ITEM NO. 11

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

FEBRUARY 11, 2010

PROJECT TITLE

Fountaingrove Lodge

ADDRESS/LOCATION

4110 and 4210 Thomas Lake Harris Drive
ASSESSOR'S PARCEL NUMBERS

173-670-012, 173-670-015
PROJECT SITE ZONING

Fountaingrove Ranch Planned Community
Density Bonus Area

APPLICATION DATE

October 18, 2006
PROJECT PLANNER

Erin Morris

APPLICANT
Aegis Senior Living LLC
PROPERTY OWNER

Two Bridges and a Box Culvert LLC
FILE NUMBER

MJP06-041
GENERAL PLAN DESIGNATION

Low Density Residential
(2.0 to 8.0 units per acre)

APPLICATION COMPLETION DATE

October 18, 2006
RECOMMENDATION

Approval

PROPOSAL

The project involves a Conditional Use Permit, Hillside Development Permit, and Tentative
Map to allow subdivision of 9.85 acres into four bulk parcels, development and operation of a
236,600 square foot community care facility with 97 care units for seniors on a hillside
property, 12 units of multifamily housing for employees, and associated grading and tree
removal. The project also involves installation of a traffic signal at Thomas Lake Harris Drive
and Fountaingrove Parkway, a raised crosswalk/speed table along Thomas Lake Harris Drive
across from City-owned open space, and off-site stormwater detention.

SUMMARY

The Fountaingrove Lodge project was reviewed and discussed by the Planning Commission,
and a public hearing was held, on May 28, 2009. Community Development recommended
denial of the project based on lack of compliance with the Hillside Development regulations of
the Zoning Code. At the meeting, the applicant presented new plans that were different than
those evaluated by staff or the Planning Commission. The Planning Commission continued
the project and referred the project to the Design Review Board for comments regarding the
project’s site design, building massing, and tree preservation. Since the previous Planning
Commission meeting, the Fountaingrove Lodge project has been significantly redesigned to
comply with the design standards of Section 20-32.060(F) of the Zoning Code, the Design
Guidelines pertaining to hillside development, and with General Plan policies pertaining to
hillside development and preservation of natural features including Piner Creek and heritage
trees. Staff recommends that the Planning Commission approve the project.
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ITEM NO. 11

CITY OF SANTA ROSA
PLANNING COMMISSION

TO: PLANNING COMMISSION
SUBJECT: FOUNTAINGROVE LODGE
AGENDA ACTION: ADOPTION OF RESOLUTIONS

ISSUE(S)

Shall the Planning Commission:
. Approve a Tentative Map to subdivide 9.85 acres into four lots;

. Approve a Minor Conditional Use Permit to allow a community care facility for
seniors comprised of 171 beds within 97 care units, to establish development
standards for the project, and to eliminate the covered parking requirement for the
multifamily housing, and;

" Approve a Hillside Development Permit to allow development of a 236,600 square
foot community care facility for seniors comprised of 97 care units within eight
buildings and an approximately 8,600 square foot multi-family housing building
comprised of 12 multifamily units, with associated grading and tree removal?

BACKGROUND
1. Surrounding Land Uses
North: Private recreational facilities (Oaks at Fountaingrove swimming pool) and
single family attached housing (Oaks at Fountaingrove) across Gullane Drive
South: Private recreational facilities (Stonefield Subdivision tennis courts and
common open space) and Piner Creek
East: Private recreational facilities (Fountaingrove Golf Course)
West: Thomas Lake Harris Drive, public parkland and Cloverleaf Ranch to the west

The site is surrounded by public parkland and Cloverleaf Ranch across Thomas Lake
Harris Drive to the west, and two-story single family attached housing (Oaks at
Fountaingrove) across Gullane Drive to the north. The swimming pool owned by the
Oaks at Fountaingrove homeowners association is located at the southeast corner of
Thomas Lake Harris and Gullane Drives, separated from the project site with an open
metal fence. The tennis court and private recreation area associated with the
Stonefield residential subdivision is located south of the project site. The private golf
course property adjacent to the project site is developed with a cart path that generally
parallels the eastern property line.

Thomas Lake Harris Drive is a Neighborhood Street that connects with Fountaingrove
Parkway in two locations, and provides access to the Skyfarm subdivisions to the north
and to various neighborhood streets that access other residential neighborhoods
including the Stonefield subdivisions. This street is posted for no parking along the
project’s frontage. There are no sidewalks on the east side of Thomas Lake Harris
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Drive along the project frontage; pedestrian access is provided on the west side of
Thomas Lake Harris Drive in the form of a meandering sidewalk.

Gullane Drive is a private street serving the Oaks 1 subdivision and an undeveloped
parcel to the east; the street is part of the undeveloped parcel, referred to as “Emerald
Isle” by neighborhood residents and the project applicant. This parcel is owned by the
applicant. A sidewalk exists along Gullane Drive in front of the swimming pool property,
but the sidewalk ends along the project frontage.

Existing Land Use - Project Site

The project site is undeveloped and covered by areas of dense, medium height annual
grasses, tall thickets of dense brush, and tree stands of mostly native oak trees. There
are approximately 513 trees on the site, of which approximately 472 are Oak trees.
The northern-most area of the site, from Gullane Drive into the site approximately 300
feet, is less densely wooded that other areas of the site and is at a lower elevation than
Gullane Drive. The most visually prominent Oak trees, as viewed from Thomas Lake
Harris Drive, are those located on a knoll south of the existing swimming pool, and
those located in the southern end of the site near Piner Creek and generally along
Thomas Lake Harris Drive.

Site topography is characterized by rolling terrain. The site slopes generally upward to
the east from Thomas Lake Harris Drive; the average slope is 16.58 percent. Piner
Creek bisects the southerly parcel of the project site; this section of Piner Creek has
steep slopes and dense vegetation. A utility facility is located south of Piner Creek
accessed from Thomas Lake Harris Drive.

Project History

Staff has prepared a detailed project history (attached to this staff report) to supplement
the following project history highlights:

September 7, 2005. Pre-Application Neighborhood Meeting held.

October 12, 2006. Applicant filed Conditional Use Permit, Tentative Map, and Design
Review applications for the proposed project (MJP06-041), located on approximately
9.85 acres at 4110 & 4210 Thomas Lake Harris Drive. The proposal included a 136-
unit community care facility and 12 employee apartments.

October 30, 2006. Community Development staff provided an initial review letter
summarizing technical issues from various reviewing departments and indicating that
an EIR was required to address potentially significant aesthetic, biological, and grading
and soil impacts.

January 16, 2007. Revised plans submitted that made changes to the main building,
which included lowering the height of the building by two feet, removing the third floor of
the west wing and reducing the second floor of the west wing. Minor changes were
made to the site plan to address Building Code issues. These plans were routed for
staff review.

Page 3 of 15



ITEM NO. 11

November 13, 2008. Planning Commission certified Fountaingrove Lodge EIR.
Decision appealed.

February 3, 2009. City Council certified the Fountaingrove Lodge EIR.

February 20 and 24, 2009. The applicant submitted a Tentative Map dated February
2009 that revised the site design to reduce the number of cottages in the south area of
the site to six buildings, revise the layout and change the floor plans for the cottages to
match the floor plans in the main building, adjust retaining wall locations and heights,
remove certain features from the creek setback including a private storm drain. The
revised plans narrowed the internal driveway to 20 feet in several locations, and
reduced the height of some walls near Thomas Lake Harris Drive. These changes
saved approximately 25 trees more than the original design.

February 26, 2009. Community Development staff provided a second review letter
requesting plan revisions to address public comments and design concerns based on
the February 2009 plans. In summary, staff expressed concern about the project’s
interface with Thomas Lake Harris Drive and the surrounding residential neighborhoods,
and stated that the main objectives of the project revision should be to: 1) Preserve
more existing Oak trees along Thomas Lake Harris Drive; 2) Increase the size of the
planting areas along Thomas Lake Harris Drive to accommodate tree mitigation and
provide visual screening of the project; and 3) Limit the height and number of structures
and retaining walls as perceived from Thomas Lake Harris Drive by providing increased
setbacks and reducing the bulk and mass of structures along the street.

March 19, 2009. Applicant provided written response declining to make additional plan
changes and requested that project be scheduled for hearing following preparation of a
DAC Report (project conditions related to Tentative Map). Revised plans were
submitted. Revisions included increasing the width of the internal driveway from 20 feet
to 25 feet, increasing the number of cottages to eight, placing a private storm drain
facility into the creek setback as previously proposed, and modifying the location and
height of retaining walls along Thomas Lake Harris Drive. In general, the plans were
revised to be consistent with the January 2007 plans. The applicant’s letter was
accompanied by a letter from their attorney, Steve Butler, urging staff to schedule the
project for Development Advisory Committee and Planning Commission as soon as
possible.

April 16, 2009. Second Neighborhood Meeting held to present March 2009 plans,
obtain public input regarding potential for street parking along Thomas Lake Harris
Drive and public access to Nagasawa Community Park, and to explain the public
hearing process.

May 28, 2009. Public Hearing by the Planning Commission to consider the March 2009
plans. Community Development staff recommended denial of the project. The
Planning Commission continued the project and referred it to the Design Review Board
for comments.

July 9, 2009. Revised plans submitted. The July 2009 plans reduced the size of the
main building, reduced the number of cottage units, preserved additional trees, and
increased the setback between Thomas Lake Harris and the nearest retaining walls.
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July 30, 2009. Neighborhood Meeting held to share the July 2009 plans with members
of the public.

August 13, 2009. Revised plans submitted that included minor technical revisions to
building and fire code data.

September 3, 2009. Design Review Board held a public meeting and provided referral
comments on the August 2009 plans related to the site plan, tree preservation, grading,
and massing. The Board expressed concern about these topics (see October 1 memo).

September 8, 2009. Following the Design Review Board meeting, the applicant
requested that Community Development staff suspend processing of the project to allow
time for the applicant to make substantial revisions to the plans in response to the
Design Review Board’s comments.

November 16, 2009. Revised plans submitted by applicant. The November 2009
plans eliminated the care center from the northern area of the project site and
eliminated the west wing of the main building. Other key changes include elimination of
most of the retaining walls along Thomas Lake Harris Drive, and site plan and floor plan
revisions that would allow retention of approximately 50 percent of the existing trees.
The revised proposal includes 97 residential care facility units and 12 employee housing
units.

December 7, 2009. Neighborhood Meeting held to share the November 2009 plans
with members of the public.

January 6, 2010. Meeting held with Regional Water Board staff, applicant, and City
staff to review the project’s stormwater treatment plans as required by the City’s new
NPDES Permit.

February 1, 2010. Final plans submitted by applicant. DAC Report finalized by staff.

Project Description

Development Plan

The project would be comprised of three types of community care units for seniors, for
a total of 97 care units, and 12 employee apartments. Community care facilities are
considered a non-residential land use and are licensed by the State of California. The
community care units are comprised of eight buildings which include approximately
236,600 square feet, including a three-story main building with 67 units and various
services and amenities, a “flats” building containing 24 units, and six units in the form of
detached cottages. The 12 multifamily apartment units are in a separate building and
would be made available to full-time employees of the facility.

The project proposes approximately 196 parking spaces including parking areas below
the buildings and surface parking lots along Thomas Lake Harris Drive, and perimeter
landscaping. Off-site transportation and pedestrian improvements include a raised
crosswalk on Thomas Lake Harris Drive at Gullane Drive and a traffic signal at the
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intersection of Thomas Lake Harris Drive and Fountaingrove Parkway. Vehicular
access to the site would be provided from two driveways off Thomas Lake Harris Drive.
No vehicular access is proposed from Gullane Drive. The project includes new private
access to the golf course near the cottages.

Grading/Landslide Repair

Extensive grading will be required as part of the initial subdivision improvements to
repair existing slope instability (landslide) conditions in the northern area of the site near
the main building and prepare the site for construction of future buildings. The EIR
determined that the site has issues related to slope instability, including landslides and
soil creep, and identifies that design-level geotechnical studies will be needed to
develop design features to address these concerns. Appropriate design features may
include excavation of problematic soils during construction and replacement with
engineered backfill, ground-treatment processes, direction of surface water and
drainage away from foundations soils, and the use of deep foundations. This will
require that some of the site be significantly altered, particularly in the vicinity of the
main building. Other areas of the site are not impacted by slope stability issues and
therefore site grading can be minimized.

Tree Removal and Preservation

Of the 513 trees on the project site, approximately 50 percent would be preserved. The
trees proposed for removal include Coast Live Oak, Valley Oak, Black Oak, and Blue
Oak, in addition to others. The revised plan preserves trees along the project’'s Thomas
Lake Harris Drive frontage, including the large area between the flat building and the
main building, various clusters of trees between the buildings in the southern area of the
site and the street, and two small groves of trees directly in front of the main building.
The plan also includes tree preservation behind the main building adjacent to the golf
course also within the creek channel and in the area south of the creek.

Public/Off-Site Improvements

The applicant has requested an Engineering variance to provide contiguous sidewalks
rather than a sidewalk with planter strip along Thomas Lake Harris Drive. The revised
plans also include extension of the existing sidewalk along Gullane Drive. The project
would install a new traffic signal at Thomas Lake Harris Drive (West) and Fountaingrove
Parkway and a raised crosswalk/speed table across Thomas Lake Harris Drive near the
City-owned open space.

Other Off-Site Features

The project relies on off-site easements, obtained from the golf course, to provide no-
build areas that allow the proposed community care facility buildings to be close to the
eastern property line. The project would also construct minor landscape improvements
on the golf course property, including a berm in the area behind the proposed “flats”
building. At the request of staff and the Planning Commission, the applicant is providing
an off-site easement to allow public access along the south side of Gullane Drive to
provide future connections between neighborhoods and existing public open
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space/parks. The project also may be utilizing the detention basin on the City-owned
open space across Thomas Lake Harris Drive to detain stormwater.

Community Care Facility Use Description

The Fountaingrove Lodge project is considered a community care facility, which by
Zoning Code definition is a facility, place, or building that is maintained and operated to
provide non-medical residential care. The facility will be age-restricted to seniors. The
applicant has indicated that the facility would require 46 full-time employees, and
various part-time employees, arriving in shifts as described in the attached matrix; 12 of
the employees and their families would live on-site. The main building houses most of
the amenities that all residents would utilize, including private and formal dining rooms,
entertainment and activity rooms, beauty salon, fithess center, reading and media
rooms, and more. Private recreational amenities include a tennis court, a swimming
pool and spa, bocce court, two pet parks, a gazebo, and community gardens in the
northern area of the site. Transportation would be available to residents for off-site
activities; on-site, the project would utilize golf carts to shuttle residents between units,
the main building, and various recreation areas.

Because the site is next to the golf course, future residents will be required to sign a
statement acknowledging the inherent risks, sounds, and nuisances associated with
living next to the golf course. The applicant has analyzed the potential impacts of the
golf course on the residents and has concluded that there will be minimal adverse
impacts.

Although on-site affordable housing is not required because the site is not 15 acres in
size or greater, the applicant is proposing that four care units will be provided for
Moderate Income qualifying residents, and that the 12 employee housing units will be
made available to moderate and low income employees. The applicant stated that the
affordability of the units will be monitored and managed by the facility manager.

ANALYSIS

1.

General Plan

The site is designated Low Density Residential (2.0 to 8.0 units per acre) on the
General Plan Land Use Diagram. This designation is mainly intended for detached
single family homes, but attached single family homes and multifamily homes are
allowed. As discussed in Appendix C of the Fountaingrove Lodge EIR, the project is
generally consistent with the General Plan. The following General Plan goals and
policies focus on project design, with each topic followed by staff analysis.

OSC-D-9 Ensure that construction adjacent to creek channels is sensitive to the
natural environment. Ensure that natural topography and vegetation is
preserved along the creek, and that construction activities do not disrupt
or pollute the waterway.

Staff Analysis: The project is consistent with this policy because the
project incorporates a 50-foot setback from Piner Creek. The creek would
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be protected during and post-construction with implementation of the
mitigation measures in the Fountaingrove Lodge EIR.

Conserve significant vegetation and trees.

Minimize vegetation removal in hillside areas, and preserve large trees that
partially screen development or help blend new development into views.

Staff Analysis: Although the revised project preserves half of the site’s
trees, implementation of the project would result in significant loss of valley
oaks and other native trees. The project would be required to replace the
removed trees consistent with Title 17 of the City Code and the project
plans indicate that most/all of the replacement trees would be installed on-
site in the form of a mixture of smaller and larger specimens. The project
preserves most of the Oak trees along the project's Thomas Lake Harris
Drive frontage with the exception of the elevated stand in the northern
area of the site.

As part of planning and development review activities, ensure that
projects, subdivisions, and neighborhoods are designed to foster livability
...neighborhoods should be well connected to local shops and services,
public plazas and gathering places, park lands, downtown, schools, and
recreation by adequate and safe streets, bike lanes, public pathways,
trails, general infrastructure (e.g., sidewalks and crosswalks), and transit.

Provide an open space network that is linked by pedestrian and bicycle
paths, and that preserves and enhances Santa Rosa’s significant visual and
natural resources.

Provide through-connections for pedestrians and bicyclists in new
developments. Avoid cul-de-sac streets, unless public
pedestrian/bikeways interconnect them.

Develop a safe, convenient, and continuous network of pedestrian
sidewalks and pathways that link neighborhoods with schools, parks,
shopping areas, and employment centers.

Staff Analysis: The raised crosswalk/speed table across Thomas Lake
Harris Drive would provide traffic calming and better pedestrian access
across Thomas Lake Harris Drive to the City-owned open space;
installation of a sidewalk on the east side of the street will also enhance
pedestrian access along the street. The project would also provide a
public access easement within a completed sidewalk along the Gullane
Drive frontage to provide the first part of public access to Nagasawa
Community Park from Thomas Lake Harris Drive.

Protect natural topographic features such as hillsides, ridgelines and

mature trees and stands of trees. Minimize grading of natural contours in
new development.
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Minimize the visual prominence of hillside development by taking
advantage of existing site features for screening, such as tree clusters,
depressions in topography, setback hillside plateau areas, and other
natural features.

Staff Analysis: The project orients new buildings along the eastern
property line adjacent to the golf course to minimize the visual prominence
of the structures; the west wing of the main building was removed due to
concerns about the mass of this feature. The project involves significant
grading, particularly in the northern area of the site, to allow slope stability
repair, but the revised project involves significantly less fill which lowers
the height of the parking areas relative to Thomas Lake Harris Drive and
eliminates the need for a series of retaining walls close to the street.
These changes are most evident by viewing the visual simulations and the
section drawings included in the Tentative Map. The revised design also
retains most of the mature trees along Thomas Lake Harris Drive, which
will soften the appearance of new construction as viewed by the public;
new plantings will further screen the parking areas from view.

Provide incentives for development of housing for the elderly, particularly
for those in need of assisted and skilled nursing care. Incentives may
include density bonus, reduced parking requirements, or deferred
development fees.

Staff Analysis: The applicant asserted that the project is entitled to
incentives as a senior citizen housing development, but has not requested
any specific incentives.

Avoid concentration of large community care facilities in any single
residential neighborhood.

Staff Analysis: There are other large community care facilities within the
Fountaingrove area, including Varenna, Brighton Gardens, and Vineyard
Commons. However, these facilities are interspersed with other
commercial and residential uses, and the EIR found that the project is
consistent with this policy. There are no other community care facilities
within the immediate neighborhoods surrounding Fountaingrove Lodge.

Eliminate discrimination in housing opportunities in Santa Rosa, and
assure that access to housing will not be denied on the basis of race,
ethnic or national origin, religion, marital status, sexual orientation, age or
physical disability...

Staff Analysis: The project is consistent with this policy. While the
applicant has indicated that the project will be marketed to lesbian, gay,
bisexual, and transgender seniors, the project will be open to all seniors
who meet economic standards. State law prohibits community care
facilities from discrimination.
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North: Fountaingrove Ranch Planned Community
South: Fountaingrove Ranch Planned Community
East: Fountaingrove Ranch Planned Community
West: Fountaingrove Ranch Planned Community

Since 1972, the Fountaingrove Ranch has been zoned Planned Community (PC) based
on a development plan and policy statement for what was then a 1,970-acre ranch
property. The Fountaingrove Ranch Planned Community District (FRPCD) was
amended in 1981 to apply to 1,250 acres of the 1,970 acres in the district, and
subsequently amended in 1992. The Policy Statement identifies the project site for
Cluster Residential land use. The intent of this land use is to create and enhance areas
for a range of residential uses. The site has an additional “Housing Bonus Area”
overlay that allows a residential density of up to 15 dwelling unit per acre.

In the Fountaingrove Ranch Planned Community District, development standards are
determined by Use Permit. For sites exceeding 10 percent slope, a Hillside
Development Permit is also required to ensure that projects are designed in accordance
with the standards of Section Below, staff has analyzed the proposed development
plan for consistency with the City’s Design Guidelines pertaining to hillside development
relative to site development standards including setbacks and height.

Development Standards - Design Guidelines

2.A.B.5 Design streets to accommodate the pedestrian as well as bicycle and
automobile use. A planter strip with street trees should be provided
between the street and the sidewalk (see Section 1.3). Provide on-street
parking as the parked vehicles provide a buffer between traffic and the
pedestrian and slow traffic. On local neighborhood streets, bicycles share
the travel lane with automobiles. The provision of dedicated bike lanes is
generally reserved for streets that have faster moving traffic.

Staff Response: The project is not proposing to provide on-street parking,
but rather to provide all of the parking on-site both under the main building
and flats building, and in the form of surface parking lots interspersed
throughout the site. Staff explored the idea of providing on-street parking
with members of the surrounding neighborhoods, which could provide up
to 70 parking spaces, but the idea is vehemently opposed by
Fountaingrove residents due to various concerns. Thomas Lake Harris
Drive is not a designated bike route and therefore bicycles would share
the travel lane with automobiles consistent with current practice. The
applicant requested a variance to utilize a contiguous sidewalk and
provide no planter strip to allow preservation of some of the perimeter
trees that would be impacted if standard improvements (sidewalk and
planter strip) were implemented. The Public Works Engineering
Development Services staff has approved the variance subject to Planning
Commission approval.

2.A.B.7. Use traffic calming devices such as neck downs, speed tables, mini-circles
and tree bulb outs in order to slow traffic.
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Staff Response: The project provides a raised crosswalk/speed table to
help calm traffic on Thomas Lake Harris Drive.

Avoid grading to create benched or terraced hillside sites. Grading on
sloping terrain for the purpose of accommodating houses designed for flat
land conditions will not be a basis for an acceptable hillside site plan.

Staff Response: The project grading provides large flat areas which are
typical of community care facilities, in that these facilities must be
designed to provide relatively level pedestrian access for residents and
visitors, and typically include flat parking areas and accessible paths from
the public street. However, the flat areas are broken up across the site,
which allows site topography to remain varied. Further, the project is
designed to retain natural grade in select areas, such as in front of the
main building near the parking area and along Thomas Lake Hatrris Drive,
to preserve existing trees.

As discussed above, the revised project’s grading is more sensitive to the
existing site particularly due to the elimination of fill areas along the
project’s frontage.

Avoid grading in creek or ravine areas which should be used as natural
drainage ways. The placement of storm drain conduit in steep natural
drainage ways should be avoided as the substantial grading would result
in heavy scarring, probable heavy tree loss and long term visual damage.

Staff Response: The revised project avoids grading within the creek
setback and will protect Piner Creek during and post-construction.

Place buildings to take advantage of existing vegetation in the foreground
and in the background.

Utilize landscaping to screen structures from the downbhill direction. This is
particularly important when tall pony walls occur on the downhill side.

Staff Response: The revised project takes advantage of both background
and foreground landscaping by preserving Oak trees in both areas. While
the project includes some retaining walls, typical of hillside development,
they are limited in height and set back from the street behind landscape
areas.

Use the narrowest road available, consistent with emergency vehicle
needs, to minimize grading.

Staff Response: The revised project incorporates the narrowest roads

possible while complying with Fire Department requirements for
emergency access.
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The proposed residential care facility parking, which is a combination of garage parking
and open parking, exceeds the City’s parking requirements for community care facilities,
which are based on bed count requiring one space per three beds. With approximately
171 beds proposed, the parking requirement would be 57 spaces. The project provides
178 parking spaces for the community care facility use. Because more than half of the
parking is underneath the main building and flats building or contained within low-profile
private garages interspersed throughout the site, Community Development staff is not
concerned about the excess parking. At the Design Review phase, staff will work with
the applicant and Design Review Board to ensure that the planting areas in front of
surface parking lots contain a variety of plants, shrubs, and trees to better screen the
view of the paved parking areas.

The applicant has requested a Minor Use Permit to allow the parking serving the
multifamily housing to be uncovered. Staff supports this request.

Community Care Facility Use

Staff supports the proposed community care facility use. Based on the applicant’s
operation plan and a site visit to a similar use, it is staff's position that the facility will be
operated in a manner that will not negatively impact surrounding residents. In
particular, the project is designed to orient loading areas and other service-related areas
away from nearby homes. The applicant has indicated that delivery trucks will be
instructed to access the site via the southern driveway, which will further minimize
impacts on nearby residents. Further, all of the delivery/maintenance facilities are near
units within the project site, which helps ensure that any issues will be promptly
addressed. Lighting, screening devices for mechanical units, and design details will be
further defined through the Design Review process.

The inclusion of below-ground parking is especially helpful to improving the compatibility
of the non-residential land use with surrounding uses, as it provides space for parking,
storage, and other activities to occur within fully contained space. Further, the inclusion
of employee housing on the project site would reduce vehicle trips.

Environmental Review

The Fountaingrove Lodge Environmental Impact Report was certified by the City
Council on February 3, 2009. The Mitigation Monitoring and Reporting Program from
the certified EIR, and all of the mitigation measures identified in the document, have
been incorporated into the project’s conditions of approval. The Planning Commission
must adopt Findings of Fact at the time of project approval; these findings are included
as an attachment to the Conditional Use Permit resolution.

Comments/Actions by Other Review Boards/Agencies

The project will require Preliminary and Final Design Review by the Design Review
Board prior to commencement of project construction. The Planning Commission
referred the project to the Design Review Board for comments. On September 3, 2009,
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the Design Review Board reviewed the August 2009 plans and provided comments
(see attached memo).

Neighborhood Comments

The surrounding neighborhoods have provided substantial comments since the project
was filed in 2006. Much of the correspondence related to environmental issues, and
these items of correspondence have been included in the Final Environmental Impact
Report and in the Appendix of the Draft EIR. Additional correspondence is attached to
this report.

Four neighborhood meetings were held, including the pre-application meeting and a
neighborhood meeting to share the project plans following major revisions. The
meetings were well attended. Correspondence from the public is attached to this staff
report.

Issues
Implementation of EIR Mitigation

The EIR mandates a series of mitigation measures, including project landscape design
changes, additional geotechnical studies, biological surveys and protection measures,
addition of a traffic signal and raised crosswalk, and other measures related to public
services. The DAC Report for the project incorporates all of the mitigation measures by
reference, and includes specific conditions addressing the protocol and timing of
implementation of these measures relating to construction of the initial subdivision
improvements.

Tree Preservation

Proposed tree preservation in the area of the site between the main building and the
parking areas will be challenging due to the required slope stability repair work in the
immediate vicinity. Staff and the applicant met with the project’'s geotechnical engineer,
who described that the project will likely need to utilize a special foundation design
(such as closely spaced piers) to stabilize that area of the site while preserving the
natural grade in the vicinity of the trees. Staff has included a condition in the Tentative
Map that the applicant provide an arborist’s report prior to commencement of grading
activities that addresses how tree preservation will be ensured based on the final
grading plans.

Perimeter Landscaping

The Design Review Board will formally review the project’s final landscaping plan as
part of the Preliminary Design Review process. The planting areas along the project’s
Thomas Lake Harris Drive frontage appear to be of sufficient width to accommodate a
variety of planting; the elimination of the fill in this area of the site also eliminated the
compacted slopes that would have made the planting areas a more challenging
environment for future landscaping. The visual simulations depict the use of trees for
most of the parking lot screening; staff will request that the applicant explore use of
shrubs in addition to trees to better screen the paved parking areas from view.
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Neighborhood Concerns

There has been a significant amount of neighborhood participation in the development
review process for this project, and the main concern raised by neighbors is whether
this community care facility will be compatible with surrounding development. Itis
staff’'s position that the revised project design has made significant improvements,
particularly by eliminating the west wing and redesigning to save more trees along the
project’s street frontage. Building heights have been a neighborhood concern; while the
main building will clearly be taller than the two-story homes within the immediate area,
staff finds that the placement of the main building at the rear of the site and the
elimination of the west wing reduces the visual prominence of the building from the
previous proposals.

Concerns have been expressed about delivery trucks, employee parking, and other
aspects of the facility’s operation. The revised project provides the main loading area in
the middle part of the main building, which allows access from the southern driveway.
The applicant indicated that the facility operators will instruct regular delivery trucks to
utilize the southern driveway, which minimizes truck activity in the northern area of the
site near the main visitor entrance. The revised project has reduced the number of
employees significantly given the reduction in the number of care units, which may help
reduce concerns about employee parking impacts.

One of the main concerns expressed by the public is that project construction will
require removal of many more of the trees than shown on the plan. The project’s
arborist report describes the coordination between the arborist, landscape architect, and
project civil engineer to select trees for preservation and the protocols for ensuring
success. Staff has included various conditions in the DAC Report that require further
examination of tree preservation when the final grading plan is developed, and
conditions that clearly state that if the grading plan would result in different above-
ground improvements or more tree removal than depicted in the current plans, the
project will be required to obtain discretionary approval for such changes including
public notification and participation.

RECOMMENDATION

Community Development recommends that the Planning Commission make Findings of Fact
per the California Environmental Quality Act and adopt resolutions approving the Conditional
Use Permit, Hillside Development Permit, and Tentative Map.

Attachments:

Location Map

Disclosure Form

Minutes: May 28, 2009 Planning Commission meeting, September 3, 2009 Design
Review Board meeting

Memo from Design Review Board (re: August 2009 plans)

Draft resolutions: Tentative Map (DAC Report attached), Conditional Use Permit
(Findings of Fact attached), Hillside Development Permit

Arborist’'s Report
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Revised Preliminary SUSMP (Excerpt and Correspondence)
Applicant’s Revised Project Description

Tree Mitigation Summary

Public Correspondence

Project Chronology

Plans

Visual Simulations
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as long as they were commenting on the March 2009 proposal.

After further discussion it was decided to open the Public Hearing and to have
Commissioners comment on what was presented in their packet.

Break

Public Hearing:

Alan Cohen, 205 Center Street, Healdsburg — supports the project; presented a
video of site and surrounding area

Tom Jones, 5570 Skylane Blvd, Breljie and Race — supports the project

Duane DeWitt — requested that the public hearing remain open to the next meeting.
He also spoke on environmental impacts and wants tree mitigation to be transferred
over to the Roseland area.

- Shirley Zane, Sonoma County Supervisor — supports the project

Kevin Smith, Santa Rosa Chamber of Commerce — supports the project

Jim MacMillan, 4446 Lahinch Lane, The Oaks HOA — opposed

Ulrike Gantz, 2046 Gardenview Place — opposed

Jim Johnson, 2017 Stonefield Lane — opposed; presented a video of site-and
neighboring area

Dewey Nelson, 2003 Stonefield Lane, Advocates for Responsible Development —
opposed '

Trish McLaine, 1057 College Avenue — supports

Charles Green, 1991 W. Bristlecone Court — opposed

Skip Epperly, 1986 W. Bristlecone Court — opposed

Suzanne Dibble, supports

Suzie Dowd — supports

Brittany Summerhill — supports

Joel Newell, supports

Ed Margason, 3635 Turnberry Circle, opposed

Richard Heimann, 3701 Cross Creek Rd — opposed

James Haymen, 3767 St. Andrews Drive — opposed

Aiden Signam, 617 Gallard Street, Petaluma — read letter from Leslie Hansen in
support _ :

Kyra Janssen, 4406 Ballybunion Lane — opposed

Jim MacMillon — read letter from Susan Nowacki — opposed

Sheila Einhorn, 2015 Long Leaf Court — opposed

Anne McGivern, supports

Greg Grubin, supports -

Jim Johnson, Executive Director of Friends House, supports

Rob Meyers, supports

Renee Hamilton, Executive Director of Villa Capri — supports

Bill Mattinson, 401 College Avenue — support

Naomi Metz, supports the project

Becky Duckles, Project arborist — supports

Minutes of the May 28, 2009 Planning Commission Page 6 of 8



David Grabill — Sonoma County Housmg Advocacy Group — supports
John Gladstein — supports

Dave Weller — supports

Annette Cooper — supports

Nohn Baker — supports

Public Hearing closed
Applicant responded to the public hearing

Discussion took place between the commissioners and the applicant regarding the
possibility of losing six units which would create more of a setback and help to eliminate
retaining walls and the possibility of on-street parking.

Commissioners discussion ensued:

Commissioner Bartley — likes the project, likes the senior housing; stated that its an issue
of scale and feels it is too big for the site; would like to retain more of the trees; does not
think on-street parking on Thomas Lake Harris Drive would work and would like to see
the applicant incorporate parking on-site; would like to see the front wing taken out as it’s
too close to the road and too tall; supports to continue for redesign and would like to see it
to go to Design Review for their input.

Commissioner Poulsen — supports to continue the project; would like to have retaining
- walls reduced, preservation of more trees; and likes the idea of a connection to Nagasawa
Park.

Commissioner Allen — likes the project but stated the applicant needs to be more positive
when working with staff and neighbors and that more contact with the neighbors is needed;
he also stated that the issues that staff brought forward are valid; he favors a continuance
and would like to see Design Review look at the project. '

Commissioner Caston — likes the project; stated that it provides affordable housing and
provides long term jobs; would like to preserve more oak trees and likes the idea of taking
out the one parking lot to preserve the grove; is not opposed to on-street parking; would
like to see the six units moved for further setback and removing the two retaining walls.

Commissioner Cisco — stated concerns with the retaining walls and said this needs to be
addressed; does support the idea of exploring on-street parking; likes the affordable
housing and workforce housing.

Commissioner Bafiuelos — would like to see as close to 50% as possible with respect to
tree removal and looking at parking on Thomas Lake Harris Drive may be a way to allow
that to happen; feels the size of the development is too massive; also stated there were
legitimate environmental concerns; supports a continuance.

Commissioner Duggan — supports a continuance; supports having the Design Review
Board to review; supports affordable housing and employee housing and the sidewalk on
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