosa shall have the right to appear and defend its interests in any action through its City Attorney or outside 
counsel.  The applicant shall not be required to reimburse the City for attorney’s fees incurred by the City Attorney or the City’s 


licant ( name) 


ACKNOWLEDGMENTT THATT COPYRIGHTEDD REPORTSS UNACCEPTABLEE 
The applicant acknowledges, understands, and agrees that any soils, seismic hazard, landslide, geologic, natural 
hazard, or geotechnical report, study, or information submitted to the City by, or on behalf of, the applicant in 
furtherance of this application submitted by the applicant will be treated by the City as public records which may be 
reviewed by any person and if requested, that a copy will be provided by the City to any person upon the payment of 
its direct costs of duplication.


I have read and agree to all of the above.


Applicant (print name) Applicant (sign name) 


Acacia II / 625 Acacia Lane


Jim Wallen


Jim Wallen







Phone:           


Phone:           


Engineer Name:
Email Address:       


 


Architect Name:
Email Address:         


Phone:     Landscape Architect Name:      
Email Address:         


To the extent that your application submittal packet includes plans or drawings prepared by a licensed, registered or 
certified professional, as defined pursuant to the California Health and Safety Code Section 19851 or Business and 
Professions Code Section 5536.25, such as a licensed engineer, architect or other design professional, the City must first 
obtain the signature release and permission of said professional prior to publication or reproduction of any such plans or 
drawings. Such drawings and plans may also be protected by copyright laws. The City of Santa Rosa hereby requests 
permission to reproduce and publish plans and drawings submitted with your application packet for purposes of more 
effectively and efficiently facilitating the entitlement review process, including making plans and drawings available on the 
City’s website for public review and providing electronic reproductions to the City’s review boards. The purpose of this 
request is limited solely to the purpose of facilitating the timely review of this application, and the plans and drawings will 
not be utilized by the City for other purposes. To assist the City in this process, please provide below the signatures of all 
of those who have prepared plans and drawings to be submitted with this application.  


Acacia II / 625 Acacia Lane


Dan Hughes 7077758996
dan@munsellecivil.com


Dan Hughes


Bob Hayes 4153320999
RHayes@RWHAssociates.com


Unknown 7077622336
jimw@pephousing.org







 understand and agree that (i) electronically signing and submitting any document(s) to the 
City of Santa Rosa legally binds me in the same manner as if I had signed in a non-
electronic or non-digital form, and (ii) the electronically stored copy of my signature, any
written instruction or authorization and any other document provided to me by the City of 
Santa Rosa, is considered to be the true, accurate and legally enforceable record in any
proceeding to the same extent as if such documents were originally generated and 
maintained in printed form. I agree not to contest the admissibility or enforceability of the 
City of Santa Rosa’s electronically stored copy of any other documents. 


By using the system to electronically sign and submit any document, I agree to the terms 
and conditions of this Electronic/Digital Signature Disclosure. 


Signature:_______________________________________ Date:_______________ _______


PEP Housing


625 Acacia Lane


20/09/24


VP Real Estate Development Owner
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Density Bonus Narrative – 3150 Dutton Avenue and 625 Acacia Lane 


This project involves a strategic redevelopment of two key properties within the city, leveraging a 
density swap to optimize land use for both residential and industrial purposes. The Acacia II site, 
located at 625 Acacia Lane, will now consist of a 113-unit a ordable senior housing complex. This 
includes 86 units reallocated from the Dutton Avenue Industrial Development, which was originally 
approved for 107 units but only requires 86 units based on the income level identified in the 
Housing Plan. These 86 units are added to the 26 units previously proposed at Acacia II. To achieve 
this, the project will pursue a General Plan Amendment to re-designate the site from Low Density 
Residential to Medium-High Density Residential, supported by a density bonus. Simultaneously, 
the Dutton Avenue Industrial Development will be re-designated as General Industrial to support 
the city’s economic development goals. This swap of residential density from Dutton Avenue to 
Acacia II aligns with the city’s broader objectives for sustainable growth and community well-being. 


Project Overview 


The proposed development would involve a strategic redevelopment of two key properties within 
the city: Acacia II, located at 625 Acacia Lane (APNs: 182-520-098 & 182-520-099), and the 
property at 3150 Dutton Avenue (APN: 043-133-013). The Acacia II properties, totaling 
approximately 2.75 acres, are currently designated for Low Density Residential use (2-8 units/acre). 
The Dutton Avenue property spans approximately 6 acres and is currently designated for Medium 
Density Residential use (8-18 units/acre). The project would include a General Plan Amendment to 
change the land use designation at Acacia II to Medium-High Density Residential (18-30 units/acre) 
and at Dutton Avenue to General Industrial, facilitating a density swap between the two sites. 


The Acacia II project will involve the construction of 113 a ordable senior housing units, including 
86 units reallocated from the Dutton Avenue site. This increase in unit count is made possible 
through the application of a density bonus, which is crucial to achieving the desired density on the 
Acacia II site. 


Density Bonus Application 


The density bonus application would focus on the Acacia II site, where the goal would be to exceed 
the standard residential density allowed under the new Medium-High Density Residential 
designation by utilizing state and local density bonus provisions. This bonus would enable the 
development of the 113-unit a ordable senior housing complex. The application would include a 
comprehensive plan for the distribution of density bonus units across the site, ensuring that the 
development integrates seamlessly with the existing neighborhood fabric. 


The density bonus units would be strategically positioned within the Acacia II development to 
enhance access to amenities, open spaces, and transportation. The site plan would include a mix 
of multi-family and single-family units, with careful attention to maintaining a cohesive 
architectural style that mirrors the design of the adjacent properties. The development would also 







incorporate sustainable building practices, furthering the city's commitment to environmental 
stewardship. 


Rationale for Density Swap 


The rationale for the density swap between the Acacia II and Dutton Avenue Industrial Development 
sites is rooted in a need to balance housing and industrial development within the city. By 
reallocating residential density from the Dutton Avenue site to Acacia II, the project would 
capitalize on the Acacia II site's suitability for residential development while allowing the Dutton 
Avenue site to fulfill its potential as a key industrial hub. This approach would not only optimize land 
use but also align with the city's broader economic and housing strategies. 


The Acacia II site is located in an area with established residential infrastructure, making it an ideal 
location for higher-density housing. In contrast, Dutton Avenue is located in the Oak Manor 
Industrial Park. The site's proximity to industrial and commercial areas makes it better suited for 
industrial development. The land use and density swap would facilitate a logical and e icient 
distribution of land uses, supporting the city's vision for sustainable growth and development¹.  


¹ The Dutton Avenue site was mistakenly zoned for residential use, despite being located in an 
industrial area. This zoning was originally approved on appeal to the City Council, based on the 
anticipation of a SMART transit stop at the corner of the site, encouraging residential development in 
proximity. However, SMART has since confirmed that no such stop will be developed, and Planning 
has consistently viewed the residential zoning of the site as spot zoning. The rezoning of Dutton 
Avenue to industrial and the allocation of residential density to the Acacia Lane site now align with 
the city’s long-term goals for both areas. 


Land Use and Zoning 


The Acacia II site, comprising 625 Acacia Lane, is situated in a neighborhood characterized by a mix 
of single-family homes, multi-family residences, and community-serving facilities. The current Low 
Density Residential designation limits the site to 2-8 units per acre. To achieve the proposed 113-
unit a ordable senior housing complex, a General Plan Amendment would be pursued to re-
designate the site as Medium-High Density Residential (18-30 units/acre). The density bonus, as 
provided under the City of Santa Rosa’s Municipal Code Santa Rosa Zoning Code Section 20-
31.060, would be essential in achieving this higher density, which is crucial to meeting the 
community's need for a ordable senior housing. 


The Dutton Avenue property, currently zoned for Medium Density Residential (8-18 units/acre), was 
previously approved for 107 units as part of the recently certified Housing Element. However, the 
property's  owner intends to pursue a General Plan Amendment to change the land use designation 
to General Industrial. This rezoning reflects the city's strategic vision to support economic growth by 
providing modern industrial space that meets the needs of local businesses and industry.  


Rationale for Acacia II Rezoning Exemption 







Although the current unit count for the Acacia II site exceeds what is permitted under its current 
zoning designation of Low Density Residential (2-8 units/acre), a rezoning of the site is not required 
due to the density bonus provisions. The California State Density Bonus Law (Government Code § 
65915) and the Santa Rosa Zoning Code Section 20-31.060 allow for increased residential density 
without the need for rezoning when the project meets a ordability and other criteria. As the Acacia 
II development will provide 113 a ordable senior housing units, 86 of which are being transferred 
from the Dutton Avenue site, the project qualifies for a density bonus. This density bonus provides 
the necessary flexibility to exceed the standard unit limit without requiring a formal rezoning 
process. Furthermore, the city’s commitment to facilitating a ordable housing development aligns 
with the goals set forth in the Housing Element, supporting the use of density bonuses to achieve 
higher residential densities.   


Community and Planning Alignment 


The combined development project would be consistent with the City of Santa Rosa's general plan 
and zoning regulations. The Acacia II project would support the city's goals of increasing the 
availability of a ordable housing, particularly for seniors, while the Dutton Avenue site would 
contribute to local economic development by providing much-needed industrial space, with a site 
already situated in an industrial zone and context - the Oak Manor Industrial Park. 


The Acacia II development would be designed with community connectivity in mind, featuring 
landscaped open spaces, pedestrian pathways, and su icient parking facilities. These features are 
intended to create a vibrant, livable environment for senior residents. The Dutton Avenue industrial 
facility would include upgraded infrastructure, such as modern utilities and access points, ensuring 
that it integrates well with the surrounding industrial landscape. 


Attachments: 


 Density Bonus Unit Map 


 Maximum Allowable Density Bonus Worksheet 


 Cost Reduction Statement 


 Site Plan Sheet 


 Floor Plan Sheet 







Cost Reduction Statement 


The proposed development project, involving the strategic redevelopment of the Acacia II and the 
Dutton Avenue Industrial Development sites, is designed to optimize land use and achieve cost 


 


Cost Savings from the Density Bonus 


units reallocated from the Dutton Avenue site and the original 26 units proposed at Acacia II. 


-sav  


 Local Economies: 


per-unit cost. 


  


 


 Reallocation of Residential Development: 
Dutton Avenue site to Acacia II, the project minimizes the need for additional residential 
infrastructure at Dutton Avenue, where the land use will be re-
Industrial . 


count is preserved while optimizing resource allocation. 


Cost Reductions and Project Viability 


-


conversion 
 


-







also contributes to sustained economic growth, making the project a valuable long-term 
 







City of Santa Rosa Planning & Economic Development Department www.srcity.org


This worksheet is to be used for density bonus projects in areas where neither the applicable 
General Plan Land Use Designation, nor the applicable Zoning District provide a maximum 
residential density standard. 
For projects in these locations, the maximum allowable residential density for a site shall be 
imputed on a project-by-project basis. The identified maximum residential density shall be used 
for calculating the applicable density bonus for the project. 


ESTABLISHING THE IMPUTED RESIDENTIAL DENSITY FOR THE SITE
To determine the imputed maximum residential density for a site with no residential density 
limits in the General Plan or applicable Zoning District, applicants shall submit the following: 


1. a “base project” design with no density bonus units or related density bonus incentives,
concessions, waivers, or reductions, that achieves the following:


a. substantially conforms to applicable Santa Rosa development standards and
design guidelines (without consideration of development incentives, concessions,
waivers, or reductions that may be received through density bonus provisions).


b. complies with building and fire codes
c. clearly identifies the residential and non-residential floor area, if applicable.


Residential floor area shall include living spaces and related utility, circulation,
and amenity areas.


2. a “density bonus” project design that identifies the below-market rate units provided to
establish eligibility for a density bonus, and the requested density bonus units. The
“density bonus” project design shall achieve the following:


a. substantial consistency with the setbacks and ceiling heights of the base project
(not including concessions/incentives/waivers/reductions).


b. clearly identifies the number and targeted income level for below market rate
units to establish eligibility for a density bonus.


c. clearly identifies the density bonus units in the project.
Staff shall verify that the “base project” meets the conditions outlined above and determine the 
imputed maximum residential density for the site by completing the attached worksheet.
Based on the imputed maximum residential density, staff shall confirm the eligible density bonus 
percentage based on the proposed density bonus project, and make a determination regarding 
the requested incentives and concessions, waivers and reductions. 







CITY OF SANTA ROSA
DENSITY BONUS WORKSHEET TO DETERMINE 
AN IMPUTED MAXIMUM RESIDENTIAL DENSITY 


City of Santa Rosa Planning & Economic Development Department www.srcity.org


WORKSHEET PROCESS: 
STEP ITEM EXAMPLE


A Identify the floor area dedicated to residential uses 15,000
sq. ft.


B Identify the proposed number of dwelling units in 
the “base project” prior to receiving any density 
bonus units


17
units


C Calculate Average Unit Size (  ÷ ), round down
to whole number 


As a project condition of approval, the average 
unit size must be maintained in the project 
unless a concession is granted otherwise.


882
sq. ft.


D Calculate average number of project units (A ÷ C), 
round down to whole number 17


units


E Define the number and income level of below 
market rate (BMR) units, round up to a whole 
number


3 
(low 


income)
F Determine percentage of BMR units relative to total 


units (E ÷ D), round up to a whole number 17%


G Calculate the eligible density increase (%) based 
on STEP F using Santa Rosa Zoning Code
§20-31.


30.5%


H Calculate the number of bonus units granted for the 
project (G x D), round up to a whole number 6 


units


I Determine the eligible number of incentives or
concessions based on STEP F and Zoning Code
§20-31


1 


J Review written request for incentives or concessions and
determine if it may be denied per Zoning Code §20-31.
and SDBL 65915(d)(1) 


K Review written request for waivers or reductions and determine 
whether it may be denied per Zoning Code §20-31. and
SDBL 65915(d)(1) 


XX


113


A/113


113


23


20%


35%


40


2
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Susie Murray, Supervising Planner City of Santa Rosa

Planning and Economic Development 100 Santa Rosa Avenue, Room 3 Santa Rosa, CA 95404 SMurray@srcity.org



Subject:	Acacia Lane Affordable Housing Project Dear Susie:

On behalf of PEP Housing, the Co-Applicant associated with the proposed senior affordable housing community expansion at 600 and 625 Acacia Lane (proposed project), Environmental Science Associates (ESA) has evaluated the applicability of a categorical exemption under the California Environmental Quality Act (CEQA) for the proposed project. Based on the findings of this review, we conclude that the project qualifies for statutory exemption from CEQA pursuant to CEQA Guidelines Section 15194 (Affordable Housing Exemption). A brief project description and detailed discussion of the exemption applicability are provided in this memo.

[bookmark: Project_Description]Project Description

PEP Housing (project applicant) proposes to construct an The Acacia II project (proposed project) would involve the development of a new affordable senior housing project, with resident services on a 1.84-acre site at 625 Acacia Lane in Santa Rosa CA. This new project will complete the build-out of a senior housing campus PEP Housing has been developing since 2007. The two developed and adjoining parcels contain three residential building with a total of 60 units. The new project will include eighty-one (81) one-bedroom units and one (1) two-bedroom Manager’s unit. The eighty-one residential units will be designed to provide an engaging and respectful living environment for low, very low, and extremely low-income seniors, ages 62 years and older. This new Acacia Lane project will be designed to provide dignity and the opportunity for seniors to live independent, active lives as they gracefully age-in-place.

This project incorporates various amenities for residents, typical to other PEP Housing projects. These amenities will include a community room with a full kitchen to accommodate gatherings and social interaction for the tenants. It will also include an adjoining small library and exercise space for the tenants, and in-building laundry facilities. This new PEP Housing development will also incorporate a “wellness center” where healthcare professionals and community members can provide medical, dental or community services necessary for seniors, including the senior veteran population. 

The project includes one four story residential building. A portion of the building will have parking below. The project will continue the style of the 2007 project which was fashioned after the small rural farm common to the Santa Rosa landscape in the past century. The project will be looped with a pedestrian foot path providing a safe exercise route, access to individual garden plots (victory gardens), and contemplative garden benches. 







Construction of the project would require the demolition of an existing single-story building within Parcel 2 and demolition of the existing parking area to the north of the southern project site driveway onto Acacia Lane.

The project would include the development of three surface parking lots, including: a 16-space lot in the southeast corner of Parcel 1, an 18-space lot on the southeast side of proposed Building 2, and a 30-space lot on the west side of proposed Building 2, which would connect to the existing parking area along the west side of the existing building within Parcel 2. The proposed project would use existing driveways onto Acacia Lane and would not add any new driveways.

The proposed development would mirror the architectural design and elevation of the adjacent property to the north, completed in 2021, ensuring a cohesive aesthetic throughout the community.

The project is designed to maximize land use efficiency while adhering to local zoning regulations. The site layout would integrate open spaces and pedestrian pathways, enhancing community connectivity and promoting a walkable environment, which is particularly beneficial for senior residents. Existing infrastructure would be utilized to support the project, with minimal impact on public services. The site is currently urbanized, with no significant natural habitats that would be disturbed by the construction activities.

[bookmark: CEQA_Statutory_Exemption_Applicability]CEQA Statutory Exemption Applicability

Article 12.5 of the CEQA Guidelines provides statutory exemptions for certain housing projects, including affordable housing projects. The following discussion provides a discussion of the project’s applicability to the affordable housing statutory exemption.

[image: ][image: ]Susie
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[bookmark: 15192_–_Threshold_Requirements_for_Exemp]15192 – Threshold Requirements for Exemptions for Affordable Housing

The Acacia Lane Affordable Housing Project must meet the threshold criteria outlined in Section 15192 to qualify for the statutory exemption. Table 1 evaluates the project's consistency with the threshold criteria set forth in Section 15192.



		TABLE 1: THRESHOLD REQUIREMENTS FOR EXEMPTION (SECTION 15192)



		Criteria

		Project Applicability

		Eligible?



		(a) The project must be consistent with: (1) Any applicable general plan, specific plan, or local coastal program, including any mitigation measures; and (2) Any applicable zoning ordinance, unless the zoning is inconsistent with the general plan because the property has not been rezoned to conform.

		(1) The project is consistent with the Santa Rosa General Plan and complies with the Medium Density Residential land use designation. It adheres to the city’s policies for infill development and affordable housing. (2) The project is consistent with the zoning ordinance. While the site is designated Low Density Residential (LDR), the project will utilize a density bonus to achieve the required density for affordable housing.

		Yes



		(b) Community-level environmental review has been adopted or certified.

		

		The Santa Rosa General Plan EIR (SCH# 2008102065) serves as the community-level environmental review and was certified in 2008.

		Yes



		(c) The project and other approved projects can be adequately served by existing utilities, and the applicant has committed to paying applicable fees.

		

		The project will install utility infrastructure connecting to existing city systems and upgrade storm drain and sewer infrastructure. Development impact fees will be paid prior to occupancy.

		Yes



		(d) The site does not contain wetlands, nor does it have ecological value for protected species.

		

		A biological resource assessment confirmed no wetlands or protected species. Nesting bird surveys will be conducted before construction, and tree removal is addressed through proper measures.

		Yes



		(e) The site is not listed as a hazardous waste site pursuant to Section 65962.5 of the Government Code.

		The site has no history of hazardous waste contamination according to the Phase I Environmental Site Assessment.

		Yes



		(f) The site has undergone a preliminary endangerment assessment.

		

		A Phase I ESA concluded there are no hazardous conditions or vapor encroachment risks affecting the site.

		Yes



		(g) The project does not affect any historical resources.

		

		No historical resources exist on the project site.

		Yes



		(h) The project site is not subject to wildland fire hazards unless provisions mitigate the risk.

		

		The site is outside the state-designated fire hazard zones, though fire safety measures will be implemented due to the site's location within the City’s Wildland Urban Interface (WUI).

		Yes



		(i) The project does not have a significant risk of fire or explosion from materials stored on nearby properties.

		

		The project site is surrounded by residential and commercial areas and does not pose a fire or explosion risk.

		Yes



		(j) The project does not pose a public health risk.

		

		The Phase I ESA found no contaminants posing a public health risk, and best management practices will be followed during construction.

		Yes



		(k) The project site is not within an earthquake fault zone, or mitigation is provided for seismic hazards.

		The site is not within an earthquake fault zone but will adhere to seismic safety standards in the Building Code.

		Yes



		(l) The project site is not subject to landslide, floodplain, or floodway hazards.

		The geotechnical study confirmed no landslide risks, and the site is outside flood hazard zones.

		Yes









		TABLE 1: THRESHOLD REQUIREMENTS FOR EXEMPTION (SECTION 15192)



		Criteria

		Project Applicability

		Eligible?



		(m) The project site is not developed open space.

		

		The site is designated Medium Density Residential in the General Plan and is vacant but not considered open space.

		Yes



		(n) The project site is not within a state conservancy.

		

		The site is not located within a state conservancy.

		Yes



		(o) The project has not been divided into smaller projects to qualify for the exemption.

		The project will be developed as one phase on a single site.

		Yes









Criteria for Affordable Housing Exemption (Section 15194)

Having met the threshold criteria, the Acacia Lane Affordable Housing Project also meets the specific exemption criteria outlined in Section 15194. Table 2 provides an evaluation of the project's consistency with the affordable housing exemption requirements.



		TABLE 2: THRESHOLD REQUIREMENTS FOR EXEMPTION (SECTION 15194)



		Criteria

		Project Applicability

		Eligible?



		(a) The project meets the threshold criteria set forth in section 15192.

		

		(a) See Table 1 above.

		Yes



		(b) The project site is located on a one-acre site and is therefore not on a site that is more than five acres in area.

		(b) The project site is located on a one-acre site and is therefore not on a site that is more than five acres in area.

		Yes



		(c) The project meets both of the following requirements (requirement 1 and 2) regarding location. The applicable criteria are denoted in bold below.

(1) The project meets one of the following location requirements relating to population density:

(A) The project site is located within an urbanized area or within a census-defined place with a population density of at least 5,000 persons per square mile.

(B) If the project consists of 50 or fewer units, the project site is located within an incorporated city with a population density of at least 2,500 persons per square mile and a total population of at least 25,000 persons.

(C) The project is located within either an incorporated city or a census defined place with a population density of at least 1,000 persons per square mile and there is no reasonable possibility that the project would have a significant effect on the environment or the residents of the project due to unusual circumstances or due to the related or cumulative impacts of reasonably foreseeable projects in the vicinity of the project.

(2) The project meets one of the following site-specific location requirements:

(A) The project site has been previously developed for qualified urban uses; or

(B) The parcels immediately adjacent to the project site are developed with qualified urban uses.

		(b) The project meets requirement 1B and 2B, and as such meets both of the requirements specified in Section 15194(c) of the CEQA Guidelines as follows: Requirement 1B applicability: The project consists of 32 units and is located within incorporated city limits. Santa Rosa is approximately 41.5 square miles and has a population of approximately 178,127 people. This equates to a population density of 4,293 people per square mile. Since the project proposes fewer than 50 units and is located within an incorporated city with a population density of at least 2,500 people per square mile, this criterion is met.



Requirement 2B applicability: The CEQA Guidelines define “qualified urban use” as any residential, commercial, public institutional, transit or transportation passenger facility, or retail use, or any combination of those uses. As the project site is immediately adjacent to residential uses, which are considered a qualified urban use, this criterion is met.

		Yes











TABLE 2: THRESHOLD REQUIREMENTS FOR EXEMPTION (SECTION 15194)



		Criteria

		Project Applicability

		Eligible?



		(C) The project site has not been developed for urban uses and all of the following conditions are met:

1. No parcel within the site has been created within 10 years prior to the proposed development of the site.

2. At least 75 percent of the perimeter of the site adjoins parcels that are developed with qualified urban uses.

(D) The existing remaining 25 percent of the perimeter of the site adjoins parcels that have previously been developed for qualified urban uses.



		(c) The project meets both of the following requirements regarding provision of affordable housing.

(1) The project consists of the construction, conversion, or use of residential housing consisting of 100 or fewer units that are affordable to low-income households.

(2) The developer of the project provides sufficient legal commitments to the appropriate local agency to ensure the continued availability and use of the housing units for lower income households for a period of at least 30 years, at monthly housing costs deemed to be “affordable rent” for lower income, very low income, and extremely low income households, as determined pursuant to Section 50053 of the Health and Safety Code.

		(c) The project meets the provision of affordable housing as follows:

(1) The project proposes construction of 32 residential housing units, which is fewer than 100 units, and all units will be provided to low-income households, specifically those 30-60% below the area median income (AMI) in Sonoma County.

(2) The developer of the project provides sufficient legal commitments to the appropriate local agency to ensure the continued availability and use of the housing units for lower income households for a period of at least 30 years per IZO Section 27.090, at monthly housing costs deemed to be “affordable rent” for lower income, very low income, and extremely low income households, as determined pursuant

to Section 50053 of the Health and Safety Code.

		Yes











[bookmark: Conclusion]Conclusion

As provided above, the proposed project qualifies for statutory exemption pursuant to CEQA Guidelines Section 15194 (Affordable Housing). As such, no further environmental analysis is required.

[image: ]Sincerely,







Saba Asghary Project Manager
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		OUR COMMITMENT TO SUSTAINABILITY  |  ESA helps a variety of public and private sector clients plan and prepare for climate change and emerging regulations that limit GHG emissions. ESA is a registered assessor with the California Climate Action Registry, a Climate Leader, and founding reporter for the Climate Registry. ESA is also a corporate member of the U.S. Green Building Council and the Business Council on Climate Change (BC3). Internally, ESA has adopted a Sustainability Vision and Policy Statement and a plan to reduce waste and energy within our operations. This document was produced using recycled paper. 
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[bookmark: _Toc177031434]Introduction and Background

The proposed action is the approval of a general plan amendment and rezone to allow for the development of industrial uses on a 6-acre site located at 3150 Dutton Avenue in Santa Rosa, CA. The site is identified by Assessor’s Parcel Number (APN) 043-133-013. The project involves a General Plan Amendment (GPAM) to change the land use designation from Medium Density Residential (8-18 units/acre) to General Industrial, facilitating the development of industrial facilities. 

Location and Site Characteristics

The project site is located in the City of Santa Rosa within Sonoma County and spans approximately 6 acres. The property is currently vacant but has an approved plan for an 86-unit affordable housing project. The approved residential project included a mix of one, two, and three-bedroom units, along with associated on-site amenities. Surrounding land uses include commercial, warehouse, and industrial uses to the north, south, and west, while residential uses are located to the east, separated from the site by the Sonoma-Marin Area Rail Transit (SMART) tracks. The site is currently zoned as Medium Density Residential, and the existing General Plan designation is also Medium Density Residential.

[bookmark: _Toc177031435]Proposed Entitlements

General Plan Amendment and Zoning Change

The proposed application includes the development and operation of warehouse industrial facility at the project site that would be within the range of allowable uses, facility size, and operational density for the General Industrial general plan land use designation for the project site, in conformance with the proposed General Plan Amendment. The proposed zoning change would be to IG (General Industrial). For this analysis, an illustrative development (“proposed project”) is provided to assist in conceptualizing development of a facility consistent with the general plan land use and zoning designations intended for the site. The proposed project would be a high box warehouse industrial facility that would have a maximum height of 55 feet. To provide for the required setbacks for the project site, the proposed project would have a maximum square footage of approximately 99,800 square feet.

The project also involves a density swap, which reallocates residential density from this site to another location within the city. This process allows for industrial use at this site, which is better suited to the surrounding area, while ensuring that the city’s housing obligations are met elsewhere. The density swap supports the city’s strategic land use goals by optimizing the use of industrial-zoned land while maintaining overall housing density requirements. As a proposed entitlement, the swap ensures that the project aligns with broader city objectives related to housing and industrial development.

NOTES TO REVIEWER: 
(1)  Vehicle Parking is based on the 1/700 s.f. ratio from City Code
(2)  Permitted uses are derived from the City zoning code Table 2-10

The proposed project would provide at least 143 vehicle parking spaces in compliance with the City’s Parking and Loading Standards (§20-36.040) for Industrial land uses, which requires 1 vehicle space for each 700 square feet, or as determined by a conditional use permit). At least five of the proposed vehicle spaces would be disabled spaces, in compliance with City Code §20-36.060. Additionally, at least 15 bicycle parking spaces would be included.

 Potential uses of the proposed project could include various industrial activities allowed within the General Industrial zone, such as manufacturing, processing, and wholesale distribution. Specific uses may range from artisan manufacturing to community care facilities or broadcasting studios, depending on market demand and future ownership decisions. The uses would be those that do not require a conditional use permit (CUP) or minor conditional use permit (MUP), and that are not subject to specific use regulations or requirements. Potential uses of the proposed project could include the following:

INDUSTRY, MANUFACTURING & PROCESSING, WHOLESALING

· Artisan/craft product manufacturing

· Brewery – Production

· Cannabis – Testing Laboratory

· Community Care Facilities – 6 or fewer clients

· Laundry, dry cleaning plant

· Printing and publishing

· Winery – Boutique

· Winery – Production

RECREATION, EDUCATION, & PUBLIC ASSEMBLY USES

· Commercial recreation facility - Indoor

RETAIL TRADE

· Accessory retail uses

SERVICES – General

· Catering service

· Maintenance – Client site services

TRANSPORTATION, COMMUNICATIONS & INFRASTRUCTURE

· Broadcasting studio

[bookmark: _Toc177031436]Project Construction

For the purpose of this analysis development of the Project would be anticipated to take approximately 320 construction workdays and would be completed in a single construction phase. Construction is expected to occur over an 18-month period, with the exact start date to be determined by the future property owner.

[bookmark: _Toc177031437]Regulatory Context

[bookmark: _Toc177031438]City of Santa Rosa General Plan 2035

The project site is governed by the City of Santa Rosa General Plan 2035, which was adopted by the City on November 3, 2009, and updated in October of 2020. The primary purpose of the General Plan is to address issues related to physical development, growth management, transportation services, public facilities, community design, energy efficiency, greenhouse gas reduction strategies, and conservation of resources in the Planning Area.[footnoteRef:2] The City of Santa Rosa prepared an Environmental Impact Report for the Santa Rosa General Plan 2035. The Santa Rosa General Plan 2035 EIR (2035 GP EIR) evaluated the physical environmental effects of development pursuant to implementation or buildout of the Santa Rosa General Plan 2035. The 2035 GP EIR identified five impacts from implementation of the General Plan as being significant and unavoidable, including increased traffic volumes and delay (Impact C-1), increased motor vehicle traffic on Highway 101 (Impact C-6), conflict with implementation of the Bay Area Ozone Strategy resulting from increased population and VMT (Impact D-1), conflict with goals for reducing greenhouse gas emissions or  the generation of greenhouse gas emissions (Impact D-5), and cumulatively significant inconsistency with the 2005 Bay Area Ozone Strategy (Impact D-6). All other potential impacts were determined to result in no impact, less than significant impacts, or less than significant impacts with implementation of mitigation. [2:  	City of Santa Rosa, 2020, Santa Rosa General Plan; 1 Introduction. Page 1-3. ] 


[bookmark: _Toc177031439]2018 Dutton Avenue Development Project IS/MND

The Dutton Avenue Development Project Initial Study/Mitigated Negative Declaration, approved in 2018 by the City of Santa Rosa, includes an analysis of the potential environmental impacts which could result from implementation of the Dutton Avenue Development Project. The approved 3150 Dutton Avenue development includes a multi-family residential community consisting of 107 apartment units. The apartments include 33 one-bedroom, 64 two-bedroom, and 10 three-bedroom units within five buildings. Ancillary on-site uses consist of a leasing office/internet café, club house, community kitchen, wine storage, fitness center, outdoor recreation area including a swimming pool, BBQ area, fireplace, as well as bocce ball court and community garden. 

The IS/MND determined that the project would not result in potentially significant impacts that cannot be mitigated to a level of non-significance. Mitigation was included to reduce potential impacts related to Noise and Transportation. 


Figure 1	Regional Context




Figure 2	Project Vicinity




Figure 3	Project Site
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In the case of a discretionary approval by the City concerning changes to a project for which the City has previously adopted a negative declaration, as here, the City must determine whether, in light of the proposed changes to the project, the environmental analysis in the original 2018 Dutton Avenue Development IS/MND remains relevant because it retains some informational value, and, if so, whether further environmental review is required under the California Environmental Quality Act (CEQA). (Pub. Resources Code, section 21166.) The proposed project would introduce minor modifications to the previously approved development. The Dutton Avenue Development IS/MND is relevant, and the discussion below examines the issue of whether new impacts are present. 

As described in CEQA Guidelines section 15164, a lead agency shall prepare an addendum to an adopted negative declaration if some changes or additions are necessary but none of the conditions identified in CEQA Guidelines section 15162 calling for the preparation of further environmental review have occurred. The standards for subsequent or supplemental environmental review are set forth in CEQA Guidelines section 15162, which provides that when an EIR has been certified or a negative declaration adopted for a project, no subsequent EIR shall be prepared for that project unless the lead agency determines, on the basis of substantial evidence in the light of the whole record, one or more of the following:

1. Substantial changes are proposed in the project which will require major revisions of the previous EIR or MND due to the involvement of new significant environmental effects or a substantial increase in the severity of previously identified significant effects.

2. Substantial changes occur with respect to the circumstances under which the project is undertaken which will require major revisions of the previous EIR or MND due to the involvement of new significant environmental effects or a substantial increase in the severity of previously identified significant effects; or

3. New information of substantial importance, which was not known and could not have been known with the exercise of reasonable diligence at the time the previous EIR was certified as complete or the MND was adopted, shows any of the following: 

a. The project will have one or more significant effects not discussed in the previous EIR or MND;

b. Significant effects previously examined will be substantially more severe than shown in the previous EIR or MND;

c. Mitigation measures or alternatives previously found not to be feasible would in fact be feasible, and would substantially reduce one or more significant effects of the project but the project proponents decline to adopt the mitigation measure or alternative; or 

d. Mitigation measures or alternatives which are considerably different from those analyzed in the previous EIR or MND would substantially reduce one or more significant effects on the environment, but the project proponents decline to adopt the mitigation measure or alternative.

Based on the analysis in this Addendum, the City has determined that the proposed project changes would not result in any new significant adverse impacts, nor an increase in the severity of significant adverse impacts previously identified in the 2018 IS/MND prepared for the Dutton Avenue Development. The proposed project would not require the adoption of any considerably different mitigation measures or alternatives. The analysis in this Addendum demonstrates that there would be no new or more severe impacts than previously evaluated and disclosed in the 2018 IS/MND. Therefore, this Addendum is the appropriate form of environmental review required under CEQA. This Addendum has been prepared to satisfy the requirements of CEQA Guidelines sections 15164 and 15162. 

Differences in the potential impacts associated with the proposed project relative to those previously described in the 2018 IS/MND are discussed below. Each Environmental issue area is presented in the order in which it is presented in the 2018 IS/MND.
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		Issues (and Supporting Information Sources):

		Any New Circumstances Involving New Significant Impacts or Substantially More Severe Impacts?

		Any New Information of Substantial Importance?



		1.	AESTHETICS — Except as provided in Public Resources Code Section 21099, would the project:



		a)	Have a substantial adverse effect on a scenic vista?

		No

		No



		b)	Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings, and historic buildings within a state scenic highway?

		No

		No



		c)	In non-urbanized areas, substantially degrade the existing visual character or quality of public views of the site and its surroundings? (Public views are those that are experienced from publicly accessible vantage point). If the project is in an urbanized area, would the project conflict with applicable zoning and other regulations governing scenic quality?

		No

		No



		d)	Create a new source of substantial light or glare which would adversely affect daytime or nighttime views in the area?

		No

		No



		

		

		





Discussion

The Aesthetics section of the 2018 Dutton Avenue Development IS/MND described existing visual and aesthetic resources in the project site and evaluated potential impacts of project buildout. 

The 2018 IS/MND analyzed the aesthetic impacts from development of the previously approved project. The City determined that implementation of the Dutton Avenue Development Project would not result in a substantial negative change to the visual character of the project area, degrade or displace a scenic vista or have an adverse effect on scenic resources, or create a new source of substantial light or glare. The previously approved project would adhere to uniformly applied development policies and standards set forth in the General Plan and the City of Santa Rosa Design Guidelines that are designed to protect views of important scenic resources, protect the existing visual character and quality of the City, and limit new sources of light and glare. Consequently, the effects of the 2018 project, as analyzed in the 2018 IS/MND, on scenic resources would be a less-than-significant impact. 

Scenic Vistas and Scenic Resources

The proposed land use changes could involve the development of an industrial facility, which could include potential uses such as warehouses, manufacturing units, and distribution centers, aligning with the proposed General Plan amendment and zoning change from Medium Density Residential to General Industrial. The proposed project would not exceed height, massing, or floor-are-ratio limitations imposed by such designations. As described in the 2018 IS/MND, the project site is not located within a designated scenic corridor or scenic vista area and is not neighboring any scenic resources, including rock outcropping or historic buildings. The project site is also not located along a scenic highway. Therefore, the proposed project would have a less-than-significant impact on scenic vistas and resources.

Visual Character

As described above, development pursuant to the proposed land use changes would not exceed height, massing, or floor-area-ratio limitations imposed on the project site , nor would it conflict with applicable regulations governing scenic quality. Project development would adhere to the maximum height of 50 feet, with a floor-area ratio of 0.5, ensuring that the development remains consistent with the surrounding industrial context and complies with all relevant design guidelines. Further, as described in the 2018 IS/MND, the project site is located between the Oak Manor Industrial Park and another similar-sized industrial park, with vacant land and Storage Master Self Storage across Dutton Avenue to the west, and multi-family housing to the east. The project would be a similar development to the industrial uses to the north, south, and west of the project site and would not be inconsistent with the building design and aesthetic of other surrounding industrial uses.  The proposed project would align with other industrial uses in the area and would be consistent with the proposed General Plan land use designation and zoning  for the site. Given that the proposed project is subject to design review and must therefore demonstrate superior design, the proposed project would have a similarly less-than-significant impact on the existing visual character and quality of the site and its surroundings. 

Light and Glare

The 2018 IS/MND assessed whether the approved project would result in a significant new source of light and glare within the project area, and did not identify any significant impacts related to adversely affecting day or nighttime views of the area. The proposed project would develop industrial uses onsite that would replace the existing vacant lot. The project would include new sources of light and glare, intended to provide visibility along walkways and driveways for safety purposes. Project elements would be designed to minimize release of fugitive light and effects on nighttime views in the project area, consistent with City design standards and General Plan Policy UD-A-5. The project would not create a new source of substantial light in the project area. Thus, project impacts related to nighttime light would be similarly less than significant. 

The proposed project would not include reflective exterior surfaces which could be a source of glare. Building materials are anticipated to be non-reflective and designed to minimize potential glare. The selection of materials will prioritize durability and functionality typical of industrial developments, such as metal panels, concrete, or other non-glossy finishes. These materials will help ensure that the project does not introduce significant glare into the surrounding area. Thus, the proposed project would not be a new source of glare effects that would have a substantial impact on the project area. As was concluded for glare effects in the 2018 IS/MND, the proposed project would also have a less-than-significant impact related to glare effects. 

Conclusion

Consequently, the proposed project would not have any new significant effects that were not discussed in the 2018 IS/MND or increase the severity of impacts discussed therein. The proposed project would not make feasible mitigation measures that were found to be infeasible in the 2018 IS/MND. Further, there are no mitigation measures that were not considered in the 2018 IS/MND, that would more substantially reduce the potential effects of the proposed project on aesthetics, light, and glare. For these reasons, impacts related to aesthetics, light, and glare from the proposed project would not require further environmental review. 
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		Issues (and Supporting Information Sources):

		Any New Circumstances Involving New Significant Impacts or Substantially More Severe Impacts?

		Any New Information of Substantial Importance?



		2.	 AGRICULTURE AND FORESTRY RESOURCES— Would the project:

		

		



		a)	Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance (Farmland), as shown on the maps prepared pursuant to the Farmland Mapping and Monitoring Program of the California Resources Agency, to non-agricultural use?

		No

		No



		b)	Conflict with existing zoning for agricultural use, or a Williamson Act contract?

c)     Conflict with existing zoning for, or cause rezoning of, forest land (as defined in Public Resources Code section 12220(g)), timberland (as defined by Public Resources Code section 4526), or timberland zoned Timberland Production (as defined by Government Code section 51104(g))? 

d)     Result in the loss of forest land or conversion of forest land to non-forest use?

e)     Involve other changes in the existing environment which, due to their location and nature, could result in conversion of Farmland, to non-agricultural use or conversion of forest land to non-forest use?

		No





No



No





No

		No





No



No





No



		

		

		





Discussion

As was identified in the 2018 Dutton Avenue Development IS/MND, the project site does not contain soil designated as Important Farmland (i.e., Prime Farmland, Unique Farmland, or Farmland of Statewide Importance). The site is not zoned for agricultural uses, and there are no Williamson Act contracts that affect the project site or would be affected by development and operation of the proposed project. No existing agricultural or timber-harvest uses are located on or in the vicinity of the project site. The 2035 General Plan does not identify any Agricultural land within the city limits or the Urban Growth Boundary (UGB). The project site is within the city limits, as is the surrounding lands. 

The 2018 Dutton Avenue Development IS/MND concluded that impacts to agricultural and forestry resources resulting from the approved project would be less than significant, as they relate to the loss of important farmland or conflicts with any agricultural uses in the area. The proposed project would be consistent with these conclusions and would not introduce any new significant impacts related to the development or elimination of agricultural or forestry resources. The proposed project would have no impact on farmland or forestry resources. 

Conclusion

Consequently, the proposed project would not have any significant effects that were not discussed in the 2018 IS/MND or increase the severity of impacts discussed therein. The proposed project would not make feasible mitigation measures that were found to be infeasible in the 2018 IS/MND. Further, there are no mitigation measures that were not considered in the 2018 IS/MND, that would more substantially reduce the potential effects of the proposed project on agriculture and forestry resources. For these reasons, impacts related to agriculture and forestry resources from the proposed project would not require further environmental review. 
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		Issues (and Supporting Information Sources):

		Any New Circumstances Involving New Significant Impacts or Substantially More Severe Impacts?

		Any New Information of Substantial Importance?



		3.	AIR QUALITY — 
Where available, the significance criteria established by the applicable air quality management district or air pollution control district may be relied upon to make the following determinations. Would the project:

		No

		No



		a)	Conflict with or obstruct implementation of the applicable air quality plan?

		No

		No



		b)	Result in a cumulatively considerable net increase in any criteria pollutant for which the project region is non-attainment under an applicable federal or state ambient air quality standard (including releasing emissions which exceed quantitative thresholds for ozone precursors)?

		No

		No



		c)	Expose sensitive receptors to substantial pollutant concentrations?

		No

		No



		d)	Result in other emissions (such as those leading to odors) adversely affecting a substantial number of people? 

		No









		No













Discussion

The 2018 Dutton Avenue Development IS/MND concluded that development of the project site with residential uses would result in less-than-significant impacts related to air quality. Specifically, the project site is located within the San Francisco Bay Area Air Basin and is governed by the Bay Area Air Quality Management District (BAAQMD). The approved project would be consistent with the BAAQMD Clean Air Plan, as it is within the operational criteria pollutant screening size for residential development. The previously approved project would not expose the community to greater health risks stemming from exposure to air pollutants and would assist in reducing greenhouse gas emissions through its inclusion of green building design measures and the incorporation of all applicable Santa Rosa Climate Action Plan policies. 

The 2018 IS/MND also determined that the project would not exceed construction-related impacts, nor would it expose sensitive receptors to substantial pollutant concentrations. It was concluded the previously approved project is unlikely  to generate any sources of significant odors that would cause complaints from surrounding users. Furthermore, any potential use would be required to comply with all applicable City, state, and Federal regulations as part of standard permitting procedures. 

Standard Conditions of Approval

Although the approved project would fall below the significance thresholds established by the BAAQMD, the IS/MND incorporated the following Standard Conditions of Approval (COA) to the project conditions to ensure compliance with Best Management Practices: 

· COA AQ-1: All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, and unpaved access roads) shall be watered two times per day and/or toxic soil stabilizers shall be applied.

· COA AQ-2: All haul trucks transporting soil, sand, or other loose material off-site shall be covered.

· COA AQ-3: All visible mud or dirt tracked –out onto adjacent public roads shall be swept daily.

· COA AQ-4: All roadways, driveways, and sidewalks to be paved shall be completed as soon as possible.

· COA AQ-5: Building pads shall be laid as soon as possible after grading unless seeding or soil binders are used.

· COA AQ-6: Idling times shall be minimized either by shutting equipment off when not in use or reducing the maximum idling time to 5 minutes (as required by the California airborne toxics control measure Title 13, Section 2485 of California Code of Regulations [CCR]). Clear signage shall be provided for construction workers at all access points.

· COA AQ-7: All construction equipment shall be maintained and properly tuned in accordance with manufacturer’s specifications.  All equipment shall be checked by a certified mechanic and determined to be running in proper condition prior to operation.

· COA AQ-8: A publicly visible sign shall be posted with the telephone number and contact information for the designated on-site construction manager available to receive and respond to dust complaints.  This person shall report all complaints to the City of Santa Rosa and take immediate corrective action as soon as practical but not more than 48 hours after the complaint is received.  The BAAQMD’s phone number shall also be visible to ensure compliance with applicable regulations.



No additional Standard Conditions of Approval or mitigation measures were required, and impacts to air quality were concluded to be less than significant. Impacts resulting from the proposed project are discussed below. 

Short-Term Emissions

As was concluded for the previously approved project, the proposed project would not result in significant construction-related impacts nor expose sensitive receptors to substantial pollutant concentrations. The volume of construction trips and materials would be similar to what was originally proposed under the approved project. Additionally, the proposed project would comply with the construction Best Management Practices listed above to reduce potential air quality impacts from construction activities. No further mitigation measures or Standard Conditions of Approval would be required to reduce impacts, which would remain less than significant. 

Long-Term Emissions

The proposed industrial project would not increase operational air quality impacts beyond those identified in the previously approved project. The residential project was determined to be consistent with the BAAQMD Clean Air Plan and would assist in the reduction of greenhouse gas emissions through the incorporation of green building design measures and Santa Rosa Climate Action Plan policies. The majority of project emissions from the approved project would be the result of mobile emissions from vehicle trips by residents of the approved project. 

Similarly for the proposed industrial project, operational air emissions would be generated primarily through mobile emissions from automobile trips to and from the site. As determined by the ITE 11th Edition Trip Generation Manual, the proposed project would generate approximately 337 daily trips under industrial uses, significantly fewer than the 712 daily trips projected for the previously approved residential use (2018 Project), as described in the 2018 IS/MND. As compared to the previously approved residential use, the proposed project would have a reduced operational impact due to the lower volume of vehicle trips. Therefore, the impact would remain less than significant. 

Conclusion

The proposed project would not alter the impact conclusions for air quality relative to those discussed in the 2018 IS/MND. The changes introduced by the proposed project, along with any new circumstances relevant to it, would not result in new significant impacts compared to those discussed in the 2018 IS/MND. Furthermore, there is no new information of substantial importance showing that the proposed project would have one or more significant effects not previously discussed or that any previously examined significant effects would be substantially more severe than significant effects shown in the 2018 IS/MND. Additionally, there is no new information of substantial importance showing (i) that mitigation measures or alternatives previously found not to be feasible would in fact be feasible, and would substantially reduce one or more significant effects of the project, but the project proponents declined to adopt the mitigation measure or alternative or (ii) that mitigation measures or alternatives considerably different from those analyzed in the 2018 IS/MND would substantially reduce one or more significant effects, but the proponents decline to adopt the mitigation measure or alternative. For these reasons, impacts to air quality from the proposed project would not require further environmental review.
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		Issues (and Supporting Information Sources):

		Any New Circumstances Involving New Significant Impacts or Substantially More Severe Impacts?

		Any New Information of Substantial Importance?



		4.	BIOLOGICAL RESOURCES — Would the project:

		

		



		a)	Have a substantial adverse effect, either directly or through habitat modifications, on any species identified as a candidate, sensitive, or special status species in local or regional plans, policies, or regulations, or by the California Department of Fish and Wildlife or U.S. Fish and Wildlife Service?

		No

		No



		b)	Have a substantial adverse effect on any riparian habitat or other sensitive natural community identified in local or regional plans, policies, regulations, or by the California Department of Fish and Wildlife or U.S. Fish and Wildlife Service?

		No

		No



		c)	Have a substantial adverse effect on state or federally protected wetlands (including, but not limited to, marsh, vernal pool, coastal, etc.) through direct removal, filling, hydrological interruption, or other means?

d)     Interfere substantially with the movement of any native resident or migratory fish or wildlife species or with established native resident or migratory wildlife corridors, or impede the use of native wildlife nursery sites?

e)     Conflict with any local policies or ordinances protecting biological resources, such as a tree preservation policy or ordinance?

f)      Conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community Conservation Plan, or other approved local, regional, or state habitat conservation plan?

		No



No





No



No

		No



No





No



No



		

		

		





Discussion

Sensitive Natural Communities

 Biological baseline summaries, impact evaluations, a letter, and a Biological Resource Assessment were prepared for the previously approved project and utilized in the 2018 IS/MND analysis. According to these reports, the vegetation throughout the project site is almost exclusively non-native upland weeds and grasses with no other trees or any other significant woody vegetation onsite. No rare, endangered, or otherwise sensitive plant species were found onsite during any of the field surveys performed for the previously approved project. The site is heavily dominated by an assortment of common non-native annual grasses and weeds, with almost no remaining native vegetation. The analysis determined that no natural habitats or plant communities remain onsite, as the area supports a dense carpet of non-native grasses and weeds. 

Project site conditions have not changed since the 2018 IS/MND analysis. The proposed project development footprint would be the same as the previously approved project resulting in the site being fully developed. As a result, there would be no new findings related to sensitive natural communities. The impact would remain less than significant under the proposed project. 

Wetlands

The project site was surveyed for possible wetland conditions as part of the 2018 IS/MND analysis. The survey identified small wetland feature consisting of 0.037 acres of seasonally wet swale habitat, as determined by the Army Corps of Engineers to be “jurisdictional.” This wetland feature was determined to provide almost no measurable wetland resource value and provide no suitable habitat for any regionally known listed species, plant, or wildlife. Given the absence of any significant biological resources present onsite, no related mitigation measures or formal wetland or sensitive species permitting were deemed necessary.

The existing wetland feature has not changed since the analysis for the previously approved project. As a result, the impact from the proposed project would be consistent with the conclusion of the 2018 IS/MND. 

Special Status Species

The project site was previously surveyed for rare plant occurrences. As a result, no rare, endangered, or otherwise sensitive plant species were found onsite, and no such species have been historically reported at the project site by the California Native Plant Society (CNPS) or the California Natural Diversity Data Base (CNDDB). Further, the 2018 IS/MND concluded that the approved project would not result in “take” of the threatened California Tiger Salamander (CTS), as the site lacks potential breeding habitat and is isolated from areas known or suspected to support CTS. No other sensitive species were identified as having the potential to occur. 

The proposed project would not result in any impacts to special status plant or animal species beyond what was previously determined for the approved project. 

Native resident or migratory species

As described in the 2018 IS/MND, the project site and surrounding properties are without significant vegetative cover that would provide a natural habitat for native resident or migratory wildlife species. Additionally, the site is not located within an established wildlife corridor. However, the existing grasses on the site may provide minimal habitat value for ground-nesting bird species. Although this potential impact is not considered significant, the application of a Standard Condition of Approval (COA) requiring preconstruction surveys was concluded to address any potential impact on ground-nesting birds. The proposed project would be assumed to be subject to and comply with this COA, listed below, to reduce potential impacts to any native resident or migratory species consistent with General Plan Policy OSC-D-3.

Standard Conditions of Approval

Pre-construction surveys will be conducted no more than 14 days prior to the start of construction or ground disturbing activities if the activities occur during the nesting season (February 1 to August 15). These surveys will be repeated at 30-day intervals until construction has started. Active nests will be identified, located, and described and protective measures will be implemented. These protective measures will include the establishment of clearly delineated (i.e., Visi-barrier, orange construction fencing) exclusion zones around each nest site. The active nest sites within exclusion zones will be monitored on a weekly basis throughout the nesting season to identify any signs of disturbance or nest abandonment. The barriers will remain in place until the young have fledged and are foraging independently or until the nest is no longer active.



Conflict with Policies, Ordinances, or Adopted Plans

As was identified in the 2018 IS/MND, there are no trees on the project siter. Similar to the previously approved project, the proposed project would not conflict with any local policies or ordinances protecting biological resources, such as a tree preservation policy or ordinance or adopted conservation plans. 

Conclusion

The proposed project would not alter the impacts to biological resources, relative to those discussed in the 2018 IS/MND. The changes introduced by the proposed project and/or new circumstances relevant to the project would not, when compared to the 2018 IS/MND, result in a new significant impact or substantially more severe impacts than those previously disclosed. In addition, there is no new information of substantial importance showing that the proposed project would have one or more significant effects not previously discussed, or that any previously examined significant effects would be substantially more severe than indicated in the 2018 IS/MND. Furthermore, there are no new mitigation measures beyond those identified in the 2018 IS/MND that would more substantially reduce the potential effects of the proposed project on biological resources, nor are there previously identified mitigation measures that were found to be infeasible in the 2018 IS/MND but are now feasible. For these reasons, impacts to biological resources from the proposed project would not require further environmental review.






[bookmark: _Toc177031445]Cultural Resources

		Issues (and Supporting Information Sources):

		Any New Circumstances Involving New Significant Impacts or Substantially More Severe Impacts?

		Any New Information of Substantial Importance?



		5.	CULTURAL RESOURCES — Would the project:

		

		



		a)	Cause a substantial adverse change in the significance of a historical resource pursuant to § 15064.5?

		No

		No



		b)	Cause a substantial adverse change in the significance of an archaeological resource pursuant to § 15064.5?

		No

		No



		c)	Disturb any human remains, including those interred outside of formal cemeteries?

		No

		No



		

		

		





Discussion

The 2018 Dutton Avenue Development IS/MND concluded that the previously approved residential project would have a less-than-significant impact related to cultural resources. To support this analysis, a Historical Resources Study by Origer & Associates was completed on March 6, 2017 to aid the IS/MND analysis. This study found no cultural resources identified onsite. Furthermore, any potential for the approved project to impact archaeological and cultural resources would be reduced through the application of Standard Conditions of Approval (COA) and Uniformly Applied Development Policies including CUL-1 addressing Archaeological Resources and CUL-1 addressing Human Remains. Impacts on cultural resources of the proposed industrial project are discussed below. 

Historical Resources

As described above, a Historical Resources Study prepared for the previously approved project revealed that no historical resources exist on the project site. The study indicated that lands within the vicinity of the project site had been previously surveyed and that no identified historical resources were likely to extend into the project area. There were no reported ethnographic sites within a quarter mile of the study area, and none of the isolated artifacts discovered would constitute historical resources. As the proposed project has not been modified since the Historical Resources Study was performed, the impacts related to historical resources would be consistent with what was previously analyzed. The proposed project would not affect any existing historical resources, and the impact would be less than significant. 

Archaeological Resources and Human Remains

The 2018 IS/MND determined that there would be a possibility for the presence of buried archaeological deposits at the project site, and accidental discovery could occur as a result of construction activities. However, to mitigate this risk, as well as the possibility of discovering human remains, the IS/MND included the application of uniformly applied development policies through Standard Conditions of Approval. These conditions were designed to address the potential for encountering archaeological resources or human remains during construction, ensuring that any such discoveries would be managed in compliance with applicable regulations and cultural resource protection protocols.

The proposed project would encounter the same potential for accidental discovery as the approved residential project, and would therefore adhere to the actions pursuant to implementation of General Plan policies HP-A-2, HP-A-3, and HP-A-5, as listed below: 

CUL-1 Archaeological Resources

If archaeological remains are uncovered, work at the place of discovery should be halted immediately until a qualified archaeologist can evaluate the finds. Prehistoric archaeological site indicators include: obsidian and chert flakes and chipped stone tools; grinding and mashing implements (e.g., slabs and handstones, and mortars and pestles); bedrock outcrops and boulders with mortar cups; and locally darkened midden soils. Midden soils may contain a combination of any of the previously listed items with the possible addition of bone and shell remains, and fire affected stones. Historic period site indicators generally include: fragments of glass, ceramic, and metal objects; milled and split lumber; and structure and feature remains such as building foundations and discrete trash deposits (e.g., wells, privy pits, dumps).

CUL-2 Human Remains

If human remains are encountered, all activities in the immediate vicinity of the find and with an adequate buffer zone will be halted and, in accordance with California Health and Safety Code Section 7050.5, the County Coroner will be notified and permitted to assess the remains. Further, pursuant to California Public Resources Code Section 5097.98(b) remains shall be left in place and free from disturbance until a final decision as to the treatment and disposition has been made. If the County Coroner determines the remains to be Native American, the Native American Heritage Commission shall be contacted within a reasonable timeframe. Subsequently, the Native American Heritage Commission shall identify the “most likely descendant.” The most likely descendant shall then make recommendations and engage in consultation concerning the treatment of the remains as provided in Public Resources Code 5097.98.

Compliance with these development policies would ensure that any encountered materials or remains are handled appropriately, resulting in a less-than-significant impact to these resources. 

Conclusion

The proposed project would not alter the impacts to cultural resources relative to those discussed in the 2018 IS/MND. Changes introduced by the proposed project and/or new circumstances relevant to the project would not, as compared to the 2018 IS/MND result in a new significant impact or significant impacts that are substantially more severe than significant impacts previously disclosed. In addition, there is no new information of substantial importance showing that the proposed project would have one or more significant effects not previously discussed or that any previously examined significant effects would be substantially more severe than significant effects shown in the 2018 IS/MND. Further, there are no new mitigation measures beyond those identified in the 2018 IS/MND that would more substantially reduce the potential effects of the proposed project on cultural resources or mitigation measures that were previously found to be infeasible in the 2018 IS/MND but are now feasible. For these reasons, impacts to cultural resources from the proposed project would not require further environmental review.
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		6.	 GEOLOGY AND SOILS— Would the project:

		

		



		a)	Directly or indirectly cause potential substantial adverse effects, including the risk of loss, injury, or death involving: 

i)      Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo Earthquake Fault Zoning Map issued by the State Geologist for the area or based on other substantial evidence of a known fault?

ii)     Strong seismic ground shaking?

iii)    Seismic-related ground failure, including liquefaction?

iv)    Landslides?

		No



No





No

No

No



		No



No





No

No

No





		b)	Result in substantial soil erosion or the loss of topsoil?

c)     Be located on a geologic unit or soil that is unstable, or that would become unstable as a result of the project, and potentially result in on- or off-site landslide, lateral spreading, subsidence, liquefaction, or collapse?

d)     Be located on expansive soil, as defined in Table 18-1-B of the Uniform Building Code (1994), creating substantial direct or indirect risks to life or property?

e)     Have soils incapable of adequately supporting the use of septic tanks or alternative waste water disposal systems where sewers are not available for the disposal of waste water?

f)     Directly or indirectly destroy a unique paleontological resource or site or unique geologic feature? 

		No

No





No





No





No

		No

No





No





No





No



		

		

		





Discussion

Seismic Hazards and Erosion

As described in the Geology and Soils section of the 2018 IS/MND, the City of Santa Rosa is subject to geological hazards related primarily to seismic events due to the presence of active faults. However, according to published geologic maps, there are no active faults in the vicinity of the project site, which significantly reduces the risk of fault rupture at the site.[footnoteRef:3] Furthermore, any risk of soil expansion or other seismic hazards onsite would be addressed through the application of the Uniform Building Code, City Standards, and Title 24/California Code of Regulations in effect at the time of a building permit application.  [3:  California Geological Survey, 2015. Fault Activity Map of California. Available online: https://maps.conservation.ca.gov/cgs/fam/. Accessed September 2024.] 


Standard Conditions of Approval 

The 2018 IS/MND concluded that Standard Conditions of Approval (COA) would be applied to the approved project at the time of Building permit issuance. The Standard Conditions of Approval are as follows: 

· COA GEO-1: All structures shall be designed in accordance with California Building Code (CBC) and any local amendments thereto in place at the time of building permit submittal.

· COA GEO-2: All recommendations of the preliminary geologic investigation prepared for the project prior to the issuance of building and grading permits shall be incorporated into the project design.

· COA GEO-3: The Project Civil Engineer shall design the site drainage to collect surface water into storm drain systems and discharge water at appropriate locations.  Erosion control measures during and after construction shall conform to the most recent version of Erosion and Sediment Control Field Manual prepared by the North Coast Regional Water Quality Control Board. 

The current geologic context of the project site remains consistent with those assessed  in the 2018 IS/MND. The proposed project would have a similar development footprint and level of ground disturbance to those previously analyzed, which would be subject to the same or more advanced regulatory framework that addresses earthquake safety issues. The proposed project site is not located within an Alquist-Priolo Earthquake Fault Zone, nor is it in the immediate vicinity of an active fault. Additionally, the project site is not located within a State Designated Seismic Hazard Zone for liquefaction.[footnoteRef:4] Therefore, implementation of the proposed project would similarly result in less-than-significant impacts related to geologic and seismic hazards. As a result, no new or substantially more severe significant impacts would occur, and no additional mitigation measures beyond those already identified are necessary. [4:  California Geological Survey. Earthquake Zones of Required Investigation. Available online: https://maps.conservation.ca.gov/cgs/EQZApp/app/. ] 


Conclusion

The proposed project would not introduce new significant impacts related to fault rupture, seismic ground shaking, or liquefaction, nor would it exacerbate any previously identified impacts disclosed in the 2018 IS/MND. There are no new mitigation measures beyond those identified in the 2018 IS/MND that would more substantially reduce the potential effects of the proposed project on geology and soils or mitigation measures that were previously found to be infeasible in the 2018 IS/MND but are now feasible. For these reasons, impacts related to geology and soils from the proposed project would not require further environmental review.
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		7.	GREENHOUSE GAS EMISSIONS — 
Would the project:

		

		



		a)	Generate greenhouse gas emissions, either directly or indirectly, that may have a significant impact on the environment?

		No

		No



		b)	Conflict with an applicable plan, policy, or regulation adopted for the purpose of reducing the emissions of greenhouse gases? 

		No

		No





Discussion

The 2018 Dutton Avenue Development IS/MND concluded that the development of the project site with residential uses would result in less-than-significant impacts related to greenhouse gas emissions (GHG). Specifically, the approved project would incorporate all mandatory Santa Rosa Climate Action Plan (SRCAP) measures that are applicable to residential projects. A total of 22 measures intended to reduce community-wide GHGs would be complied with as a result of approved project implementation. Additionally, the project was determined to be consistent with all applicable local plans, policies, and regulations and would not conflict with the provisions of AB 32, the SRCAP, the applicable air quality plan, or any other State or regional plan, policy, or regulation of an agency adopted for the purpose of reducing greenhouse gas emissions. 

No mitigation was required for the approved residential project, as impacts were less than significant. Impacts resulting from the proposed project are discussed below. 

Generation of Emissions and Conflict with Applicable Regulations

The proposed project would occur on the same project site as the approved project. Therefore, the project would be subject to the same regional and local regulations as was previously analyzed in the 2018 IS/MND. Specifically, the proposed project would adhere to SRCAP mandatory measures to reduce greenhouse gas emissions. As the project would introduce industrial uses in place of the previously analyzed residential use, the following mandatory measures would be applied:

Policy 1.1.1: Comply with CALGreen Tier 1 Standards

Policy 1.1.3: After 2020, all new development will utilize zero net electricity 

Policy 1.4.2: Comply with the City’s tree preservation ordinance 

Policy 1.4.3: Provide public and private trees in compliance with the Zoning Code 

Policy 1.5: Install new sidewalks and paving with high solar reflectivity materials 

Policy 3.2.2: Improve non-vehicular network to promote walking, biking 

Policy 3.6.1: Install calming features to improve pedestrian and bike experience 

Policy 4.1.1: Implement the Bicycle and Pedestrian Master Plan 

Policy 4.1.2: Install bicycle parking consistent with regulations 

Policy 6.1.3: Increase diversion of construction waste

Policy 9.2.1: Minimize construction equipment idling time to 5 minutes or less 

Policy 9.2.2: Maintain construction equipment per manufacturer’s specifications 

Policy 9.2.3: Limit greenhouse gas construction equipment emissions by using electrified equipment or alternative fuels 

Like the approved project, the proposed project would be consistent with local plans, policies, and regulations and would not conflict with the provisions of AB 32, the City of Santa Rosa CAP, the applicable air quality plan, or any other State or regional plan, policy, or regulation of an agency adopted for the purpose of reducing greenhouse gas emissions. 

The proposed project would result in decreased energy consumption during operation compared to the approved project. Potential uses of the proposed project could include industrial manufacturing, processing, and wholesaling uses such as a brewery or winery, recreation or education uses such as a commercial recreation facility, accessory retail uses, general services, or transportation, communications, and infrastructure uses such as a broadcasting studio. Each of these uses would involve a mix of truck and vehicle trips which would be substantially fewer than the number of daily vehicle trips that could be anticipated to occur from operation of the approved residential use, as described in Chapter 3, Air Quality. Additionally, there would be fewer emissions from electricity use during operations than would occur under the approved project. As the resulting mobile emissions for both the approved project and proposed project would constate the majority of operational greenhouse gas emissions, impacts to greenhouse gas emissions from the proposed project would remain less than significant.  

Conclusion

The proposed project would not alter the impact conclusions for greenhouse gas emissions relative to those discussed in the 2018 IS/MND. Changes introduced by the proposed project and/or new circumstances relevant to the proposed project would not, compared to the 2018 IS/MND, result in a new significant impact. In addition, there is no new information of substantial importance showing that the proposed project would have one or more significant effects not previously discussed or that any previously examined significant effects would be substantially more severe than significant effects shown in the 2018 IS/MND. There is no new information of substantial importance showing (i) that mitigation measures or alternatives previously found not to be feasible would in fact be feasible, and would substantially reduce one or more significant effects of the project, but the project proponents declined to adopt the mitigation measure or alternative or (ii) that mitigation measures or alternatives considerably different from those analyzed in the 2018 IS/MND would substantially reduce one or more significant effects, but the proponents decline to adopt the mitigation measure or alternative. For these reasons, impacts to greenhouse gas emissions from the proposed project would not require further environmental review.
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		8.	 HAZARDS AND HAZARDOUS MATERIALS— Would the project:

		

		



		a)	Create a significant hazard to the public or the environment through the routine transport, use, or disposal of hazardous materials?

		No

		No



		b)	Create a significant hazard to the public or the environment through reasonably foreseeable upset and accident conditions involving the release of hazardous materials into the environment?

c)     Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances, or waste within one-quarter mile of an existing or proposed school? 

d)     Be located on a site which is included on a list of hazardous materials sites compiled pursuant to Government Code Section 65962.5 and, as a result, would it create a significant hazard to the public or the environment?

e)     For a project located within an airport land use plan or, where such a plan has not been adopted, within two miles of a public airport or public use airport, would the project result in a safety hazard or excessive noise for people residing or working in the project area?

f)      Impair implementation of or physically interfere with an adopted emergency response plan or emergency evacuation plan?

g)     Expose people or structures, either directly or indirectly, to a significant risk of loss, injury, or death involving wildland fires?

		No





No





No





No



No





No

		No





No





No





No



No





No



		

		

		





Discussion

The 2018 IS/MND evaluated the potential for the previously approved project to result in adverse impacts associated with exposure of humans to hazards and hazardous materials from exposure to contaminated soil, contaminated groundwater, hazardous building materials, wildfire, or accidental release of hazardous substances. 

Exposure to Hazardous Materials 

As analyzed in the 2018 IS/MND for the previously approved Dutton Avenue Development Project, the project would be required to comply with relevant Fire and Building Codes, which would mitigate the risk of accidental release or upset involving the use or transport of hazardous materials. Additionally, according to the EnviroStor Database, the project site is not located on or near any Federal or State cleanup sites.  The proposed industrial use would likely involve routine use and handling of hazardous materials typical of industrial activities. However, the types of hazardous materials that could be used in the array of potential industrial uses permitted without a Conditional Use Permit (CUP) would not be substantial and are regulated under stringent federal, state, and local regulations. Any uses that would involve a significant quantity of hazardous materials or pose a higher risk would require a CUP, which provides additional oversight and mitigation measures. Therefore, the impact would be less than significant. 

Proximity to an Airport or School

Consistent with the previously approved project, the proposed industrial project would not result in hazardous emissions or handle acutely hazardous materials, substances, or waste within ¼ mile of an existing or proposed school. The nearest school is Taylor Mountain Elementary School, located approximately 0.7 miles east of the project site. Additionally, the project site is located approximately 10.9 miles from the Charles M. Schultz Sonoma County Airport and is outside of the Airport Land Use planning area. The project site is not within the vicinity of a private airstrip. 

Interference with Emergency Access 

The 2018 IS/MND described that the City of Santa Rosa is under the County of Sonoma’s jurisdiction for the Department of Emergency Services. The project site would be covered within the Division of Emergency Management in the Department of Emergency Services as the lead agency for the Sonoma Operational Area. While construction of the proposed project would not interfere with an adopted emergency response or evacuation plan, there may be brief and intermittent disruptions to traffic during construction at the site. 

Standard Conditions of Approval

The proposed project would be assumed to be subject to and comply with the same Standard Conditions of Approval (COA) regarding Emergency Response and Traffic Control that were applied to the approved project. The applicable Standard Conditions of Approval are as follows:

The applicant shall adopt standard traffic control procedures to minimize traffic congestion and traffic hazards. As required, construction flagging and signage, use of plates, and other safety measures shall be in conformance with Caltrans 2014 Manual of Uniform Traffic Control Devises.  Other measures shall include:

· COA HAZ-1: If temporary lane or street closures are required, the applicant shall contact emergency response providers (i.e., hospitals, police, fire, and ambulance) to determine if the streets impacted are considered primary routes.

· COA HAZ-2: Where construction necessitates lane or street closures along emergency response routes, the applicant shall recommend and obtain approval of alternate routes or other means from the affected service providers, at a minimum of one week prior to construction.

· COA HAZ-3: During construction, the applicant shall notify the service providers on a weekly basis of the timing, location, and duration of construction.

· COA HAZ-4: The applicant shall maintain pedestrian and vehicular access to public facilities, businesses, and residences along the street during commute hours and shall minimize the closure of pedestrian and vehicular access at other times.  Peak commute hours are between 7:00 AM - 9:00 AM and 4:00 PM - 6:00 PM.

Exposure to Wildfire 

The proposed project site is located within an urbanized industrial and residential area and is not within a designated urban wildland fire zone. As a result, the project would not expose people or structures to significant risks of loss, injury, or death due to wildland fires.

Conclusion

The proposed project would not introduce any significant effects beyond those discussed in the 2018 IS/MND, nor would it increase the severity of the impacts previously identified. Additionally, there are no new mitigation measures beyond those identified in the 2018 IS/MND that would more substantially reduce the potential impacts related to hazards and hazardous materials. Similarly, there are no previously identified mitigation measures found to be infeasible in the 2018 IS/MND that have since become feasible. For these reasons, impacts related to hazards and hazardous materials from the proposed project would not require further environmental review.
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		9.	HYDROLOGY AND WATER QUALITY — Would the project:

		

		



		a)	Violate any water quality standards or waste discharge requirements or otherwise substantially degrade surface or groundwater quality?

		No

		No



		b)	Substantially decrease groundwater supplies or interfere substantially with groundwater recharge such that the project may impede sustainable groundwater management of the basin?

		No

		No



		c)	Substantially alter the existing drainage pattern of the site or area, including through the alteration of the course of a stream or river or through the addition of impervious surfaces, in a manner which would:

i) result in substantial erosion or siltation on- or off-site;

ii) substantially increase the rate or amount of surface runoff in a manner which would result in flooding on- or offsite;

iii) create or contribute runoff water which would exceed the capacity of existing or planned stormwater drainage systems or provide substantial additional sources or polluted runoff; or 

iv) impede or redirect flood flows?

		No

		No



		d)	In flood hazard, tsunami, or seiche zones, risk release of pollutants due to project inundation?

		No

		No



		e)	Conflict with or obstruct implementation of a water quality control plan or sustainable groundwater management plan? 

		No

		No





Discussion

Drainage 

The 2018 IS/MND concluded that the previously approved residential project would alter onsite drainage by increasing the area of impervious surfaces. The resulting increase in runoff would be offset by incorporating Best Management Practices (BMPs) designed in accordance with the City of Santa Rosa and County of Sonoma Low Impact Development (LID) Technical Design Manual to achieve volume capture and treatment requirements which will control and minimize the potential for erosion, siltation, and flooding. Furthermore, the approved project was required to comply with all requirements of the latest edition of the City Standard Urban Storm Water Mitigation Plan Guidelines. 

Standard Conditions of Approval 

For the proposed industrial project, similar drainage concerns would arise, but the same BMPs and compliance with city standards would be employed. These measures would ensure that drainage impacts from the proposed project remain less than significant, just as they were for the previously approved residential project. The proposed project would be assumed to be subject to and comply with the same Standard Conditions of Approval (COA) as the 2018 IS/MND listed below:



· COA HYD-1: Developer's engineer shall comply with all requirements of the City Standard Storm Water Mitigation Plan Guidelines using Low Impact Development (LID) Best Management Practices (BMPs). 

· COA HYD-2: Final Plans shall address the storm water quality and quantity along with a maintenance agreement or comparable document to assure continuous maintenance of the source and treatment. The North Coast Regional Water Quality Control Board may approve alternative mitigation.

· COA HYD-3: Submit landscape and irrigation plans in conformance with the Water Efficient Landscape Ordinance adopted by the Santa Rosa City Council, Resolution No. 27518, on November 17, 2009. Plans shall be submitted with the Building Permit application. Submit the following with the above-mentioned plans: Maximum Applied Water Allowance and Hydrozone Table

· COA HYD-4: A Final Standard Urban Storm Water Mitigation Plan (SUSMP) using LID BMPs is to be included with the Building Permit application.

· COA HYD-5: Alternative approaches to mitigating storm water impacts may be approved by the North Coast Regional Water Quality Control Board.



The proposed project would be assumed to be subject to and comply with the same Standard Conditions of Approval listed above and would have adequate drainage facilities to serve the project site. Storm drainage from the site will be routed through LID features and conveyed to service connections to the City’s stormwater drainage infrastructure, as was assumed for the approved project. Project design will include permeable surfaces, detention basins, and bioswales designed to capture, filter, and manage stormwater runoff. The proposed project would not result in more significant impacts to drainage than what was previously analyzed in the 2018 IS/MND. 

Operational Water Quality 

The 2018 Dutton Avenue Development IS/MND concluded that the approved project would result in a less-than-significant impact related to hydrology and water quality. The project was determined to be within the permit boundary of the National Pollution Discharge Elimination System (NPDES) MS4 Storm Water Permit, which regulates discharges into the watershed with the intent of reducing storm water pollution and protecting water quality. A Preliminary Storm Water Mitigation Plan (PSWMP) was developed for the project in compliance with the City’s LID Manual. Implementation of the SWMP was determined to assure compliance with NPDES regulations. Although the approved project was concluded to have the potential to impact water quality, the application of uniformly applied development policies and standards set forth in the General Plan 2035, Standard Conditions of Approval, and measures found in the Standard Urban Stormwater Management Plan would reduce potential impacts to less than significant.  

The proposed industrial project would develop the project site with impermeable surfaces in a manner similar to that anticipated for the residential development analyzed in the 2018 IS/MND. The proposed project would be subject to and implement all the regulatory requirements described in the 2018 IS/MND, which would minimize potentially adverse impacts from urban runoff. With conformance to City, regional, and statewide stormwater runoff requirements, such as the NPDES Program and the SUSMP, impacts to surface water from urban runoff resulting from the proposed project would be less than significant and would not require mitigation, consistent with the conclusion for the previously approved project. 

Risk of Flooding

Based on the 2018 IS/MND, project site is not located within a designated flood zone and the previously approved project is not anticipated to expose people or structures to a significant risk or loss, injury, or death involving flooding. The site is not subject to flooding from of the failure of a levee or dam, nor is it expected to be impacted by inundation by seiche, tsunami, or mudflow. The previously approved project was determined to have no impact related to flooding. 

The proposed project would similarly not affect existing or planned flood management facilities or operations and would not be constructed within a flood hazard zone. Therefore, the potential for the proposed project to exacerbate flood elevations or to be affected by flood conditions would be minimal, and the project would have no impact, consistent with the findings of the 2018 IS/MND. 

Conclusion

The proposed project would not alter the impacts related to hydrology and water quality, relative to those discussed in the 2018 IS/MND. Changes introduced by the proposed project and/or new circumstances relevant to the project would not result in a new significant impact or substantially more severe impacts than significant impacts previously disclosed. In addition, there is no new information of substantial importance showing that the proposed project would have one or more significant effects not previously discussed, or that any previously examined significant effects would be substantially more severe than those identified in the 2018 IS/MND. Furthermore, no new mitigation measures beyond those identified in the 2018 IS/MND that would more effectively reduce the potential effects of the proposed project related to hydrology and water quality, nor are there mitigation measures previously found to be infeasible that are now feasible. For these reasons, impacts to hydrology and water quality from the proposed project would not require further environmental review.
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		10.	LAND USE AND PLANNING — Would the project:

		

		



		a)	Physically divide an established community?

		No

		No



		b)	Cause a significant environmental impact due to a conflict with any land use plan, policy, or regulation adopted for the purpose of avoiding or mitigating an environmental effect? 

		No

		No



		

		

		





Discussion

Project Site

The six-acre project site is located within the Santa Rosa General Plan 2035 area. The site has remained vacant, and the physical conditions of both the project site and surrounding areas have remained substantially similar to those existing in the 2018 residential IS/MND. Land uses immediately surrounding the project site include residential and industrial uses. 

The Santa Rosa General Plan 2035 land use designations for surrounding properties include Low Density Residential and Medium Low Density Residential to the east and Light Industry and General Industry to the north, south, and west.[footnoteRef:5]  [5:  City of Santa Rosa, 2021. General Plan Land Use Diagram. December 14, 2021. Available online: https://www.srcity.org/DocumentCenter/View/3094/General-Plan-Land-Use-Diagram-PDF-December-2021. Accessed September 2024.] 


Land Use and Zoning Designations

The project site is currently designated as Medium Density Residential (8-18 units/acre) under the Santa Rosa General Plan 2035 and zoned as the Multi-Family Residential/18 units per acre (R-3-18). 

As part of the proposed project, the General Plan land use designation would be amended to General Industry. Concurrently, a rezoning application would be submitted to reclassify the site’s zoning to align with the new General Plan designation. The General Industry designation supports manufacturing and distribution activities, which may generate truck traffic that could operate 24 hours a day. However, the traffic generated from the proposed industrial project would be lower than that of the previously approved residential project. While accessory offices and retailing are allowed, unrelated retail and service commercial uses that could be located elsewhere in the city are not permitted. 

Land Use Evaluation

This section evaluates the proposed project for compatibility with existing and planned adjacent land uses and for consistency with adopted plans, policies, and zoning designations. Physical environmental impacts resulting from implementation of the proposed project are discussed in the applicable environmental resource sections in this Addendum.

Key considerations in the land use analysis include consistency with applicable plans adopted by the City or other agencies, as inconsistency could lead to unplanned growth or development, and compatibility with existing and planned development, as conflicts could result in environmental effects that warrant analysis.

As described above, the proposed project would include a General Plan land use designation and zoning amendment to General Industry. While this designation differs from the current General Plan 2035 designation, the site was originally designated for industrial uses in 2010. The presence of existing industrial facilities immediately north and south of the project site further supports the compatibility with the surrounding area. The proposed project would not physically divide an established community and would introduce a use consistent with existing development in the project area. Land use impacts would remain less than significant. 

Conclusion

The proposed project is consistent with the allowable land uses and development intensities identified in the General Plan 2035 and zoning code for the project site. The proposed project does not conflict with surrounding industrial land uses and would not disrupt the existing or planned use of adjacent properties. The proposed project would not have significant land use effects that were not discussed in the 2018 IS/MND, nor would it increase the severity of land use impacts previously discussed. The proposed project would not introduce any feasible mitigation measures that were previously found to be infeasible in the 2018 IS/MND. No new mitigation measures have been identified that would more substantially reduce the potential effects of the proposed project on land use. As such, impacts related to land use from the proposed project would not require further environmental review.
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		11.	 MINERAL RESOURCES— Would the project:

		

		



		a)	Result in the loss of availability of a known mineral resource that would be of value to the region and the residents of the state?

		No

		No



		b)	Result in the loss of availability of a locally important mineral resource recovery site delineated on a local general plan, specific plan, or other land use plan? 

		No





		No









Discussion

Loss of Mineral Resources

The 2018 IS/MND for the previously approved Dutton Avenue Development Project described that the project site does not contain any locally or regionally significant mineral resources. The approved project was determined not to create an adverse impact upon locally or regionally significant mineral resources since no such resources have been identified on the project site. 

As the proposed project would occur on the previously analyzed project site, and no site conditions have changed since analysis of the approved project, there would be no new significant impacts related to regionally or locally important mineral resources. 

The proposed project would not conflict with the availability of any locally important mineral resource recovery site, and the project would have no impact related to the loss of availability of any local mineral resource. 

Conclusion

The proposed project would not have any significant effects that were not disclosed in the 2018 IS/MND, nor would it increase the severity of impacts discussed therein. There are no new mitigation measures beyond those identified in the 2018 IS/MND that would more substantially reduce the potential impacts. Furthermore, no mitigation measures previously found infeasible in the 2018 IS/MND are now feasible. For these reasons, impacts related to mineral resources from the proposed project would not require further environmental review.
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		12.	NOISE — Would the project result in:

		

		



		a)	Generation of a substantial temporary or permanent increase in ambient noise levels in the vicinity of the project in excess of standards established in the local general plan or noise ordinance, or applicable standards of other agencies?

		No

		No



		b)	Generation of excessive ground borne vibration or groundborne noise levels?

		No

		No



		c)	For a project located within the vicinity of a private airstrip or an airport land use plan or, where such a plan has not been adopted, within two miles of a public airport or public use airport, would the project expose people residing or working in the project area to excessive noise levels?

		No

		No



		Discussion

		

		





The 2018 IS/MND identified less-than-significant impacts related to construction noise, noise from increased vehicle traffic, generation of excessive groundborne vibration or noise levels, and exposure to excessive noise levels from proximity to nearby industrial uses. 

Construction Noise

The 2018 IS/MND concluded that there would be a less-than-significant impact related to excessive noise generated by construction equipment. The previously approved project also identified several policies from the Santa Rosa General Plan 2035, which would reduce the potential for excessive noise from construction activities to a less-than-significant impact. These policies include Policies NS-B-1 through NS-B-7, NS-B-9, -10, and -12 through -14, which focus on locating sensitive receptors away from substantial noise sources, considering land use compatibility, supporting essential land uses that may be substantial sources of noise, requiring acoustical studies for specific projects, and implementing noise reduction measures in site planning.

The proposed project would involve standard construction activities, with noise impacts similar to those assumed in the 2018 IS/MND. The project would use a combination of the construction equipment previously identified, including demolition of existing structures, grading, and site preparation. However, no extended grading, pile driving, or infrequently utilized construction methods are anticipated that would exceed the typical scope of construction phases analyzed in the 2018 IS/MND. Construction activities would be scheduled during normal construction hours (between 7:00 am and 7:00 pm) in compliance with the City’s noise ordinance, ensuring that construction noise remains within acceptable limits. For these reasons, the proposed project would not result in substantial changes with respect to the circumstances under which the General Plan 2035 was undertaken. Therefore, the proposed project would not result in new or more severe significant construction noise impacts. 

Operational Noise

The 2018 IS/MND concluded that there would be a less-than-significant noise impact related to the operation of development pursuant to the General Plan 2035, including noise from increased vehicle traffic and proximity to nearby industrial uses. Adherence to existing city codes and the General Plan 2035 policies listed above would minimize any negative operational noise effects.

The proposed project would involve industrial operations that generate noise primarily from vehicular traffic, equipment operation, and other typical industrial activities. Based on the characteristics of industrial land use and the surrounding environment, the operational noise impacts are expected to be less intrusive than those of a residential development. Industrial facilities typically generate more predictable and concentrated vehicle trips during regular business hours, minimizing the occurrence of late-night or early-morning traffic noise, which is common in residential areas. In contrast, residential developments often produce more varied and frequent vehicle movements at all hours, contributing to a continuous noise level that is more disruptive to surrounding areas.

Additionally, the proposed industrial use is more compatible with the existing noise environment, as the project site is surrounded by other industrial properties. The noise generated by the project would align with the surrounding uses, making it less likely to introduce disruptive new noise sources. Industrial facilities also typically employ noise mitigation measures, such as soundproofing, equipment enclosures, and strategic site layouts that contain noise within the facility. In contrast, residential developments tend to generate more continuous noise from outdoor activities, frequent vehicle movements, and HVAC systems. Overall, the industrial project is expected to integrate better into the existing noise environment, resulting in reduced overall noise impacts compared to residential development.

Considering these factors, the operational noise impacts from the proposed Dutton Avenue Industrial Project are anticipated to be less significant than those from a residential development. The controlled operational hours, targeted noise mitigation strategies, and compatibility with surrounding uses contribute to a noise environment that would be less intrusive and more manageable than the previously proposed residential development. Consequently, the change from residential to industrial use would result in a less-than-significant impact on operational noise, consistent with the findings of the 2018 IS/MND. 

Groundborne Vibration

The 2018 IS/MND concluded that increased exposure to sources of groundborne vibration could occur through proximity to noise-generating activities. Implementation of the General Plan 2035 policies listed above would reduce the potential for substantial vibration at sensitive receptors to less than significant.

The proposed project would require standard construction activities that would not result in abnormal amounts of groundborne vibration. The vibration impacts from the proposed construction activities are not anticipated to differ significantly from those analyzed in the 2018 IS/MND. Therefore, the proposed project would not result in new or substantially more severe vibration impacts.

Conclusion

The introduction of the proposed project would not, as compared to the analysis of anticipated development within the 2018 IS/MND result in new significant impacts relating to noise and vibration or new significant impacts that are substantially more severe than those previously disclosed. Further, there are no mitigation measures beyond those identified in the 2018 IS/MND that would more substantially reduce the potential effects of the proposed project on noise or mitigation measures that were previously found to be infeasible in the 2018 IS/MND but are now feasible. For these reasons, impacts related to noise from the proposed project would not require further environmental review.
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		13.	POPULATION AND HOUSING — Would the project:

		

		



		a)	Induce substantial unplanned population growth in an area, either directly (for example, by proposing new homes and businesses) or indirectly (for example, through extension of roads or other infrastructure)?

		No

		No



		b)	Displace substantial numbers of existing people or housing, necessitating the construction of replacement housing elsewhere?

		No

		No



		Discussion

		

		





As analyzed in the Population and Housing section of the 2018 IS/MND, the approved residential project would provide 107 new apartment units and upgrade existing infrastructure to comply with City regulations. Given the consistency of the approved project with the City’s long range planning documents, the project was not considered to be growth inducing. Additionally, as the site is currently vacant, the approved project was determined not to displace existing housing or substantial numbers of people, necessitating the construction of replacement housing elsewhere.

The proposed industrial project would have a reduced impact on population and housing compared to the previously analyzed residential use. No residents would be introduced to the project site as part of the proposed project. Instead, the industrial facility is expected to employ approximately 100 to 200 employees, depending on the final industrial use. No existing residents would be displaced, as the site is currently vacant. Additionally, the industrial uses onsite would not introduce unplanned population growth or result in significant population and housing impacts, as the density swap associated with the project ensures that the housing units displaced by this development are accounted for and reallocated to the Acacia Lane site. This Condition of Approval guarantees that the residential units required by the Housing Element will be provided elsewhere in the city. The employees at the project site would be drawn from the existing City of Santa Rosa and/or County of Sonoma workforce. The impact would remain less than significant. 

Conclusion

The proposed project would not have any significant effects related to population and housing that were not discussed in the 2018 IS/MND, nor would it increase the severity of significant impacts discussed. For these reasons, impacts to population and housing from the proposed project would not require further environmental review. 
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		14.	PUBLIC SERVICES — 

		

		



		a)	Would the project result in substantial adverse physical impacts associated with the provision of new or physically altered governmental facilities, need for new or physically altered governmental facilities, the construction of which could cause significant environmental impacts, in order to maintain acceptable service ratios, response times or other performance objectives for any of the following public services:

		

		



		i)	Fire protection?

		No

		No



		ii)	Police protection?

		No

		No



		iii)	Schools?

		No

		No



		iv)	Parks?

		No

		No



		v)	Other public facilities?

		No

		No



		Discussion

		

		





The Public Services section of the 2018 Dutton Avenue Development IS/MND described existing public services for the project site. As the project site is located within the City of Santa Rosa, it was determined that the necessary public services would be provided. The IS/MND concluded that potential adverse impacts to public services from the previously approved project would be less than significant. Impacts of the proposed project are discussed below. 

All Public Services

As described in the previously approved IS/MND, the project site is within the City of Santa Rosa Urban Growth Boundary and is thus eligible to receive all essential public services. Fire protection services would be provided by the City of Santa Rosa, and police protection services would be handled by the City’s Police Department. Additionally, the site is located within the Bellevue School District. The IS/MND also identified several development impact fees required for any project development within Santa Rosa, including Capital Facilities, Water, Wastewater, Park and Recreation, Affordable Housing, and School impact fees. These fees are payable at the time of building permit issuance as a Standard Condition of Approval.

The proposed project would be consistent with the analysis of the previously approved project, as the site remains within the City’s service boundary. However, the land use and zoning amendments would result in the presence of employees rather than residents onsite. This shift would reduce demand for public services, particularly for police and fire protection, as fewer employees would occupy the site compared to the residential population initially projected under the approved project. Additionally, the elimination of residents would remove the demand for school services, further reducing the impact on public infrastructure. The proposed project would be assumed to be subject to and comply with the same Standard Conditions of Approval requiring the payment of park development fees. As a result, the impact to public services would continue to be less than significant.

Conclusion

The proposed project would not introduce new or more severe impacts on public services compared to those discussed in the 2018 IS/MND. The proposed development would not necessitate the construction of new or unplanned facilities for fire, emergency medical response, schools, or police protection, which could lead to potentially significant environmental impacts. Additionally, no new significant impacts or substantially more severe impacts would arise due to changes introduced by the proposed project or new circumstances. Finally, no mitigation measures beyond those identified in the 2018 IS/MND are needed, as they remain sufficient to address the potential effects on public services. Therefore, impacts related to public services from the proposed project would not require further environmental review.
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		15.	RECREATION

		

		



		a)	Would the project increase the use of existing neighborhood and regional parks or other recreational facilities such that substantial physical deterioration of the facility would occur or be accelerated? 

		No

		No



		b)	Does the project include recreational facilities or require the construction or expansion of recreational facilities which might have an adverse physical effect on the environment?

		No

		No



		Discussion

		

		





The Recreation section of the 2018 Dutton Avenue Development IS/MND concluded that the approved project would contribute to an overall increase in park and recreational demand. As a result, the project would be required to pay park development fees prior to City issuance of any building permits. Since development of the project site has been anticipated since 2008, and parks infrastructure to serve the proposed development was included in the General Plan 2035, the IS/MND determined that there would be sufficient park facilities to meet the project’s demand. The payment of in-lieu park fees by the approved project was deemed adequate to offset the need for increased recreational facilities.

The proposed project, which involves industrial uses rather than residential development, would be consistent with the previous analysis regarding parks and recreational demand. As the project would propose industrial uses onsite rather than the previously analyzed residential use, there would be less demand for parks and recreational facilities resulting from project implementation. Therefore, the proposed project would not result in substantial adverse physical impacts related to the need for new or altered parks or recreational facilities. 

Standard Conditions of Approval



As part of the project’s compliance with City regulations, it will still be required to adhere to the Standard Conditions of Approval, ensuring that any minimal demand for recreational facilities is properly addressed. This condition, listed below, mandates the payment of park development fees to mitigate any potential impact, and as such, the impact would remain less than significant. 

· COA REC-1: Evidence showing payment of any applicable park development fees will be provided prior to City issuance of any building permits.



Conclusion

As detailed above, the proposed project would not result in significant recreational impacts. Therefore, no new mitigation measures are required. Additionally, there is no new information of substantial importance indicating that the project would create new significant effects not previously discussed, or that any previously analyzed significant effects would be substantially more severe than those discussed in the 2018 IS/MND. Furthermore, no additional mitigation measures beyond those identified in the 2018 IS/MND are necessary to further reduce the potential effects of the proposed project related to recreation. As a result, the impacts related to recreation from the proposed project would not require further environmental review.
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		16.	TRANSPORTATION — Would the project:

		

		



		a)	Conflict with a program plan, ordinance or policy addressing the circulation system, including transit, roadway, bicycle, and pedestrian facilities?

		No

		No



		b)	Would the project conflict or be inconsistent with CEQA Guidelines section 15064.3, subdivision (b)?

		No

		No



		c)	Substantially increase hazards due to a geometric design feature (e.g., sharp curves or dangerous intersections) or incompatible uses (e.g., farm equipment)?

		No

		No



		d)	Result in inadequate emergency access?

		No

		No



		

		

		





Discussion

Conflicts with Programs, Ordinances or Polices Addressing the Circulation System

Project Construction

The proposed project is anticipated to be completed over a period of approximately 18 months and would be anticipated to result in temporary construction traffic related to the transportation of workers, equipment, and materials to and from the project site. The project site is generally flat and would not require the import or export of substantial amounts of fill or excavated materials. Thus, project construction would not include any activities or features that would be substantially different from other similar types of projects. Construction traffic would consist primarily of delivery trucks, construction vehicles, and worker vehicles, with traffic peaks expected during the start and end of the workday. Project construction would be subject to City regulations regarding construction traffic management and would be required to implement a construction traffic management plan if temporary closure of City transportation facilities is required for construction. The proposed project would have a similar development footprint and level of construction as was anticipated to occur on the project site in the 2018 IS/MND pursuant to the approved project.

Project Operation

The proposed project would occur within the same project footprint as the approved project. The project would not interfere with bicycle, pedestrian, or transit use in the vicinity. As the site was originally designated for industrial use prior to the approved project, the transition to industrial use as part of the proposed project would not be inconsistent with plans or policies governing the project area. The proposed project would result in fewer daily vehicle trips, as previously described in Section 3, Air Quality, than the approved project. For these reasons, the proposed project would not conflict with City policies intended to maintain and benefit the provision of multimodal transportation. 

In terms of traffic generation, the proposed industrial use would result in fewer daily vehicle trips compared to the previously approved residential project. As noted earlier, the industrial project is expected to generate 337 daily trips, while the previously approved residential project would have generated 712 daily trips. This reduction in trips would lessen the strain on the local transportation network, particularly during peak hours. Therefore, the proposed project would align with City policies designed to promote efficient and sustainable transportation systems, including the provision of multimodal transportation options (bicycles, pedestrians, and transit users).

By complying with all relevant transportation and circulation policies, the proposed project would not result in any conflicts with programs, ordinances, or policies aimed at maintaining an efficient circulation system.

Trip Generation and Vehicle Miles Traveled (VMT)

The anticipated trip generation for the proposed project was estimated using standard rates published by the Institute of Transportation Engineers (ITE) in Trip Generation Manual, 11th Edition for “Industrial Park” (ITE LU 130). Based on these rates, the proposed project is expected to generate an average of 337 trips per day. In comparison, the 2018 IS/MND for the approved residential project estimated that it would generate 712 trips per day, meaning the proposed industrial use would result in significantly fewer trips than the previously approved residential use. 

Since the completion of the 2018 IS/MND, Senate Bill 743 (SB-743) was enacted, codified in Public Resources Code section 21099. SB-743 revised the guidelines implementing CEQA Guidelines to require that transportation impacts be analyzed using a vehicle-miles-traveled (VMT) metric rather than the traditional level-of-service (LOS) standard. LOS impacts are no longer considered environmental impacts under CEQA. Thus, VMT is now the current standard for the evaluation of traffic impacts, and LOS impacts are no longer considered environmental impacts under CEQA. The 2018 IS/MND included the LOS standard for evaluation of project-specific impacts from implementation of the approved project. No VMT analysis was included in the 2018 IS/MND, and none is required here.[footnoteRef:6] Nevertheless, the proposed project impacts relative to VMT would result in less than significant as discussed below.  [6:  	Lead agencies are not required to conduct additional traffic analysis using VMT for subsequent CEQA review of documents prepared prior to 2018 when the CEQA Guidelines were updated (see CEQA Guidelines §§ 15064.3(c), 15007(b), 15008(b); see also Governor’s Office of Planning and Research SB 743 Frequent Asked Questions, “What about draft documents that still use LOS? Do they need to be redone with VMT analysis?,” available at https://opr.ca.gov/ceqa/sb-743/faq.html#draft-docs (last visited August 21, 2024). ] 


The City of Santa Rosa provides VMT screening maps for work and residential VMT. The proposed project would generate work trips. The work VMT screening map identifies areas within the City’s sphere of influence which have been identified as being within transit priority areas (areas within 1/2 mile of rail station), along high-quality transit corridors (areas within 1/2 mile of transit routes with 15-minute peak headways), or areas with work-based VMT per employment lower than 15% below the countywide average as estimated by the 2019 Sonoma County Travel Model.[footnoteRef:7] The project site is located in the area the meets the screening criteria to be considered to have a less-than-significant VMT impact for employment related trips. [7:  City of Santa Rosa, 2020. Vehicle Miles Traveled Maps – Home and Work. Available at: https://www.srcity.org/DocumentCenter/View/28509/Vehicle-Miles-Traveled-Maps_Home-and-Work?bidId=. Accessed August 21, 2024. ] 


Substantially increased hazards due to a geometric design feature

The proposed project, as with anticipated development of the project site in the 2018 IS/MND, would not include the development of transportation facilities improvements or project features that would substantially increase hazards to circulation. All project design features would be in accordance with City safety standards and subject to design review and approval by the City’s transportation engineers. As a result, design features implemented by the proposed project would not substantially increase hazards to circulation. 

In addition, the recommended mitigation measures related to transportation improvements, which were included in the 2018 IS/MND for the approved residential project, would continue to be relevant for the proposed project. These measures are designed to ensure that any potential hazards or circulation challenges are mitigated. The applicable mitigation is as follows: 

Recommended Mitigation Measures:

The mitigation measures from the 2018 IS/MND provided as a list bullets with no numbering. For the purpose of this analysis, mitigation measures from the 2018 IS/MND have been numbered to provide for organization and future tracking of compliance. 

Mitigation Measure MM-TRANSPORTATION-1

Parking shall be prohibited for a distance of 50 ft. on either side of the project entrance.  This shall be shown on the improvement plans. 

Mitigation Measure MM-TRANSPORTATION-2

A proportional share contribution of 2.2 percent of the costs funded by private development shall be paid towards the future improvements at Todd Road/Standish Avenue-Ghilotti Avenue to install a traffic signal unless such costs are included in a traffic impact fee.

Mitigation Measure MM-TRANSPORTATION-3

A proportional share contribution of 4.5 percent of the costs funded by private development shall be paid towards the future improvements at Dutton Avenue/Bellevue Avenue to install a traffic signal unless such costs are included in a traffic impact fee.



The impact from the proposed project related to increased hazards would be less than significant. 

Emergency Access

The previously approved project was anticipated to increase vehicle traffic; therefore, the following mitigation measure was implemented to minimize traffic congestion and hazards that could interfere with emergency access: 

Recommended Mitigation Measures:

The mitigation measures from the 2018 IS/MND provided as a list bullets with no numbering. For the purpose of this analysis, mitigation measures from the 2018 IS/MND have been numbered to provide for organization and future tracking of compliance. 

Mitigation Measure MM-TRANSPORTATION-4:

The applicant shall adopt the following traffic control procedures to minimize traffic congestion and traffic hazards. As required, construction flagging and signage, use of plates, and other safety measures shall be in conformance with Caltrans 2006 Manual of Uniform Traffic Control Devises. Other measures shall include:

If temporary lane or street closures are required, the applicant shall contact emergency response providers (i.e., hospitals, police, fire, and ambulance) to determine if the streets impacted are considered primary routes.

Where construction necessitates lane or street closures along emergency response routes, the applicant shall recommend and obtain approval of alternate routes or other means from the affected service providers, at a minimum of one week prior to construction.

During construction, the applicant shall notify the service providers on a weekly basis of the timing, location, and duration of construction.

The applicant shall maintain pedestrian and vehicular access to public facilities, businesses, and residences along the street during commute hours and shall minimize the closure of pedestrian and vehicular access at other times. Peak commute hours are between 7:00 AM - 9:00 AM and 4:00 PM - 6:00 PM.

The proposed project would continue to implement the applicable mitigation which would reduce potential impacts to emergency access. During project operation, the site would have two driveways on Dutton Avenue which would provide direct access for emergency vehicles. Therefore, access for emergency services to the proposed site would be adequate, and the impact of the proposed project on emergency access would be less than significant. 

Conclusion

The proposed project would not alter the transportation impacts discussed in the 2018 IS/MND. Changes introduced by the project and/or new circumstances would not result in new significant impacts or substantially more severe impacts than those previously disclosed. Development of the proposed project would not result in substantial changes with respect to the circumstances under which the approved project is undertaken which would require major revisions of the 2018 IS/MND due to the involvement of new significant environmental effects or a substantial increase in the severity of previously identified significant effects related to the potential occurrence of substantial adverse physical impacts associated with project VMT. In addition, there are no new mitigation measures beyond those identified in the 2018 IS/MND that would be necessary to reduce transportation-related impacts. For these reasons, impacts related to transportation from the proposed project would not require further environmental review.
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		17.	UTILITIES AND SERVICE SYSTEMS — Would the project:

		

		



		a)	Require or result in the relocation or construction of new or expanded water, wastewater treatment or storm water drainage, electric power, natural gas, or telecommunications facilities, the construction or relocation of which could cause significant environmental effects?

		No

		No



		b)	Have sufficient water supplies available to serve the project and reasonably foreseeable future development during normal, dry and multiple dry years?

		No

		No



		c)	Result in a determination by the wastewater treatment provider which serves or may serve the project that it has adequate capacity to serve the project’s projected demand in addition to the provider’s existing commitments?

		No

		No



		d)	Generate solid waste in excess of State or local standards, or in excess of the capacity of local infrastructure, or otherwise impair the attainment of solid waste reduction goals?

		No

		No



		e)	Comply with federal, state, and local management and reduction statutes and regulations related to solid waste?

		No

		No





Discussion

All Utilities

The Utilities and Service Systems section of the 2018 Dutton Avenue Development IS/MND analyzed impacts to utilities from the approved residential project. The IS/MND concluded that the approved project would be adequately served by the City of Santa Rosa’s water and wastewater treatment facilities, as well as storm water drainage facilities. The IS/MND confirmed that all necessary utility improvements would be conducted in compliance with the latest adopted City standards. Standard City conditions would require compliance with the Storm Water Mitigation Plan Guidelines, including implementation of measures requiring use of best management practices (BMPs). Furthermore, the IS/MND concluded that sufficient landfill capacity would be available at County or County-contracted facilities to support the waste generated by future development, including the approved project.

The proposed project would have a reduced demand for water, wastewater, stormwater treatment, solid waste generation, and electricity compared to the previously approved residential project. However, the proposed industrial use may result in an increase in impervious surfaces, as industrial projects typically involve less green and open space than residential developments. This could lead to higher volumes of stormwater runoff. To address this, the project would implement stormwater management practices in line with the City’s Low Impact Development (LID) standards and BMPs to ensure proper stormwater treatment and mitigation of potential runoff impacts. Through the application of Standard Conditions of Approval, including adherence to water use, water quality, and stormwater management BMPs, the project would minimize impacts on utilities and service systems. As a result, the impacts to utilities and service systems would remain less than significant. 

Conclusion

The proposed project would not result in any significant effects related to utilities and service systems that were not discussed in the 2018 IS/MND, nor would it increase the severity of the impacts previously identified. The proposed project would not introduce feasible mitigation measures that were previously deemed infeasible in the 2018 IS/MND. Additionally, there are no new mitigation measures that would more effectively reduce potential impacts on utilities and service systems than those identified in the 2018 IS/MND. For these reasons, the proposed project would not require further environmental review regarding utilities and service systems.


[bookmark: _Toc177031458]Environmental Determination

Section 15182(c)(2). As established in the discussions above regarding the potential project-specific impacts of the 3150 Dutton Avenue Industrial project, none of the criteria described in Section 15162(a) of the CEQA Guidelines has occurred, for which the City would be required to prepare a subsequent EIR (or negative declaration) under CEQA.

· Section 15162(a)(1). The proposed 3150 Dutton Avenue Industrial project is consistent with anticipated development pursuant to implementation of the Santa Rosa General Plan 2035. Therefore, no major revisions to the 2018 IS/MND are required as a result of the involvement of new significant environmental effects or a substantial increase in the severity of previously identified significant effects. 

· Section 15162(a)(2). No substantial changes have occurred with respect to the circumstances under which the 3150 Dutton Avenue Industrial project would be undertaken which will require major revisions of the 2018 IS/MND due to the involvement of new significant environmental effects or a substantial increase in the severity of previously identified significant effects. 

· Section 15162(a)(3). There is no new information of substantial importance showing that mitigation measures or alternatives previously found not to be feasible would in fact be feasible and would substantially reduce one or more significant effects of the project.

This document satisfies the criteria described in the Section 15164(a) of the CEQA Guidelines. An addendum is the appropriate CEQA document for the current circumstances relevant to the Santa Rosa General Plan 2035, as some changes or additions would have been necessary but none of the conditions described in Section 15162 calling for preparation of a subsequent EIR have occurred.

Having considered the analysis set forth in this document, the City of Santa Rosa would have grounds to conclude that the analyses conducted, and the conclusions reached in the 2018 IS/MND remain relevant and valid. Based on the record, there is no substantial evidence to support a fair argument that the Santa Rosa General Plan 2035 may result in significant environmental impacts not previously studied in the EIR and, accordingly, the project changes would not result in any conditions identified in CEQA Guidelines Section 15162. Thus, a subsequent EIR is not required for the changes to the project. 
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From: Lisa Freilicher <Lisa@Freilicherlaw.com> 
Sent: Saturday, November 2, 2024 4:25 PM
To: Michaelson, Hana <HMichaelson@srcity.org>
Subject: [EXTERNAL] 3150 Dutton Avenue, Santa Rosa
 
Hi Hana, I received the Notice of Application requesting a zoning change for 3150 Dutton
Avenue from Multi-Family Residential to General Industrial. 
 
We own a 4-plex located at 159-165 Eddy Drive which is just to the east of 3150 Dutton
Avenue. This area generally houses lower-income families. The City is in the process of
attempting to bring City water to this area to ensure that these residents have access to clean
water regulated by the City instead of the current well water system.  This change was
motivated by poor test results for certain wells located on Robin Way.  Robin Way backs up to
the project site on 3150 Dutton Avenue.
 
I am concerned that a General Industrial use on 3150 Dutton Avenue will result in polluted air
and other new nuisances for residents of this area.
 
In Santa Rosa, General Industrial Use “is applied to areas appropriate for industrial and
manufacturing activities, warehousing, wholesaling and distribution uses. Uses may generate
truck traffic and operate 24 hours. Retail and business service uses that could be more
appropriately in another zone are not permitted. Land uses allowed in the IG zoning district
have the potential for creating objectionable noise, smoke, odor, dust, noxious gases, glare,
heat, vibration, or industrial wastes.”
 
Along with fixing water quality problems, Santa Rosa should work proactively to maintain
healthy air quality and avoid adverse environmental effects for these residents, rather than
reduce their current quality of life with a General Industrial use.  It is fundamentally wrong for
these residents to be subjected to noxious, toxic uses less than a mile from their homes and
families.  
 
Finally, California is in dire need of new housing. This area is generally residential with many
multi-family projects.  Adding a “General Industrial” use seems inconsistent with the
residential nature of this area and the housing needs of Santa Rosa and the State of California.
 
I appreciate your attention.
 
Lisa Freilicher

mailto:Lisa@Freilicherlaw.com
mailto:HMichaelson@srcity.org


Partner
Freilicher Law
3235 Bayo Vista Avenue
Alameda, CA  94501
Email:  lisa@freilicherlaw.com
Cell:  (510) 846-6242
Fax:  (925) 415-5114
_________________________________________________________

PRIVILEGED & CONFIDENTIAL

The information contained in this electronically transmitted message and any file attachments
is privileged and confidential and is intended only for the use of the addressee(s). If the reader
of this message is not the addressee, or the person responsible for delivery to the addressee,
you are hereby notified that any dissemination, distribution or copying of the message and any
file attachments is strictly prohibited. If you have received this message in error, please notify
the sender by replying via electronic mail and delete the message and any file attachments
from your computer.
 

mailto:lisa@freilicherlaw.com

	Re_ [EXTERNAL] Re_ 3150 Dutton Avenue
	Attachment 13 - Public Correspondence.pdf
	Eric Taggesell Question about Development (1).msg.pdf
	[EXTERNAL] Re_ 3150 Dutton Avenue
	Lisa Freilicher Concerns and Questions.pdf




