
ITEM NO. 7A 
 

1 

 

Meeting Date: September 10, 2019 

Submitted By: Mary Grace Pawson, Director of Development Services 

Prepared By: Jeffrey S. Beiswenger, AICP, Planning Manager 

Aaron Hollister, Planning Consultant 

Agenda Title: Discussion and Direction Regarding Preliminary Northeast Area Specific 
Plan.   

__________________________________________________________________________________________ 

RECOMMENDED ACTION: Provide direction regarding the project applicant’s requests for 
amendments to the City’s General Plan as they relate to the project applicant’s preliminary 
Northeast Area Specific Plan (NESP).  

Staff recommends that the City Council specifically discuss and provide recommendations 
regarding the following project components: 

• A request for increased maximum density within the Specific Plan Area from 1,085 units to
1,434 units.

• A reduced buffer width along Snyder Lane from 200 foot wide buffer to 32 foot wide buffer.
• A reduction of the buffer between G Section and the project from 100 foot wide buffer to the

minimum width necessary to achieve a visual corridor.
• Modify the park and open space configurations in the general plan which provides for an 8

acre park and linear trails to a proposed 5.8 acre park with three smaller parks (for a total of
10.8 acres of active parks) and linear trails.

BACKGROUND: The NESP is one of five specific plan areas designated for new growth in the 
City’s General Plan. The approximately 268-acre plan area is bounded by the G Section/Moura 
Lane to the north, the community separator and Petaluma Hill Road to the east, Keiser Avenue/the 
University District Plan Area to the south, and Snyder Lane to the west. The NESP area is currently 
under County jurisdiction. The plan area is proposed for eventual annexation into the City as it is 
located within the City’s sphere of influence and urban growth boundary. (See Figure 1) 

Thirty-six separate parcels comprise the NESP area with 13 of the parcels containing single-
family, rural development and the remaining 23 parcels containing farmland and vacant fields. 
Two creeks traverse the plan area and flow in an east-to-west fashion. Crane Creek spans the entire 
southern portion of the plan area, while Five Creek traverses through the plan area on the more 
northerly portion of the site. An unnamed creek corridor is located in the northeast corner of the 
plan area. The General Plan envisions the eventual development of the plan area with a variety of 
housing densities and housing types, together with supporting infrastructure including:  

• Up to 1,085 total dwelling units;
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• An approximate eight-acre park located southeast of Snyder Lane/Eleanor Avenue directly
adjacent to either Snyder Lane or the Five Creek greenway;

• A greenway along Five Creek with a one-way street couplet and parking on both sides of
each one-way street;

• Medium and High Density Residential grouped along the Five Creek greenway or the
eight-acre park with access from the couplet;

• A 200-foot-wide buffer from the edge of Snyder Lane for Medium and High Density
Residential development;

• A 100-foot-wide buffer or parkway on the south side of G Section;
• A linear park along the eastside of Snyder Lane; and
• The development of a circulation system including new roadways and Class 1 and Class 2

bike facilities.

The following table provides a break-down of the NESP Land Use Program as provided by Table 
2.4-4 of the General Plan: 

Table 1 – NESP Land Use Program 

Category Gross Acreage 
Housing Units 

Minimum-Maximum 

Rural/Estate Residential 25-30 40-60 

Low Density Residential 110-125 575-635 

Medium Density Residential 10-14 100-140 

High Density Residential 11-14 200-250 

Parks 12 

Total 170 915-1,085
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Figure 1 – Location Map - Northeast Specific Plan 

PROPOSED NESP SPECIFIC PLAN: Prior to any development of the NESP, General Plan 
Policy LU-27 stipulates that a specific plan must be developed for the plan area. The first step in 
the specific plan formulation process is the development of a preliminary specific plan. Section 
17.06.340 of the Zoning Ordinance outlines the requirements of the preliminary specific plan – the 
applicant’s submittal addresses all of these elements. 
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Signature Homes has submitted a preliminary specific plan application for the development of the 
plan area. Currently, a group of property owners controlling 63.4%, or 170.5 acres of the 268-acre 
NESP area, plan to participate in the development of the plan area (see Figure 2). The remaining 
properties/property owners are not currently participating in the proposed development of the 
NESP area. Residential development, parks, and infrastructure have been proposed on both the 
participating and non-participating properties. The plan anticipates phased development, with 
development on the participating properties occurring first.  

The submitted preliminary specific plan proposes a total of 1,434 residential units, an increase of 
349 units above the maximum General Plan range. Proposed land uses include Ranchette 
Residential, Low Density Residential, Medium Density Residential, and High Density Residential. 
The “Ranchette Residential” land use designation would be a new residential land use category in 
the General Plan and would include lots in a range of 2.1 -3.9 units per acre. The proposed dwelling 
unit types include detached, single-family homes; detached, small-lot, single-family homes; 
single-family clustered homes; duplexes and triplexes; and, multi-family residential. 

Figure 2 – Participating Property Owners 

The preliminary specific plan document has committed to providing affordable housing at the very 
low income, low income, and moderate income levels. Each income level of affordable housing 
would constitute five percent of the total dwelling units for a total of 15 percent affordable units. 
The exact mechanism for satisfying the affordable housing requirement (e.g. rental or ownership) 
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has not been established at this point. As the project proceeds, the applicant and City will negotiate 
an affordable housing plan as part of a development agreement for the project. 

In addition to the residential development, the preliminary specific plan proposes the development 
of a total of 8.5 acres of parks including a 5.8-acre community park and three smaller neighborhood 
parks measuring a combined 5.0 acre. In addition, 7.5 acres of linear open space are proposed: on 
the north and south sides of Five Creek; on the North Side of Crane Creek; and a 32-foot-wide 
parkway with a Class 1 bicycle lane on the east side on Snyder Lane.  

Table 2 and Figure 3 found immediately below respectively provide a tabular and geographic 
representation of the proposed land use plan. 

Table 2 – Preferred Land Use Plan 

Land Use Designation Acres 
Allowed Residential 

Density 
Residential Density per Acre 

(Target) 
Target Residential 

Units 

Ranchette Residential 
(R-R) 

27.8 2.1-3.9 units per acre 3.0 units/acre 84 

Low Density 
Residential (R-L) 

77.3 4.0-6.0 units per acre 6.0 units/acre 464 

Medium Density 
Residential (R-M) 

82.7 6.1-12.0 units per acre 9.0 units/acre 744 

High Density 
Residential (R-H) 

7.1 12.1-24.0 units per acre 20.0 units/acre 142 

Active Parks 10.8 - - - 

Linear Parks 7.5 - - - 

Open Space 40.0 - - - 

Roadways 15.5 - - - 

Total 268.7 1,434 
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Figure 3 – Proposed Land Use Plan 

The project would install a new network of roads, bicycle facilities, multi-use paths, and 
pedestrian ways. A 32-foot-wide parkway would be installed on the east side of Snyder Lane, 
while a network of major and minor streets would provide internal circulation. The plan proposes 
to continue Kerry Road north from the University District Specific Plan Area.  

The bicycle infrastructure that is proposed in the preliminary plan would include Class 1 bicycle 
paths (paved rights-of-way completely separated from streets), Class 2 bicycle paths (on-street 
facilities designated for bicyclists using stripes and stencils) and Class 3 bicycle paths (streets 
designated for bicycle travel and shared with motor vehicles with only treatment being signage). 
The Class 1 bicycle facilities are proposed along the Snyder Lane parkway and along a proposed 
boulevard street segment on the east side of the plan area between Five Creek and Crane Creek. 
Class 2 bicycle routes are generally proposed on the boulevard street segments, while the Class 3 
bicycle routes are proposed on the minor street sections. 

Pedestrian facilities would include two pedestrian traffic controls on Snyder Lane, sidewalks, and 
multi-use trails proposed along the on-site segments of Five Creek and Crane Creek. See Figure 
4 below for further details. 
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Figure 4 – Proposed Pedestrian and Bicycle Facilities 

Development of the NESP is proposed to be carried out in six phases, which is illustrated in Figure 
5. It is anticipated that the plan area would generally develop from west to east as infrastructure is
extended across the site. Much of the land designated as Medium Density Residential is proposed
to be developed in the first phase, as well as some areas designated as Low Density Residential.
The 5.8-acre community park is also proposed as part of the first phase. The second phase is
proposed to develop the areas designated as High Density Residential. The third and fourth phases
would develop more Medium and Low Density Residential areas with one of the 1.9-acre
neighborhood parks being developed in the third phase. The fifth phase would develop the
remainder of the Low Density Residential areas and the larger lot Ranchette Residential areas. The
second 1.9-acre neighborhood park and the 1.3-acre neighborhood park would be developed in the
fifth phase, while the sixth phase would feature the establishment of the open areas in the southern
portion of the NESP area.

The foregoing preliminary specific plan description outlines the preferred plan option put forward 
by the applicant. An alternative plan is required to be developed by the Zoning Ordinance as part 
of the consideration of a preliminary specific plan.  
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Figure 5 – Proposed Phasing Plan 

ANALYSIS: The General Plan establishes a number of specific goals and policies for the 
development of the NESP. In order to move forward with the preliminary plan as proposed by the 
developer, General Plan Amendments will be required for the NESP goals and policies contained 
in the General Plan, as well as with other applicable goals and policies of the General Plan. The 
following table summarizes the differences between the current General Plan and the applicant 
proposal. The third column represents what should be studied as part of a CEQA alternatives 
analysis so that the full impact of the applicant’s proposal can be known before any approval by 
the city. Once this “maximum dwelling unit” alternative is adequately studied, city decision-
makers can make fully informed determinations on the applicant’s proposed land use entitlement 
requests. 
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Table 3 - Comparison between General Plan and Applicant’s Proposal 

# Topic General Plan Applicant Proposal Study Alternatives 

1 Total Dwelling Units 915 – 1,085 units 1,434 units Total units should be studied 
to determine full impact of a 
“maximum dwelling unit” 
project  

1A Neighborhood 
Friendly Housing 
Design 

Goal HO-7 Preserve 
and Improve...the 
character and quality 
of residential 
neighborhoods. 

Preliminary Plan is 
supportive but lacks 
details.  

Detailed design guidelines 
in Specific Plan 

Specifically limit use of 
motorcourt design in order 
to encourage variety and 
quality 

1B Large Lots Estate residential at 
2.0 du/acre 

(e.g. 22,000 sf lots) 
between 40 and 60 
large lots 

28 acres (on eastern 
edge) 

Use on eastern edge 
of community only. 

Ranchette residential 

2.1 – 3.9 du per acre (e.g. 
12,000 sf lots) 

84 lots proposed but at 
least half are along 
Keiser 

28 acres (includes 
Keiser) 

A total of 84 Ranchette units 
should be studied as part of 
a “maximum dwelling unit 
project.” These should be 
located on the eastern edge 
of Specific Plan area. 

1C Keiser Avenue 
Residential Density 

Designated as Low 
Density Residential 

Seeks to designate area 
for Ranchette residential. 

Study high density 
residential along Keiser as 
part of a “maximum 
dwelling unit project.”  

2 Synder Lane Buffer 200 foot wide buffer 32 foot wide parkway 
proposed 

Study the reduced buffer 
along Synder for potential 
impacts.  

3 Buffer between 
Project and G Section 

100 foot wide buffer Provide separation to 
maintain visual corridor 

Study reduced buffer and 
related design solutions.  

4 Parks and Open Space Provide central 8 acre 
park and linear trails 

5.8 acre and two smaller 
parks (about 8.5 acres 
total) and linear trails 

Study alternative park 
proposal.  
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Topic 1 – Total Dwelling Units (Increased Densities with Innovative Housing) 

The applicant is requesting an increase of 349 housing units over what is currently called for in 
the General Plan. Staff believes it is reasonable to study this option as an alternative in the project 
environmental document in order to analyze maximum impacts and is seeking direction from the 
City Council regarding this proposed increase in residential units. The increase in density is a 
benefit to the developer, as it will allow for additional housing units in the region, which needs to 
be balanced with impacts and benefits directly in Rohnert Park. Staff anticipates negotiating a 
development agreement with the developer, similar to the developers of other specific plans in the 
City, to address the impacts of the project and the benefits the developer will receive from any 
recommended project. 

Regarding design issues, staff believes that with proper design, the project could result in high 
quality, neighborhood friendly-housing and could support other aspects of the project including an 
increase in the number of large lots within the development and high quality parks and open space. 
Specific questions and analysis are included below. 

A. Neighborhood Friendly Housing Designs. The project could include neighborhood
friendly housing designs that encourage a diversity of innovative housing types (and limits
the amount of “four and six-pack” development) in medium density areas of the plan.

The preliminary NESP development plan proposes to increase the amount of area
designated as Medium Density Residential from 10-14 gross acres in the General Plan to
82.7 acres along with an increase in housing units of this designation from 100-140 units
to approximately 744 residential units. The NESP was largely envisioned to be a lower-
density style development (575-635 low-density units) with associated lower density
housing types, which tend to be detached single-family residential units.

Medium-density housing products tend to develop as small-lot homes, duplexes and
triplexes, and clustered development where typically four to six-unit clustered
development is featured around a common drive aisle. If overused, this housing type can
result in a collection of featureless “boxy” homes with a monotonous streetscapes with
very little character. The “four-packs” or “six-packs” cluster around common driveways
and this tends to create internally focused residential environments.

The City has been requiring that some of these homes have entries that face the public
street to enhance the visual appearance of the streetscape and to reduce the number of
homes that have the back of the home facing the public street (see Figure 6).

To increase housing diversity and a positive streetscape environment a variety of housing
designs could be included. Design standards could require the fronts of all structures face
and have pedestrian access off the public streets (see Figure 7, 8 and 9).



ITEM NO. 7A 

11 

Figure 6 – New “4-Packs” in UDSP from Street 

Figure 7 – Small Lot Homes (with Alleys) 
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Figure 8 – Townhomes (with Alleys) 

Figure 9 – Duplex Unit on a Corner Lot 

B. Large Lots. The preliminary plan proposes to introduce a new General Plan land use
designation known as Ranchette Residential, which would allow for development at a
density of 2.1-3.9 units per acre with individual lots likely measuring approximately 12,000
square feet. The lots would result in a larger single-family housing type that would typically
be found in estate style developments.  This new land use category would replace the Estate
Residential land use category, which envisions half-acre (+/- 20,000 square foot) lots.
While the proposed change would result in smaller “estate” lots, the applicant is proposing
to balance this with an increase in the overall number of large lots provided. The proposed
Ranchette Residential lot size would generally be much larger than any other location in
Rohnert Park, with the exception of the proposed estate lots in the University District and
the “Park Estates” subdivision along Heritage Lane.
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Figure 10 – Large Lots on Heritage Lane (Rohnert Park) 

C. Keiser Avenue Residential Density. The applicant has proposed a lower density land use
designation south of Crane Creek along Keiser Road. For the purpose of analyzing the most
intense land use for CEQA purposes, a High Density Residential designation should be
applied along most of this corridor. Higher density development could allow for the
concentration of development which can help overcome some of the challenges in this
portion of the plan area (e.g. smaller existing lots, diversity of ownership, impingement of
the creek corridor, proximity to a minor arterial street).

Topic 2 – Synder Lane Buffer 

The General Plan currently calls for a 200-foot buffer along Snyder Lane, which is much wider 
than almost any other landscape buffer in the City and which devotes limited developable land 
solely to “buffer use.” The applicant is proposing a 32-foot wide linear parkway along Snyder 
Lane instead.  This area would feature a pedestrian path and a Class 1 bicycle facility along with 
street trees, landscaping, and areas for passive enjoyment of the space. Additionally, another 20 
feet of open space where development is not allowed to occur is proposed behind the linear 
parkway for a total of a 52-foot-wide setback for development behind the Snyder Lane curb face. 
The additional 20 feet of open space would provide landscaping, as well. These features and design 
concept would help effectively provide a buffer from Snyder Lane in an attractive, alternative 
fashion to the 200-foot wide buffer called for in the General Plan.  The elimination of the 200-foot 
wide buffer along Snyder Lane seems supportable if the aforementioned “softening” design 
features are carried through.  

Topic 3 – Reduction in Buffer between Project and G Section 
The General Plan calls for a 100-foot wide buffer at the northern perimeter of the NESP area. The 
General Plan contemplates that this area will be developed as a greenway/open space area as 
Moura Lane at the northern edge of the NESP is phased out and properties that take access from 
Moura Lane are absorbed into the NESP. The elimination of Moura Lane will provide for some of 
this open space/greenway space. Additionally, the buffer is intended to provide benefits to the 
residents of G Section by setting back the development and construction activities of the NESP. 
For these reasons, a buffer, open space or other design solution in this area should be maintained. 
Design solutions could be provided by the project proponent that could achieve the General Plan 
objectives of open space, view corridors and separation (privacy) of existing backyards, without 
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necessarily consuming the approximately 53 acres of land required to provide a 100-foot wide 
buffer across the northern edge of the specific plan area.  

Topic 4 – Modify Parks and Open Space Configurations 

The placement of the park space in the proposed preliminary specific plan carries out the intent of 
the NESP. A primary community park space is proposed and would be developed in the first phase 
of construction. The total park space would well-exceed the total amount of park space 
contemplated by the General Plan for the NESP taking into account that some of the park space 
would not be realized for some time since it is located on non-participating properties. The Quimby 
parkland requirements of the General Plan would also be met and exceeded by the proposed plan. 
Recreation and Parks staff has given some preliminary feedback on the alternative park layout and 
has voiced a preference that all park spaces should be greater than one acre for usability purposes. 
All of the proposed neighborhood parks exceed one acre in size. 

ENVIRONMENTAL ANALYSIS AND PUBLIC NOTICE: As the preliminary specific plan 
study session does not concern an activity that involves the grant of an approval or the issuance 
of a permit or other entitlement for use by one or more public agencies and no action will be 
taken at this time, no environmental review of the preliminary specific plan study session is 
required at this time per State Public Resources Code 21065. Environmental review under the 
California Environmental Quality Act will be conducted as the project moves forward to 
consideration.  Further, a public hearing notice is not required for the City Council study session 
regarding this item. A public notice will be required for future required public hearings at the 
Recreation and Parks Commission, the Planning Commission, and when the proposal returns to 
the City Council for formal action on the item. 

STRATEGIC PLAN ALIGNMENT: This action is consistent with Strategic Plan Goal D - 
Continue to develop a vibrant community.  

OPTIONS CONSIDERED: None. Providing initial feedback on the preliminary specific plan 
will allow the developer to proceed with its application. 

FISCAL IMPACT/FUNDING SOURCE: There is no fiscal impact to the City from this 
action. All work necessary to process and implement the proposed preliminary specific plan is 
covered by developer reimbursements or by fees for service.  

Department Head Approval Date:  08/21/2019 

Finance Director Approval Date:  N/A 

City Attorney Approval Date:  08/20/2019 

City Manager Approval Date:  08/21/2019 

Attachments (list in packet assembly order): 

1. Preliminary NESP Preliminary Specific Plan, dated July 8, 2019
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INTRODUCTION 
This is the preliminary application for the Northeast Specific Plan (NESP) 

as identified in the Rohnert Park 2020 General Plan. The purpose of this 

preliminary application is not only to comply with the City’s Zoning 

Ordinance, but also to provide opportunity for staff, the public, the 

Planning Commission, and the City Council to review the preliminary 

proposal prior to the preparation of a full draft specific plan.  

As stated in Article VIII, Specific Plan Zoning District, Section 17.06.330 

and 17.06.340 in the City of Rohnert Park’s Zoning Ordinance, 

applications for a specific plan shall include two separate stages: 

1. The first stage is submittal of the preliminary application; 

2. The second stage is submittal of the draft specific plan. 

The following are the requirements stipulated in the City’s Zoning 

Ordinance for a preliminary application for the Northeast Specific Plan. 

The document is organized into section headings describing each 

requirement as indicated in the code, then followed by narrative, figures, 

and tables to adequately fulfill that requirement. 

Figure 1, at right, depicts the Northeast Specific Plan area in context of 

other Specific Plan Areas, the City Limit and Urban Growth Boundary. 

Figure 1: Specific Plan Areas + Northeast Specific Plan 
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SECTION 1 

Completed planning application form, required fee and 

attachments. 
 

Submitted separately. 

 

SECTION 2 

A general description of the proposed development, including a 

legal description of the property in the district. 
 

LOCATION + EXISTING PARCELIZATION 

The Northeast Plan Area is located along the eastern edge of the City of 

Rohnert Park, abutting the city limits and located within Sonoma County. 

The Plan Area is approximately 268 acres. The NESP is bounded on the 

north by single family and multi-family residential; adjacent agricultural 

fields to the east; the University District and Lawrence E. Jones Middle 

School to the south; single family and multi-family residential, and 

multiple church sites to the west. 

 

On the pages that follow: Figure 2 depicts the Parcel Map for the NESP, 

and Table 1 provides associated acreage, ownership and participant 

information related to the various parcels. 
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Table 1: Project Parcels 

Assessor’s Parcel No. Property Owner 
Parcel 

Acre(s) 

Percentage of 

Plan Area 

PARTICIPATING OWNER'S     

045-222-005  Tatman BGR LLC 10.05 3.8% 

046-222-006  Barella 9.86 3.7% 

045-222-007 TNK Ryder LP 20.18 7.6% 

045-222-010 Meadows 32.06 12.0% 

045-222-013 Barella 10.04 3.7% 

045-222-014 TNK Ryder LP 20.35 7.6% 

045-222-020 McClelland 6.80 2.6% 

045-222-021 Tatman BGR LLC 5.14 1.9% 

045-252-001 Hartford Land Co. LLC 45.72 17.2% 

045-252-003 Meadows 10.28 3.9% 

Subtotal  170.49 63.4% 

      

NON-PARTICIPATING OWNER'S     

045-222-002 Bendelac 10.18 3.8% 

045-222-004  Hall 20.73 7.7% 

045-222-011 Carr 8.25 3.1% 

045-222-017 Rockefeller 0.52 0.2% 

045-222-018 Mills 0.44 0.2% 

045-222-019 Kreiling 1.99 0.7% 

045-222-022 Moura 5.52 2.1% 

045-252-002 Ulibarri 10.10 3.8% 

045-252-010 Minassian 2.01 0.8% 

045-252-011 Nunes 1.61 0.6% 

045-252-013 Nunes 0.98 0.4% 

045-252-015 Hammell 0.96 0.4% 

045-252-017 Markham 0.96 0.4% 

045-252-019 Wilson 0.62 0.2% 

045-252-022 Cornwall 0.59 0.2% 

045-252-023 Assadi 0.95 0.4% 

045-252-024 Schleth 0.95 0.4% 

045-252-025 Leclerc 0.99 0.4% 

045-252-026 Otter 0.95 0.4% 

045-252-027 Jackson 0.59 0.2% 

045-252-028 Cornwall 0.59 0.2% 

045-252-029 Bieberdorf 0.59 0.2% 

045-252-030 Sandoval 0.59 0.2% 

045-252-031 O'Connor 0.92 0.3% 

045-252-032 Karim 0.93 0.3% 

045-261-001(Partial) Ronco 24.18 9.1% 

Subtotal  98.29 36.6% 

TOTAL   268.78 100% 
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Figure 2: Parcel Map 
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BACKGROUND 

In 2000, the residents of the City voted to include the Northeast Area 

within a 20-year “Urban Growth Boundary.” Later that year, the City 

Council adopted the General Plan and certified the accompanying 

Environmental Impact Report that designated the Northeast Area as a 

Specific Plan Area. The previous Northeast Specific Plan was submitted 

in 2003, and again in 2012. Neither of these documents were 

approved.  

The Applicant Group, composed of Signature Homes, Barella, and 

Hartford Land Company, are the participating owners within the NESP. 

This unified group controls 63.4% of the Plan Area.  

The region is experiencing a housing crisis with a shortage of homes. 

The Regional Housing Needs Allocation (RHNA), as discussed in the 

2020 General Plan Housing Element, establishes goals to meet the 

housing needs of the community. The NESP is consistent with the 

following goals established in the City’s Housing Element: 

− Goal HO-1: Provide opportunities for housing development that 

accommodates projected growth and facilitates mobility within 

the ownership and rental markets. 

− Goal HO-2: Provide a diversity of housing types that 

accommodate projected population and demographic changes 

and enable residents to remain in Rohnert Park throughout 

their lives. 

− Goal HO-3: Address, to the maximum extent feasible, the 

housing needs of all economic segments of existing and future 

residents. 

− Goal HO-7: Preserve and improve the City’s existing housing 

stock and the character and quality of residential 

neighborhoods. 

The homes within the Northeast Specific Plan represent an opportunity 

for the City to make a meaningful contribution to much needed housing 

in the region. 

  

BOUNDARY DESCRIPTION 

Being a parcel of land lying within the unincorporated area of the 

County of Sonoma, State of California, and being more particularly 

described as follows: 

Beginning at the southeast corner of the lands of: 

TNK Ryder LP (APN 045-222-014 – DN 2006-024154); 

thence from said POINT OF BEGINNING, along the easterly boundary 

of the said lands of: 

TNK Ryder LP (APN 045-222-014 – DN 2006-024154) and 

Hall (APN 045-222-004 – DN 1998-078356) 

North 0°07’00” East for a distance of 2008 feet more or less, to 

the northerly right of way of Moura Lane (formerly Buamgardner 

Lane); 

thence along said northerly right of way, South 89°29’44” West for 

a distance of 2265 feet, more or less, to the easterly right of way of 

Snyder Lane; 

thence along said easterly right of way of Snyder Lane, being the 

westerly boundary of the lands of: 

Tatman BGR LLC (APN 045-222-021 - DN 2012-103712),  

Tatman BGR LLC (APN 045-222-005 -DN 2016-117019),  

Barella (APN 046-222-006 - DN 2017-042133),  

TNK Ryder LP (APN 046-222-007 - DN 2017-054030),  

Rockefeller (APN 045-222-017 - DN 2018-060991),  

Kreiling (APN 045-222-019 – DN 2015-020554),  

McClelland (APN 045-222-020 -  DN 2009-016006),  

Harris Trust (APN 045-222-010 - DN 2017-094313),  

Carr (APN 045-222-011 - DN 2009-097376),  
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BOUNDARY DESCRIPTION (CONT’D) 

Rohnert Park Wip LDC LLC (APN 045-252-001 - DN 2017-072520),  

Arjangi (APN 045-252-010 - DN 2008-095989),  

Nunes (APN 045-252-011 - DN 2012-098456),  

South 0°09’54” West for a distance of 4025 feet, more or less, to 

the southerly boundary of the lands of Nunes (APN 045-252-011 - 

DN 2012-098456); 

thence, along the southerly boundary of the lands of: 

Nunes (APN 045-252-011 – DN 2012-098456),  

Nunes (APN 045-252-013 - DN 2012-098456),  

Markham (APN 045-252-017 - 1965 O.R. 52),  

Schleth (APN 045-252-024 - DN 1998-047969),  

Assadi (APN 045-252-023 - DN 1981-065245),  

Otter (APN 045-252-026 - DN 20125-107121),  

Jelicles Inc. (APN 045-252-025 - DN 2012-102080),   

Cadiz (APN 045-252-015 - DN 2018-081366),  

Cornwell (APN 045-252-022 - DN 2017-011837),  

Cornwell (APN 045-252-028 - DN 2017-011837),  

Curiel (APN 045-252-029 - DN 2017-036732),  

Sandoval (APN 045-252-030 - DN 2008-099893),  

Harris (APN 045-252-003 - DN 2017-094313) and  

Ronco 81 Inc. (APN 045-261-001 – DN 1981-002430),  

Jackson (APN 045-252-027 - DN 1988-037619),  

BOUNDARY DESCRIPTION (CONT’D) 

Wilson (APN 045-252-019 - DN 2009-066936),  

Singh (APN 045-252-032 - DN 2013-087992),  

O’Connor (APN 045-252-031 – DN 2010-073869),  

Barnes Road LLC (APN 045-252-002 - DN  2016-041774),  

Harris (APN 045-252-003 - DN 2017-094313) and  

Ronco 81 Inc. (APN 045-261-001 – DN 1981-002430),  

North 89°30’ East 5343 feet, more or less, to the easterly 

boundary of said lands of Ronco 81 Inc. (APN 045-261-001 – DN 

1981-002430); 

thence, along said easterly boundary of the lands of: 

Ronco 81 Inc. (APN 045-261-001 – DN 1981-002430), due North 

1331 feet, more or less, to the northerly boundary of said lands of 

Ronco 81 Inc. (APN 045-261-001 – DN 1981-002430); 

thence, along said northerly boundary of the lands of: 

Ronco 81 Inc. (APN 045-261-001 – DN 1981-002430) 

South 89°30’ West 2672 feet, more or less, to the easterly 

boundary of the lands of: 

Harris (APN 045-222-010 - DN 2017-094313); 

thence along the easterly boundary of the lands of: 

Harris (APN 045-222-010 - DN 2017-094313), 

North 0°07’00” East 686 feet, more or less, to the Point of 

Beginning of the hereinabove described parcel of land.   

Containing:  321 Acres of land, more or less 
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EXISTING CONDITIONS + SURROUNDING USES 

The site currently consists of rural homes and agricultural fields. Of the 

36 parcels that comprise the NESP, 13 parcels contain existing 

residential structures; the remaining 23 parcels are farmland and 

vacant fields. Two existing creeks run east-west across the site: Five 

Creek to the north and Crane Creek to the south. 

Surrounding land uses include single family and multi-family residential 

to the north; adjacent agricultural fields to the east; the University 

District and Lawrence E. Jones Middle School to the south; single family 

and multi-family residential, and multiple church sites to the west. 

PROPOSED DEVELOPMENT DESCRIPTION 

The overarching vision for the Northeast Specific Plan is to create a 

community that meets the needs of Rohnert Park’s current and future 

citizens. With rising housing costs throughout the North Bay, it is 

paramount that the Northeast Specific Plan deliver housing that meets 

the needs of the City’s diverse population and workforce. To accomplish 

this, the NESP is envisioned to include approximately 1,434 homes, 

requiring increased density from the 2020 General Plan. Due to the 

increase in proposed homes and arrangement of land uses, a General 

Plan Amendment is requested as part of the NESP entitlement. Refer to 

Table 3 for a chart of General Plan consistency and proposed 

amendments. 

By increasing density, the community is able to deliver: (1) homes at a 

more affordable price, and (2) provide a variety of housing choices to 

appeal to a broader spectrum of the community. To create this 

increased affordability, the Applicant is proposing an “affordability by 

design” approach—providing a variety of low-, medium- and high-density 

homes ranging from rural estates to traditional small lot homes, 

courtyard homes, duplex, triplex, attached townhomes, and apartments.  

To increase housing choice and affordability, some of the homes will be 

of a smaller size, on a smaller lot, consistent with current home-buying 

trends which find benefit in “a less is more” approach. At the core of this 

trend is the desire to spend less time maintaining a large house and 

back yard, and instead spend time within the community.  

This shift caused the Applicant to re-examine the park approach laid out 

in the 2020 General Plan. Parks, smaller in size and centrally located to 

each neighborhood, are envisioned within the NESP. The clustering of 

homes around parks and natural areas is emblematic of the original 

“neighborhood unit” concept, on which Rohnert Park was founded. 

These parks will have a combination of passive and active uses that 

orient each neighborhood and create a sense of place.  

   

Designation Acres  
(Gross) 

Density 
(Min.) 

Density 
(Max.) 

 Dwelling Unit per Acre 
(Target) 

Target Units 

Ranchette Residential (R-R) 27.8   2.1   3.9  3.0 du/ac 84 
Low Density Residential (R-L) 77.3 4.0 6.0  6.0 du/ac 464 
Medium Density Residential (R-M) 82.7 6.1 12.0  9.0 du/ac 744 
High Density Residential (R-H) 7.1 12.1 24.0  20.0 du/ac 142 
Community, Neighborhood & Linear Parks 18.3 - -  -  
Open Space 40.0 - -  -  
Roadways 15.5      

Total 268.7     1,434 

Table 2: Preferred Plan Land Use Summary 
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Figure 3: Preferred Land Use Pla
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Existing Goal/Policy Consistency Proposed Amendment 

LU-28 

Require that development in the 
Northeast Specific Plan area be in 
accordance with the development 
program outlined:  

    

  
1,085 dwelling units are identified.   1,434 dwelling units are proposed in the 

Preliminary Application. 

LU-29 
Ensure that the Northeast Specific Plan 
incorporate the following features: 

    

  

An approximately 8-acre park located 
southeast of Snyder Lane/Eleanor 
Road directly adjacent to either Snyder 
Lane or the Five Creek greenway; 

  The Preliminary Application proposes (1) 5.8-acre 
Community Park with (3) Neighborhood Parks, 
ranging from 1.3- to 1.9-acres. The Community 
Park is located southeast of Snyder Lane, 
equidistant between Five Creek and Crane Creek 
corridors. In addition, linear parkways are 
provided along Five and Crane Creek corridors. In 
total, 18.3 acres of parkland is proposed which 
exceeds the Quimby parkland requirements. 

Greenway along Five Creek; 25 foot greenways and a single-
loaded street are provided on both 
sides of the Five Creek corridor. 

  

One-way couplet along the greenway, 
with on-street parking on both sides of 
each one-way street; 

  The Preliminary Application proposes single-
loaded streets along Five Creek corridor. 

Table 3: General Plan Consistency and Amendment Chart 
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Medium and High Density Residential 
gouped along the Five Creek greenway 
or the 8-acre park, with access from 
the couplet. Medium and High Density 
Residential Development shall be at 
least 200 feet away from the edge of 
the Snyder Lane right-of-way; 

Medium Density Residential uses 
are located along the Five Creek 
corridor and next to the 5.8-acre 
Community Park. Consistent with 
Policy CD-7, a 32 foot linear 
parkway will be provided on the east 
side of Snyder Lane; a 20 foot 
seback from the edge of the linear 
parkway will be observed. 

High Density Residential land uses are proposed 
along Snyder Lane in close proximity to the 5.8-
acre Community Park. Medium and High Density 
Residential land uses will be a minimum of 52 
feet from face-of-curb of Snyder Lane. 

100-foot wide buffer or parkway on the 
south side of G Section; 

  Moura Lane is folded into the adjacent land uses. 
When properties develop in NESP, reliance on 
access from Moura Lane will diminish and 
alternative access will be provided through 
participating NESP parcels. Setbacks along the 
south side of G Section properties will be 
increased by 20 feet. 

Linear park along the eastside of 
Snyder Lane. 

The Preliminary Application 
proposes a 32 foot linear parkway 
consistent with Policy CD-7. 

  

CD-7 
Minimize disruption of existing views by 
new development. Along Snyder Lane: 

    

  

Provide an approximately 32-foot wide 
linear park/parkway; 

The Preliminary Application 
proposes a 32 foot linear parkway 
on the east side of Snyder Lane. 

  

Set back all development on the 
eastside at least 20 feet from the edge 
of the linear parkway. 

Development (proposed structures) 
will be set back 20 feet from the 
edge of the linear parkway. 

  

    

Land Use Classification System 

  

The General Plan currently has four 
residential land use classifications. 
However, there is a gap in residential 
densities between Rural Estates 
Residential (2.0 du/ac or less) and Low 
Density Residential (4.0 to 6.0 du/ac). 

  

Add a "Ranchette Residential" designation to the 
General Plan. This designation would allow for 
single-family residential development at a density 
of 2.1 to 3.9 dwelling units per gross acre, with a 
target density of 3.0 dwelling units per gross 
acre. Typical lots would be 12,000 square feet. 
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SECTION 3 

Definitions of the land use designations, including density ranges 

and, in the case of residential designations, sample product type. 
 

The Northeast Specific Plan Preferred Land Use Plan proposes four 

residential land use designations along with designations for parks and 

natural areas. Three of the proposed land uses fall within the 

Classification System identified in the City of Rohnert Park 2020 

General Plan; the Ranchette Residential designation is a proposed 

amendment to the General Plan. A description of the land uses is as 

follows: 

RANCHETTE RESIDENTIAL 

The Ranchette Residential Classification allows for densities of 2.1 to 

3.9 dwelling units per gross acre. Typical Lots would be 12,000 square 

feet. 

Refer to the images below and at right for example depictions of Rural 

Estate Residential. 
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LOW DENSITY RESIDENTIAL 

The Low Density Residential Classification allows for densities ranging 

from 4.0 to 6.0 units per gross acre. The minimum lot size is 4,500 

square feet. Although this designation is meant for single-family 

detached homes, attached single-family units may be permitted, 

provided each unit has ground-floor living area and private outdoor open 

space.  

Example homes that would fit into the Low Density Residential 

Classification, include but are not limited to: 

• Traditional single-family homes. For example 50’x100’ lots. 

• Wide shallow. For example 70’x85’ lots. 

Refer to the images at left and below for example depictions of Low 

Density Residential homes. 
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MEDIUM DENSITY RESIDENTIAL 

The Medium Density Residential designation allows for both attached 

and detached single-family homes with densities ranging from 6.1 to 

12.0 units per gross acre. Duplex homes not separated by a property 

line are also permitted, provided they appear similar to other single-

family homes. Example homes that would fit into the Medium Density 

Residential Classification, include but are not limited to: 

• Traditional small-lot homes. For example, 50’x80’ or 45’x75’ 

lots. 

• Wide-shallow homes. For example, 50’x65’ lots. 

• Cluster homes. Four to six single-family homes oriented around 

a common drive isle. 

• Duplex, or triplex homes. 

Refer to the images at right for example depictions of Medium Density 

Residential. 
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HIGH DENSITY RESIDENTIAL 

The High Density Residential designation allows for a range of 12.1 to 

24.0 dwelling units per gross acre. This designation permits a wide 

range of housing types, ranging from single family attached to multi- 

family apartments. 

Refer to the images at right for example depictions of High Density 

Residential. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

AFFORDABLE HOUSING 

The Applicant Group is aware of the need to provide affordable 
housing options consistent with the City’s ordinance. As such, NESP 
will provide affordable housing programs for each NESP property to 
achieve general plan goals by accommodating on-site housing at a 
range of socioeconomic levels: 5% Very Low-Income, 5% Low-
Income, and 5% Moderate-Income. It is envisioned that each 
property owner may choose between rental and/or for-sale units, 
and in-lieu fee payments for those properties that qualify under the 
City’s current Affordable Housing Ordinance. 
 

The details of provided affordable housing will be negotiated as part of 

the Development Agreement for the NESP. 
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PARKS 

This designation provides for both active and passive parks consistent 

with the City Parks and Recreation Facilities vision identified in the 2020 

General Plan. The NESP is providing a 5.8-acre community park located 

equidistant between the Five Creek and Crane Creek corridors. Three 

additional neighborhood parks, totaling 5.0-acres, are distributed 

throughout the Plan Area characteristic of the “Neighborhood Unit 

Concept.” In addition, a series of linear parks, totaling 7.5-acres, are 

provided consistent with the 2020 General Plan’s vision for the 

Northeast Specific Plan:  

• 32-foot Parkway along the east side of Snyder Lane, consisting 

of enhanced landscape strip and detached sidewalk. 

• Greenway along Five Creek & Crane Creek (outside of 

preservation corridor) is an extension of the City’s off-street 

multi-modal network, and includes meandering trails for 

walking and biking.  
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NATURAL AREAS FOR ENVIRONMENTAL CONSERVATION 

Land with this designation includes sites that are environmentally 

and/or safety constrained. This Classification includes riparian corridors, 

sensitive habitats, and wetlands. The natural areas included within the 

Northeast Specific Plan consists of the Five Creek and Crane Creek 

preservation corridors.  
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SECTION 4 

Schematic maps, illustrative material and narrative sufficient to 

describe the general relationships between on-site and 

surrounding land uses, circulation system, and the intended 

design character and scale of the principal features including, but 

not limited to, public buildings, schools, parks, and natural areas. 
 

The vision for the Northeast Specific Plan is to create a new community 

inspired by the elements that make traditional small towns desirable 

places to live: a diverse mix of quality homes in different shapes, sizes, 

materials and colors located near public spaces, natural areas, parks, 

nearby neighborhood shopping opportunities, and jobs—a place of 

readily accessible amenities, attractive neighborhoods and a strong 

sense of place throughout. This pedestrian and bicycle friendly, compact 

community is expected to be a positive addition to the City of Rohnert 

Park, because it is one that embraces and implements the City’s core 

values as expressed in its General Plan. 

The land use plan was developed with the following design principles: 

• Orient neighborhoods around parks and natural areas. The plan 

is emblematic of the original “neighborhood unit” concept which 

Rohnert Park was founded on—a clustering of homes around 

parks, open space, and other neighborhood amenities. 

• Mix of housing types. Provide a mix of housing choices, types, 

styles and densities, to allow for the City’s residents to live and 

work within the community. 

• Feathering of density. The most intense uses are located near 

Snyder Lane and the Five Creek corridor and transition to less 

intense, lower-density homes along the eastern edge of the 

Plan Area. 

• Interconnected network of streets. The project proposes a grid 

of streets to diffuse traffic and encourage connectivity, 

including an Avenue that creates a loop off of Snyder Lane with 

two roundabout features. NESP proposes to extend the existing 

circulation network, including Heartwood Drive, and create a 

future connection to the University District to the south. 

• Encourage pedestrian and bicycle access. The circulation 

system is envisioned to have short block lengths, tree lined 

streets and sidewalks on both sides, to encourage walking and 

cycling to neighborhood amenities, like the Five Creek corridor 

and the Mountain Shadows Plaza shopping center. 

• Encourage high quality architecture and urban design. Employ 

the highest quality materials and design for homes, 

monuments, and landscaping that will age well over the lifetime 

of the neighborhood. 

• Provide a range of transportation choices. Streets, walking 

paths, bicycle trails, and links to public transportation routes. 

Figure 4 and 5 show the general relationship of proposed vehicular and 

multi-modal circulation as it relates to the larger context of east Rohnert 

Park.  

Figure 6, Community Inspiration, presents images that represent the 

character of the neighborhood and quality of the built environment 

envisioned for the Northeast Specific Plan. 

The Northeast Specific Plan embodies the main objectives of the 

City’s 2020 General Plan: 

• Keep the City’s small-town feel; 

• Provide for slow, managed, and predictable growth; 

• Increase housing affordability and diversity; 

• Establish better cross-town connections and an 

interconnected network of streets; 

• Maintain or increase open space ratios within the City; 

• Build and maintain infrastructure in anticipation of 

growth; 

• Increase pedestrian and bike access; 

• Create options for the city’s edges. Allow for soft 

boundaries and scenic corridors. 
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Figure 4: Circulation Diagram 
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Figure 5: Multi-Modal Circulation Diagram 
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Figure 6: Community Inspiration + Character 
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SECTION 5 

 A preliminary schedule for development, including quantitative 

data, such as population, housing units, land use acreage, 

preliminary ranges of water consumption and wastewater 

generation, and other data sufficient to illustrate phasing of 

development and potential impact on public service 

requirements. 
 

One of the primary purposes of a specific plan is to insure systematic 

development that is timely, orderly, and provides adequate 

infrastructure and city services. The following is an overview of the 

existing infrastructure landscape, and needed improvements. 

WATER SERVICE 

The NESP is within the zone 2 water service area of Rohnert Park. The 

eastside transmission improvements identified in the 2011 Public 

Facilities Finance Plan (PFFP) were completed with the development of 

the University Specific Plan so it is anticipated that the current water 

system has capacity to serve the NESP. 

The proposed grid of streets within the NESP will result in a looped 

network of water mains that will connect at multiple locations along the 

existing 12” water main in Snyder Lane. 

 

 

Table 4: Estimated Water Consumption of NESP at Buildout 

Density 
Residential 

Units 

Persons 
per 

household Population 

GPD 
Per 

Person 
Total 
(GPD) 

R-E, R-L, 
R-M 

1,292 2.62 3,385 100 338,00 

R-H 142 2.00 284 100 28,400 

Totals 1,434  3,669  341,340 

 

 

RECYCLED WATER SERVICE 

The Laguna Subregional Water Reclamation System is the wholesale 

supplier of recycled water to the City of Rohnert Park. The City’s recycled 

water is used for irrigation of large landscapes in the City including parks 

and school grounds, various commercial and industrial sites, and the 

Foxtail Golf Course. The recycled water system currently extends along 

Snyder Ln. from the south to just north of Keiser Ave. The NESP will 

connect to the recycled water line in order to irrigate the proposed parks 

and creek open space. 

SANITARY SEWER SERVICE 

To serve new development areas on the east side of the City envisioned 

by the Rohnert Park General Plan, the City identified the need for the 

Eastside Trunk Sewer to provide capacity for new development which 

includes the Northeast Specific Plan area. The phase 3 Eastside Trunk 

Sewer project is part of the PFFP and is now complete and extends the 

trunk sewer main to the intersection of Snyder Ln. and Rohnert Park 

Expressway. New sewer mains will be installed within the development 

of the NESP and will connect to the sewer system at the intersection of 

Snyder Ln. and Keiser Ave. 

 

 

 

 

 

Table 5: Estimated Wastewater Generation of NESP at Buildout 

 

Use Units GPD Per Unit Total (GPD) 

Single-Family 
Residential 

1,292 170 219,640 

Multi-Family 
Residential 

142 111 15,762 

   235,402 
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STORM DRAIN SYSTEM 

Three drainage creeks flow through the NESP area. Both Crane Creek 

and Five Creek flow from east to west to Hinebaugh Flood Control 

Channel. An unnamed tributary north of Five Creek flows from the east 

to the north through the Rohnert Foothills subdivision and eventually 

into the Coleman Creek channel. Crane Creek and Five Creek will 

continue to flow through the NESP area. Five Creek will also be widened 

to accommodate additional storage needed for the runoff of additional 

impervious surfaces from the development of the NESP. The northern 

tributary will be collected at the eastern boundary of the NESP and 

conveyed in a closed pipe to the storm drain pipe located in the Rohnert 

Foothills subdivision. 

Post development flows of the NESP will be retained on-site and within a 

widened Five Creek channel so that pre-existing flows are not exceeded. 

All stormwater runoff will require treatment prior to leaving the site in 

conformance with Low Impact Development (LID) standards consistent 

with current State Phase II stormwater requirements. 

A hydrology and hydraulic analysis is currently being performed for 

Crane Creek and Five Creek through the Northeast Specific Plan area. 

We will use hydraulic information for Hinebaugh Creek provided by the 

City to evaluate the impact of Hinebaugh Creek on Crane Creek and Five 

Creek through the Specific Plan area. 

OTHER DATA 

Table 6: Estimated Population of NESP at Buildout 

Density 
Residential 

Units 
Persons per 
household Population 

R-E, R-L, R-M 1,292 2.62 3,385 

R-H 142 2.00 284 

Totals 1,434  3,669 

 

Table 7: Estimated Park Acreage Requirement  

Use Parks 
Requirement 

(acres per 1,000 
residents) 

Estimated 
Population 

Total Park 
Acreage 
Required 

Residential  5 ac. 3,669 18.3 ac. 

 

Table 8: Estimated Public School Population of NESP at Buildout 

Use Units K-5 
0.27 

6-8 
0.14 

9-12 
0.16 

Grade 
Students 

Residential  1,434 387 201 229 817 

  

PHASING 

The development of the 268 acres will be phased.  The phasing will 

ultimately be a function of the timing of when available infrastructure 

and utilities to the site will become available.  It will also be a function of 

when any specific thresholds for requisite offsite improvements are 

triggered due to the progression of onsite development impacts. Phasing 

will also take into consideration the various locations of the unit and 

density types as well as the projected market conditions and sales 

saturation rates. An infrastructure financing plan will be prepared as a 

part of the Draft Specific Plan. 

It is anticipated that the community will develop from west to east 

predicated on backbone circulation and infrastructure. Figure 7 depicts 

a conceptual phasing scenario with six phases based on the Applicants 

current understanding of the site’s infrastructure and access.  
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       Figure 7: Conceptual  

Phasing Diagram 
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SECTION 6 

General description of possible financing mechanisms for on- and 

off-site infrastructure improvements. 
 

On- and off-site infrastructure improvements, including roads, water 

distribution and wastewater collection systems, will be financed by the 

project proponents and in accordance with the City’s Public Facility 

Financing Plan (PFFP). A number of financing mechanisms to pay for 

improvements may be employed, including public and private financing 

for infrastructure or the implementation of a Community Facilities 

District (“CFD”), consistent with the University District, which would 

provide capital for improvements, fees, and consultant costs involved in 

the CFD formation. 

Depending upon the timing of development of the Northeast Specific 

Plan and other infrastructure improvements in the area, the costs for 

the development of infrastructure facilities may be addressed in two 

different ways:  

1. Shared between the benefitting landowners at the time of 

implementation, or 

2. Future payments to reimburse the project proponents 

sponsoring the present application for investments made. 
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SECTION 7 

A preliminary map showing the natural resources, as well as the 

opportunities and constraints of the district (e.g. wetlands, 

creeks, view corridors), including wetlands, habitat areas and 

creeksides by a qualified biologist and a preliminary program for 

conservation/mitigation to the extent feasible. The map shall 

indicate the potential for candidate, sensitive, or special status 

species identified in the general plan (e.g., California Tiger 

Salamander), local or regional plans, policies, or regulations, or by 

the California Department of Fish and Game or U.S. Fish and 

Wildlife Service and possible mitigation. Included in the map shall 

 

be a preliminary biological assessment, by a qualified biologist, 

indicating whether any biological surveys are required for 

potential candidate, sensitive, or special status species identified 

in the general plan, or other local or regional plans, policies or 

regulations, or by the California Department of Fish and Game or 

U.S. Fish and Wildlife Services. 
 

The Northeast Specific Plan area was surveyed by Johnson Marigot 

Consulting in June 2017 and November of 2018. The results of the 

survey are included in their report, dated November 2018, enclosed 

herein. 

 
Figure 8: Natural Resources Map 
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SECTION 8 

Schematic maps of two conceptual lands use and/or land use 

and circulation alternatives considered in the development of the 

preliminary plan. 
 

Through the process of developing the Preferred Land Use Alternative, 

several alternatives were considered. Although the Applicant is including 

two land use alternatives for this Preliminary Application, the Preferred 

Land Use Plan is the subject of the present application. 

To follow is the Alternative Land Use Plan (Figure 9), depicting a nearly 

identical circulation pattern and providing an additional medium density 

residential neighborhood north of the Five Creek corridor. 

 

Figure 9: Alternative Land Use Plan 

  

Table 9: Alternative Land Use Plan Summary 

Designation Acres 
(G.) 

Density 
(Min.) 

Density 
(Max.) 

Dwelling Unit 
per Acre 
(Target) 

Target 
Units 

Ranchette 
Residential 

27.8 2.0 4.0 3.0 du/ac 84 

Low Density 
Residential  

77.3 4.1 6.0 6.0 du/ac 464 

Medium 
Density 
Residential  

  78.7 6.1 12.0 9.0 du/ac 708 

High Density 
Residential 

11.1 12.1 24.0 20.0 du/ac 222 

Park 18.3 - -   
Open Space 40.0 - -   
Roadways 15.5     

Total 268.7       1,478 

 


