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PLANNING COMMISSION 

CITY OF SEBASTOPOL                      SEBASTOPOL YOUTH ANNEX 

MINUTES OF January 24, 2017                      425 MORRIS STREET 

           

PLANNING COMMISSION: 

 

The notice of the meeting was posted on January 19, 2017. 

 

ANNOUNCEMENT:  Please turn off all cell phones and pagers during the meeting. 

 

1. CALL TO ORDER:  Chair Kelley called the meeting to order at 7:04 p.m. 

 

2. ROLL CALL:  

Present: Chair Kelley, Vice Chair Fritz, and Commissioners 

Fernandez, Doyle, Douch and Jacob 

Absent: None 

   Staff:  Kenyon Webster, Planning Director 

     Rebecca Mansour, Planning Technician 

      

Commissioner Fernandez commented that he would need to leave the meeting at 9:00 

p.m. 

 

3. APPROVAL OF PLANNING COMMISSION MINUTES:  December 13, 2016. 

 

Vice Chair Fritz made a motion to approve the minutes as submitted. 

 

Commissioner Douch seconded the motion. 

 

AYES: Chair Kelley, Vice Chair Fritz, and Commissioners Fernandez, Jacob, 

Doyle and Douch 

http://www.ci.sebastopol.ca.us/
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 NOES:  None 

 ABSTAIN: None 

 

4. COMMENTS FROM THE PUBLIC ON ITEMS NOT ON AGENDA - This is for items not 

on the agenda, but that are related to the responsibilities of the Planning Commission or 

City Council.  The Commission and Council receive any such comments, but under law, 

may not act on them.  If there are a large number of persons wishing to speak under this 

item, speaking time may be reduced to less than 3 minutes, or if there is more than 15 

minutes of testimony, the item may be moved to the end of the meeting to allow 

agendized business to be conducted. 

 

There were none. 

 

5. STATEMENTS OF CONFLICTS OF INTEREST:  Commissioner Doyle recused himself 

from Item 8C as he was the project architect. 

 

6. PLANNING DIRECTOR’S REPORT (Update on Future Agendas, Action of Other 

Boards and City Council) 

 

Director Webster provided the following update: 

 At their last meeting, the City Council approved the zoning amendments related to 

increased height and parking flexibility for Hotel Sebastopol.  The Council modified 

the height amendment to require a Use Permit for going above three stories and a 

couple of general findings regarding compatibility and appropriate design. 

 Also at their last meeting, the City Council denied an appeal of the Design Review 

Board’s approval of the Hotel Sebastopol project. 

 On Monday, January 30, the City Council will hold a special meeting to interview 

candidates for three openings on both the Design Review Board and Planning 

Commission. 

 On Tuesday, January 31, the City Council will hold a special goal setting meeting to 

discuss the things they’d like to accomplish in the coming year or two. 

 At the City Council meeting on February 7; 

- The Council will consider the Village Park, Tomodachi Park annexation which 

was previously reviewed by the Commission. 

- The Council will consider the Public Arts Committee’s recommendation for 

selection of a proposal for the City’s first commissioned public art piece. 

- The Huntley Square development that came before the Commission for 

preliminary review is asking the Council for $92,500 in traffic impact fee 

money to help them with the cost of the retaining wall and sidewalk 

improvements which are pretty substantial for a small project.  They are 

also asking that the standard requirement for the inclusionary ordinance not 

be followed, along with a few other things. 

 Spoke with the consultant, De Novo Planning Group, regarding the Commission’s 

concern of not promptly moving ahead with the relatively straightforward Zoning 

Ordinance amendments.  The consultant agreed with the approach of having City 

staff bring those items to the Commission without them although they would be 

doing some work in preparing those amendments. 

 The agenda for the Planning Commission meeting on February 14 will include a 

large package of the relatively straightforward Zoning Ordinance amendments as 

well as review of proposals for a small improvement at one of the fields by 

Sebastopol Little League and for a peace garden, which is being considered a 

monument, at the Public Works property by the Rotary Club of Sebastopol.  It is 
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anticipated that the large package of Zoning Ordinance amendments will take more 

than one meeting to get through. 

 The bigger Zoning Ordinance issue discussion will begin with the consultant at one 

meeting in March and will continue to an additional meeting in April. 

 Due to the anticipated agenda for their meeting on February 14 and February 28, 

the Commission may want to consider an earlier start time for those meetings. 

  

The Commission agreed to an earlier start time of 6 p.m. for both Planning Commission 

meetings in February. 

 

The Commission asked questions of Director Webster. 

 

7. CONSENT CALENDAR (PUBLIC HEARING IF REQUESTED):  There were none. 

 

8. PUBLIC HEARING: 

 

A. USE PERMIT AMENDMENT, SPENCER’S 801 GRAVENSTEIN HWY. SO.:  

Spencer Interests LLC proposes to amend their existing Conditional Use Permit for 

Spencer’s Fish and Chips, located at 801 Gravenstein Highway South.  Spencer’s 

Interests LLC is looking to transition its fast food offering into one centered around 

coffee, prepackages, and fresh foods.  The new business is proposed to be called 

Spencer’s Coffee.  The application proposes to alter the store’s opening hours from 

6:00 a.m. to 5:00 a.m. and to reduce closing time by one hour.  The applicant is 

proposing these changes to match the operating hours of similar establishments in 

the area. 

 

Director Webster presented the staff report. 

 

The Commission asked questions of Director Webster. 

 

The applicant gave a brief presentation and was available for questions. 

 

The Commission asked questions of the applicant. 

 

Chair Kelley asked if members of the public wished to speak on this item. 

 

There were none. 

 

Chair Kelley closed the Public Hearing and brought it back to the Commission for  

discussion. 

 

Commissioner Doyle made a motion to approve the application as submitted. 

 

Commissioner Jacob seconded the motion. 

 

AYES: Chair Kelley, Vice Chair Fritz, and Commissioners Doyle, Fernandez, 

Jacob and Douch 

 NOES:  None 

 ABSTAIN: None 

 

Commissioner Doyle asked if the Commission could discuss Item 9A before he had to 

leave due to his conflict with Item 8C. 
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The Commission agreed. 

 

9. DISCUSSION: 

 

A. DESIGNATION OF LIASION TO CITY COUNCIL HOUSING SUBCOMMITTEE:  

The Council has requested that the Commission select one of its members to 

participate in a Housing Subcommittee that will develop an action plan to address 

housing production, affordability, and rent control issues. 

 

Director Webster presented the staff report. 

 

The Commission asked questions of Director Webster. 

 

Commissioner Jacob excluded himself from consideration due to a conflict of interest. 

 

Commissioner Douch expressed being willing to serve on the subcommittee. 

 

Commissioner Doyle made a motion to appoint Commissioner Douch as the Commission’s 

representative to the Council’s Housing Subcommittee. 

 

Vice Chair Fritz expressed an interest in serving on the subcommittee as well. 

 

After some discussion, Commissioner Doyle asked Commissioner Douch if he wanted to  

withdrawal himself from consideration. 

 

Commissioner Douch responded that he did. 

 

Commissioner Doyle withdrew his motion. 

 

Commissioner Douch made a motion to appoint Vice Chair Fritz as the Commission’s 

representative to the Council’s Housing Subcommittee. 

 

Commissioner Fernandez seconded the motion. 

 

Vice Chair Fritz noted that his term is set to expire and unless reappointed, he would not 

be able to service as the Commission’s liaison. 

 

The Commission agreed to appoint Commissioner Douch as an alternate should Vice Chair 

Fritz not be reappointed to the Commission. 

 

The Commission voted as follows: 

 

AYES: Chair Kelley, Vice Chair Fritz, and Commissioners Doyle, Fernandez, 

and Douch 

 NOES:  None 

 ABSTAIN: Commissioner Jacob 

 

8. PUBLIC HEARING: 

 

B. MUNICIPAL CODE AMENDMENT REGARDING ACCESSORY DWELLING UNIT 

STANDARDS:  The State of California has recently enacted laws which set forth 
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mandatory changes to local zoning regulations regarding accessory dwelling units.  

Proposed is an ordinance that would conform the City’s regulations to these State 

requirements.  In addition, the City may consider other discretionary amendments 

to its accessory unit regulations.  The Commission will make recommendations to 

the City Council, which will also conduct a public hearing on this matter. 

 

Director Webster presented the staff report. 

 

The Commission asked questions of Director Webster. 

 

Chair Kelley asked if members of the public wished to speak on this item. 

 

There were none. 

 

Chair Kelley closed the Public Hearing and brought it back to the Commission for  

discussion. 

 

The Commission asked questions of Director Webster. 

 

Commissioner Doyle stated that the language in 17.110.030 A. which would allow an 

accessory dwelling unit on nonresidentially zoned properties, which are currently used 

only for a single-family residential use, seemed inconsistent to him as that would result in 

greater nonconformance of a preexisting, legal, nonconforming use. 

 

Vice Chair Fritz responded that he understood what Commissioner Doyle was saying, 

however, he thought it unfair, as long as they comply with the rest of the requirements, to 

deny them the right to have a second unit if they wanted to. 

 

Commissioner Douch commented that he understood the principal of what Commissioner 

Doyle was saying, however, he expressed being in agreement with Vice Chair Fritz 

because the idea is to preserve affordable housing stock and as such, allowing those legal, 

nonconforming single-family residential uses to have accessory dwelling units makes 

sense. 

 

Commissioner Doyle stated that he wasn’t sure that he didn’t agree with the points raised 

by Vice Chair Fritz and Commissioner Douch. 

 

The Commission asked questions of Director Webster. 

 

Commissioner Doyle suggested that ‘17.110.030 Accessory dwelling unit criteria’ be 

revised as follows:  A. Location. Accessory dwelling units may be allowed only on parcels 

zoned for single-family, duplex or multifamily use, or on nonresidentially zoned properties, 

which are currently used only for a single-family residential use, either simultaneous to or 

subsequent to construction of the principal dwelling.  In addition, an existing dwelling unit 

that complies with the development standards for accessory dwelling units in subsection D 

of this section may be considered an accessory dwelling unit, and a new principal unit may 

be constructed, which would then be considered the principal dwelling unit. 

 

Commissioner Douch commented that ‘B. Limitation. In no case shall more than one 

accessory dwelling unit be placed on the same lot or parcel’ seemed fine in principal, 
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however, it should include the potential ability to have a junior accessory dwelling unit as 

well. 

 

Director Webster responded that, if supported by the Commission, it would be appropriate 

and more clear to rewrite it as follows, ‘B. Limitation. In no case shall more than one 

accessory dwelling unit and no more than one junior accessory dwelling unit be placed on 

the same lot or parcel. 

 

Chair Kelley commented that the concept of junior accessory dwelling units still needed to 

be discussed by the Commission. 

 

The Commission asked questions of Director Webster. 

 

Commissioner Doyle referred to ‘D. 1. Floor Area. The floor area of the accessory dwelling 

unit shall not exceed 840 square feet, except for parcels of 20,000 square feet or greater, 

for which floor area shall not exceed 1,200 square feet’ and expressed being opposed to 

accessory dwelling units being larger than 840 square feet regardless of lot size.  He 

commented that his reason for that has to do with the quality of the neighborhood and the 

density of people and cars.  He added that allowing these larger units has the potential to 

greatly change the character of the neighborhood and noted that most parcels of 20,000 

square feet or greater are in low-density zoning districts and did not think that potentially 

doubling the density in those areas would be appropriate. 

 

Vice Chair Fritz expressed having a view opposite to that of Commissioner Doyle and 

commented that 1,200 square feet should be allowed regardless of lot size so long as it 

wouldn’t exceed the allowable lot coverage for its zoning district.  Suggested revising ‘12. 

Lot Coverage: Accessory dwelling units shall not be considered when calculating the 

maximum lot coverage allowed’ accordingly.  Reiterated his support for allowing larger 

accessory dwelling units in more locations throughout the city. 

 

Commissioner Doyle commented that the language from the State seemed inconsistent. 

 

The Commission asked questions of Director Webster. 

 

Commissioner Doyle asked a clarifying question of Vice Chair Fritz. 

 

Commissioner Douch commented that going by lot coverage may mean that smaller lots 

cannot have an 840 square foot accessory dwelling unit. 

 

Commissioner Doyle commented: 

 Vice Chair Fritz’s suggestion to go by lot coverage may be more restrictive in some 

cases. 

 

Commissioner Douch concurred. 

 

Vice Chair Fritz commented: 

 Expressed being open to considering lot coverage if it makes sense. 

 The more important issue to him is allowing 1,200 square foot accessory dwelling 

units on lots smaller than 20,000 square feet as doing so will create more housing. 
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 Believed that allowing larger units would bring about more positive impacts than 

negative ones. 

 

Commissioner Jacob asked clarifying questions of Vice Chair Fritz and Commissioner 

Doyle. 

 

Commissioner Jacob commented that the Commission may want to identify what it is 

hoping to achieve and then work backwards in order to identify the best approach. 

 

Commissioner Doyle commented: 

 Through its General Plan update process, the City reaffirmed its low-density zoning 

districts and land uses.  The City had an opportunity to change the densities of 

those areas through that process, but chose not to. 

 Expressed being opposed to an increase in size for accessory dwelling units at this 

time. 

 Reiterated not being in support of 1,200 square foot second dwelling units. 

 

Commissioner Fernandez asked clarifying questions. 

 

Commissioner Jacob commented: 

 Increasing the density around town should be our number one priority, even in 

areas designated for low-density residential. 

 People should have the opportunity to provide additional housing on their property 

if they so choose and increasing the allowable size to 1,200 square feet makes that 

possible. 

 Tends to agree with Vice Chair Fritz as long as the City can handle the increased 

density functionally in terms of sewer and water distribution. 

 Unintended consequences should be considered. 

 

Commissioner Doyle commented: 

 The State is mandating way too much stuff. 

 Just in the past 10 years, control over accessory dwelling units has disappeared 

from the City. 

 Accessory dwelling units are no longer subject to any kind of discretionary review. 

 Due to the lack of discretion, the City should be more conservative and ease into 

this. 

 

Commissioner Fernandez asked clarifying questions of Commissioner Douch. 

 

Commissioner Doyle commented that an accessory dwelling unit should be subordinate to 

the primary residence. 

 

Chair Kelley commented: 

 Neighbors won’t have a say in matters of privacy. 

 Allowing a 1,200 square foot accessory dwelling unit and a junior accessory 

dwelling unit is too much for us to accommodate in more ways than one. 

 Parking in some neighborhoods is already a problem without increasing the 

density. 

 Expressed a concern over setbacks. 

 If the State is doing this to increase affordable housing, she did not see how these 

changes would accomplish that. 
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 Expressed being in support of leaving the allowance at 840 square feet, regardless 

of lot size. 

 This is a very important issue. 

 

Commissioner Fernandez asked a clarifying question. 

 

Vice Chair Fritz asked if members of the Commission would be interested in coming up 

with a compromise, and cited 1,000 square feet as an option. 

 

Commissioner Douch responded: 

 Tends to agree with the concern expressed. 

 Upon first reading, a 1,200 square foot accessory dwelling unit on lots 20,000 

square feet or greater seemed reasonable, however, after listening to the 

discussion he was inclined to go with less unless discretionary approval could be 

added, which he understood it could not. 

 

Director Webster concurred that discretionary approval could not be added, per State law. 

 

The Commission asked questions of Director Webster. 

 

Chair Kelley commented that diminished impact fees, setbacks and parking requirements 

she would be more comfortable leaving the allowance as is and seeing how it goes. 

 

Chair Kelley asked for a straw poll on leaving the allowance at 840 square feet regardless 

of lot size. 

 

In favor: 

Chair Kelley, Commissioner Fernandez, Commissioner Doyle and Commissioner Douch 

 

Opposed: 

Vice Chair Fritz and Commissioner Jacob 

 

Majority support leads to elimination of ‘,except for parcels of 20,000 square feet or 

greater, for which floor area shall not exceed 1,200 square feet’ from ‘D. I. Floor Area.’ 

 

The Commission asked questions of Director Webster. 

 

Commissioner Doyle commented that provision D. i. didn’t make any sense to him, is 

inconsistent with other provisions, and noted that there are ways to get around it. 

 

Director Webster noted that it was required per State law. 

 

The Commission asked questions of Director Webster. 

 

Commissioner Douch suggested modifying a section of ‘F. Conversion of Existing 

Structures into Accessory Dwelling Units.’ as follows; ‘Subject to the approval of the 

Planning Director, in the case of the conversion of a non-garage one story building legally 

constructed prior to October 19, 2004, the rear setback shall conform to the setback 

requirement for an accessory building;’ 
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The Commission agreed to modify 4. i. as follows; ‘No setback shall be required for a 

garage existing as of July 1, 2017 that is converted to an accessory dwelling unit,’. 

 

The Commission asked questions of Director Webster. 

 

Commissioner Doyle commented that he was fine with 7. i. however noting that it is much 

more generous than it used to be. 

 

Commissioner Jacob asked to hear from the Commission on 9. i. 

 

Commissioner Doyle suggested that 9. i. be modified as follows, ‘Accessory dwelling units 

authorized after July 1, 2017 may not be rented on a transient occupancy basis (less than 

thirty (30) days), unless a Use Permit for transient occupancy has been granted.’  This 

change in language would mean that short-term rentals would not be prohibited, which he 

was in support of. 

 

Commissioner Fernandez commented that people may opt against building accessory 

dwelling units if they don’t have the option of using them as short-term rentals. 

 

Commissioner Douch commented that disallowing short-term rentals may mean a missed 

opportunity in terms of generating revenue that could be put towards affordable housing. 

 

The Commission asked questions of Director Webster. 

 

Director Webster commented that modifying 9. i. per Commissioner Doyle’s comments 

would not be in conflict with the Zoning Ordinance. 

 

Chair Kelley commented that she is not in favor of increased transient occupancy and 

expressed being very concerned about long-term housing. 

 

Vice Chair Fritz commented: 

 Expressed being torn on this issue. 

 Agrees with Chair Kelley on the concern and importance of having more long-term 

permanent housing. 

 A Use Permit can help to control the issue of transient occupancy, but it can be 

hard to approve some and not others. 

 

Commissioner Douch commented: 

 Transient occupancy should be strongly disincentivized. 

 Some of the concerns on transient occupancy can be allayed through the Use 

Permit process, as it is discretionary, parking or other requirements can be 

attached to any approval. 

 

Chair Kelley asked for a straw poll on support for 9. i. as drafted. 

 

In favor: 

Chair Kelley 

 

Opposed: 

Vice Chair Fritz and Commissioners Jacob, Fernandez, Doyle and Douch 
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Commissioner Doyle reiterated his suggested modification to 9. i. as follows, ‘Accessory 

dwelling units authorized after July 1, 2017 may not be rented on a transient occupancy 

basis (less than thirty (30) days), unless a Use Permit for transient occupancy has been 

granted.’ 

 

The Commission agreed. 

 

The Commission asked questions of Director Webster. 

 

Commissioner Doyle commented that 10. i. should be stricken. 

 

Director Webster responded that it was required per State law. 

 

The Commission asked questions of Director Webster. 

 

Commission Doyle commented that F., 4. i. and 13. ii. should be consistent. 

 

The Commission agreed to strike, ‘In addition, in order to convert an accessory structure 

that was once used, or intended to be used, as a garage the applicant shall indicate 

replacement parking elsewhere on the property that meets the residential parking 

development standards set forth in Chapter 17.220 SMC.’ From F. Conversion of Existing 

Structures into Accessory Dwelling Units. 

 

Commissioner Doyle suggested that G. Existing Nonpermitted Accessory Dwelling Units. 

be modified as follows; ‘The Planning Director may approve an accessory dwelling unit 

constructed without benefit of appropriate permit; provided that the unit conforms to the 

California Residential Building Code, is subject to applicable current permit and impact 

fees, and conforms to setback, height, area, and other physical development standards 

otherwise applicable.  In acting on such an application, the Planning Director may impose 

conditions requiring physical changes in the unit to ensure conformance to physical 

development standards, and to ensure that it has a harmonious relationship to the 

property and adjacent properties.’ 

 

In addition to the modifications suggested by Commissioner Doyle, Commissioner Jacob 

suggested that the word ‘current’ be added before the words ‘California Residential 

Building Code’ in the same section. 

 

The Commission agreed. 

 

Chair Kelley asked to hear from the Commission on Section 17.110.040 Junior Accessory 

Dwelling Units. 

 

Commissioner Doyle commented: 

 This is idiotic, overly specific and convoluted, nobody will ever go for it. 

 This is very similar to renting out a room in your house.  The only difference is a 

legal allowance for a hot plate. 

 Some of the cons include; a lot of restrictions, fees, required registration, no short-

term rental ability, the house has to be owner occupied, a separate entrance has to 

be provided and it would be deed restricted. 

 Wants to see the whole thing stricken. 

 

The Commission asked questions of Director Webster. 



 

11 

Commissioner Fritz commented: 

 Supports the concept. 

 The wording is strange and doesn’t really make sense. 

 

Commissioner Doyle commented that he is totally against allowing a third unit. 

 

Chair Kelley commented: 

 Would support giving people a choice between an accessory dwelling unit or a 

junior accessory dwelling unit. 

 Would not be in support of allowing both. 

 

The Commission asked questions of Director Webster. 

 

Commissioner Douch agreed with Commissioner Doyle on balance, in that this doesn’t 

allow people to do anything that they can’t already do if they really want to. 

 

Chair Kelley commented that undoing this may be problematic given the required deed 

restriction. 

 

Director Webster and the Commission concurred. 

 

It was the consensus of the Commission to not include an allowance for junior accessory 

dwelling units. 

 

The Commission asked questions of Director Webster. 

 

Commissioner Douch made a motion to adopt the resolution as revised by the Commission 

and forward to the Council for their consideration. 

 

Vice Chair Fritz seconded the motion. 

 

AYES: Chair Kelley, Vice Chair Fritz, and Commissioners Douch, Doyle, 

Fernandez and Jacob 

 NOES:  None 

 ABSTAIN: None 

 

Commissioner’s Doyle and Fernandez excused themselves from the meeting at 9:28 p.m. 

 

Chair Kelley adjourned the meeting at 9:28 p.m. for a brief break. 

 

Chair Kelley reconvened the meeting at 9:39 p.m. 

 

C. REZONE APPLICATION, 160 PLEASANT HILL ROAD:  This is an application 

proposing to rezone the property located at 160 Pleasant Hill Road (APN 060-221-

001).  The property is currently zoned as RSF-2 (Medium Density Single Family and 

the applicant is requesting to change the zoning to RM-H (High Density Residential 

Multiple Family).  There are currently four single family residences located on the 

property.  The rezoning of the property will create an allowed density which is 

consistent with the Land Use Designation specified in the General Plan, and will be 

more consistent with the existing adjacent residential developments to the north 

and west (Bodega Heights and West Hills). 

 

Director Webster presented the staff report. 
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The Commission asked questions of Director Webster. 

 

The applicant, Greg Drew, gave a brief presentation and was available for questions. 

 

The Commission asked questions of Mr. Drew. 

 

Chair Kelley asked if members of the public wished to speak on this item. 

 

There were none. 

 

Chair Kelley closed the Public Hearing and brought it back to the Commission for  

discussion. 

 

Vice Chair Fritz made a motion to approve the application as submitted. 

 

Commissioner Jacob seconded the motion. 

 

Commissioner Jacob commented: 

 The requested rezone is appropriate. 

 The updated General Plan calls for this, as did the previous version. 

 High-density development should be along a main corridor. 

 

AYES: Chair Kelley, Vice Chair Fritz, and Commissioners Douch and Jacob 

 NOES:  None 

 ABSTAIN: None 

 

10. WRITTEN COMMUNICATIONS:  There were none. 

 

11. ADJOURNMENT:  Chair Kelley adjourned the meeting at 9:47 p.m. to the next 

regular meeting of the Commission.  The meeting will be held on Tuesday, February 14, 

2017 at 6:00 p.m. at the Sebastopol Youth Annex, 425 Morris Street, Sebastopol, CA  

95472. 

 

 

Respectfully Submitted By: 

 

 

Kenyon Webster 

Planning Director 


