
   

   

 
CITY OF SEBASTOPOL 

CITY COUNCIL 
AGENDA ITEM 

 
Meeting Date: July 18, 2023 

To: Honorable Mayor and City Councilmembers 

From: Kari Svanstrom, Planning Director 

 John Jay, Associate Planner 

Subject: Public hearing to Consider a Resolution to modify the Planned Community Zoning for 

“Woodstone Corners” (1121-1171 Gravenstein Highway South) 

Recommendation: Adopt the Resolution Modifying the Planned Community Zoning 

Funding: Currently Budgeted: _______ Yes _______ No __X___ N/A  

 Net General Fund Cost:  $0 

 Net General Plan Fund Cost: $0 

Account Code/Costs authorized in City Approved Budget (if applicable) ___AK_____ (verified by Administrative Services Department) 

 
INTRODUCTION/PURPOSE: 

This is a request zoning text amendment request from the applicant Patrick Slayter on behalf of Gregory & Karen 
and Timothy & Rosalina Dabel to modify the Use Permit for the Planned Community Zoning at Woodstone Corners 
to allow the ground floor units to be either office or residential.  This would also fulfill the requirement for a use 
permit approval for 100% residential within a commercial zone, should all six of the residential units be converted 
to residential.   
 
BACKGROUND:   

The Planning Department received an application from Patrick Slayter on March 9, 2023, for a Zoning Amendment 
request at 1171 Gravenstein Highway South. This amendment requested residential use on the ground floor. The 
Sebastopol City Council approved Resolution No.5156 on October 3, 2000 for the Planned Community (PC) of 
Woodstone Corners which is a development that has ground floor commercial only and residential living units on 
the second floor. This amendment request was heard by the Planning Commission at their regularly scheduled 
meeting on June 13, 2023, where they heard a staff report, comments from the applicant, and heard public 
comment. The Commission then deliberated on the item and voted to recommend the project to City Council with 
four “Aye” votes and one “absent”.  
 
DISCUSSION: 

The project site has a General Plan Land Use Designation of General Commercial. This designation provides areas 
for commercial uses with off street parking, and for clusters of street-front stores. This designation permits 
primarily local-serving retail establishments, as well as specialty shops, banks, motels, professional offices and 
business services. Residential uses are allowed within this Land Use Designation as secondary to permitted 
commercial uses.  Because the site is not located within the Central Core, and has no direct pedestrian access from 
Gravenstein Highway, a purely residential project is consistent with the commercial Land Use Designation.  The 
proposed amendment modifies the requirement of the original Planned Community zoning and Use Permit to 
maintain the ground floor as commercial spaces. While a 100% residential project would not be consistent with the 
CG Zone District, the modification fulfills the requirement for a use permit approval for 100% residential within a 
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commercial zone. The proposed amendment modifies the requirement of the original requirements to maintain 
the ground floor as commercial spaces.   
 
The Planned Community Use Permit, City Council Resolution No. 5156, approved October 3, 2000, required 17 
spaces for the entire development, 9 spaces for the residential portion and 12 spaces for the commercial portion.  
Because the parking requirement for two-bedroom multifamily units is 2 spaces per Table 17.110-2, the conversion 
to ground floor residential would not increase the parking requirement for the live-work development.  Therefore, 
existing parking provided on-site, 17 on-site and 4 on-street parking spaces exceeds the minimum parking 
requirement.    
 
Lastly, the applicant’s amendment request was only for one unit of the 6 parcel development, 1171 Gravenstein 
Highway South. However, staff recommended, and the applicant and Planning Commission agreed, that the 
proposed modification to the Use Permit and change to the development’s Planned Community Zoning should 
pertain to all of the units within the subdivision, as is appropriate for Zoning modifications. (Zoning modifications 
should never ‘spot zone’, or change the zoning for only one parcel; in this instance, the same allowance should 
pertain to all of the units that have this Planned Community zoning approved by the Planning Commission and 
Council.  Therefore, the Resolution, if approved by Council, would allow any or all of the units in the Woodstone 
Corners development to convert their lower commercial space to residential should those owners want. With that, 
the zoning would be consistent, and it would streamline the conversion process as the property owners would only 
be required to apply for a building permit (i.e. they will not need to go through the use permit process).  
 
One member of the public, who is also a owner within the development, spoke at the Planning Commission in 
support of the application.  Additionally, the owner of 1171 Gravenstein Hwy South testified that the Homeowner 
Association for the development has discussed this application and is in support of this modification. 
 
GOALS: 

This action supports the following General Plan Actions and City Council Goals: 

• Goal LU 6: Promote a Range of Housing Options to Provide Affordability for Families, Seniors, and Low 
Income Households, Consistent with the Demographic Profile of the Area As a residential conversion, 
the amendment would provide a compact two-bedroom residential option to the area. 
 

• Policy LU 6-2: Promote compact urban form that provides residential opportunities in close proximity 
to jobs, services, and transit. As a residential conversion located along Gravenstein Highway South, the 
amendment would provide residential opportunities in close proximity to transit.  

 

 
PUBLIC COMMENT: 

As of the writing of this staff report, the City has not received any public comments. However, if staff receives public 
comment from interested parties following the publication and distribution of this staff report, such comments will 
be provided to the City Council as supplemental materials before or at the meeting.  In addition, public comments 
may be offered during the public comment portion of the agenda item.   
 
PUBLIC NOTICE: 

This item was noticed in accordance with the Ralph M. Brown Act and was available for public viewing and review 
at least 72 hours prior to schedule meeting date.   
 
FISCAL IMPACT: 

No direct impact to the City’s budget. However, if this Amendment is approved it would convert empty 
commercial space into residential space that could be rented or owned. 
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RECOMMENDATION:    

Adopt the Resolution modifying the requirements for the Planned Community Zoning to allow the first floor uses 
at Woodstone Corners to be converted to residential uses. 
 
Exhibits: 
City Council Resolution Approving the Use Permit modifications to the Planned Community Zoning for Woodstone 
Corners 
 
Attachments: 
Original Approval documentation 
Application materials 
Staff report and Minutes from June 13, 2023 Planning Commission meeting 
Resolution from Planning Commission recommending the City Council approve the proposed Zoning Amendment  
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RESOLUTION NO. XXXX-2023 
 
 

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF SEBASTOPOL APPROVING USE PERMIT TO 
MODIFY THE PLANNED COMMUNITY ZONING FOR WOODSTONE CORNERS (1121 TO 1171 

GRAVENSTEIN HIGHWAY SOUTH)  TO ALLOW RESIDENTIAL USES ON THE GROUND FLOOR USES 
 
WHEREAS, the City Council Resolution No.5146 approved a Use Permit and Major Tentative 
Map. This Resolution was approved October 3rd, 2000, and approved a Mitigated Negative 
Declaration, with mitigation measures, for the California Environmental Quality Act (CEQA), 
Major Tentative map, and Use Permit; and, 
 
WHEREAS, the Subdivision Map was recorded on March 8th, 2001 as Parcel Map No. 128, 
thereby establishing one lot parcel with six lots; and,  
 
WHEREAS, on March 9th, 2023, the Planning Department received an application from Patrick 
Slayter to allow the conversion of one unit from commercial use to a residential unit on the 
ground floor at 1171 Gravenstein Highway South, which could apply to the single unit being 
proposed or to all six first floor units; and, 
 
WHEREAS, the project is exempt from CEQA under Guidelines Section 15301, Class 1, which 
exempts existing facilities and Section 15183 as the project is consistent with the General Plan 
for which an Environmental Impact Report (EIR) was certified by Council in 2016; and, 
 
WHEREAS, on June 13th, 2023, the Planning Commission held a duly noticed public hearing to 
consider the Zoning Text Amendment to allow the conversion of any or all six of the commercial 
ground floor units to residential units; and, 
 
WHEREAS, the Planning Commission held a duly-noticed public hearing on the Zoning 
Amendment on June 13, 2023, to review the Amendment modification to allow residential use 
on the ground floor, accepted public comment, and following a public hearing, adopted a 
resolution recommending City Council adopt the proposed amendment; and, 
 
WHEREAS, the project is consistent with the General Plan, in that it conforms to the following 
goals and policies; and, 

• Goal LU 6: Promote a Range of Housing Options to Provide Affordability for 
Families, Seniors, and Low Income Households, Consistent with the Demographic 
Profile of the Area As a residential conversion, the amendment would provide a 
compact two-bedroom residential option to the area. 

• Policy LU 6-2: Promote compact urban form that provides residential opportunities 
in close proximity to jobs, services, and transit. As a residential conversion located 
along Gravenstein Highway South, the amendment would provide residential 
opportunities in close proximity to transit. And, 
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WHEREAS, the Project is consistent with the General Plan and Zoning Amendment 
Section of the Zoning Ordinance, as follows.  The Project: 

• Is compatible with the general objectives of the General Plan, in that the project 
provides additional housing units and promotes residential opportunities in close 
proximity to jobs, services, and transit. 

• Is in conformity with public convenience, general welfare and good land use 
practice, in that the conversion through the Zoning Amendment procedure meets 
the requirement of a Use Permit for 100% residential within a Commercially 
zoned parcel. 

• Will not be detrimental to the public health, safety and general welfare, in that the 
project, with conditions will not be a detriment to the public health, safety and 
welfare of the community. 

• Will not adversely affect the orderly development of property, in that the 
allowance for additional units to convert to residential through the conditions of 
approval will increase the development of the property. 

 
NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF SEBASTOPOL DOES ORDAIN AS FOLLOWS: 

 

Section 1. The above recitals are hereby declared to be true and correct and represent the 
findings of the City Council of the City of Sebastopol. Said findings are incorporated by this 
reference. 

 

Section 2. The Planned Community Zoning approved by Planning Commission Resolution 00-004 
on September 12, 2000, and approved by City Council Resolution 5146 on October 3rd, 2000, is 
hereby modified to remove Condition of Approval Number 8, to remove the deed restriction 
requiring that all ground floor areas be maintained as non-residential uses, and permit the 
conversion of one or all of the first floor units to be converted to residential uses, subject to any 
development impact fees that would be required by the transition.  The City Council also 
modifies this condition to allow the development to remove any such restrictions in the 
development’s regulating Codes, Covenants and Restrictions (CCR’s). 

 

The above and foregoing Resolution was duly passed, approved, and adopted at a 
meeting by the City Council on the 18th day of July 2023, by the following vote:  
 
I, the undersigned, hereby certify that the foregoing Resolution was duly adopted by City 
of Sebastopol City Council following a roll call vote: 
 

 

VOTE: 

Ayes:  

Noes: 
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Abstain: 

Absent:  

 

  APPROVED: __________________________________________ 

     Mayor Neysa Hinton 

 

ATTEST: _______________________________________________________________ 

   Mary Gourley, Assistant City Manager/City Clerk, MMC 

 

APPROVED AS TO FORM: _______________________________________________ 

          Larry McLaughlin, City Attorney 
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EXHIBIT A 
RECOMMENDED CONDITIONS OF APPROVAL 

Zoning Text Amendment 
1171 Gravenstein Highway South 

060-480-027, 2023-020 
 
1. The Use shall be in substantial conformance with the proposed operations as described in 

the application materials prepared by Patrick Slayter, and stamped received on March 9th, 
2023, and on file at the City of Sebastopol Planning Department, except as modified herein: 

a)  The Project shall be allowed to convert any or all of the ground floor units from 
commercial to residential uses without the need for an additional Use Permit 
approval. 

 
2. All other conditions of approval for Resolution No.5146 approval for application 2003-025 

shall remain applicable.   
 
3. All construction shall conform to the approved plans, unless the design is modified by the 

City for compliance with code requirements. The applicant shall obtain a Building Permit 
prior to the commencement of construction activities.   Minor changes may be approved 
administratively by the Planning Director or their respective designee upon receipt of a 
substantiated written request by the applicant. Prior to such approval, verification shall be 
made by each relevant Department or Division that the modification is consistent with the 
application fees paid and environmental determination as conditionally approved. Changes 
deemed to be major or significant in nature shall require a formal application or amendment. 

 

4. This approval shall allow any other property owners within the Woodstone Corners to 
convert their commercial ground floor space into a residential unit through a building permit 
filed with the City of Sebastopol Building Department. 

 
5. The Planning Director shall interpret applicable requirements in the event of any redundancy 

or conflict in conditions of approval.  
 
6. This approval does not include any signs. Any new signs that will identify the use of this 

property are subject to the prior approval of the Design Review Board or City staff, as 
appropriate.   

 
7. Approval is valid for three (3) years, except that the applicant may request a one (1) year 

extension of this approval from the Planning Director, pursuant to Section 17.400.100 of the 
Zoning Ordinance. 
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EXHIBIT B 
STANDARD CONDITIONS OF APPROVAL 

Zoning Text Amendment 
1171 Gravenstein Highway South 

060-480-027, 2023-020 
 

 
1. All plans shall include a brief description of the project on the cover sheet. 

 
2. All submitted building permit plan check sets shall include a plan sheet incorporating 

these conditions of approval. 

 
3. Except as otherwise noted in these conditions of approval, the plans submitted to the 

Building Department for plan check shall be in substantial conformance to those 
approved by the review body. If any changes are made to submitted plans which were 
approved by the review body the applicant shall work with the Planning Department to 
determine if the changes are significant enough to once again be seen by the review 
body, or if staff can approve the changes. Any changes that have not been approved 
by Planning staff are not approved. Construction or demolition work that does not 
conform to the Planning approval is not valid and shall be subject to stop work orders 
and may require removal. 

 
4. Site landscaping shall be generally consistent with the Landscape Plan included as 

part of “Exhibit A” on file with the Sebastopol Planning Department. The final 
landscape plan shall be stamped by a licensed landscape architect and filed with the 
Planning Department prior to occupancy. Plans for any irrigation of the site shall be 
incorporated into the landscape plan. All planting shown on the approved plan shall 
be installed prior to occupancy of the proposed project.  Upon the request of an 
Applicant to receive a Temporary Certificate of Occupancy and at discretion of the 
Planning Director, landscape installation may be suitably guaranteed by posting a 
cash bond equal to l00% of the cost and installation of any landscape improvements. 

 
5. Acceptance of the construction drawings and specifications does not release the 

applicant and owner from correction of mistakes, errors, or omissions contained 
therein. If, during the course of construction, the field conditions or other previously 
unknown conditions require a modification or a departure from the accepted plans, the 
applicant shall provide the modifications or departure and specify the correction of 
mistakes errors, or omissions in compliance with the CBC and City Standards. 

 
6. The City of Sebastopol and its agents, officers and employees shall be defended, 

indemnified, and held harmless from any claim, action or proceedings against the City, 
or its agents, officers and employees to attach, set aside, void, or annul the approval 
of this application or the environmental determination which accompanies it, or which 
otherwise arises out of or in connection with the City’s action on this application, 
including but not limited to, damages, costs, expenses, attorney’s fees, or expert 
witness fees. 

 
7. A Construction Management Plan (CMP) shall be submitted to the City as part of the 

Building Permit and/or Grading Permit and shall be incorporated into the plans, unless 
waived by staff. The City’s CMP template, provided by the Planning Department, may 
be used for small, infill projects. Revisions to the CMP to increase or add on time to 
the construction timeline shall be coordinated with the Building Official and any 
additional requests will be at the applicant’s responsibility.  
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This CMP shall be a binding document. Failure to adhere to the CMP may result in a 
“Stop Work Notice” being placed on the project. An electronic copy of the APPROVED 
CMP shall be submitted to the City, and may be posted to the city’s website. The CMP 
shall be updated as project conditions warrant. Updates to the CMP shall be provided 
to the City for review and approval. The CMP shall include but not be limited to: 

 
a) Work schedule (start of construction date, road or lane closure intent/dates, 

important milestones and proposed final dates) 

b) Construction Hours 

c) Travel routes and turn-around locations with staff approval 
• Impact to state highways 

d) Road and/or lane closures (Applicant to provide information on how many 
anticipated road closures, and the reasons for each road closure). 

e) Worker auto parking space locations/construction parking 
f) Phasing (if applicable) 
g) If construction improvements are located in areas of slopes 15% or greater, the 

Contractor shall provide safe temporary hard surface stair access to the 
improvements, unless waived by the Building Official. This access shall be shown 
on the CMP. 

h) Projects that require a grading permit shall comply with the City’s grading 
ordinance. 

 
The CMP may be more stringent if the project is located close to schools or in impacted 
neighborhoods. A CMP may be required to be modified if a neighborhood becomes 
“impacted” during the course of the construction. Impacted neighborhoods are defined 
as areas in geographic proximity (i.e. using the same streets for access) with a 
significant number of simultaneous construction projects. 

 
The hours of construction activity shall be limited 7:00 a.m. to 8:00 p.m., Monday 
through Friday, 8:00 a.m. to 5:00 p.m. on Saturdays with staff approval, depending on 
scope of work being done, or unless modified by a project’s Specific Conditions of 
Approval. 

 
A 24-inch by 36-inch weatherproof copy with items A-F posted on site. The remaining 
Construction Management Plan shall be made available on site. The Construction 
Management Plan shall be posted on the site as part of the job site signage and should 
include:  

 
a) Address of the project site. 

b) Permitted hours of construction and of deliveries/off-haul. 
c) Name, e-mail address and direct phone number of the General Contractor. 
d) Name, e-mail address and direct phone number of the person responsible for 

managing the project. 
e) Name and direct phone number of the party to call in case of an emergency. 
f)     City of Sebastopol Building Department (707-823-8597). 

 
8. All construction materials, debris and equipment shall be stored on site. If that is not 

physically possible, an encroachment permit shall be obtained from the Public Works 
Department prior to placing any construction materials, debris, debris boxes or 
unlicensed equipment in the right-of-way. The fee for using the right-of-way for storage 
of construction materials or equipment is $10.00 per day. A minimum of 11’ passable 
auto traffic clearance (paved travel way) shall be maintained at all times along the 
roadway. The placing of portable restroom facilities in the City right-of-way will not be 
permitted. 
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9. All portions of the job site shall be maintained in an organized and professional 

condition. All trash, debris, construction scraps and broken/deteriorated machinery 
shall be removed from the site by the end of each week. If off loaded construction 
materials are not used within 2 weeks, they shall be screened from public view. All 
sidewalks, driveways and public/private roadways fronting the subject site shall be 
broom cleaned at the end of each business day. 

 
10. A pre-construction meeting is required with city staff for projects that: 
 

a) Require a City encroachment permit, a Caltrans encroachment permit, or a City 
grading permit; or 

b) Have 5 dwelling units or more; or 
c) Have a total of 5,000 square feet of building or more; or 
d) Have a creek setback requirement; or 
e) Are required to have a pre-construction meeting under a specific condition of 

approval. 
 

 
11. All permits and/or inspection fees required shall be paid in full prior to final occupancy 

being granted unless otherwise stipulated by the City. 
 
12. All required construction signage and any required tree-protection shall be posted and 

available for City inspection at the time of the Pre-construction meeting or, if no pre-
construction meeting is required, prior to commencing construction. If these measures 
are not in place at the time of the pre-construction meeting, a re- inspection fee will be 
required, and issuance of building permit will be delayed. 

 
13. The Planning Director shall interpret applicable requirements in the event of any 

redundancy or conflict in conditions of approval. 
 

 
Planning Department Standard Conditions of Approval: 

 
14. This approval is valid for a period of three (3) years during which time the rights 

granted must be exercised. However, the applicant may request one (1) one-year 
extension of this Use Permit from the Planning Director, pursuant to Zoning Ordinance 
§17.400.100.  

 
15. The light source for all exterior lighting fixtures shall be shielded from adjacent 

properties. Cut sheets for all exterior lighting shall be submitted as part of the Design 
Review or other planning application. 

 
16. For projects with new foundations or retaining walls less than 10’ away from a required 

setback property lines shall be physically identified (string line or equal), and the 
applicant shall submit a letter or certificate from a licensed surveyor that confirms that 
the structure complies with the approved setbacks prior to placing the foundation. For 
any project that includes new foundations or retaining walls more than 10’ away from 
a required setback, the applicant may apply for a waiver from this requirement from 
the City Engineer and Planning Department. 

 
17. For any project that includes new structures within 2 feet of the allowed height limit, a 

letter or certificate from a surveyor confirming that the height of the roof complies with 
the approved plans shall be submitted to the Planning Department at the earliest point 
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possible. 
 
18. All landscape and irrigation plans must be designed in accordance with the most 

current City of Sebastopol landscape requirements. Prior to providing water service 
for new landscape areas, or improved or modified landscape areas, the Planning 
Department must review and approve the project’s working drawings for planting and 
irrigation systems. Any question regarding the City of Sebastopol current water 
conservation and Landscape Ordinance should be directed to the Planning 
Department. 

 
New construction and rehabilitated (renovations or changes made to sites with an 
existing irrigation system) landscape projects will be affected by these requirements if the 
altered landscape area is greater than 500 square feet. 

 
19. For any new housing unit development, the developer/owner shall submit the total 

amount of fees and exactions associated with the project prior to issuance of certificate 
of occupancy or final inspection. 

 
 

 
Engineering and Public Works Department Standard Conditions of Approval: 

 
20. All projects are subject to Impact Fees as adopted by the City Council, which are due 

at the time of issuance of the Building Permit unless otherwise stipulated by the City. 
 

21. An Encroachment Permit is required from the Public Works Department for any and 
all work within the public right-of-way. If the work is within a CalTrans right-of way, an 
Encroachment Permit from CalTrans shall also be procured by the applicant. 
Encroachment Permit shall not be issued until the City Engineer approves the 
applicant’s site improvement plans. 

 
22. Construction within the public right-of-way is limited to that necessary to support the 

lot's use. This may include but is not limited to: driveways, sidewalks and any utility 
connections. For all improvements within the public right of way, the applicant shall 
submit plans to adequately describe the work. Plans shall include but not be limited to 
drainage details, cross-sections, driveway/roadway grades and utility locations as 
necessary. 
 

23. The applicant shall prepare and submit site improvement plans for the construction of 
all improvements including water, sanitary sewer, storm drain, water quality facilities, 
roadway improvements, curbs, gutters, sidewalks, elevated or structural pedestrian 
walkways, landscaping, landscape irrigation, signing, striping, joint trench and 
streetlights. All design and construction shall conform to the latest edition of the City 
of Sebastopol Design and Construction Standards and other applicable codes, 
standards, guidelines and specifications. Public improvement drawings shall be 
drafted in the City-approved sheet format.  

 
24. Once approved by the City Engineer, the applicant shall submit PDF files of the signed 

improvement plans. As-Built record drawings shall also be submitted as PDF files. 
 

25. Deviations from City Standards and applicable Code requirements shall be approved 
by the City Engineer. The applicant’s engineer shall request all design exceptions in 
writing. 
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26. Any improvements, public or private, damaged during construction shall be replaced, 
by the applicant, in-kind or with new improvements. All cracked, broken, or uplifted 
sidewalk, driveway and/or curb and gutter fronting the property shall be replaced. 
Applicant shall coordinate with the Public Works Department prior to the first submittal 
of project improvement plans to identify the extents and limits of replacement. 

 
27. An erosion and sediment control plan are required as part of the building permit 

application. The plan shall be prepared by a certified erosion control specialist and in 
full compliance with CASQA standards, The plan is subject to review and approval by 
the Engineering Department prior to the issuance of the building or grading permit. No 
modifications to the approved plans shall be made without approval of the City 
Engineer.  

 
28. Mailbox plans and locations shall be approved by the Sebastopol Postmaster prior to 

improvement plan approval. The developer shall provide a letter and exhibit showing 
mailbox locations from the Sebastopol Postmaster approving mailbox locations. 

 
29. City Public Water and Sewer and Drainage utility easements as required by the City 

Engineer utility companies shall be provided within the development. Easement 
locations shall be subject to review and approval by the City Engineer.  

 

Roadway Improvements: 

 
30. The improvement plans for the first phase of development shall include and provide 

for the construction of all offsite improvements as required to support full project build-
out. Each subsequent phase of development shall construct sufficient onsite roadway 
and utility improvements to support the cumulative development proposed to be 
constructed as approved by the City Engineer. 
 

31. Road closures, if permitted by the Project Approval, will only be permitted with prior 
authorization from the Public Works Department consistent with the City's road closure 
policy. Signs containing details of the proposed closure must be posted 48 hours in 
advance. Coordinate road closures with the Sebastopol Public Works Department. 
Contact the Public Works Department at 707-823-5331 to obtain a road closure permit. 
 

32. An emergency vehicle access, meeting the requirements of the Sebastopol Fire 
Department shall be constructed. 

 

33. All private driveway areas less than 24-foot wide shall require the approval of the 
Sebastopol Fire Department. 

 
34. Sidewalk warps shall be provided to allow a clear five-foot walkway at all locations, 

including areas where mailboxes, street furniture, streetlights, street signs and fire 
hydrants are to be installed, or as otherwise approved by the City Engineer. 
 

35. The structural section of all public road improvements shall be designed using a soil 
investigation which provides the basement soils R-value and expansion pressure test 
results. A copy of Geotechnical report and structural section calculations shall be 
submitted with the first improvement plan check. 
 

36. The structural section of the private on-site drive aisles and parking areas shall meet 
the requirements and recommendations of the geotechnical report for the project. 
 

37. Retaining walls and retaining curbs may be required to protect damage to trees as 
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determined by a licensed Arborist. All retaining structures shall be designed and 
constructed to minimize damage to trees.  
 

38. Pedestrian curb ramps, meeting City standards and current accessibility requirements, 
shall be provided at all intersections and crosswalks where sidewalks are proposed. 
 

Drainage Improvements: 
 

39. All project related flooding impacts shall be mitigated by the project developer. 
Drainage improvements shall be designed by a Civil Engineer registered in the State 
of California in accordance with the Sonoma County Water Agency's Flood 
Management Design Manual (FMDM). Public and private drainage improvements 
shall be shown on the improvement plans and the City Engineer may require the 
applicant to acquire the review and recommendations by the Sonoma County Water 
Agency (Sonoma Water) prior to approval by the City Engineer. Private storm drain 
easements will be required for any portions of the private storm drain not entirely 
located with the lot being served or for any portion of a private utility located on an 
adjacent parcel.  

 
40. No lot-to-lot drainage will be allowed between the project site and any adjacent 

parcels.         No concentrated drainage may discharge across sidewalks. All site drains 
must be connected to the public storm drain system or discharged through the 
face of curb or to   an established waterway. 

 
41. Plans and certifications shall demonstrate compliance of all improvements, 

including building finished floor elevations, with the City's Flood Ordinance, to the 
satisfaction of the Building Official and City Engineer. Building finished floor 
elevations shall be constructed at a minimum of 2 foot above the 100-year storm 
event water surface elevation as determined by the City and certified by the project 
engineer. The Engineer of Record shall provide a signed and stamped letter 
indicating the project meets the requirements of the Ordinance before plan 
approval. 

 
Stormwater Quality: 
 
42. Projects that create or replace 10,000 square feet or more of impervious surface 

area are subject to design and construction requirements of the most recent edition 
of City of Sebastopol Low Impact Development (LID) Technical Design Manual.   
Improvement plans with required LID design features shall be approved by the City 
Engineer. 
 

43. Projects that will disturb 1.0 acre or more of developed or undeveloped land shall 
provide evidence that a Notice of Intent (NOI) has been submitted by the applicant 
and received by the State Water Resources Control Board for a General 
Construction Activity Storm Water Permit. Two copies of the project Storm Water 
Pollution Protection Plan (SWPPP) shall be provided to the City prior to issuing a 
grading permit, encroachment permit, or building permit. 

 
44. For required LID features constructed on private property or on street frontage, the 

owner shall provide a Declaration Letter to the City Manager regarding the  owner’s 
commitment to ongoing maintenance of said LID features (LID Declaration) prior to 
occupancy. 

 
Grading: 
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45. The improvement plans shall include a site-grading plan prepared by a Civil 

Engineer registered in the State of California as part of the required improvement 
drawings. Lots shall be generally designed to drain to public and private streets or 
parking areas, unless otherwise approved in the interest of tree preservation or other 
unusual circumstances. 
 

46. The City of Sebastopol shall require a grading permit for projects that meet these 
requirements. 

 
a) Cut or fill exceeding 50 cubic yards 
b) Cut or fill greater than 3 feet in depth 
c) Cut creating a cut slope greater than 5 feet in height and steeper than 2 units 

horizontal to 1 unit vertical 
d) Fill intended to support a structure or surcharge greater than 1 foot in depth or 

placed on terrain with a natural slope steeper than 15 percent 

 
47. When required by the Building Official the applicant shall submit to the City for 

review and approval, a detailed Geotechnical   Report prepared by a Geotechnical 
Engineer registered in the State of California. The grading plan shall incorporate 
the recommendations of the approved Geotechnical Report. 

 
48. Where soil or geologic conditions encountered during grading operations are 

different from those anticipated in the Geotechnical Report, or where such conditions 
warrant changes to the recommendations contained in the original soil investigation, 
a revised soil         or geologic report shall be submitted for approval by the City Engineer. 
It shall be accompanied by an engineering and geological opinion as to the safety of 
the site from hazards of land slippage, erosion, settlement, and seismic activity. 

 
49. Existing wells, septic tanks and/or underground fuel storage tanks that are defective 

or will no longer be in use shall be permanently destroyed or removed under permit 
and inspection by the Sonoma County Permit and Resource Management 
Department, Well and Septic Division and/or Sonoma County Environmental Health 
or other designated agency. Underground fuel storage tanks are subject to UST 
regulations of the State Water Resources Control Board.  

 
50. The grading plan shall clearly show all existing survey monuments and property 

corners  and shall state that they shall be protected and preserved. Should 
monuments be damaged or destroyed during construction, they shall be replaced 
by the developer. 

 
51. Improvements plans shall include an erosion control (winterization) plan. The plan 

shall include an order of work and staging/scheduling component indicating when 
facilities must be installed and when they may be removed.  

 
52. Sewer services and laterals shall be CCTV inspected to determine if the service needs 

to be removed and replaced. A copy of the CCTV report shall be provided to the City 
Engineer. A waiver for CCTV inspection may be waived by the City Engineer, if the 
sewer lateral has been replaced within ten years of the submittal of the improvement 
plans. A copy of the documentation evidencing such replacement shall be included in 
the submittal package. 

 
53. If the proposed project is located in or adjacent to a waterway, within an area 
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designated as habitat for threatened or endangered species, or other special status 
area, it possibly falls under the jurisdiction of another agency such as the United States 
Army Corps of Engineers, the California Regional Water Quality Control, or the 
California Department of Fish & Wildlife, U. S. Fish & Wildlife Service, etc. These 
agencies shall be contacted to determine if the project lies within their respective 
jurisdictions. All necessary permits and/or approvals shall be obtained prior to the City 
issuing any permits. If permits are not required, a letter stating so shall be submitted 
to the City as part of the record. 

 
54. Trees and vegetation shall be trimmed according to Section 8.12 of the Sebastopol 

Municipal Code. Trees and shrubs shall be kept trimmed so that the lowest branches 
projecting over public properties provide a clearance of not less than eight (8) feet over 
sidewalks and not less than twelve (12) feet over streets. 

 

Fire Department. Standard Conditions of Approval: 

 

 
55. The address shall be posted in accordance with requirements of the California Building 

Code and California Fire Code.  The Fire Chief shall review and approve all requests 
for new addresses.  Inspection and signoff of address posting shall be coordinated 
through Building Department. 

 
56. Smoke and CO detectors shall be installed in accordance with the California Building 

Code. Final inspection and signoff of smoke detectors shall be coordinated through 
Building Department. 

 
57. Noncombustible roofing shall be provided for: 

a. All new roofs shall be non-combustible. 

b. Roof Repairs or replacement: 

i. Less than 25% - no requirement 

ii. 25Hr to 50% - Class C minimum 
iii. 50% or more — Non-Combustible 

c. In no case shall the roofing material used to be less fire resistive than the 
existing roof. 

 
NOTE: A "noncombustible" roof is a Class A roof (for other than Group R Occupancies, 
a Class A or Class A assembly) as defined in the California Building Code and 
approved by the Building Department. 

 

58. Prior to occupancy, a spark arrester shall be installed on the chimney(s) 3/8" mesh 
minimum. 

 
Building Department Standard Conditions of Approval: 

 
59. All construction shall comply with all applicable Title 24 Codes in effect at the time of 

building permit submittal. It is the responsibility of the designer(s) to ensure that all 
applicable Title 24 codes, as well as any applicable Sebastopol Municipal Codes are 
incorporated into the design. 
 

60. The project shall comply with the Green Building regulations contained in the 
Sebastopol Municipal Code that are in effect at the time of building permit submittal. 

 
END OF STANDARD CONDITIONS OF APPROVAL 
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RESOLUTION NO 5146

A RESOLUTION OF THE SEBASTOPOL CITY COTJNCIL

ADOPTDIG A iVTITIGATED NEGATIVE DECLARATION
AND APPROVTNG A TENTATTVE VIAP, WITH EXCEPTION,

FOR TT{E STIBDIVISION OF IVOODSTObIE CORNERS,
1 I I I GRAVENSTEDI HIG}TWAY SOU"TH

WHEREAS, an application tbr Use Permit and Major Subdivision Tentative ivlap, with

exception to the Sebastopoi Subdivision Ordinance, was filed on April 3, 2000, by Vinccnt

Saunders on behalf of property owner Harvey Charnofsky, to establish Woodstone Corners, a 6-

unit mixed-use project, and to divide the .48 acre parcei

South into 6 ownership parcels and 1 common parcel;
located at I 111 Gravenstein Highway

WHEREAS, an Initial Srudy was prepared for this project, pursuant to the requrrements

of the Catifornia Environmental Quality Act (CEQA);

WHEREAS, the Environmental Coordinator determined that a Mitigated Negative

Declaration was appropriate for rhis project, based on the facts and analysis in the Initial Study

dared July 18, 2000; and said Mitigated Negative Declaration was issued on July 18, 2000, and

made available for public revier'v and comment;

WHEREAS, the Sebastopol Planning Commission, at their meeting of September 12,

ZO0O, held a duly noticed public hearing, received public comment and testimony and considered

rhe proposed Mitigated Negative Declaration and the stalf report;

WHEREAS, the Sebastopol Planning Commission, at their meeting of September L2,

2000, determined ttiat the on-site parking provided is sufficient to safely serve the proposed land

use, because the proposed use wili geirerate a reduced parking demand such that the number of

,pu"", con renienily available for use is sufficient for safe, convenient and efficient operation, and

that a greater ng*b.. of parking spaces is not necessary to mitigate adverse impacts to the

surrounding properties.

WHEREAS, the Sebastopol Planning Commission, at their meeting of Septembet 12,

2000, did find and jetermine thai, based upon the facts, findings and analysis before them' the

establishment or operation of the use applied for would not, under the circumstances of this

particular .ur", *d as conditioned, be detrimentalto the health, safety, comfort or general welfare

of p.rron, residing or working in the neighborhood of the proposed us6, or be detrimental or

injurious to property and improvements in the neighborhood, or to the general welfare of the City,

und udopt.da rlsolition apiroving the Mitigated Negative Declaration and the application for

Use Permit;

WHEREAS, the Sebastopol Pianning Commission, at their meeting of September 12,

2000, also did find and determine that the proposed subdivision, together with the provisions for
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its design anci improvement, is consistent with the Sebastopol C:icnerai Ptan, and compatiblc with

the objJcdves, policies, general land uscs, and programs specified by the Ptan, and adopted a

resolution recommending to thc City Council appro',zal of thc subdivision rc.luest;

WHEREAS, the City Council at their meeting o[October 3,?OOO, held a duly noticed

public heaingto consider both the proposed Negative Declaration and thc proposed .Vtajor

Subdivision Tentative NIap, with exception, received pubtic comment and testimony and

considered staffreports, and considered the recommendations of the Planning Commission and

Design Review Board;

WHEREAS, the requesteci Subdivision Ordinance exception to the minimum lor size oi

the CG Zone District is appropriate, in that special circurnstances apply to the deveiopment of tius

site, including the exisring slope and the location of various unbuiidable public utilities easements.

which create a situation zuch thar implcmentation of the provisions for mixed usc developments

set f,ofth in the General plan can not bc achieved without the granting of the requested exception;

W-HEREAS, the granting of the exception preserves a substantial property right of the

owner, in that the develof,*"nt of th. site subject to the minimum lot size requirement, w'ould

require a reduction ih common open space, resulting in a reduction of the project amenitics of

opio .pu"" and landscaping, and further reducing available light, air, and solar access within the

development, and would preclude the development of this parcel at the density than is intended

under the Land Use Density Range of the General PIan and would render the development of thi's

parcel as a mixed-use subdivision consistcnt with the Gencral Plan problematic;

WHEREAS, the granting of the requested exception will not be detrimental to the public

welfare or injurious to oiher prJperty in the atea, because conditions of approval and mitigation

measures *" in place that wiit aiequately address the potential for adverse impacts that might bc

associated with the project

WHEREAS, with the granting of the requested exceptions to the Subdivision Ordinance'

the proposed project, as condiiioned, is deemed consistent with the Subdivision Ordinance;

WHEREAS, pursuant to Government Code Section 66474, the City Council i-inds and

determines that the p.opor"d map and the design and improvements of the proposed subdivisiorl

are consistent with the ben"ral plan; that the site is physically suited for the proposed type and

density of development, as conditioned as set forth in this resolution; that the design and

improirernents will not cause substantial environmental damage or public health problems.

NOW, THEREFORE, BE IT RESOLVED that the sebastopol city council hereby

adopts the proposed Mitigated Negative Declaration, finding it to be adequate for this project;

NOW, THEREFORE BE IT FI"'RTIIER RESOLVED, that the City council hereby

grants approval orti* ,"Lj.d Tentative lviajor subdivision, with exception to the subdivision

Ordinance, tbr the Woodstone Corners mixed-use project, based on the facts and analysis in the

staff report and subject to the following conditions:

,)
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Condi tion.r of Approval
Tentative Map for

Woodstone Corners Mixed Use Development
1 l1 1 Gravenstein Highway South

APN 060-090-029
October 3, 2000

Ptanning Department Conditions of Approval:

General Conditions
1. Approval is granted for the application dated April 3, 2000, which includes a Tentative

Map date stamped lune22,2000, Floor Plans and Elevations date stamped June 22,2000,
and Preliminary Gradin g &. rJtility Plan date stamped May 22, ?O00, except as amended

herein.

All conditions of approval which were originally imposed on the Parcel to allow its

subdivision from the adjacent properties now developed as Woodstone Village and

Holiday Inn Express, as applicable, shall remain in full force and effea.

Prior to Filing olFinal Map
3. All fees associated with the City's review of the Tentative Map application shall be paid

prior to filing of the Final MaP.

Prior to Issuance o.f a Grading Permit
4. The project shall be subject to Design Review Board review and approval to ensure that

the buildings and overall site development are compatible with Sebastopol's character.

Major Design Review approval shall be required prior to issuance of grading permit. A
Grading Permit may be issued prior to finalDesign Review Board approval if the Grading

Plan and Erosion Control Plan have been approved by the City Engineer.

A significant landscape border along the Gravenstein Highway and Cooper Road frontages

shall be required, and shall include a minimum of twelve lS-gallon stest trees of a species

to be determined by the Sebastopol Design Review Board. Planting and rnaintenance of
the iandscaping area shall be the responsibility of the developer and subsequent

homeownei's association. The landscaping plan shall be reviewed and approved prior to

issuance of a grading permit. The approved landscaping for any public ereas, including the

project frontage and street trees, shall be installed priorto occupancy.

An appropriate "gatelvay" treatment shall be provided at the corner of Gravenstein

Highway South and Cooper Road, as determined by the Design Review Board.

On-site lighting shall be subject to the review and approval of the Design Review Board

5

6

7

3
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and the Potice Chiet to detcrminc that thc lighting is nor dirccted to adjacent propcrtres

and that adequate security is provided.

Prior to Issuance ota Brtildin< Permit
8. Prior to issuance of a Building Permit, the developer shall record a deed restriction, or

other instrument acceptable to the Ciry, to maintain all ground floor spacc in non-

residential uses. Additionally, developer shall provide clear notice in the CC&Rs
developed for this project that all ground floor area is to be maintained in a commercial

use at all times, consistent with the project description and the codes and regulations of
the City of Sebastopol.

g. Notification to potential purchasers of the ownership units shall be made regarding the

nature and zoning of the adjacent property to the north (Holiday lnn Express). Such

norice shall be provided as follows: by the on-site posting of not less than two (2) signs,

with a minimum size of 3 squarc feet each, during all phases of building construction

f,ollowing the framing inspection and until occupancy tbr the final unit has been received,

to the satisfaction of the Ptanning Director, by notification in the CC & R's formed ior the

project, which shall be submitted for the revier.v and approvai of the Planning Direqtor and

City Attorney prior to issuance of any certificate of occupancy; and, by an appropriate,

recorded deed notice, as determined by the Planning Director and City Attorney.

All recommendations set forth in the Geotechnical and Soils Investigation prepared by Gblin &
Associates and dated April 25, 2000, shall be incorporated into the Grading, Improvement, and

Building Plans, to the satisfaction of the City Engineer, Planning Director, and the Buiiding

Official.

10

1l

t2

li

l4

15

Noise-sensitive exterior walls shall be required on the west and westerly upper floors of che

units, or as orherwise determined to be appropriate by the Buiiding Official, The walls shall

have fully sealed joints around window sashes and door jambs. All panel doors in these walls

shall be steel or of solid core wood. AJI windows and sliding glass doors shallbe insulated

glass, or provide other characteristics satisfactory to the Building Ofiicial-

AJI utilities, both nerv and existing, shall be undergrounded unless deviation from this

requirement is granted by the City Engineer. Overhead utilities across the project frontage shall

be undergrounded. Any movement of existing utilities will be at the developer's expense.

A Traffic Impact Fee is to be paid prior to issuance of any building permits. The amount

of the lee shall be determined by the City Traffic Engineer'

A Park In-lieu Fee shall be paid prior to issuance of any building permits.

Oflstreet parking shall be provided as required by the Sebastopol Parking Ordinance and

the Use Permit.

4

Agenda item Number: 9

Agenda item Number:9 
City Council Packet of July 18, 2023

Page 19 of 80



16. prior to issuance of a Grading Permit, the applicanr shall have prepared by a [icensed Civil

Engineer, *h";;,lgnutrr" strit ue provided on the report, a written analysis of the

suitabiliry "ih. ;;;;osed Grading Plan toward the aicomptishment of the objectives of

reducing tt . o".iurileight of the iite and buildings, as directed by the Design Revierv

Board, *hil*;;;;inin!.o*pliance with the ttquir.tn.nts of the soils Engineer, the city

Engineer, *J;h" B;ildi"ng oficial (ADA accessibility). The report shall meet the

requirements**e planni-ng Director, to whom it shall be submitted for review and

apirorral, in consultation wiih the Cify Engineer, prior to Grading Permit issuance'

Fire Department Conditions of Aporoval:

l,l . A fire hydrant shall b.e provided at the corner of Cooper Road and Gravenstein Highway

South, to the satisfaction of the Fire Chief'

Pu blic Works/En gineerin g Depfl rtment Co nditions of A nnroval:

Attached

IN COUNCIL DIJLY PASSED rhis J'd day of october; 2000, by the following vote

VOTING AYE
VOTING NO:
ABSENT:
ABSTAIN:

AlTESf:

Counci-lmenrber Austin and f4ayor Foley
Councilnrenrber Andersort
Councilnernbers Robinson and Roventini
tibne

APPROVED
IVIayor

CitY

5
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RESOLUTION NO. OO-OO4

A RESOLUTION OF TITE SEBASTOPOL PLANNING COMMISSION
ADOPTING A MITIGATED NEGATIVE DECLARATION

APPROVTNG A USE PERMIT AND
RECOMMENDTNG TO THE CITY COLTNCTL

MPROVAL OF A TENTATIVE MAP
TO ALLOW TI-TE DEVELOPMENT OF WOODSTONE CORNERS

IIII GRAVENSTEIN HIGFIWAY SOUTH

WHEREAS, an application for Use Permit and Tentative Map was filed on April l, 2000'

by Vincent Saunders on behalf of property owner Harvey Charnofsky, to establish permanent

residential uses as a part of this 6-unii mixed-use project, and to divide the .48 acre parcel located

at I t I I Gravenstein Highway South into 6 ownership parcels and I common parcel;

WHEREAS, the proposed project has been found to be consistent with the Sebastopol

General Plan, and with its Zoning and Subdivision Ordinances;

WHEREAS, an Initial Study was prepared for this project, pursuant to the requirements

of the California Environmental Quatity Act (CEQA);

WHEREAS, the Environmental Coordinator determined that a Mitigated Negative

Declaration was appropriate for this project, based on the facts and analysis in the Initial Study

dated July 18, 2000; and said Mitigated Negative Declaration was issued on July i 8' 2000, and

made available for public review and comment;

WHEREAS, the Sebastopol Planning Commission, at their meeting of September 72,

2000, held a duly noticed public irearing, received public comment and testimony and considered

the proposed Mitigated Negative Declaration and the staffreport;

WHEREAS, the Sebastopol Planning Commission, at their meeting of Septembet 12,

2000, after hotding a duly noticed public hearing, considering testimony and staffreport, did find

and determine that, basei upon th; facts, findings and analysis before them, the establishment or

operation of the use applied for would not, under the circumstances of this particular case' and as

conditioned, be detrimental to the health, safety, comfort or general welfare of persons residing or

working in irre neighborhood of the proposed use, or be detrimental or injurious to property and

improvlments in t[e neighborhood, or to the general welfare of the City; and,

WHEREAS, the Sebastopol Planning Commission, at their meeting of September 12'

2000, also did find and determine that the proposed subdivision, together with the provisions fo.r

its design and improvement, is consistent wittrthe Sebastopol General-Plan' and compatible with

if* oUiJ"ives, policies, general land uses, and programs specified by the Plan'

NOw, TIIEREFORE BE IT RESOLVED that the Sebastopol Planning Commission

hereby adopts the proposed Mitigated Negative Declaration' finding it to be adequate for this

project;
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NOW, THEREFORE BE IT FL'RTHER RESOLVED that the Planning Commtsston

approves the Use Permit to allow permanent residential uses to be established as a part of this

mixed-use development, subject to the Conditions of Approval set tbrth below;

NOW, TFIEREFORE BE IT FURTHER RESOLVED that the Planning Commission

recommends to the City Council approval of the application for the 7-lot Tentative Map of I I I I

Gravesntein Highway South, ApN 060-0g0-02g, subject to the requirements of the Subdivision

Map Act, the Mitigation Measures set florth in the environmental document adopted herein and

incorporated below, all adopted City standards and specifications, and the project-specific

conditions of approval set forth below:

Conditions of APProval
Use Permit and Tentative MaP for

Woodstone Corners Mixed Use Development
t I l1 Gravenstein HighwaY South

APN 060-090-029
September 12, 2000

Elannins Deoartment Conditions of Aoproval:

General Conditions
@rantedfortheapplicationdatedApril3,2000,togetherwiththeTentative

Map date sta-mped hune 22, ZOOO, the Site Plan date stamped Margh 30, 2000, Floor Plans

and Elevations date stamped lune22,2000, and Preliminary Grading & Utility Plan date

stamped May 22,2000, except as amended herein (conditions No. 4 and 6 were amended

in the Planning Commission Resolution)

?.. Use permit approval is valid tbr one year. [f use does not commence within one year,

approval stratl be rendered null and ulid *ith no further action required on the part of the

CitY.

Prior to Filing of Final MaP

3. All fees urrrffiaiith the city's review of the Tentative Map application shall be paid

prior to filing of the Final MaP'

Prior to [ssuance o-f a Grading Permit

4. The projectltratlUe subject to Design Review Board review and approval to ensure that

the buildings and overali site development are compatible with Sebastopol's character'

Major Design Review approval shali be required prior to issuance of grading permit; 
r

however, a-Grading permit may be issued itiot to final Design Review Board review and

approval, provided that the Enlineering Dipartment has approved the grading and erosion

control Plan for the Project'

2
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5. A significant landscape border along the Gravenstein Highway and Cooper Road fiontages

shall be required, and shall include a minimum of twelve l5-gallon street trees of a species

to be determined by the Sebastopol Design Review Board. Planting and maintenance of

the landscaping area shall be the responsibility of the developer and subsequent

homeowner's association. The landscaping plan shall be reviewed and approved prior to.

issuance of a grading permit. The approved-landscaping for any public areas, including the

project frontage and street trees, shall be installed prior to occupancy'

6. An appropriate "gateway" treatment shall be provided at the corner of Gravenstein

Highway'South *a Coop.r Road, as determined by the Design Review Board'

7. On-site lighting shall be subject to the review and approval of the Design Review Board

and the police-Chief to deteimine that the lighting is not directed to adjacent properties

and that adequate security is provided'

Prior to [ssuance oif a Building Permit
g. prior to irr*n"" of u duilding Permit, the developer shall record a deed restriction' or

other instrument acceptable to rhe city, to maintain all ground floor space in non-

residential uses.

g. Notification to potential purchasers of the ownership units shall be made regarding the

nature and zonilg of the adjacent property to the north (Holiday Inn Express)' Such

notice shall be pr:ovided as i'ollo,rs: by the on-site posting of not l.ess than two (2) signs,

with a minimum size of 3 square feet each, during all phases of building construction

tbllowing the framing inspection and until o"",rpin"y for the final 
_unit 

has been received,

to the satisfaction of the Planning Director; by notification in the CC & R's formed for the

project, which shall be submitteJfor the review and approval of the Planning Director and

City Attorney prior to issuance of any certificate of occupancy, and-,.by an appropriate'

recorded deed'notice, as determined by the Planning Director and City Attorney.

10. All recommendations set forth in the Geotechnical and soils Investigation prepared by Giblin &

Associates April, 2000, shall be incorporated into the Grading, Improvement' and Building

Plans, to the satisfaction of the City Engineer and the Building Official'

I l. Noise-sensitive exterior walls shall be required on the west and westerly upper floors ofthe

units. The walls shall have fully sealed joints around window sashes and door jambs. All panel

doors in these walls shall be steel or of solid core wood. All windows and sliding glass doors

shall be insulated glass, or provide other characteristics satisfactory to the Building official'

l?.. AII utilities, both new and existing, shall be undergrounded unless deviation from this

requirement is granted by the citi'Engineer- oveihead utilities across the project frontage shall

be undergrounded. Any movement oiexisting utilities will be at the developer's expense'

J
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ll. A Traffrc Impact Fee is to be paid prior to issuance of any building permits. The amount

of the flee shall be determined by the City Traftic Engineer.

14. A Park ln-lieu Fee shall be paid prior to issuance of any building permits.

15. Of;l-street parking shall be provided as required by the Sebastopol Parking Ordinance and

the Use Permit,

Fire Denartment Conditions of Approval:

16. A fire hydrant shall be provided at the corner of Cooper Road and Gravenstein Highway

South, to the satisfaction of the Fire Chief.

Public Works/Eneinee ns Deoartme nt Conditions of roval

As attached.

REGULARLY ADOPTED By the SebastopolPlanning commission at their regular meeting of

September 12,2000 by the following vote:

j
VOTING AYE:
VOTING NO:
ABSTAINING:
ABSENT:

Commissioners Bradt, Brody, Doble, Jacobs, Shaw-Huffinan and Standley

None
Chair MacKinneY
None

ATTEST
Kenyon Webster, Planning Director

4
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2 
  

SITE DATA TABLE 

If an item is not applicable to your project, please indicate “Not Applicable” or “N/A” in the appropriate box; do not leave 
cells blank. 

 

SITE DATA TABLE 
REQUIRED / ZONING 

STANDARD 
EXISTING PROPOSED 

Zoning N/A   

Use N/A   

Lot Size    

Square Feet of Building/Structures 
(if multiple structures include all 
separately)    

Floor Area Ratio (F.A.R) ____.________FAR ____.________FAR ____.________FAR 

Lot Coverage 
____________% of lot ____________% of lot ____________% of lot 

______________sq. ft. ______________sq. ft. ______________sq. ft. 

Parking    

Building Height    

Number of Stories    

Building Setbacks – Primary 

    Front    

Secondary Front Yard (corner lots)    

Side – Interior    

Rear    

Building Setbacks – Accessory 

Front    

Secondary Front Yard (corner lots)    

Side – Interior    

Rear    

Special Setbacks (if applicable) 

Other (______________________)    

Number of Residential Units  

Residential Density 

______Dwelling Unit(s) ______Dwelling Unit(s) _______Dwelling Unit(s) 

1 unit per______ sq. ft. 1 unit per______ sq. ft. 1 unit per_______ sq. ft. 

Useable Open Space _____________sq. ft. _____________sq. ft. _____________sq. ft. 

Grading 
Grading should be 
minimized to the 
extent feasible to 
reflect existing 
topography and 
protect significant site 
features, including 
trees. 

N/A 

Total: ________ cu. yds 
    Cut: _______ cu. yds. 

 Fill: _______ cu. yds. 
Off-Haul: ______cu. yds 

Impervious Surface Area N/A 
____________% of lot ____________% of lot 

______________sq. ft. ______________sq. ft. 

Pervious Surface Area N/A 
____________% of lot ____________% of lot 

______________sq. ft. ______________sq. ft. 
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PS
Typewriter
1804 s.f.

PS
Typewriter
1271 s.f. / 0.03 acres

PS
Typewriter
1.42

PS
Typewriter
1.42

PS
Typewriter
82

PS
Typewriter
82

PS
Typewriter
1271

PS
Typewriter
1271

PS
Typewriter
17 spaces

PS
Typewriter
17 spaces

PS
Typewriter
two

PS
Typewriter
two

PS
Typewriter
0

PS
Typewriter
0

PS
Typewriter
0

PS
Typewriter
0

PS
Typewriter
0

PS
Typewriter
0

PS
Typewriter
0

PS
Typewriter
0

PS
Typewriter
N.A.

PS
Typewriter
N.A.

PS
Typewriter
N.A.

PS
Typewriter
N.A.

PS
Typewriter
N.A.

PS
Typewriter
N.A.

PS
Typewriter
N.A.

PS
Typewriter
N.A.

PS
Typewriter
N.A.

PS
Typewriter
N.A.

PS
Typewriter
1

PS
Typewriter
2

PS
Typewriter
110 s.f.

PS
Typewriter
110 s.f.

PS
Typewriter
0

PS
Typewriter
0

PS
Typewriter
0

PS
Typewriter
0

PS
Typewriter



PS
Typewriter
87

PS
Typewriter
1111 s.f.

PS
Typewriter
1111 s.f.

PS
Typewriter
87

PS
Typewriter
13

PS
Typewriter
160

PS
Typewriter
13

PS
Typewriter
160

PS
Typewriter
902

PS
Typewriter
902

PS
Typewriter
32'-0" approx.

PS
Typewriter
32'-0" approx.

PS
Typewriter
(on site)

PS
Typewriter
P  C      Z  O  N  E

PS
Arrow

PS
Arrow



Agenda item Number: 9

Agenda item Number:9 
City Council Packet of July 18, 2023

Page 27 of 80

PS
Typewriter
02/28/23

PS
Typewriter
02/28/23



4 
  

Neighbor Notification 

In the interest of being a good neighbor, it is highly recommended that you contact those homes or businesses directly 
adjacent to, or within the area of your project. Please inform them of the proposed project, including construction activity 
and possible impacts such as noise, traffic interruptions, dust, larger structures, tree removals, etc. 
 
Many projects in Sebastopol are remodel projects which when initiated bring concern to neighboring property owners, 
residents, and businesses. Construction activities can be disruptive, and additions or new buildings can affect privacy, 
sunlight, or landscaping. Some of these concerns can be alleviated by neighbor-to-neighbor contacts early in the design and 
construction process. 
 
It is a “good neighbor policy” to inform your neighbors so that they understand your project. This will enable you to begin 
your construction with the understanding of your neighbors and will help promote good neighborhood relationships. 
 
Many times, development projects can have an adverse effect on the tranquility of neighborhoods and tarnish relationships 
along the way. If you should have questions about who to contact or need property owner information in your immediate 
vicinity, please contact the Building and Safety Department for information at (707) 823-8597, or the Planning Department 
at (707) 823-6167. 

I have informed site neighbors of my proposed project:  ☐ Yes   ☐ No 
 
If yes, or if you will inform neighbors in the future, please describe outreach efforts:  
 

 

 

 

 

 

 

 

 
Website Required for Major Projects 

Applicants for major development projects (which involves proposed development of 10,000 square feet of new floor area 
or greater, or 15 or more dwelling units/lots), are required to create a project website in conjunction with submittal of an 
application for Planning approval (including but not limited to Subdivisions, Use Permits, Rezoning, and Design Review). 
Required information may be provided on an existing applicant web site. 
 
The website address shall be provided as part of the application. The website shall be maintained and updated, as needed 
until final discretionary approvals are obtained for the project. 
 
Such website shall include, at a minimum, the following information: 
 

√ Project description 

√ Contact information for the applicant, including address, phone number, and email address 

√ Map showing project location 

√ Photographs of project site 

√ Project plans and drawings 

 

✔
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Rezoning or Zoning Text Amendment 2005 
 

1

City of Sebastopol 
 

 
 

 
REZONING OR ZONING TEXT 

AMENDMENT 
 

Application Checklist 
 
The submittal information shall be provided to the Planning Department. All submittal information shall be presented along 
with the Planning Application form, related fees, and any additional information required by the Planning Department 
before the application can be accepted as complete.   
  
Upon receipt of this information the Planning Department has 30 days in which to determine if the application is complete. 
The necessary level of environmental review must then be determined and completed.  After this, the project can be 
scheduled before the Planning Commission within 3 to 6 weeks and to the City Council thereafter.  The Planning 
Commission meets on the second and fourth Tuesday of every month and the City Council meets on the first and third 
Tuesday of every month.  The Planning Commission and City Council meet at the Sebastopol Youth Annex, 425 Johnson 
Street, Sebastopol, CA at 7:00 p.m.  A notice will be mailed no later than 10 days before the scheduled hearing. 
 
The applicant and/or his representative must be present for any meetings.  Failure to do so may result in the application 
being continued. 
 
Size Limit: Plans should not be larger than 30" x 42" trimmed.  All plans shall be folded into a 9” x 11” size.  Unfolded 
plans will not be accepted. 
 
Scale: The scale used on submittal plans shall generally be at a 1/8" = 1'0" for the architectural plans, 1" = 20' for site 
engineering plans. Include a north arrow, the scale and a bar scale on all plans. 
  
 SUBMITTAL REQUIREMENTS (# of copies) 
  
[ ] 1. Application Form:............................................................................................................................... (1) 

Completed and signed by applicant and property owner. 
 
[ ]  2. Deposit:  As defined on the fee schedule listed on the Master Planning Application.  Checks should be made 

payable to the City of Sebastopol.  Total application costs are determined by the Planning Department with 
the final amount based on processing time spent by staff and consultants.   

 
[ ]  3. Location Map:  ................................................................................................................................... (1) 

Indicate the subject parcel(s) and adjacent streets on an 8 1/2" by 11" map. 
 

[ ] 4. Written Statement: ............................................................................................................................. (1) 
Statement should include a description of the proposed use(s), as well as a description of current uses and 
conditions. If, because of use permit approval, there will be multiple uses on the site, indicate the location and 
square footage of the different uses. Complete the attached Statement of Justification for Rezoning.  Describe 
the project in detail.  State the reasons for the project, including the City’s potential benefits and costs. 

 
[ ] 5. Environmental Assessment Form: . . . . . .......................................................................................... (1) 

Added information such as traffic reports, noise studies or visual impact studies may be required by the 
Planning Department to complete the environmental review.  
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Rezoning or Zoning Text Amendment 2005 
 

2

[ ] 6. Preliminary Title Report:................................................................................................................... (2) 
A preliminary title report, prepared within three months of filing application, including a complete legal 
description. 

 
[ ]  7. Site Photographs: ................................................................................................................... . . . . (1 set) 

Clearly show the views of and from the project, including neighboring development. Include a key map 
indicating where the pictures were taken from and in what direction they were taken. Label the pictures 
accordingly. It is often desirable to provide the City with a series of overlapping photographs of the 
surrounding neighborhood that show a panoramic view.  Polaroids or digital photos on a CD are acceptable. 

 
[ ]     8. Area Development Map:………… ........................................................................................... (15 sets) 

Drawing should show existing development on site, surrounding land uses, streets and driveways and 
structures within 300 feet of subject parcel.  Drawings should be accurately drawn to scale.  Information may 
be obtained from recent aerial photos.  This area map is a separate requirement from a specific, detailed site 
plan.  Drawing should also show proposed plan showing the improvements you want to develop.  If other 
permits such as use permit are processed simultaneously with this application, the detailed site plan 
requirements of that  application, will have to be submitted as well. 

 
[ ] 9. Reduction: ..................................................................................................................................... (1 set) 

Include an 8 1/2" x 11"   reduction of each plan. 
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Rezoning or Zoning Text Amendment 2005 
 

3

Justification for Rezoning 
 

Prepared by:    __________________________ 
Property Address:  __________________________ 
Assessor’s Parcel Number: __________________________ 
 
Please give your written response for each of the questions listed below.  Use added pages if necessary. 
 

1. Why do you want the Zoning changed? 
 
 
 
 
 
 
 
 

2. What changes or events have occurred or what new evidence has arisen since the Zoning was adopted which now 
warrant a change? 

 
 
 
 
 
 
 
 

3. Describe the effect the proposed change will have on the surrounding uses.   
 
 
 
 
 
 
 
 
 
 

4. Describe how the proposed change will be consistent with the General Plan land use designation and policies for this 
location and the surrounding area. 
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Environmental Information Form September 2003 1

City of Sebastopol

ENVIRONMENTAL
INFORMATION/ASSESSMENT

            FORM
                                          (To be completed by applicant)

The submittal information shall be provided to the Planning Department.

Date Filed: ________________________

General Information:

1. Name of developer or project sponsor:_____________________________________
Address of developer or project
sponsor:____________________________________________

2. Address of project:_____________________________________

Assessor’s Block and Lot Number:________________________

3.         Name of person to be contacted concerning this project::_____________________________
Address of person to be contacted concerning this project:___________________________

     Telephone Number of person to be contacted concerning this project:__________________

4. Indicate number of the permit application for the project to which this form pertains:
___________

5. List and describe any other related permits and other public approvals required for this
project, including those required by City, Regional, State and Federal Agencies:

6. Existing Zoning District:______________         Existing General Plan Designation: _____________

7. Propose Use of Site (Project for which this form is filed): ____________________________
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Environmental Information Form September 2003 2

PROJECT DESCRIPTION:

8. Site Size: ________________________________

9. Square Footage: _______________________________

10. Number of floors of construction: ______________________________

11. Amount of off-street parking: ________________________________

12. Attach plans

13.  Proposed scheduling

14. Associated project

15. Anticipated incremental development:

16. If residential, include the number of units, schedule of unit sizes, range of sale prices or
rents, and type of household size expected.

17. If commercial, indicate the type, whether neighborhood, city or regionally oriented,
square footage of sales area, and loading facilities.

18. If industrial, indicate type, estimated employment per shift, and loading facilities.

19. If institutional, indicate the major function, estimated employment per shift, estimated
occupancy, loading facilities, and community benefits to be derived from the project.

20. If the project involves a variance, conditional use or rezoning application, state this and
indicate clearly why the application is required.

Are the following items applicable to the project or its effects?  Discuss below all items checked
yes (attach additional sheets as necessary).

21. Change in existing features of any bays, tidelands, beaches or hills, or
substantial alternation of ground contour.

Yes
q 

No
q 

22. Change in scenic views or vistas from existing residential areas or
public lands or roads.

Yes
q 

No
q 

23. Change in pattern, scale or character of general area of project. Yes
q 

No
q 

24. Significant amounts of solid waste or litter. Yes
q 

No
q 

25. Change in dust, ash, smoke, fumes or odors in vicinity. Yes
q 

No
q 

26. Change in ocean, bay, lake, stream or ground water quality or Yes No
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Environmental Information Form September 2003 3

quantity, or alteration of existing drainage patterns. q q 

27. Substantial change in existing noise or vibration levels in the vicinity. Yes
q 

No
q 

28. Site on filled land or on slope of 10 percent or more. Yes
q 

No
q 

30. Substantial change in demand for municipal services (police, fire,
water, sewage, etc).

Yes
q 

No
q 

31. Substantially increase fossil fuel consumption (electricity, oil, natural
gas, etc).

Yes
q 

No
q 

32. Relationship to a larger project or series of projects. Yes
q 

No
q 

Environmental Setting:

33. Describe the project site as it exists before the project, including information on
topography, soil stability, plants and animals, and any cultural, historical or scenic
aspects.  Describe any existing structures on the site, and the use of the structures.
Attach photographs of the site.  Snapshots or Polaroid photos will be accepted.

34. Describe the surrounding properties, including information on plant and animals and
any cultural historical, or scenic aspects.  Indicate the type of land use (residential,
commercial, etc), intensity of land use (one-family, apartment houses, shops, department
stores, etc), and scale of development (height, frontage, set-back, rear yard, etc).  Attach
photographs of the site.  Snapshots or Polaroid photos will be accepted.

YES NO
A.  Does the Project involve any of the following?
1.  No change in the square footage to the existing structure?
2.  An addition of more than 50% of square footage to the existing
structure?
3.  An addition of more than 2500 square feet to the existing
structure?
4.  An addition of more than 10,000 square feet to the existing
structure?
5.  Demolition of the existing structure?

YES NO
B.  Does the Project involve the replacement or reconstruction of
existing structures or facilities at the site which:

1.  Will have substantially the same purpose and capacity as
existing structures at the site?
2.  Will result in an increase in square footage or capacity as
compared to the existing structure?
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Environmental Information Form September 2003 4

YES NO
C.  Does the Project involve new construction of:
1.  35 or more dwelling units?
2.  More than 15,000 square feet of commercial, industrial,
governmental, or institutional floor area?
3.  Stores, motels, offices, restaurants, and similar structures
designed for an occupant load of more than 30 persons?

YES NO

D.  Does the Project involve division of property into more than
four parcels or consolidation of more than four parcels?

YES NO
E.  Will the Project require issuance of a Variance, Use Permit,
Zoning Ordinance Amendment, Zoning Map Amendment, or
General Plan Amendment?

YES NO
F.  Will the Project result in a change in use at the site (for
example:  from residential to commercial or from office to
restaurant?)

YES NO
G.  Is this Project:
1.  Similar to the other projects  for which you have received
permits in the last two years in the City of Sebastopol?
2.  Similar to other projects, which you are planning to develop
within two years in the City of Sebastopol?

YES NO
H.  Does the Project involve changes to an official City landmark?

YES NO
I.  Does the Project involve use of disposal of potentially
hazardous materials, such as toxic substances, flammables, or
explosives?

YES NO
J.  If the Project is located within 500 feet of a residential zone or
noise-sensitive land uses, will the construction of the project
involve the use of pile driving, night time track hauling, blasting,
24 hour pumping, or other equipment that creates high noise
levels and or vibrations?

YES NO
K.  Does the Project involve the construction, substantial remodel,
or 50% or more addition to the following types of uses?
Mobile home, amphitheater, concert hall, auditorium, meeting
hall, hospital, church, library, school classrooms, or day care?

I certify that the information in this form is correct to the best of my knowledge.

_____________________________________ _____________________
Applicant Signature Date
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Environmental Information Form September 2003 5

Certification:

I hereby certify that the statements furnished above and in the attached exhibits present the
data and information required for this initial evaluation to the best of my ability, and that the
facts, statements, and information represented are true and correct to the best of my knowledge
and belief.

Date: _________________________

Signature:________________________________

Printed Name:__________________________

For:____________________________________

Agenda item Number: 9

Agenda item Number:9 
City Council Packet of July 18, 2023

Page 36 of 80

PS
Typewriter
Greg Dabel, Owner

PS
Typewriter
Patrick Slayter, Architect

PS
Typewriter
02/27/23



1/20/2023 9:52:36 AM

Situs Address:

County Assessor Information

SEBASTOPOL, CA  95472

1171 GRAVENSTEIN HWY S 

Tax Area:

Jurisdiction:

Recording#:

005011

SEBASTOPOL

2015R108570 

12/22/2015Rec Date:

0.03Lot Acres:

38.3882Latitude:

2009

153403

Census Block:

Census Tract:

-122.8137Longitude:

GIS Calculated Information

Situs CSZ:

Land Value: $113,250

$384,492Improvements:

Owner Exempt: $0

Land Use: SINGLE LIVE/WORK UNIT

Lot Acres: 0.00

Bedrooms: 1

Bathrooms: 2

1,982Main Bldg SqFt:

Year Built: 2001

Subdivision:

Residential Units: 2

Commercial Units:

Local Information

Zoning Code:

General Plan Code:

PC

CO

Parcel Report      Parcel #: 060-480-027

This report is a user generated static output from an Internet mapping site and is for reference only.  Data that appear on this 
report may or may not be accurate, current, or otherwise reliable.  GIS Calculated Lot Acres is NOT official.  Assessessor Data is 
maintained by Sonoma County.
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RESOLUTION NO. 00-004 
 

A RESOLUTION OF THE SEBASTOPOL PLANNING COMMISSION  

ADOPTING A MITIGATED NEGATIVE DECLARATION 

APPROVING A USE PERMIT AND 

RECOMMENDING TO THE CITY COUNCIL  

APPROVAL OF A TENTATIVE MAP   

TO ALLOW THE DEVELOPMENT OF WOODSTONE CORNERS 

1111 GRAVENSTEIN HIGHWAY SOUTH  
 

WHEREAS, an application for Use Permit and Tentative Map was filed on April 3, 2000, 

by Vincent Saunders on behalf of property owner Harvey Charnofsky, to establish permanent 

residential uses as a part of this 6-unit mixed-use project, and to divide the .48 acre parcel 

located at 1111 Gravenstein Highway South into 6 ownership parcels and 1 common parcel; 
 

WHEREAS, the proposed project has been found to be consistent with the Sebastopol 

General Plan, and with its Zoning and Subdivision Ordinances; 
 

WHEREAS, an Initial Study was prepared for this project, pursuant to the requirements 

of the California Environmental Quality Act (CEQA); 
 

WHEREAS, the Environmental Coordinator determined that a Mitigated Negative 

Declaration was appropriate for this project, based on the facts and analysis in the Initial Study 

dated July 18, 2000; and said Mitigated Negative Declaration was issued on July 18, 2000, and 

made available for public review and comment; 
 

WHEREAS, the Sebastopol Planning Commission, at their meeting of September 12, 

2000, held a duly noticed public hearing, received public comment and testimony and considered 

the proposed Mitigated Negative Declaration and the staff report; 
 

WHEREAS, the Sebastopol Planning Commission, at their meeting of September 12, 

2000, after holding a duly noticed public hearing, considering testimony and staff report, did find 

and determine that, based upon the facts, findings and analysis before them, the establishment or 

operation of the use applied for would not, under the circumstances of this particular case, and as 

conditioned, be detrimental to the health, safety, comfort or general welfare of persons residing 

or working in the neighborhood of the proposed use, or be detrimental or injurious to property 

and improvements in the neighborhood, or to the general welfare of the City; and, 
 

WHEREAS, the Sebastopol Planning Commission, at their meeting of September 12, 

2000, also did find and determine that the proposed subdivision, together with the provisions for 

its design and improvement, is consistent with the Sebastopol General Plan, and compatible with 

the objectives, policies, general land uses, and programs specified by the Plan. 
 

NOW, THEREFORE BE IT RESOLVED that the Sebastopol Planning Commission 

hereby adopts the proposed Mitigated Negative Declaration, finding it to be adequate for this 

project; 

 

Agenda item Number: 9

Agenda item Number:9 
City Council Packet of July 18, 2023

Page 38 of 80



 
 2 

NOW, THEREFORE BE IT FURTHER RESOLVED that the Planning Commission 

approves the Use Permit to allow permanent residential uses to be established as a part of this 

mixed-use development, subject to the Conditions of Approval set forth below; 

 

NOW, THEREFORE BE IT FURTHER RESOLVED that the Planning Commission 

recommends to the City Council approval of the application for the 7-lot Tentative Map of 1111 

Gravesntein Highway South, APN 060-090-029, subject to the requirements of the Subdivision 

Map Act, the Mitigation Measures set forth in the environmental document adopted herein and 

incorporated below, all adopted City standards and specifications, and the project-specific 

conditions of approval set forth below: 
 

 

Conditions of Approval  

Use Permit and Tentative Map for  

Woodstone Corners Mixed Use Development 

1111 Gravenstein Highway South 

APN 060-090-029 

September 12, 2000 
 

 

Planning Department Conditions of Approval: 
 

General Conditions 

1. Approval is granted for the application dated April 3, 2000, together with the Tentative 

Map date stamped June 22, 2000, the Site Plan date stamped March 30, 2000, Floor Plans 

and Elevations date stamped June 22, 2000, and Preliminary Grading & Utility Plan date 

stamped May 22, 2000, except as amended herein (Conditions No. 4 and 6 were amended 

in the Planning Commission Resolution) 

 

2. Use Permit approval is valid for one year.  If use does not commence within one year, 

approval shall be rendered null and void with no further action required on the part of the 

City.   

 

Prior to Filing of Final Map 

3. All fees associated with the City's review of the Tentative Map application shall be paid 

 prior to filing of the Final Map. 
 

Prior to Issuance of a Grading Permit 

4. The project shall be subject to Design Review Board review and approval to ensure that 

the buildings and overall site development are compatible with Sebastopol's character.  

Major Design Review approval shall be required prior to issuance of grading permit; 

however, a Grading Permit may be issued prior to final Design Review Board review and 

approval, provided that the Engineering Department has approved the grading and 

erosion control plan for the project.   
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5. A significant landscape border along the Gravenstein Highway and Cooper Road 

frontages shall be required, and shall include a minimum of twelve 15-gallon street trees 

of a species to be determined by the Sebastopol Design Review Board.   Planting and 

maintenance of the landscaping area shall be the responsibility of the developer and 

subsequent  

homeowner’s association.  The landscaping plan shall be reviewed and approved prior to 

issuance of a grading permit.  The approved landscaping for any public areas, including 

the project frontage and street trees, shall be installed prior to occupancy. 

 

6. An appropriate “gateway” treatment shall be provided at the corner of Gravenstein 

Highway South and Cooper Road, as determined by the Design Review Board.   

 

7. On-site lighting shall be subject to the review and approval of the Design Review Board 

and the Police Chief to determine that the lighting is not directed to adjacent properties 

and that adequate security is provided.  
 

Prior to Issuance of a Building Permit 

8. Prior to issuance of a Building Permit, the developer shall record a deed restriction, or 

other instrument acceptable to the City, to maintain all ground floor space in non-

residential uses. 
 

9. Notification to potential purchasers of the ownership units shall be made regarding the 

nature and zoning of the adjacent property to the north (Holiday Inn Express).  Such 

notice shall be provided as follows: by the on-site  posting of not less than two (2) signs, 

with a minimum size of 3 square feet each, during all phases of building construction 

following the framing inspection and until occupancy for the final unit has been received, 

to the satisfaction of the Planning Director; by notification in the CC & R’s formed for 

the project, which shall be submitted for the review and approval of the Planning Director 

and City Attorney prior to issuance of any certificate of occupancy; and, by an 

appropriate, recorded deed notice, as determined by the Planning Director and City 

Attorney. 

 

10. All recommendations set forth in the Geotechnical and Soils Investigation prepared by Giblin 

& Associates April, 2000, shall be incorporated into the Grading, Improvement, and Building 

Plans, to the satisfaction of the City Engineer and the Building Official. 

 

11. Noise-sensitive exterior walls shall be required on the west and westerly upper floors of the 

units.  The walls shall have fully sealed joints around window sashes and door jambs.  All 

panel doors in these walls shall be steel or of solid core wood.  All windows and sliding glass 

doors shall be insulated glass, or provide other characteristics satisfactory to the Building 

Official. 

 

12. All utilities, both new and existing, shall be undergrounded unless deviation from this 

requirement is granted by the City Engineer. Overhead utilities across the project frontage shall 

be undergrounded.  Any movement of existing utilities will be at the developer's expense. 
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13. A Traffic Impact Fee is to be paid prior to issuance of any building permits.  The amount 

 of the fee shall be determined by the City Traffic Engineer. 
 

14. A Park In-lieu Fee shall be paid prior to issuance of any building permits. 
 

15. Off-street parking shall be provided as required by the Sebastopol Parking Ordinance and 

the Use Permit.   
 

Fire Department Conditions of Approval: 

 

16. A fire hydrant shall be provided at the corner of Cooper Road and Gravenstein Highway 

South, to the satisfaction of the Fire Chief. 

 

Public Works/Engineering Department Conditions of Approval: 
 

 

As attached. 

 

 
 

REGULARLY ADOPTED BY the Sebastopol Planning Commission at their regular meeting of 

September 12, 2000 by the following vote: 
 

 

VOTING AYE: Commissioners Bradt, Brody, Doble, Jacobs, Shaw-Huffman and Standley 

VOTING NO:  None 

ABSTAINING: Chair MacKinney 

ABSENT:  None 

 

 

ATTEST:                                                                                

        Kenyon Webster, Planning Director 
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Woodstone Corners Mixed-Use Project 

Discussion re: Planning Commission amendment to Condition of Approval No. 4: 

 This condition was changed to allow the applicant to receive a grading permit for this project 

even if Design Review Board approval has not been obtained.  If the City did allow the issue of 

such a Grading Permit, the applicant would need to acknowledge that any site work undertaken 

pursuant to, and/or in reliance upon, a Grading Permit issued prior to final DRB approval, as 

provided for in this condition, would be at applicant’s own risk.  The City declares and 

applicant acknowledges that issuance of a Grading Permit does not infer or imply Design 

Review Board approval of the site development plan. 

 

CEQA Analysis: The adopted Mitigated Negative Declaration for this project discusses design 

issues separately than grading issues: Grading and Improvement Plans must be to the 

satisfaction of the City Engineer, while building and site design must be reviewed and 

approved by the Design Review Board.  However, the Design Review Board is empowered 

under the authority of Section 9.601 of Ordinance 913 to require and review grading plans as a 

part of the overall Design Review submittal package.   

 

 In this case, the grading of the site is an important element of the overall design. Condition of 

Approval #4 was set forth as a mitigation measure (and was agreed to by the applicant) in the 

Mitigated Negative Declaration adopted for this project.  The Environmental Coordinator 

determined that the incorporation of this Mitigation Measure into the project would reduce 

potential visual impacts to below the level of significance; it is important that its essential 

elements be retained.  The changes requested by the applicant and accepted by the Planning 

Commission do not seek to change the character of the condition; rather, they seek to change 

the timing, or order, in which permits are (or could be) issued.  In fact, it is highly unlikely that 

the City Engineer will have approved the Grading and Erosion Control Plan before the 

applicant receives final Design Review Board approval, because the Tentative Map still needs 

to be reviewed and approved by the City Council before the City Engineer can give his 

signature approval.  

 

Summary: While the amendment seems unnecessary, it is unlikely to be harmful to the integrity of the 

project or the environmental document. 

 

Discussion re: Planning Commission amendment to Condition of Approval No. 6: 

 The following wording (the second sentence) was deleted from this condition:  

Gateway elements to be considered may include, but are not limited to, the provision of 

a significant landscape treatment, trees, gateway entry signs, paving materials, street 

furniture, water features or artwork. 

The Condition now reads: 

An appropriate “gateway” landscape treatment shall be provided at the corner of 

Gravenstein Highway South and Cooper Road, as determined by the Design Review 

Board. 

 

 

Staff has no problem with the deletion of a list examples; the condition for an 

appropriate gateway treatment remains intact.  The Design Review Board regularly 
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reviews landscape plans, and routinely applies the term “landscape” to both softscape 

(plant materials) and hardscape items (such as those examples that had been listed in the 

recommended condition). 

 

CEQA Analysis: This Condition was also a Mitigation Measure set forth in the adopted 

Mitigated Negative Declaration; its incorporation into the project was determined to reduce 

potential visual and land use compatibility impacts to below the level of significance. 

 

Summary. The amendment does not affect the requisite condition. 

 

 

Agenda item Number: 9

Agenda item Number:9 
City Council Packet of July 18, 2023

Page 43 of 80



Agenda item Number: 9

Agenda item Number:9 
City Council Packet of July 18, 2023

Page 44 of 80



Agenda item Number: 9

Agenda item Number:9 
City Council Packet of July 18, 2023

Page 45 of 80



Agenda item Number: 9

Agenda item Number:9 
City Council Packet of July 18, 2023

Page 46 of 80



Agenda item Number: 9

Agenda item Number:9 
City Council Packet of July 18, 2023

Page 47 of 80



Agenda item Number: 9

Agenda item Number:9 
City Council Packet of July 18, 2023

Page 48 of 80



Agenda item Number: 9

Agenda item Number:9 
City Council Packet of July 18, 2023

Page 49 of 80



Agenda item Number: 9

Agenda item Number:9 
City Council Packet of July 18, 2023

Page 50 of 80



Agenda item Number: 9

Agenda item Number:9 
City Council Packet of July 18, 2023

Page 51 of 80



Agenda item Number: 9

Agenda item Number:9 
City Council Packet of July 18, 2023

Page 52 of 80



Agenda item Number: 9

Agenda item Number:9 
City Council Packet of July 18, 2023

Page 53 of 80



Application for Zoning Text Amendment to existing PC ‘Planned Community’ zoning at Woodstone Corners  
which would allow Lot 4 to convert an office unit (1171) into a residential apartment. 

 
 

Conversion of unit 1171 from office to residence … 
 

No additional utility hookups or new meters. 
No change to exterior appearance.  

No exterior construction or alteration. 
Residential ambiance of the complex enhanced.  

Foot traffic lessened due to reduced business activity.  
Decreased vehicular traffic and reduced parking needs. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 

 
Parking 
 
Current parking at Woodstone Corners 
complex includes 16 on-site parking 
places plus one additional handicapped 
parking place.  There is 133 linear feet of 
street frontage to the development along 
Gravenstein Hwy. So., providing an 
additional seven parking places.   
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Application for Zoning Text Amendment to existing PC ‘Planned Community’ zoning at Woodstone Corners  
which would allow Lot 4 to convert an office unit (1171) into a residential apartment. 

 
 

 
 
 

Justification for Zoning Text Amendment 
 at Woodstone Corners 

Gravenstein Hwy. South and Cooper Rd.  
(Lot 4 - 1171 and 1173 Gravenstein Hwy S. Sebastopol) 

 
Prepared by: Owner Greg Dabel [Karen Dabel, Tim Dabel, and Rosalina Dabel]  
Property Address: 1171 Gravenstein Hwy South 
Assessor’s Parcel Number: 060-480-027 
 

1. Why do you want the Zoning changed? 

 
To allow for conversion of ground-level office unit into residential unit.  
 
Woodstone Corners is a quiet, mixed-use community with six office units (each 
at ground level) and six completely separate and independent residential 
apartments (each on second level). It is zoned ‘Planned Community’ (PC).  
 
This Application seeks a modification to existing PC zoning which would allow 
for Lot 4 to convert the downstairs office unit (1171) into a residential apartment. 
This would be in keeping with the need for housing in Sebastopol, especially infill 
housing, and in keeping with current PC zoning. 
  

2. What changes or events have occurred or what new evidence has 
arisen since the Zoning was adopted which now warrant a change? 

 
Zoning adopted in 2001. Since then, demand for small office space in Sebastopol has fallen and is projected to remain 
low, especially at a location like Woodstone Corners which is far-removed from the business center of town. 
Alternatively, the need for housing in Sebastopol is high and growing. The city is actively encouraging infill housing. 
This project fits in all respects. Woodstone Corners is already zoned for housing and is 50% residential community. 
 

3. Describe the effect the proposed change will have on the surrounding uses. 

 
The proposed project would have no visible impact and would not change the character of Woodstone Corners. The 
conversion of an office space into a one- or two-bedroom residential apartment would require minimal interior 
remodeling, no structural changes, and no external construction or alterations. No, or lessoned, impact to traffic, 
parking, or city services. No noticeable change, no impact on neighbors or change, effect, or impact on surrounding 
uses.  
 

4. Describe how the proposed change will be consistent with the General Plan land use designation and 
policies for this location and surrounding area. 

 
The complex is already zoned for residential (and commercial). The project would increase the number of residential 
units by one (1) unit. The ratio of residential to office would change from 50%-50% to 60%-40% residential to office.  
 
On initial review, the Sebastopol Planning Department affirmatively supported the concept of converting office unit 
into a residential unit at Woodstone Corners stating, ‘this would be consistent with our current and draft 
Housing Element for the City.’  
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Parking
Woodstone Corners

Gravenstein Hwy. South and Cooper Rd. Sebastopol

Application for Zoning Text Amendment to existing PC 'Planned Community' zoning at Woodstone Corners
which would allow Lot 4 to convert an office unit (1171) into a residential apartment.
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Application for Zoning Text Amendment to existing PC ‘Planned Community’ zoning at Woodstone Corners  
which would allow Lot 4 to convert an office unit (1171) into a residential apartment. 

 
 

Interior Photographs 
1171 Gravenstein Hwy S. Sebastopol  

(currently office use – potential for two bedroom; handicapped bath; living/kitchen; private sun deck) 
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Application for Zoning Text Amendment to existing PC ‘Planned Community’ zoning at Woodstone Corners  
which would allow Lot 4 to convert an office unit (1171) into a residential apartment. 

 
 

Woodstone Corners Owners Association CC&Rs  
 
 

COVENANTS, CONDITIONS & RESTRICTIONS 
 
 

SECTION FOUR: USE RESTRICTIONS 
 

Paragraph 4.01 Use of Lots. Lots shall be occupied and used by Owners, their contract 
purchasers, lessees, tenants, or social guests as separate Live and Work units which includes 
both residential and business uses. The occupants of the residential and business portions of 
the ownership may be single occupant, or each use may have separate occupants so long as 
the fee ownership of Lot is not divided. Furthermore, such separate Live and Work uses may 
only be occupied subject to the approval, and in compliance with, the requirements of the 
City of Sebastopol. 
 
Lots were designed for upstairs residential and downstairs commercial 
business use with each upstairs and downstairs unit having a separate address, 
separate entrance, and separate power utilities. Therefore, considering changes 
in demographics, community needs, city housing plan, and business trends in 
Sebastopol, the Association will allow the conversion of any/all downstairs 
units from ‘commercial business’ to ‘residential’ subject to approval, and in 
compliance with, the requirements of the City of Sebastopol. Owners will be 
required to report to the Association of intent to convert unit, provide proof of 
City approval, limit all remodeling and improvements to interior space, and 
conduct all work with and in compliance with City-issued building permit. * 

 
 
 
 
 
 
 

*Paragraph 2 of SECTION FOUR was an amendment added/approved by  
the Board of Directors of Woodstone Corners Owners Association  

by unanimous vote on September 30, 2022. 
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Application for Zoning Text Amendment to existing PC ‘Planned Community’ zoning at Woodstone Corners  
which would allow Lot 4 to convert an office unit (1171) into a residential apartment. 

 
 

Title Report 
Lot 4 - 1171 and 1173 Gravenstein Hwy S. Sebastopol - APN 060-480-027 
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Application for Zoning Text Amendment to existing PC ‘Planned Community’ zoning at Woodstone Corners  
which would allow Lot 4 to convert an office unit (1171) into a residential apartment. 

 
 

Title Report 
Lot 4 - 1171 and 1173 Gravenstein Hwy S. Sebastopol - APN 060-480-027 
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Application for Zoning Text Amendment to existing PC ‘Planned Community’ zoning at Woodstone Corners  
which would allow Lot 4 to convert an office unit (1171) into a residential apartment. 

 
 

Title Report 
Lot 4 - 1171 and 1173 Gravenstein Hwy S. Sebastopol - APN 060-480-027 
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Application for Zoning Text Amendment to existing PC ‘Planned Community’ zoning at Woodstone Corners  
which would allow Lot 4 to convert an office unit (1171) into a residential apartment. 

 
 

Zoning Text Amendment at Woodstone Corners 
email Response to Initial Enquiry 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Agenda item Number: 9

Agenda item Number:9 
City Council Packet of July 18, 2023

Page 67 of 80



1 
  

 

City of Sebastopol 
Planning Commission Staff Report 

Meeting Date: June 13, 2023 
Agenda Item: 6B 
To: Planning Commission 
From: John Jay, Associate Planner 

Subject: Zoning Text Amendment 
Recommendation: Approval with recommendation to City Council 

 

Applicant/Owner: Patrick Slayter on behalf of Gregory & Karen and Timothy & Rosalina Dabel 
File Number: 2023-020 
Address: 1171 Gravenstein Highway South 
CEQA Status: Exempt 
General Plan: Commercial Office (CO) 
Zoning: General Commercial (CG) 

 
 

Introduction: 
This is a request zoning text amendment request from the applicant Patrick Slayter on behalf of 
Gregory & Karen and Timothy & Rosalina Dabel to modify the Use Permit for the Planned 
Community Zoning at Woodstone Corners to allow the ground floor units to be either office or 
residential.  This would also fulfill the requirement for a use permit approval for 100% 
residential within a commercial zone, should all six of the residential units be converted to 
residential.   
 

 

Project Description: 

Patrick Slayter, on the behalf of Gregory & Karen and Timothy & Rosalina Dabel, is requesting 
the City of Sebastopol amend the approved Planned Community District (PC) for Woodstone 
Corners at 1171 Gravenstein Highway South, approved by City Council Resolution No. 5156 on 
October 3, 2000. The applicant is requesting to modify the Use Permit for the Planned Community 
Zoning at Woodstone Corners to allow the ground floor units to be either office or residential.  
This would also fulfill the requirement for a use permit approval for 100% residential within a 
commercial zone, should all six of the residential units be converted to residential.   
 
Project Location and Surrounding Land Uses: 
The amendment request to allow conversion to ground floor residential would be applicable to 
each building within Woodstone Corners. The site is surrounded by Medium Density Residential 
to the east, transient residential (hotel) to the north, Gravenstein Highway to the west, and City 
limits to the south.    

 
General Plan Consistency: 
The project site has a General Plan Land Use Designation of General Commercial. This 
designation provides areas for commercial uses with off street parking, and for clusters of street-
front stores. This designation permits primarily local-serving retail establishments, as well as 
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specialty shops, banks, motels, professional offices and business services. Residential uses are 
allowed within this Land Use Designation as secondary to permitted commercial uses.  Because 
the site is not located within the Central Core, and has no direct pedestrian access from 
Gravenstein Highway, a purely residential project is consistent with the commercial Land Use 
Designation.  The proposed amendment modifies the requirement of the original PC to maintain 
the ground floor as commercial spaces.   
 
The project is consistent with the following policies within the General Plan. 

Goal LU 6: Promote a Range of Housing Options to Provide Affordability for Families, 
Seniors, and Low Income Households, Consistent with the Demographic Profile of the Area As 
a residential conversion, the amendment would provide a compact two-bedroom residential 
option to the area. 

 
Policy LU 6-2: Promote compact urban form that provides residential opportunities in 

close proximity to jobs, services, and transit. As a residential conversion located along 
Gravenstein Highway South, the amendment would provide residential opportunities in close 
proximity to transit.  

 
 

Zoning Ordinance Consistency: 

The project site is within the CG (General Commercial) Zone District. This District allows for a 
variety of commercial land uses, including offices. While a purely residential project would not be 
consistent with the CG Zone District, the modification fulfills the requirement for a use permit 
approval for 100% residential within a commercial zone. The proposed amendment modifies the 
requirement of the original PC to maintain the ground floor as commercial spaces.   
 
Parking 
The PC, City Council Resolution No. 5156, approved October 3, 2000, required 17 spaces for 
the entire development, 9 spaces for the residential portion and 12 spaces for the commercial 
portion.  Because the parking requirement for two-bedroom multifamily units is 2 spaces per 
Table 17.110-2, the conversion to ground floor residential would not increase the parking 
requirement for the live-work development.  Therefore, existing parking provided on-site, 17 
on-site and 4 on-street parking spaces exceeds the minimum parking requirement.    

 
Environmental Review: 
The Zoning Amendment (the “Project”) would be exempt with the California Environmental 
Quality Act (CEQA) pursuant to CEQA Guidelines Section 15301, Class 1, which exempts 
existing facilities, and Section 15183, because it is consistent with the General Plan for which 
an Environment Impact Report (EIR) was certified by Council in 2016, a Zoning Code 
Amendment consistent with the General Plan shall not require additional environmental review 
except as might be necessary to examine whether there are project specific significant effects 
which are peculiar to the project or its site. 

 

Required Findings: 
Section 17.445.030 of the Sebastopol Municipal Code requires the following findings be made 
by the Planning Commission; 
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A. Is compatible with the general objectives of the General Plan and any applicable specific 
plan. 

B. Is in conformity with public convenience, general welfare and good land use practice. 
C. Will not be detrimental to the public health, safety and general welfare. 

D. Will not adversely affect the orderly development of property. 

 
 

City Departmental Comments: 

• The Planning Department routed this to the various city departments and no comments 
were received on the Zoning Amendment proposal. 

 
 

Public Comment: 

As prescribed by Section 17.460 of the Zoning Ordinance, the Planning Department completed 
the following: (1) Provided written notice to all property owners within 600 feet of the external 
boundaries of the subject property; (2) provided a written notice that was published in the Press 
Democrat; and (3) posted three written notices publicly on and within vicinity of the subject 
property. 

 
Public comments received as of this staff report are included in the Attachments to this staff 
report. 

 
 

Recommendation: 

Hold a public hearing, and adopt the Resolution recommending the City Council adopt the 
Zoning Ordinance Amendment. 

 

If approved, staff would be able to allow the ground floor units to be either office or residential for 
the Woodstone Corners PC located at 1171 Gravenstein Highway South. 

 
 

Exhibits: 
Resolution Recommendation to City Council  

 
Attachments: 
Exhibit A – Recommended Conditions of Approval 
Exhibit B – Standard Conditions of Approval 
Application materials 
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EXHIBIT B 
STANDARD CONDITIONS OF APPROVAL 

Zoning Text Amendment 
1171 Gravenstein Highway South 

060-480-027, 2023-020 
 

 
1. All plans shall include a brief description of the project on the cover sheet. 

 
2. All submitted building permit plan check sets shall include a plan sheet incorporating 

these conditions of approval. 

 
3. Except as otherwise noted in these conditions of approval, the plans submitted to the 

Building Department for plan check shall be in substantial conformance to those 
approved by the review body. If any changes are made to submitted plans which were 
approved by the review body the applicant shall work with the Planning Department to 
determine if the changes are significant enough to once again be seen by the review 
body, or if staff can approve the changes. Any changes that have not been approved 
by Planning staff are not approved. Construction or demolition work that does not 
conform to the Planning approval is not valid and shall be subject to stop work orders 
and may require removal. 

 
4. Site landscaping shall be generally consistent with the Landscape Plan included as 

part of “Exhibit A” on file with the Sebastopol Planning Department. The final 
landscape plan shall be stamped by a licensed landscape architect and filed with the 
Planning Department prior to occupancy. Plans for any irrigation of the site shall be 
incorporated into the landscape plan. All planting shown on the approved plan shall 
be installed prior to occupancy of the proposed project.  Upon the request of an 
Applicant to receive a Temporary Certificate of Occupancy and at discretion of the 
Planning Director, landscape installation may be suitably guaranteed by posting a 
cash bond equal to l00% of the cost and installation of any landscape improvements. 

 
5. Acceptance of the construction drawings and specifications does not release the 

applicant and owner from correction of mistakes, errors, or omissions contained 
therein. If, during the course of construction, the field conditions or other previously 
unknown conditions require a modification or a departure from the accepted plans, the 
applicant shall provide the modifications or departure and specify the correction of 
mistakes errors, or omissions in compliance with the CBC and City Standards. 

 
6. The City of Sebastopol and its agents, officers and employees shall be defended, 

indemnified, and held harmless from any claim, action or proceedings against the City, 
or its agents, officers and employees to attach, set aside, void, or annul the approval 
of this application or the environmental determination which accompanies it, or which 
otherwise arises out of or in connection with the City’s action on this application, 
including but not limited to, damages, costs, expenses, attorney’s fees, or expert 
witness fees. 

 
7. A Construction Management Plan (CMP) shall be submitted to the City as part of the 

Building Permit and/or Grading Permit and shall be incorporated into the plans, unless 
waived by staff. The City’s CMP template, provided by the Planning Department, may 
be used for small, infill projects. Revisions to the CMP to increase or add on time to 
the construction timeline shall be coordinated with the Building Official and any 
additional requests will be at the applicant’s responsibility.  
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This CMP shall be a binding document. Failure to adhere to the CMP may result in a 
“Stop Work Notice” being placed on the project. An electronic copy of the APPROVED 
CMP shall be submitted to the City, and may be posted to the city’s website. The CMP 
shall be updated as project conditions warrant. Updates to the CMP shall be provided 
to the City for review and approval. The CMP shall include but not be limited to: 

 
a) Work schedule (start of construction date, road or lane closure intent/dates, 

important milestones and proposed final dates) 

b) Construction Hours 

c) Travel routes and turn-around locations with staff approval 
• Impact to state highways 

d) Road and/or lane closures (Applicant to provide information on how many 
anticipated road closures, and the reasons for each road closure). 

e) Worker auto parking space locations/construction parking 
f) Phasing (if applicable) 
g) If construction improvements are located in areas of slopes 15% or greater, the 

Contractor shall provide safe temporary hard surface stair access to the 
improvements, unless waived by the Building Official. This access shall be shown 
on the CMP. 

h) Projects that require a grading permit shall comply with the City’s grading 
ordinance. 

 
The CMP may be more stringent if the project is located close to schools or in impacted 
neighborhoods. A CMP may be required to be modified if a neighborhood becomes 
“impacted” during the course of the construction. Impacted neighborhoods are defined 
as areas in geographic proximity (i.e. using the same streets for access) with a 
significant number of simultaneous construction projects. 

 
The hours of construction activity shall be limited 7:00 a.m. to 8:00 p.m., Monday 
through Friday, 8:00 a.m. to 5:00 p.m. on Saturdays with staff approval, depending on 
scope of work being done, or unless modified by a project’s Specific Conditions of 
Approval. 

 
A 24-inch by 36-inch weatherproof copy with items A-F posted on site. The remaining 
Construction Management Plan shall be made available on site. The Construction 
Management Plan shall be posted on the site as part of the job site signage and should 
include:  

 
a) Address of the project site. 

b) Permitted hours of construction and of deliveries/off-haul. 
c) Name, e-mail address and direct phone number of the General Contractor. 
d) Name, e-mail address and direct phone number of the person responsible for 

managing the project. 
e) Name and direct phone number of the party to call in case of an emergency. 
f)     City of Sebastopol Building Department (707-823-8597). 

 
8. All construction materials, debris and equipment shall be stored on site. If that is not 

physically possible, an encroachment permit shall be obtained from the Public Works 
Department prior to placing any construction materials, debris, debris boxes or 
unlicensed equipment in the right-of-way. The fee for using the right-of-way for storage 
of construction materials or equipment is $10.00 per day. A minimum of 11’ passable 
auto traffic clearance (paved travel way) shall be maintained at all times along the 
roadway. The placing of portable restroom facilities in the City right-of-way will not be 
permitted. 
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9. All portions of the job site shall be maintained in an organized and professional 

condition. All trash, debris, construction scraps and broken/deteriorated machinery 
shall be removed from the site by the end of each week. If off loaded construction 
materials are not used within 2 weeks, they shall be screened from public view. All 
sidewalks, driveways and public/private roadways fronting the subject site shall be 
broom cleaned at the end of each business day. 

 
10. A pre-construction meeting is required with city staff for projects that: 
 

a) Require a City encroachment permit, a Caltrans encroachment permit, or a City 
grading permit; or 

b) Have 5 dwelling units or more; or 
c) Have a total of 5,000 square feet of building or more; or 
d) Have a creek setback requirement; or 
e) Are required to have a pre-construction meeting under a specific condition of 

approval. 
 

 
11. All permits and/or inspection fees required shall be paid in full prior to final occupancy 

being granted unless otherwise stipulated by the City. 
 
12. All required construction signage and any required tree-protection shall be posted and 

available for City inspection at the time of the Pre-construction meeting or, if no pre-
construction meeting is required, prior to commencing construction. If these measures 
are not in place at the time of the pre-construction meeting, a re- inspection fee will be 
required, and issuance of building permit will be delayed. 

 
13. The Planning Director shall interpret applicable requirements in the event of any 

redundancy or conflict in conditions of approval. 
 

 
Planning Department Standard Conditions of Approval: 

 
14. This approval is valid for a period of three (3) years during which time the rights 

granted must be exercised. However, the applicant may request one (1) one-year 
extension of this Use Permit from the Planning Director, pursuant to Zoning Ordinance 
§17.400.100.  

 
15. The light source for all exterior lighting fixtures shall be shielded from adjacent 

properties. Cut sheets for all exterior lighting shall be submitted as part of the Design 
Review or other planning application. 

 
16. For projects with new foundations or retaining walls less than 10’ away from a required 

setback property lines shall be physically identified (string line or equal), and the 
applicant shall submit a letter or certificate from a licensed surveyor that confirms that 
the structure complies with the approved setbacks prior to placing the foundation. For 
any project that includes new foundations or retaining walls more than 10’ away from 
a required setback, the applicant may apply for a waiver from this requirement from 
the City Engineer and Planning Department. 

 
17. For any project that includes new structures within 2 feet of the allowed height limit, a 

letter or certificate from a surveyor confirming that the height of the roof complies with 
the approved plans shall be submitted to the Planning Department at the earliest point 
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possible. 
 
18. All landscape and irrigation plans must be designed in accordance with the most 

current City of Sebastopol landscape requirements. Prior to providing water service 
for new landscape areas, or improved or modified landscape areas, the Planning 
Department must review and approve the project’s working drawings for planting and 
irrigation systems. Any question regarding the City of Sebastopol current water 
conservation and Landscape Ordinance should be directed to the Planning 
Department. 

 
New construction and rehabilitated (renovations or changes made to sites with an 
existing irrigation system) landscape projects will be affected by these requirements if the 
altered landscape area is greater than 500 square feet. 

 
19. For any new housing unit development, the developer/owner shall submit the total 

amount of fees and exactions associated with the project prior to issuance of certificate 
of occupancy or final inspection. 

 
 

 
Engineering and Public Works Department Standard Conditions of Approval: 

 
20. All projects are subject to Impact Fees as adopted by the City Council, which are due 

at the time of issuance of the Building Permit unless otherwise stipulated by the City. 
 

21. An Encroachment Permit is required from the Public Works Department for any and 
all work within the public right-of-way. If the work is within a CalTrans right-of way, an 
Encroachment Permit from CalTrans shall also be procured by the applicant. 
Encroachment Permit shall not be issued until the City Engineer approves the 
applicant’s site improvement plans. 

 
22. Construction within the public right-of-way is limited to that necessary to support the 

lot's use. This may include but is not limited to: driveways, sidewalks and any utility 
connections. For all improvements within the public right of way, the applicant shall 
submit plans to adequately describe the work. Plans shall include but not be limited to 
drainage details, cross-sections, driveway/roadway grades and utility locations as 
necessary. 
 

23. The applicant shall prepare and submit site improvement plans for the construction of 
all improvements including water, sanitary sewer, storm drain, water quality facilities, 
roadway improvements, curbs, gutters, sidewalks, elevated or structural pedestrian 
walkways, landscaping, landscape irrigation, signing, striping, joint trench and 
streetlights. All design and construction shall conform to the latest edition of the City 
of Sebastopol Design and Construction Standards and other applicable codes, 
standards, guidelines and specifications. Public improvement drawings shall be 
drafted in the City-approved sheet format.  

 
24. Once approved by the City Engineer, the applicant shall submit PDF files of the signed 

improvement plans. As-Built record drawings shall also be submitted as PDF files. 
 

25. Deviations from City Standards and applicable Code requirements shall be approved 
by the City Engineer. The applicant’s engineer shall request all design exceptions in 
writing. 
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26. Any improvements, public or private, damaged during construction shall be replaced, 
by the applicant, in-kind or with new improvements. All cracked, broken, or uplifted 
sidewalk, driveway and/or curb and gutter fronting the property shall be replaced. 
Applicant shall coordinate with the Public Works Department prior to the first submittal 
of project improvement plans to identify the extents and limits of replacement. 

 
27. An erosion and sediment control plan are required as part of the building permit 

application. The plan shall be prepared by a certified erosion control specialist and in 
full compliance with CASQA standards, The plan is subject to review and approval by 
the Engineering Department prior to the issuance of the building or grading permit. No 
modifications to the approved plans shall be made without approval of the City 
Engineer.  

 
28. Mailbox plans and locations shall be approved by the Sebastopol Postmaster prior to 

improvement plan approval. The developer shall provide a letter and exhibit showing 
mailbox locations from the Sebastopol Postmaster approving mailbox locations. 

 
29. City Public Water and Sewer and Drainage utility easements as required by the City 

Engineer utility companies shall be provided within the development. Easement 
locations shall be subject to review and approval by the City Engineer.  

 

Roadway Improvements: 

 
30. The improvement plans for the first phase of development shall include and provide 

for the construction of all offsite improvements as required to support full project build-
out. Each subsequent phase of development shall construct sufficient onsite roadway 
and utility improvements to support the cumulative development proposed to be 
constructed as approved by the City Engineer. 
 

31. Road closures, if permitted by the Project Approval, will only be permitted with prior 
authorization from the Public Works Department consistent with the City's road closure 
policy. Signs containing details of the proposed closure must be posted 48 hours in 
advance. Coordinate road closures with the Sebastopol Public Works Department. 
Contact the Public Works Department at 707-823-5331 to obtain a road closure permit. 
 

32. An emergency vehicle access, meeting the requirements of the Sebastopol Fire 
Department shall be constructed. 

 

33. All private driveway areas less than 24-foot wide shall require the approval of the 
Sebastopol Fire Department. 

 
34. Sidewalk warps shall be provided to allow a clear five-foot walkway at all locations, 

including areas where mailboxes, street furniture, streetlights, street signs and fire 
hydrants are to be installed, or as otherwise approved by the City Engineer. 
 

35. The structural section of all public road improvements shall be designed using a soil 
investigation which provides the basement soils R-value and expansion pressure test 
results. A copy of Geotechnical report and structural section calculations shall be 
submitted with the first improvement plan check. 
 

36. The structural section of the private on-site drive aisles and parking areas shall meet 
the requirements and recommendations of the geotechnical report for the project. 
 

37. Retaining walls and retaining curbs may be required to protect damage to trees as 

Agenda item Number: 9

Agenda item Number:9 
City Council Packet of July 18, 2023

Page 75 of 80



Page 6 of 8 

 

 

 

 

 

determined by a licensed Arborist. All retaining structures shall be designed and 
constructed to minimize damage to trees.  
 

38. Pedestrian curb ramps, meeting City standards and current accessibility requirements, 
shall be provided at all intersections and crosswalks where sidewalks are proposed. 
 

Drainage Improvements: 
 

39. All project related flooding impacts shall be mitigated by the project developer. 
Drainage improvements shall be designed by a Civil Engineer registered in the State 
of California in accordance with the Sonoma County Water Agency's Flood 
Management Design Manual (FMDM). Public and private drainage improvements 
shall be shown on the improvement plans and the City Engineer may require the 
applicant to acquire the review and recommendations by the Sonoma County Water 
Agency (Sonoma Water) prior to approval by the City Engineer. Private storm drain 
easements will be required for any portions of the private storm drain not entirely 
located with the lot being served or for any portion of a private utility located on an 
adjacent parcel.  

 
40. No lot-to-lot drainage will be allowed between the project site and any adjacent 

parcels.         No concentrated drainage may discharge across sidewalks. All site drains 
must be connected to the public storm drain system or discharged through the 
face of curb or to   an established waterway. 

 
41. Plans and certifications shall demonstrate compliance of all improvements, 

including building finished floor elevations, with the City's Flood Ordinance, to the 
satisfaction of the Building Official and City Engineer. Building finished floor 
elevations shall be constructed at a minimum of 2 foot above the 100-year storm 
event water surface elevation as determined by the City and certified by the project 
engineer. The Engineer of Record shall provide a signed and stamped letter 
indicating the project meets the requirements of the Ordinance before plan 
approval. 

 
Stormwater Quality: 
 
42. Projects that create or replace 10,000 square feet or more of impervious surface 

area are subject to design and construction requirements of the most recent edition 
of City of Sebastopol Low Impact Development (LID) Technical Design Manual.   
Improvement plans with required LID design features shall be approved by the City 
Engineer. 
 

43. Projects that will disturb 1.0 acre or more of developed or undeveloped land shall 
provide evidence that a Notice of Intent (NOI) has been submitted by the applicant 
and received by the State Water Resources Control Board for a General 
Construction Activity Storm Water Permit. Two copies of the project Storm Water 
Pollution Protection Plan (SWPPP) shall be provided to the City prior to issuing a 
grading permit, encroachment permit, or building permit. 

 
44. For required LID features constructed on private property or on street frontage, the 

owner shall provide a Declaration Letter to the City Manager regarding the  owner’s 
commitment to ongoing maintenance of said LID features (LID Declaration) prior to 
occupancy. 

 
Grading: 
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45. The improvement plans shall include a site-grading plan prepared by a Civil 

Engineer registered in the State of California as part of the required improvement 
drawings. Lots shall be generally designed to drain to public and private streets or 
parking areas, unless otherwise approved in the interest of tree preservation or other 
unusual circumstances. 
 

46. The City of Sebastopol shall require a grading permit for projects that meet these 
requirements. 

 
a) Cut or fill exceeding 50 cubic yards 
b) Cut or fill greater than 3 feet in depth 
c) Cut creating a cut slope greater than 5 feet in height and steeper than 2 units 

horizontal to 1 unit vertical 
d) Fill intended to support a structure or surcharge greater than 1 foot in depth or 

placed on terrain with a natural slope steeper than 15 percent 

 
47. When required by the Building Official the applicant shall submit to the City for 

review and approval, a detailed Geotechnical   Report prepared by a Geotechnical 
Engineer registered in the State of California. The grading plan shall incorporate 
the recommendations of the approved Geotechnical Report. 

 
48. Where soil or geologic conditions encountered during grading operations are 

different from those anticipated in the Geotechnical Report, or where such conditions 
warrant changes to the recommendations contained in the original soil investigation, 
a revised soil         or geologic report shall be submitted for approval by the City Engineer. 
It shall be accompanied by an engineering and geological opinion as to the safety of 
the site from hazards of land slippage, erosion, settlement, and seismic activity. 

 
49. Existing wells, septic tanks and/or underground fuel storage tanks that are defective 

or will no longer be in use shall be permanently destroyed or removed under permit 
and inspection by the Sonoma County Permit and Resource Management 
Department, Well and Septic Division and/or Sonoma County Environmental Health 
or other designated agency. Underground fuel storage tanks are subject to UST 
regulations of the State Water Resources Control Board.  

 
50. The grading plan shall clearly show all existing survey monuments and property 

corners  and shall state that they shall be protected and preserved. Should 
monuments be damaged or destroyed during construction, they shall be replaced 
by the developer. 

 
51. Improvements plans shall include an erosion control (winterization) plan. The plan 

shall include an order of work and staging/scheduling component indicating when 
facilities must be installed and when they may be removed.  

 
52. Sewer services and laterals shall be CCTV inspected to determine if the service needs 

to be removed and replaced. A copy of the CCTV report shall be provided to the City 
Engineer. A waiver for CCTV inspection may be waived by the City Engineer, if the 
sewer lateral has been replaced within ten years of the submittal of the improvement 
plans. A copy of the documentation evidencing such replacement shall be included in 
the submittal package. 

 
53. If the proposed project is located in or adjacent to a waterway, within an area 
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designated as habitat for threatened or endangered species, or other special status 
area, it possibly falls under the jurisdiction of another agency such as the United States 
Army Corps of Engineers, the California Regional Water Quality Control, or the 
California Department of Fish & Wildlife, U. S. Fish & Wildlife Service, etc. These 
agencies shall be contacted to determine if the project lies within their respective 
jurisdictions. All necessary permits and/or approvals shall be obtained prior to the City 
issuing any permits. If permits are not required, a letter stating so shall be submitted 
to the City as part of the record. 

 
54. Trees and vegetation shall be trimmed according to Section 8.12 of the Sebastopol 

Municipal Code. Trees and shrubs shall be kept trimmed so that the lowest branches 
projecting over public properties provide a clearance of not less than eight (8) feet over 
sidewalks and not less than twelve (12) feet over streets. 

 

Fire Department. Standard Conditions of Approval: 

 

 
55. The address shall be posted in accordance with requirements of the California Building 

Code and California Fire Code.  The Fire Chief shall review and approve all requests 
for new addresses.  Inspection and signoff of address posting shall be coordinated 
through Building Department. 

 
56. Smoke and CO detectors shall be installed in accordance with the California Building 

Code. Final inspection and signoff of smoke detectors shall be coordinated through 
Building Department. 

 
57. Noncombustible roofing shall be provided for: 

a. All new roofs shall be non-combustible. 

b. Roof Repairs or replacement: 

i. Less than 25% - no requirement 

ii. 25Hr to 50% - Class C minimum 
iii. 50% or more — Non-Combustible 

c. In no case shall the roofing material used to be less fire resistive than the 
existing roof. 

 
NOTE: A "noncombustible" roof is a Class A roof (for other than Group R Occupancies, 
a Class A or Class A assembly) as defined in the California Building Code and 
approved by the Building Department. 

 

58. Prior to occupancy, a spark arrester shall be installed on the chimney(s) 3/8" mesh 
minimum. 

 
Building Department Standard Conditions of Approval: 

 
59. All construction shall comply with all applicable Title 24 Codes in effect at the time of 

building permit submittal. It is the responsibility of the designer(s) to ensure that all 
applicable Title 24 codes, as well as any applicable Sebastopol Municipal Codes are 
incorporated into the design. 
 

60. The project shall comply with the Green Building regulations contained in the 
Sebastopol Municipal Code that are in effect at the time of building permit submittal. 

 
END OF STANDARD CONDITIONS OF APPROVAL 
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RESOLUTION NO. 23-02

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF SEBASTOPOL 
RECOMMENDING THE CITY COUNCIL ADOPT THE ZONING TEXT AMENDMENT AND USE 
PERMIT TO ALLOW RESIDENTIAL USES ON THE GROUND FLOOR AT 1171 GRAVENSTIEN 

HIGHWAY SOUTH.

WHEREAS, the City Council Resolution No.5146 approved a Use Permit and Major 
Tentative Map. This Resolution was approved October 3rd, 2000, and approved a 
Mitigated Negative Declaration, with mitigation measures, for the California 
Environmental Quality Act (CEQA), Major Tentative map, and Use Permit; and,

WHEREAS, the Subdivision Map was recorded on March 8th, 2001 as Parcel Map No. 128, 
thereby establishing one lot parcel with six lots; and, 

WHEREAS, the project is exempt from CEQA under Guidelines Section 15301, Class 1, 
which exempts existing facilities and section 15183 as the project is consistent with the 
General Plan for which an Environmental Impact Report (EIR) was certified by Council in 
2016; and,

WHEREAS, on March 9th, 2023, the Planning Department received an application from 
Patrick Slayter to allow the conversion of one unit from commercial use to a residential 
unit on the ground floor at 1171 Gravenstein Highway South, which could apply to the 
single unit being proposed or to all six first floor units; and,

WHEREAS, on June 13th, 2023, the Planning Commission held a duly noticed public 
hearing to consider the Zoning Text Amendment to allow the conversion of any or all six 
of the commercial ground floor units to residential units; and,

WHEREAS, the Planning Commission finds the project is consistent with the General Plan, 
in that it conforms to the following goals and policies; and,

 Goal LU 6: Promote a Range of Housing Options to Provide Affordability for 
Families, Seniors, and Low Income Households, Consistent with the Demographic 
Profile of the Area As a residential conversion, the amendment would provide a 
compact two-bedroom residential option to the area.

 Policy LU 6-2: Promote compact urban form that provides residential opportunities 
in close proximity to jobs, services, and transit. As a residential conversion located 
along Gravenstein Highway South, the amendment would provide residential 
opportunities in close proximity to transit. And,

WHEREAS, the Project is consistent with the General Plan and Zoning Amendment 
Section of the Zoning Ordinance, as follows.  The Project:

 Is compatible with the general objectives of the General Plan, in that the project 
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provides additional housing units and promotes residential opportunities in close 
proximity to jobs, services, and transit.

 Is in conformity with public convenience, general welfare and good land use 
practice, in that the conversion through the Zoning Amendment procedure meets 
the requirement of a Use Permit for 100% residential within a Commercially 
zoned parcel.

 Will not be detrimental to the public health, safety and general welfare, in that the 
project, with conditions will not be a detriment to the public health, safety and 
welfare of the community.

 Will not adversely affect the orderly development of property, in that the 
allowance for additional units to convert to residential through the conditions of 
approval will increase the development of the property.

NOW, THEREFORE, THE PLANNING COMMISSION DOES HEREBY ADOPT THIS 
RESOLUTION hereby recommends the City Council find the proposed Zoning Text 
Amendment for the conversion of a commercial ground floor unit to a residential is 
consistent with the General Plan, and that the Project is consistent with the following 
General Plan Policies as noted above.  The Planning Commission further recommends the 
City Council approve the Use Permit to allow 100% residential uses on the first floor of 
the Project, and adopt the Zoning Text Amendment, subject to the Conditions of 
Approval attached as Exhibit A and B.

Approved on June 13th, 2023 by the following vote:

AYES: Chair Fernandez, Commissioners Burnes, Oetinger
NOES: None
ABSTAIN: None
ABSENT: Vice Chair Fritz

Certified:  __________________________

Kari Svanstrom, Planning Director
                           
1/2022
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