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Overview 
 Review
 Setting
 Vision
 Plan Alternatives
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Planning Commission Study Session
January 24, 2023

In response to Planning Commission 
comments: 
 Added 245 for-rent apartments, 31 

Accessory Dwelling Units (ADUs)

 Creating a total of 475 housing 
units instead of 231 as 
originally planned

 Added 3.5 acres of Community Park 
areas

 Added river access (dock)

 Removed 134 parking spaces (15% 
reduction of all parking)
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Incorporating Project Feedback-Creating a Vision 

 Concept/Vision Creation

 Park Space – add 3.5 acres beyond 75-ft river 
setback

 Affordable Housing – Move Closer to SMART

 More mixed-use components, commercial uses, 
ADU’s, public benefits and community outreach

 Improved Walkability/Bikeability to Downtown

Petaluma Planning Commission comments: 
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Collaborate with Key Stakeholders

• Riverfront and other neighbors in 1,000 ft. radius

• Know Before You Grow

• City Staff

• Planning Commissioners

• City Council

• Petaluma River Park Foundation
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15 Minute Neighborhood
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Context – Missing Middle
• Provide for a mix of land uses and variety of “missing middle housing” synergistic with the 

Riverfront project

 Interactive with downtown Petaluma, embracing the Riverfront in a unique way

 Activated riverfront park, miles of trails and added river access opportunities

 Embrace Smart Growth Principles and include expansive Public Benefits

 Walkable/bikeable neighborhood
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Context

 Mix of Land Uses-variety of multi-family, commercial, live work, attached, ADU’s, small lot detached housing, affordable housing, 
recreational uses, waterfront open space/trails.

 Create a range of housing opportunities/choices-provides housing for all income levels including ADU’s, affordable units and attached 
missing middle housing

 Walkable Neighborhood-with the inclusion of neighborhood commercial and access via pedestrian corridors and bike lanes and a 
pedestrian bridge to Steamer Landing Park providing connectivity to all Petalumans.

 Foster distinctive, attractive communities with strong sense of place-created by embracing the waterfront with trails, access, open 
space, variety of housing and commercial uses

 Preserve open space, natural beauty and critical environmental areas-conversion of a vacant industrial property into a community 
amenity with trails, open space,  removal of deteriorating structures and restoration of the riverbank with creation of wetlands

 Variety of transportation options-although the site’s walk score is  51 (somewhat walkable) and bike score below 50 (somewhat 
bikeable) with the addition of a pedestrian/bike bridge there is direct connection to downtown Petaluma.

 Encourage community and stakeholder collaboration-engaged via several PC workshops and held several meetings with many other 
neighborhood groups and Riverfront homeowners.

 Includes sustainable features- such as CalGreen Teir 1, 100% electric, permeable paving in alleys, low water use landscaping, EV and 
E-bike charging stations, pre-wire for garage EV and E-bike charging.

• Embrace Smart Growth Principles.
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Context
• Capitalize on the site’s unique features and fit into the overall Petaluma Community 

 +3,000LF adjacent to riverfront 

 Remove manmade structures

 Restore habitat and Wetland creation

 Synergistic with the Riverfront community

 Coordinating with Steamer Landing
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Vision

Create an Activated waterfront neighborhood, 
Connected to the broader Petaluma community, 
Sustainably designed.
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Vision 

• A front porch for Petalumans on the river and Gateway to Petaluma River Park. Transforming an industrial 
riverfront area to a shared amenity.
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Vision
• Existing conditions: a vacant, historical riverfront industrial use with many deteriorating man-made structures
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Vision
• Re-envisioned with the extension of riverfront trails and connections to Petaluma River Park, SMART, 

downtown and  adjacent neighborhoods 
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Vision 
• Key Link to Connectivity via a pedestrian bridge to Petaluma River Park and miles of trails
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Vision
• Existing conditions-across from Petaluma River Park and adjacent to Shamrock Materials
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Vision
• Sustainably embrace the River’s edge with wetland creation, habitat restoration and additional native 

species and activate the experience with a variety of uses including trails, picnic areas and tot lots.
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Park Perspectives
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Architectural character
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Concept Alternatives
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Concept #1 – Promenade 
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Concept #2 –Central Park   
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Concept #3 – Rivers Edge Alt 1
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Concept #4 – Rivers Edge Alt 2
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Comparison Land Use Table
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Summary

 Request from Planning Commission:
 Direction on which Concept is preferred
 Mix of Housing Typology

 NEXT STEPS
 Preparation of detailed Site Plan 
 Continue CEQA analysis
 Public Hearings

 Create an Activated waterfront neighborhood, Connected to the broader Petaluma 
community, Sustainably designed.
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Questions?
Contact our team at 707-674-6850 or info@500hopper.com
and sign up to receive project updates at 500hopper.com.

mailto:info@500hopper.com
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Design Charette – Key Takeaways (use as talking 
points)
 Large majority preferred the Edge Plan Alt#2

 Loved the River Park providing added open space, embracing the river with plenty of 
green space, trails and easy accessibility 

 Appreciated the removal of old structures (beautification) and restoration of the 
riverfront with natural habitat

 All participants want some detached housing to balance the density adjacent to 
Riverfront

 Against increased density over January 2023 plan to impact property values and 
neighborhood traffic

 Commuter location, need adequate off street parking

 Mixed feedback on the road along the River

 Like location of commercial component, fronting the river
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Public Benefits-send to Emanuel to include in staff report
 Activation of a vacant infill site key to the CPSP

 Health and Safety required removal of significant deteriorating 
structures, (health and safety issues)restoration of natural bank 
conditions and wetland creation according to the River Access and 
Enhancement Plan : $4M

 Improved access Caulfield Lane Extension Road: $1.5M

 Riverfront Park 3.5 Acre Community Park: $3.9M

 Riverfront Multi-Use Trail Extension: $1.5M

 Construct Ped/bike bridge to Steamer Landing Park: $2M

 Mobility choices-bicycle parking locations, EV chargers, e-bike  
chargers $250k

 Increased affordability-low and extremely low units. (city 
           ordinance is low and moderate) site dedication valued at 
           $6.8M

 Commercial uses at the rivers edge with dedicated parking

 Live Work-units along Hidalgo Street

 Development Impact Fees-estimated at $14.7M

 Missing Middle Housing
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 Eden Housing is proposing 72 affordable 
homes with a range of unit sizes from 
one to three bedrooms. This may grow 
to 80 – 90 units after further 
site/building design is completed.

 The affordable component will serve a 
range of households from 30 percent to 
60 percent of the Area Median Income 
(AMI) in a series of two-and three-story 
walkup and apartment homes designed 
to accommodate families.

Maintaining Affordable Housing
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Charette Feedback – Concept #1
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Charette Feedback – Concept #2
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Charette Feedback – Concept #3
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Affordable Housing Site Plan
Unit Details* # of Units

1 Bedroom 32

2 Bedroom 19

3 Bedroom 20

Manager’s unit 1

Total 72

Extremely Low-Income Units @ 30% AMI 11

Very Low-Income Units @ 45% AMI 20

Very Low-Income Units @ 50% AMI 20

Very Low-Income Units @ 60% AMI 20

Manager’s Unit 1

Total 72

*Details subject to change based on financing but will be 60%AMI and below.



Accounting for Sea Level Rise
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 The site will not create an increased 
potential for inundation due to sea 
level rise.

 We are basing our residential 
development on a 6.5ft. Pad level 
increase by the year 2080 
simultaneous to the 100-year storm. 
All our residential finished floors are 1 
foot above that elevation.
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Riverfront Restoration &
Open Space
 Our project will invest over $4 Million to restore and stabilize 

bank conditions across the entire site’s river frontage. 

 Public trail, continuing public access along McNear Channel 
and the Petaluma River. 

 The project bolsters more over an acre of restored riverfront, 
wetlands and habitat, addition of 69 native oak trees.

 The added trail is more than 3,000 feet long, continuing miles 
of existing trails along the riverfront.

Schematic from Urban Land Institute City of Petaluma 
Technical Assistance Panel Report, 2020
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Traffic Patterns
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