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KMac Advising, LLC 
2050 General Plan & Draft EIR 

November 12, 2024 

Respectfully, 

The City has recognized the opportunities presented by the Todd Creek area and has included it 
as part of the South Santa Rosa Specific Plan study area. The South Santa Rosa Specific Plan is a 
major planning effort that includes the City’s Santa Rosa Ave Corridor Priority Development 
Area (PDA), the County of Sonoma’s South Santa Rosa Ave PDA, and the Moorland Avenue and 
Industry West areas on the west side of Highway 101. In total, the South Santa Rosa Specific 
Plan encompasses approximately 1,900 acres – the largest of any Specific Plan prepared by the 
City.  

It was surprising to find that there is no recognition of the South Santa Rosa Specific Plan 
planning effort in the current draft of the 2050 General Plan document or the Draft EIR for the 
2050 General Plan. The City has been in discussions with representatives of the County of 
Sonoma about possible annexation of the south Santa Rosa area and is also aware of the 
development interests of property owners in the Todd Creek area.  Large-scale annexations of 
land within the 1,900-acre South Santa Rosa Specific Plan area – whether City-initiated or 
developer initiated – are likely to occur within the time frame of the 2050 General Plan.  Both 
the 2050 General Plan and Draft EIR should acknowledge this. The 2050 General Plan should 
provide guidance on the overarching planning interests to be addressed or achieved by the 
Specific Plan process and how future annexations in the south Santa Rosa area will be 
integrated into the City’s long-range plan for growth and development. The Draft EIR should 
note the potential for future large-scale annexations in the south Santa Rosa area as part of the 
project description and consider potential impacts as appropriate. 

Thank you for your consideration of these comments. 

Ken MacNab 
KMac Advising, LLC 
ken@kmacadvising.com 

cc: Amy Nicholson, Supervising Planner 

Attachments: 

Map of South Santa Rosa Specific Plan Area 
Map of Todd Creek area 
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Sonia E. Taylor 
306 Lomitas Lane 
Santa Rosa, CA 95404 
707-579-8875
Great6@sonic.net

20 November 2024 

Nancy Woltering 
Amy Nicholson 
City of Santa Rosa 

Via Email 

Re: Comments to the Draft Environmental Impact Report for the 
Proposed Santa Rosa General Plan 2050 

Dear Ms. Woltering and Ms. Nicholson: 

Below are my comments to the Draft Environmental Impact Report for the proposed Santa Rosa General 
Plan 2050 (SR GP DEIR). 

I appreciate the opportunity comment on this SR GP DEIR, and will be happy to answer any questions 
you might have. 

1. The SR GP DEIR Relies on Discretionary Laws/Regulations/Rules, and Proposes Discretionary
Actions

As a result of California’s housing crisis, over the past years the California Legislature has passed, and the 
Governor has signed into effect, multiple laws which streamline housing projects, including laws which 
allow projects to entirely bypass the California Environmental Quality Act (CEQA).  While at least some 
of these laws don’t go into effect unless a jurisdiction such as Santa Rosa doesn’t have a Certified 
Housing Element, or when a jurisdiction is determined not to have met their Regional Housing Needs 
Assessment numbers (RHNA), some of the laws, such as this year’s AB 2243, eliminate the ability of a 
jurisdiction to use CEQA at all in project approvals.1 

Many, if not all, of these laws eliminate the ability of a jurisdiction to make any discretionary findings – 
only objective findings are permitted. 

And, of course, in spite of Santa Rosa’s diligent efforts, it is probable that at some point during the 
duration of General Plan 2050 Santa Rosa will not meet RHNA and therefore will lose all ability to use 
any discretion in considering many housing project approvals. 

1 Given the continued erosion of the ability to use CEQA to evaluate projects, I believe it is necessary for Santa 
Rosa to establish their own local thresholds of significance, which are specific environmental thresholds Santa Rosa 
would use to determine whether a proposed project’s effects on what would normally be CEQA impacts would be 
considered significant in Santa Rosa.   
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Unfortunately, the SR GP DEIR in multiple instances impermissibly relies on ability of Santa Rosa to use 
discretion and/or CEQA before approving projects which will have environmental impacts.  Further, the 
SR GP DEIR then reaches conclusions about whether impacts will be significant or less than significant 
(either with or without mitigation) based on its erroneous reliance on Santa Rosa’s continued ability to 
use discretion when evaluating projects. 

Without being exhaustive, a few examples of this error in the SR GP DEIR are: 

4.12 Noise 

Table 4.12-4, Conditionally Acceptable “note” 

New construction or development should be undertaken only after a detailed analysis of noise 
reduction requirements is made and needed noise insulation features included in design. 
Conventional construction, but with closed windows and fresh air supply systems or air 
conditioning, will normally suffice.  

As is obvious, this Is not objective – “should.”  In the case of ministerial housing projects Santa Rosa will 
have no ability to require any analysis of noise reduction, because this is not objective.  This is 
unacceptable. 

4.17 Utilities Services Systems 

Sewer Design Standards 

More stringent requirements may be imposed by the Director of Santa Rosa Water based on 
specific project conditions. 

As is obvious, this Is not objective – “may.”  In the case of ministerial housing projects Santa Rosa will 
have no ability to require any more stringent requirements that would be appropriate, because this is 
not objective.  This is unacceptable. 

Additionally, the SR GP DEIR also has required Action items which are proposed to mitigate 
environmental impacts.  Unfortunately, some of those Action items themselves are discretionary, 
assuming that Santa Rosa will continue to have any ability to use that discretion, which is unacceptable, 
and may result in inaccurate assessment of the environmental impacts, actual mitigation measures 
required, and determination of levels of significance of housing development in the SR GP DEIR.  

Without being exhaustive, some examples of this error in the SR GP DEIR are: 

4.10 Hydrology/Water Quality: 

Action 3.5-5: Explore options that help to conserve wetlands and rare plants, riparian habitat 
and other sensitive natural communities, and essential habitat for special-status species, such 
as:  
• Avoidance of sensitive habitat.
• Clustered development.
• Transfer of development rights.

PUB6-2
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• Compensatory mitigation, such as habitat restoration or creation.

This Action item is neither required nor objective, and requires the use of discretion that will be 
prohibited in many instances of ministerial housing development.  Either this Action item must be 
amended to be objective, or it cannot be relied upon as mitigation. 

Action 5-1.9: Identify enhanced erosion-control measures for properties that exhibit high 
erosion potential, are in areas of steep slopes, or have experienced past erosion problems. 

This Action item is neither required nor objective, and requires the use of discretion that will be 
prohibited in many instances of ministerial housing development.  Either this Action item must be 
amended to be objective, or it cannot be relied upon as mitigation. 

4.12 Noise 

Action 5-7.9: Use conditions of approval to achieve measures to reduce noise and vibration 
impacts primarily through site planning, and avoid engineering solutions for noise and vibration 
mitigation, such as sound walls, if possible.  

This Action item appears to be neither required nor objective, and requires the use of discretion that will 
be prohibited in many instances of ministerial housing development.  Either this Action item must be 
amended to be objective, or it cannot be relied upon as mitigation. 

4.18 Wildfire 

Action 5-3.1: Consider ways that new development can incorporate greenbelt zones into the 
design to reduce wildfire risk and enhance climate resilience.  

Action 5-3.2: Work with land use applicants to locate development relative to landscape 
features that can act as buffers from oncoming wildfires (like agricultural lands and maintained 
parks and greenbelts).  

Neither of these Action items are required nor objective, and require the use of discretion that will be 
prohibited in many instances of ministerial housing development.  Either these Action items must be 
amended to be objective, or it cannot be relied upon as mitigation. 

4.18 Wildfire 

Action 5-3.5: Continue to require new development, redevelopment, and remodels to comply 
with adopted codes and standards and promote implementation of recommendations for fire-
safe design in the Community Wildfire Protection Plan.  

The second half of this action is neither required nor objective – “promote,” and requires the use of 
discretion that will be prohibited in many instances of ministerial housing development.  Either this 
Action item must be amended to be objective, or it cannot be relied upon as mitigation. 

For the SR GP DEIR to be accurate, every instance when said SR GP DEIR relies on any discretionary 
rule/law/regulation in determining environmental impacts and/or mitigations that may be necessary, 
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including when the SR GP DEIR itself relies on a discretionary Action as mitigation, must be reevaluated 
to ensure accurate conclusions. 

2. The SR GP DEIR Relies on the Payment of Impact and Other Fees by Development Projects

On Tuesday, November 19, 2024, the Santa Rosa City Council voted to waive some fees for affordable 
housing to help Santa Rosa meet RHNA.  It is possible that there will be future fee reductions and/or 
waivers required by state law and/or implemented by the City Council.  Given that in multiple locations 
in the SR GP DEIR reliance on those fees is used as mitigation to offset the environmental impacts of 
development, how will that be affected by this fee waiver, as well as by any future fee reductions/fee 
waivers? 

Some examples include: 

4.14 Public Services, Parks and Recreation 

Chapter 21-04, Capital Facilities Fees. This chapter creates a capital facilities fee (CFF), which is 
used to alleviate the cost of certain public infrastructure facilities required to serve new 
development in the City of Santa Rosa. Out of the five account areas, public safety will have 12.8 
percent of the revenue from each CFF.  

At page 16 of the PDF, the following is stated: 

Potential future development that may occur due to implementation of the proposed project 
would be required to comply with SRCC Chapter 21-014, which requires new development in 
Santa Rosa to pay a fee that will be used on certain public infrastructure facilities required to 
serve the new development. 

4.17 Utilities and Service System 

Storm Water Assessment Funding 

The Storm Water Assessment is a charge placed on each city parcel and is used to fund such 
projects as mapping and evaluating the storm drain system, flood control improvements, 
responses to flooding issues and creek restoration. 

And 

Action 5-2.13: Identify and collect development impact fees needed to pay for mitigation of 
stormwater management impacts for new development.  

The SR GP DEIR must reevaluate its conclusions about fees acting to mitigate environmental impacts and 
reach new conclusions about what those impacts will be when fees are waived, as they now are for 
some housing projects. 

PUB6-8
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3. Project Description Specific Comments

Section 3.6, paragraph 6 calls out a “range of housing,” including Missing Middle housing, but makes no 
mention of legally affordable housing.  Why not? 

Section 3.7.1.5, Table 3-4, Chanate Rd is called out for improvements, as a “Resiliency corridor,” with 
reference to the 2021 Moving Forward 2050 Sonoma County Comprehensive Transportation Plan 
(hereinafter “the Plan”).  That Plan does list Chanate Road as a “project,” with no definition of 
“resiliency”2 with a 2021 cost of $13 million, but contains no details of either what resiliency means, or 
what is planned, other than:  “The scope of this project includes: Fire evacuation route (Mendocino 
Avenue to Parker Hill Road) includes roundabout @Parker Hill Rd and Chanate Rd and modifying existing 
median.”   

The same problem exists a few items down in Table 3-4, where “Evacuation Routes” are called out for 
improvements, listed as “Primarily on arterials within wildland-urban interface including Fountaingrove 
Parkway and Montgomery Drive.”  The 2021 Moving Forward 2050 Sonoma County Transportation Plan 
lists this as a project, with the sum of the details being “"This project would modify existing roadways to 
enhance evacuation strategies in the event of a disaster primarily on arterials associated with wildland 
urban interface (WUI) areas. This project could also include intersection improvements.”  As is obvious, 
the last sentence, where intersection improvements “could” be included, is confirmation that nothing 
contained in that Plan is an actual planned project. 

All this Plan appears to be is a list of loosely defined possible projects that will become, by being listed, 
eligible for future funding.  There is no indication either in the SR GP DEIR or in Section 4.15 
Transportation how mere reference in the Plan actually reflects any real new and improved traffic 
circulation that can be relied upon as a mitigation in the SR GP DEIR.  In fact, it cannot be relied upon in 
that way, as it is meaningless. 

Finally, in 4.18 Wildfire, the SR GP DEIR impermissibly relies on these alleged “projects” for “new or 
expanded roadways in the WUIFA areas of Santa Rosa, to facilitate access of emergency responders.”  
The following statement in the 4.18 Wildfire section of the SR GP DEIR is wholly unacceptable: 

Specifically, improvements include evacuation route upgrades primarily on arterials in the 
WUIFA, including Fountaingrove Parkway and Montgomery Drive, and on the Farmers Lane 
Extension from Bennett Valley Road to Petaluma Hill Road, including sidewalks, bike lanes, and 
transit route. Accordingly, proposed circulation improvements would not substantially impair 
the implementation of the Santa Rosa EOP. 

As already stated, reliance on these illusory projects to reach conclusions regarding environmental 
impacts and their significance is unacceptable.  The SR GP DEIR must be amended to eliminate its 
reliance on these alleged projects contained in the Plan, and must thereafter reassess the 
environmental impacts, mitigation measures needed and levels of significance. 

Section 3.7.3.2 calls for the creation of a new zoning district for Missing Middle Housing.  The SR GP 
DEIR states that Missing Middle Housing “could be combined with any residential or mixed-use 

2 This undefined term is used with abandon throughout that Plan, including for conventional road-bed repair, to 
improve LOS, to add lanes to a conventional freeway interchange, to add lanes to Highway 37, etc. 
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district….”  This is unacceptable.  The SR GP 2050 itself states clearly that “In Santa Rosa, Missing Middle 
Housing is compatible in medium-intensity residential zones (R-2, R 3, TV), mixed-use zones, and some 
planned development areas.”  It is impermissible for the SR GP DEIR to change the General Plan itself by 
stating that Missing Middle Housing could be in any residential [zoning] district, and this must be 
corrected.3 

Thank you for your consideration.  Please do not hesitate to contact me if you have any questions. 

Very truly yours, 

 Sonia E. Taylor 

3 Interestingly, in 4.11 Land Use Planning, the SR GP DEIR in Action 2-1.14 merely states “Create development 
standards for Missing Middle Housing types.”  Nonetheless, the SR GP DEIR is the sum of the whole of its parts, and 
it’s clear that the General Plan 2050’s intention is for Missing Middle Housing to be limited to only some residential 
zoning districts. 
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