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PLANNING COMMISSION 

CITY OF SEBASTOPOL                      SEBASTOPOL YOUTH ANNEX 

MINUTES OF February 14, 2017                      425 MORRIS STREET 

           

PLANNING COMMISSION: 

 

The notice of the meeting was posted on February 09, 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 6:02 p.m. 

 

2. ROLL CALL:  

Present: Chair Kelley, Vice Chair Fritz, and Commissioners 

Fernandez, Glaser, Douch, R. Jacob, Doyle (arrived at 

6:05 p.m.) and M. Jacob (arrived at 6:04 p.m.) 

Absent: None 

   Staff:  Kenyon Webster, Planning Director 

     Rebecca Mansour, Planning Technician 

      

3. APPROVAL OF PLANNING COMMISSION MINUTES:  January 24, 2017. 

 

Commissioner Douch made a motion to approve the minutes as submitted. 

 

Vice Chair Fritz seconded the motion. 

 

AYES: Chair Kelley, Vice Chair Fritz, and Commissioners Fernandez, R. 

Jacob and Douch 

 NOES:  None 

 ABSTAIN: Commissioner Glaser 

http://www.ci.sebastopol.ca.us/
mailto:kplan@sonic.net
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On behalf of the Commission, Chair Kelley congratulated recently reappointed member, 

Paul Fritz and newly appointed regular member, Robert Jacob and alternate member, 

Gerald Glaser. 

 

At the request of Commissioner Doyle, Commissioner’s M. Jacob and Doyle amended the 

minutes. 

 

Commissioner Douch amended his motion to approve the minutes as amended. 

 

Vice Chair Fritz seconded the amended motion. 

 

AYES: Chair Kelley, Vice Chair Fritz, and Commissioners Fernandez, R. 

Jacob, Doyle, M. Jacob and Douch 

 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:  There were none. 

 

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: 

- Supported the Village Park, Tomodachi Park annexation as well as the medium-

density zoning designation change, as recommended by the Commission. 

- Selected a proposal by Ned Kahn as the City’s first commissioned public art 

piece.  However, due to some issues with siting, the Council would like the 

artist and the Public Arts Committee to explore siting further.  After doing so, 

the matter would return to the Council for formal site selection. 

- Reviewed a request for financial assistance for the Huntley Square project, 

among other things.  In addition to their request for financial assistance for the 

retaining wall, the applicant wished to gauge the Council’s interest in the idea 

of doing a development agreement to vary some of the normal requirements, 

including inclusionary and undergrounding of utilities along the frontage.  Just 

like at the Commission, there wasn’t a vote, just a general indication of how 

Council members felt on different issues.  It seemed like the majority of the 

Council was supportive of the project concept and of some kind of variation 

from inclusionary and utility undergrounding requirements.  Now the City will 

await word from the applicant as to whether or not they wish to file a formal 

application. 

 At the next City Council meeting, the Council will: 

- Discuss the idea of entering into an agreement with Airbnb and perhaps other 

companies for them to collect transient occupancy tax on the City’s behalf. 
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- The County of Sonoma recently entered into an agreement to have these 

companies collect the revenue and send it directly to them. 

- The Planning Department has researched the number of these in town and has 

determined that there are about 30-40, with close to a dozen of them being 

permitted and in compliance in terms of collection of transient occupancy tax.  

Staff is trying to connect with the owners to inform them of the requirements.  

It is possible that some of them may not be approvable.  The Commission will 

be discussing the rules for these types of accommodations in Phase 2 of the 

Zoning Ordinance amendments. 

- Discuss a couple of General Plan policy initiatives.  One is about diverting traffic 

outside of Sebastopol and the other is about converting Main Street to a two-

way system.  The Council is expected to direct staff, a perhaps a couple of 

Council members to start working on this issue.  This will be a long-term 

project. 

 At their meetings in March, the Council will: 

- Review the Accessory Dwelling Unit regulations and the Pleasant Hill rezone 

request, both of which were before the Commission on January 24, 2017. 

 The Planning Commission meeting of February 28 is reserved for continued 

discussion of the Zoning Ordinance amendments that are on tonight’s agenda, if 

needed.  No other matters will be on that agenda. 

 

The Commission asked questions of Director Webster. 

 

Commissioner Doyle asked to reopen approval of the minutes. 

 

The Commission agreed. 

 

The Commission asked additional questions of Director Webster. 

 

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

 

8. DISCUSSION: 

 

A. PROPOSAL BY LITTLE LEAGUE FOR BALLFIELD IMPROVEMENT, LAGUNA 

YOUTH PARK - Sebastopol Little League has proposed a minor 

announcer/scorekeeper platform improvement at one of the two ballfields at the 

Laguna Youth Park.  As a recreational improvement project to City property, 

Commission review and City Council approval is needed. 

 

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. 

 

Hearing none, Chair Kelley closed the public comment period and brought it back to the 

Commission for discussion. 
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Hearing none, Commissioner Fernandez made a motion to forward this application on to 

the Council for their consideration. 

 

Commissioner Doyle seconded the motion. 

 

Chair Kelley noted the accessibility issue that the applicant may need to address with the  

Building Department as referenced in the staff report. 

 

Hearing no further comments, Chair Kelley asked for a vote on the motion. 

 

AYES: Chair Kelley, Vice Chair Fritz, and Commissioners Fernandez, R. 

Jacob, Doyle, M. Jacob and Douch 

 NOES:  None 

 ABSTAIN: None 

 

B. PROPOSAL BY SEBASTOPOL ROTARY CLUB FOR PEACE GARDEN AT PUBLIC 

WORKS PROPERTY - The Rotary Club is proposing to construct a Peace Garden on 

the Public Works property at 714 Johnson Street.  As the project involves 

development of a monument on City property, Commission review and City Council 

approval is needed. 

 

Director Webster presented the staff report. 

 

The Commission asked questions of Director Webster. 

 

Commissioner Doyle noted that the Resolution jumps from ‘G’ to ‘I’ and suggested that ‘I’ 

be changed to ‘H’.   

 

Staff noted the change. 

 

The applicant asked a clarifying question of the Commission. 

 

Hearing no further questions, Chair Kelley asked if the applicant wished to make a 

presentation. 

 

The applicant gave no presentation but was available for questions. 

 

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

 

Hearing none, Chair Kelley closed the public comment period and brought it back to the 

Commission for questions of the applicant. 

 

The Commission asked questions of the applicant. 

 

Commissioner Glaser asked if other sites had been considered. 

 

The applicant responded that no other sites had been considered. 

 

Comments from the Commission included: 
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Commissioner M. Jacob commented: 

 Some type of bender board to contain the rocks and keep them from spilling out 

onto the grass would be very beneficial, especially in terms of maintenance. 

 It is important to ensure that any disruption to the existing irrigation be addressed 

to ensure that the lawn surrounding the garden is irrigated. 

 The proposed location wouldn’t be very visible to people passing by. 

 Suggested directional signage to identify the garden and direct passersby to it. 

 For the effort involved, it would be nice to draw people to it. 

 The garden seems quite nice and the layout of it is fine. 

 Expressed a concern with the long term maintenance of it. 

 

The applicant asked questions of the Commission and the Commission asked questions of 

the applicant. 

 

Vice Chair Fritz commented: 

 Doesn’t see many people visiting this site. 

 Other sites may be more appropriate. 

 Expressed a concern with the garden not being maintained after so many years. 

 

The Commission asked questions of Director Webster. 

 

Commissioner M. Jacob commented that the key question for the Commission to resolve is 

whether or not this is the appropriate site. 

 

The applicant asked questions of the Commission. 

 

The Commission asked questions of staff. 

 

Commissioner Douch commented: 

 Doesn’t object to the site per se. 

 Supports the idea. 

 Expressed having reservations around a commitment to maintaining the garden. 

 If not maintained it will eventually become a nuisance. 

 It would seem to be desirable in a different location. 

 The Rotary does great work in the community and it’d be a shame for the public to 

not see and appreciate another contribution of theirs. 

 Reiterated that he does not object to the proposed site. 

 

Commissioner Glaser commented: 

 With really good siting, the piece becomes valuable to the city and somebody will 

always step up to maintain it. 

 Without good siting it is more likely to become neglected. 

 

Commissioner Fernandez commented: 

 Expressed a concern with adding another garden that may not be maintained. 

 Would like other sites considered before willing to support. 

 Encouraged exploration and consideration of alternative sites. 

 Agreed that the proposed location needs something. 

 The proposed site may not be the right location for what the applicant is trying to 

achieve. 
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Commissioner Doyle commented: 

 Expressed having trouble visualizing this as a park that people will come to and 

spend time at. 

 Really likes the design. 

 Sees it more as a beautifully landscaped planter than a park and suggested that it 

be designed as such. 

 Noted accessibility issues if a park. 

 

Commissioner R. Jacob commented: 

 Expressed being open to site selection. 

 The proposed site could work. 

 Other sites should be looked at as well. 

 Expressed a concern regarding maintenance. 

 A stronger commitment from the Rotary in terms of maintenance is necessary. 

 While he was okay with a sign that acknowledges Rotary since it is a community 

service club, he expressed a concern with promoting businesses that contributed to 

the project on the sign. 

 

Chair Kelley asked a procedural question of Director Webster. 

 

Commissioner Douch made a motion to forward the Commission’s comments to the 

Council for their consideration. 

 

Commissioner M. Jacob seconded the motion. 

 

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

M. Jacob, R. Jacob and Douch 

 NOES:  None 

 ABSTAIN: None 

 

Chair Kelley commented: 

 She supports peace parks. 

 She would like to see the whole Rotary behind this project as well. 

 

The applicant asked questions of Director Webster. 

 

9. PUBLIC HEARING: 

 

A. MUNICIPAL CODE AMENDMENT TO IMPLEMENT CHANGES TO THE ZONING 

ORDINANCE TO ACHIEVE CONSISTENCY WITH THE NEW GENERAL PLAN, 

AND MAKE OTHER CLARIFYING, ORGANIZATIONAL, AND POLICY 

REVISIONS - In November 2016 the City adopted a new General Plan which called 

for multiple revisions to the Zoning Ordinance.  A ‘Phase 1’ set of Zoning Ordinance 

modifications has been developed to implement various straightforward revisions 

mandated by the General Plan, and to also make other organizational, clarifying, 

and minor policy revisions.  A Phase 2 set of revisions needing more discussion will 

be considered at a later date.  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. 
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The Commission discussed the procedure for tonight’s discussion. 

 

Chair Kelley noted that there would be multiple opportunities for public comment and 

asked if members of the public wished to speak on this item at this time. 

 

Michael Carnacchi commented: 

 With regards to formula businesses; 

- Better Homes and Gardens is moving to the RH Basso building on Main Street. 

- Better Homes and Gardens is a formula office business. 

- There was some concern about a retail tenant not going in there. 

- Per conversations with the Planning Director, the Formula Business Ordinance 

includes an exemption for formula business office uses. 

- He suggests they only be allowed on the second floor. 

 Tiny homes on wheels with skirting may be a good option for affordable housing. 

 Thanked the Commission for their time. 

 

Hearing nothing further, Chair Kelley closed the public comment period and brought it 

back to the Commission for discussion. 

 

Chair Kelley asked to hear from the Commission on the ‘Definitions’ section. 

 

On page 1 of 31, the Commission had no questions or comments. 

 

On page 2 of 31, the Commission asked questions of Director Webster and; 

 Vice Chair Fritz commented that ‘Public Works’ should be changed to ‘Planning’. 

 

Director Webster concurred. 

 

On page 3 of 31, the Commission asked a number of questions of Director Webster. 

 

 With regards to 17.04.100; the Commission agreed that one option could be to add 

a note about drive-through uses being prohibited in a table instead of being listed 

in this section. 

 

On page 4 of 31, the Commission had no questions or comments. 

 

On page 5 of 31, the Commission asked questions of Director Webster. 

 

On page 6 of 31, the Commission asked questions of Director Webster and; 

 Commissioner Douch suggested that the definition of ‘Agriculture, indoor growing 

or harvesting,’ be modified as follows, ‘means the growing and harvesting of 

shrubs, plants, flowers, trees, vines, fruits, vegetables, hay, grain, and similar food 

and fiber crops in a greenhouse, warehouse, or similar structure.’ 

 The Commission agreed to modifying the definition of ‘Agriculture, indoor growing 

or harvesting,’ as follows, ‘means the growing and harvesting of shrubs, plants, 

flowers, trees, vines, fruits, vegetables, hay, grain, and similar food and fiber crops 

in a greenhouse, warehouse, or other structures.’ 

 

 



8 

On page 7 of 31, the Commission asked questions of Director Webster. 

 Expressed support for the section relating to ‘Antennas’ being reformatted with an 

understanding that an in-depth discussion of it would come at a later time. 

 

On page 8 of 31, the Commission asked questions of Director Webster and; 

 Expressed support for the section relating to ‘Antennas’ being reformatted with an 

understanding that an in-depth discussion of it would come at a later time. 

 Vice Chair Fritz suggested that the definition of ‘Artist work studios and arts-related 

fabrication’ be modified as follows, ‘means a work space for artists and artisans, 

including individuals practicing one of the fine arts or performing arts, or skilled in 

an applied art or craft.  There may be incidental retail sales of items produced on 

the premises.  This category may also include incidental instruction.’ 

 

The Commission and Director Webster concurred. 

 

 Vice Chair Fritz suggested that the definition of ‘Automotive Sales, Service, and 

Repair’ be modified as follows, ‘Automotive sales, service and repair uses include 

the following uses, and similar uses as may be determined by the Planning 

Commission:’ 

 

The Commission and Director Webster concurred. 

 

 Commissioner M. Jacob and Vice Chair Fritz noted some duplication between the 

two ‘Automotive Repair’ definitions. 

 

Director Webster concurred and commented that he’d look into that with the 

consultants. 

 

 Commissioner Doyle commented that if both ‘Automotive Repair’ definitions were 

to remain, he suggested that, ‘Automotive Sales, Service, and Repair’ be modified 

to read, ‘Automotive Sales, Repair and Service.’ 

 

 Commissioner Doyle suggested that ‘automotive service stations’ be defined as 

‘fueling stations’ to separate them from other types of automotive service stations. 

 

Director Webster concurred. 

 

On page 9 of 31, the Commission asked questions of Director Webster. 

 

On page 10 of 31; 

 Vice Chair Fritz noted that throughout the section, not just on this page, the use of 

quotations around the words being defined are inconsistent. 

 Commissioner Doyle agreed and commented that other cleanup such as, 

‘“Commercial use” means’ and “Commercial use.”’ needed to occur as well. 

 

Director Webster commented that he would look into both of those inconsistencies. 
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 For the entire section, Commissioner Doyle suggested that the word being defined 

be bold or underlined with a colon or period following it to make it stand out from 

the rest of the text. 

 

Director Webster concurred. 

 

The Commission asked questions of Director Webster. 

On page 11 of 31, the Commission had no questions or comments. 

 

On page 12 of 31, the Commission asked questions of Director Webster and; 

 Agreed to remove the word ‘dining’ from the ‘Dwelling or dwelling unit’ and 

‘Dwelling unit’ definitions. 

 Vice Chair Fritz commented that ‘Dwelling or dwelling unit’ and ‘Dwelling unit’ were 

redundant and should be looked into. 

 

Director Webster concurred. 

 

On page 14 of 31, the Commission asked questions of Director Webster and; 

 The Commission agreed to use the term ‘Household’ rather than ‘Family’ using the 

definition for ‘family’ which reads, ‘means an individual, or two or more persons 

related by blood, marriage, or adoption, or a group of unrelated persons who live 

together as a group in a dwelling unit, using common cooking facilities.’ 

 

On page 13 of 31, the Commission asked questions of Director Webster and; 

 

 Commissioner Glaser commented that ‘common cooking facilities’ may be a nicer 

way of dealing with the issues surrounding kitchens in dwelling units. 

 

Director Webster concurred. 

 

 Vice Chair Fritz referred to ‘1. All dwelling units must be at least 14 feet in width or 

diameter (excluding eaves) and at least 650 square feet in gross floor area, except 

accessory dwelling units shall adhere to the size requirements set forth in SMC 

17.110.030.’ mentioned tiny houses and commented that both minimums may 

need to be adjusted to accommodate tiny homes. 

 Commissioner Doyle commented that it would be good for staff to keep that in 

mind as something that may need to be modified once tiny homes are discussed. 

 Vice Chair Fritz commented that he would support minimums of less than 14 feet in 

width or diameter (excluding eaves) and at least 650 square feet in gross floor 

area for permanent homes as well. 

 The Commission noted that a definition of tiny homes and parameters for them 

need to be discussed and potentially crafted. 

 The Commission agreed to remove ‘emergency shelter’ if not required by State law 

so long as it does not appear anywhere else in the document.  Director Webster 

commented that he would look into it. 

 

Chair Kelley asked if anyone wished to comment further on page 14 of 31. 
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There were none. 

 

On page 15 of 31, the Commission asked questions of Director Webster and; 

 The Commission suggested that staff look at, and possibly incorporate, language 

from the County of Sonoma on calculating floor area differently based on wall 

thickness. 

 

Director Webster noted that he would look into that. 

 

 Per a comment made by Commissioner Glaser, the Commission agreed to change 

any use of the term ‘gross floor area’ to ‘floor area’ as they meant the same thing.  

This would apply to the entire document. 

 

Director Webster concurred. 

 

On pages 14 and 15 of 31; 

 Vice Chair Fritz commented that the numbers defined for ‘Small family day care 

home’ and ‘Large family day care home’ overlap.  ‘Small family day care home’ is 

listed as 8 or fewer children and ‘large family day care home’ is listed as 7 to 14 

children. 

 

The Commission and Director Webster concurred. 

 

 Commissioner Glaser commented that ‘Floor area ratio (FAR)’ is used for two 

different things, density and lot coverage. 

 

Commissioner Doyle commented that Commissioner Glaser brought up a good point. 

 

On page 16 of 31, the Commission had no questions or comments. 

 

On pages 17 and 18 of 31, the Commission asked questions of Director Webster. 

 

On page 19 of 31, the Commission had no questions or comments. 

 

On pages 20 and 21 of 31, the Commission asked questions of Director Webster. 

 

On page 22 of 31, the Commission asked questions of Director Webster and; 

 The Commission agreed to remove, ‘to nearby establishments’ from the definition 

of ‘Park, community’. 

 

Director Webster concurred. 

 

On page 23 of 31, the Commission asked questions of Director Webster and; 

 Commissioner Doyle suggested that the definition of ‘Residential Uses, Permanent’ 

be modified as follows, ‘Permanent residential uses include the occupancy of living 

accommodations on a 30-day or longer basis, with none of the living units under 

the same ownership or management on the same lot being occupied on a shorter 

basis; and similar uses as determined by the Planning Commission.’ 
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The Commission and Director Webster concurred. 

 

 Commissioner Doyle commented that the definition of ‘Restaurant’ and the 

categories listed under it did not make sense and should be looked at by staff.  His 

comments included inconsistent references to fast-food and take-out 

establishments. 

 

Director Webster commented that he would look into that. 

 

 The Commission agreed to modify the definition of ‘Restaurant’ as follows, ‘means a 

use providing preparation and retail sale and consumption of food and beverages, 

including dining establishments, cafes, coffee shops, sandwich shops, ice cream 

parlors, and similar uses, except for uses qualifying as incidental food service.’ 

 

Director Webster concurred. 

 

On page 24 of 31, the Commission asked questions of Director Webster and; 

 The Commission directed staff to look into the distinction between ‘Retail Sales, 

General’ and ‘Retail Sales, Specialty’ and eliminate ‘Retail Sales, Specialty’ if 

appropriate. 

 

Director Webster commented that it may make sense to have pawn shops in a different 

category. 

 

On page 25 of 31, the Commission asked questions of Director Webster and; 

 Commissioner Doyle commented that it would seem appropriate to agendize this 

page for review by the Design Review Board as signs are within their purview. 

 

Director Webster concurred. 

 

On page 26 of 31, the Commission asked questions of Director Webster and; 

 Commissioner Doyle commented that it would seem appropriate to agendize this 

page for review by the Design Review Board as well. 

 

Director Webster concurred. 

 

 Commissioner R. Jacob commented that ‘single room occupancy (SRO)’ may need 

to be looked at during their discussion on ‘tiny homes’. 

 

Director Webster responded in the affirmative. 

 

On page 27 of 31, the Commission asked questions of Director Webster. 

 

On page 28 of 31, the Commission asked questions of Director Webster and; 

 Commissioner Fernandez commented that it may be appropriate to add ‘Camping’ 

as a transient residential use. 

 

Director Webster concurred. 
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 Commissioner R. Jacob suggested that the current definition of ‘Tobacco or smoke 

shops, vape shops’ be modified to, ‘Nicotine or smoke shops, vape shops’. 

 

After some discussion, the Commission and Director Webster concurred. 

 

 At the suggested of Commissioner’s Doyle and Fernandez, the Commission agreed 

to modify said definition as follows, ‘means any store, stand, booth, concession, or 

other place at which sales of tobacco, tobacco products, or smoking devices or 

accessories are made to purchasers for consumption or use. 

 

Director Webster concurred. 

 

On page 29 of 31, the Commission had no questions or comments. 

 

On page 30 of 31,  

 Per a question raised by Commissioner Douch, Commissioner Doyle suggested that 

the current definition of, ‘Wineries and brewing facilities’ be modified to, ‘Wineries, 

brewing facilities and distilleries’. 

 

The Commission and Director Webster concurred.  

 

On page 31 of 31; 

 The Commission and Director Webster agreed that the page was added in error 

and should be deleted. 

 

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

 

Michael Carnacchi commented: 

 With regards to formula businesses; 

- On page 79 of 169 of the ‘Regulations’ section, under ‘17.150.050 Exemptions’, 

Mr. Carnacchi suggested that ‘G.’ be broken up and that another a new item be 

added.  One to read, ‘Offices and tax preparation services on the second floor in 

the CD Downtown Core District’ and the other, ‘Banks and credit unions’. 

 Thanked the Commission for their time and for all of their hard work. 

 

Hearing nothing further, Chair Kelley closed the public comment period and brought it 

back to the Commission for discussion. 

 

Chair Kelley asked to hear from the Commission on the ‘Districts’ section. 

 

On page 1 of 96, the Commission had no questions or comments. 

 

On page 2 of 96, the Commission asked questions of Director Webster and; 

 Commissioner Doyle commented that he could not find a reference to, ‘Sebastopol 

Municipal Code (SMC)’ anywhere in the document and suggested that one be 

added. 
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Director Webster responded that he would add that to Title 17 if not already there. 

 

On page 3 and 4 of 96, the Commission had no questions or comments. 

 

On page 5 of 96, the Commission asked questions and; 

 Commissioner Doyle commented that the entire text should be in blue as the whole 

page was new. 

 

Director Webster concurred. 

 

 Commissioner Doyle suggested that the zoning district and its abbreviated form be 

listed and in bold to make them stand out from the rest of the text.  For example, 

‘RURAL RESIDENTIAL (RR)’.  Doing so would make the supplemental tables 

easier to understand as well. 

 

Director Webster concurred. 

 

 Commissioner M. Jacob noted references throughout to, ‘Sebastopol City Code’ 

rather than, ‘Sebastopol Municipal Code’. 

 

Director Webster noted the correction. 

 

 Vice Chair Fritz questioned the ‘Medium Density Residential’ reference in the ‘Rural 

Residential’ definition. 

 

Director Webster commented that he believed it should be on the low end and said that he 

would look into that. 

 

 Vice Chair Fritz commented that he liked the table format and found it to be more 

user friendly, however, Table 17.10-1 needed to be delved into further. 

 The Commission agreed to defer discussion of Table 17.10-1 to a future meeting. 

 

On page 6 of 96; 

 Commissioner Douch suggested that ‘sports park’ be added to Table 17.10-1. 

 

The Commission and Director Webster concurred. 

 

On page 7 of 96, the Commission had no questions or comments. 

 

On page 8 of 96, the Commission asked questions of Director Webster and; 

 Commissioner Douch commented that references of, ‘not to exceed’ should be 

modified to, ‘up to’ in the setbacks section of the table. 

 

Director Webster concurred. 

 

 Commissioner Doyle disagreed with the language revision suggested by 

Commissioner Douch. 

 Commissioner Doyle commented that the wording for setbacks is inconsistent and 

cited an example of ‘RSF-2’ and ‘RD’ which are essentially the same thing but are 
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written differently.  He suggested that one format be selected and used 

consistently.  He expressed a preference for the language used under ‘RM-M’ which 

reads, ‘10% of lot width, no less than 5 ft nor greater than 9 ft’. 

 

Director Webster concurred. 

 

 Commissioner Douch commented that references of, ‘greater than’ should be 

modified to, ‘up to’ in the setbacks section of the table. 

 Commissioner Doyle commented that because they are ‘required setbacks’ the 

language suggested by Commission Douch do not make sense. 

 Commissioner Douch concurred with leaving the language as is. 

 

On page 9 of 96, the Commission asked questions of Director Webster. 

 

On page 10 of 96; 

 Commissioner Doyle expressed a concern regarding the maximum and minimum 

residential densities as indicated in the table as being too restrictive. 

 The Commission agreed to defer discussion of maximum and minimum densities to 

a future meeting. 

 Commissioner Doyle commented that the ‘maximum residential density’ of ‘1 

DU/2,000 sf lot area’ as listed under ‘RM-H’ is no longer accurate because the land 

use was increased to something like ‘1 DU/1,750 sf lot area’ in the General Plan. 

 

Director Webster concurred. 

 

 Commissioner Doyle commented that ‘Open Space’ ‘RM-H’ used to be ‘200’ not 

‘300’ as indicated. 

 

Director Webster noted the correction. 

  

 Commissioner Doyle and Commissioner Glaser noted that two footnotes were 

labeled ‘(13)’ and that the second ‘(13)’ should be renamed to ‘(14)’ which would 

coincide with the footnote indicated under ‘Open Space’ ‘RM-H’. 

 

Director Webster noted the correction. 

 

On page 11 of 96, the Commission asked questions of Director Webster and; 

 Commissioner Doyle referred to ‘17.10.040’ ‘C.’ and commented that he did not 

understand the requirement for common open space, especially in the downtown, if 

private open space like balconies were being provided.  Added that common space 

as an option would be great. 

 Vice Chair Fritz commented that it would make sense to have a completely 

different open space requirement in the downtown. 

 Commissioner Doyle suggested striking ‘C.’ altogether because it was addressed 

elsewhere. 
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 Commissioner Doyle noted a discrepancy between the percent of slope in the 

definition of ‘Open space, usable’ on page 22/31 of the ‘Definitions’ section and in 

‘17.10.040 Open space standards.’ ‘5.’ on this page.  The first calls for 10% and the 

second for 15%. 

 

Director Webster noted the discrepancy. 

 The Commission agreed that both should read 15%. 

 Aside from Commissioner Doyle, the consensus of the Commission was to leave ‘C.’ 

in as something to fall back on. 

 The Commission agreed to defer discussion of a potential exemption for open space 

in the downtown to a future meeting. 

 

On page 12 of 96, the Commission asked questions of Director Webster. 

 

On page 13 of 96, the Commission asked questions of Director Webster and; 

 Vice Chair Fritz referred to ’11.’ ‘a.’ and commented that the open space 

requirement for mobile home parks was high especially considering that open 

space requirements in other areas had been reduced. 

 

Director Webster concurred. 

 

 Commissioner Doyle suggested that any changes be deferred as he had not studied 

the matter.  The Commission agreed to defer discussion of open space 

requirements for mobile home parks to a future meeting. 

 

On page 14 of 96, the Commission asked questions of Director Webster and; 

 Commissioner Doyle suggested that the zoning district and its abbreviated form be 

listed and in bold to make them stand out from the rest of the text.  For example, 

‘OFFICE (O)’. 

 

Director Webster concurred. 

 

 Commissioner Douch noted that ‘17.20.040 Open space standards’ on page 14/96 

is inconsistent with ’17.20.040 Special Setback Standards.’ on page 21/96. 

 

Director Webster noted the correction. 

 

On page 15 of 96, the Commission had no questions or comments. 

 

On page 16 of 96, the Commission asked questions of Director Webster and; 

 After clarification from Director Webster, Commissioner Doyle suggested that 

‘Barber and beauty shops, if associated with a transient habitation use’ be modified 

to read, ‘Barber and beauty shops, if associated with a hotel use’. 

 

Director Webster concurred and noted the change. 

 

 After additional questions about the intent of the provision relating to ‘barber and 

beauty shops, if associated with a hotel use’ and comments about inconsistency, 
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Director Webster commented that he would look into whether or not that was 

reflecting what the Code says currently. 

 

On page 17 of 96, the Commission asked questions of Director Webster and; 

 Commissioner M. Jacob commented that ‘Wineries and brewing facilities’ should be 

modified to, ‘Wineries, brewing facilities and distilleries’, to be consistent with their 

change on page 30 of 31 of the ‘Definitions’ section. 

 

Director Webster noted the change. 

 

 Commissioner M. Jacob commented that it did not seem to make sense to allow 

‘Warehouse, storage and transport’ in ‘M’ as permitted and not permitted in ‘O/LM’ 

and ‘Warehouse, wholesaling and distribution’ as permitted in ‘O/LM’ and not 

permitted in ‘M’ and questioned the difference between, ‘Warehouse, storage and 

transport’ and, ‘Warehouse, wholesaling and distribution’. 

 

Director Webster commented that he would look into that. 

 

 Per a question asked by Commissioner Fernandez, Commissioner Doyle suggested 

that, ‘Parking lots and freestanding parking structures’ be modified to read, 

‘Freestanding parking structure’ since ‘Parking lots’ are listed on their own. 

 

Director Webster noted the change. 

 

 Commissioner Doyle questioned limiting parking structures to the ‘CD’ zone as 

areas on the periphery of the ‘CD’ zone would seem to make more sense. 

 Vice Chair Fritz commented that he would like to delve into Table 17.20-1 further. 

 The Commission agreed to defer discussion of Table 17.20-1 to a future meeting. 

 

On page 18 of 96, the Commission asked questions of Director Webster and; 

 After question from the Commission, Director Webster commented that he would 

look into ‘New development comprising ≥ 25,000 square feet of floor area’ and ‘New 

development comprising ≥ 20,000 square feet of floor area’ as it did not seem to 

make sense as shown in the table. 

 Commissioner Doyle commented that his impression was that the new format is 

great, however, the previous version is easier to read for non-professionals. 

 

The Commission agreed. 

 

On page 19 of 96, the Commission asked questions of Director Webster and; 

 Vice Chair Fritz suggested that ‘South of Main St’ under ‘Medium building setbacks’ 

‘CO’ should read, ‘South Main St’. 

 

Director Webster noted the correction and commented that he would ensure consistency 

with the language elsewhere in the Zoning Ordinance. 
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 Commissioner Doyle referred to ‘Buildings and other facilities’ under ‘Maximum 

building height’ ‘CG’ and commented that ’32 ft, 2 stories/40 ft, 3 stories’ which 

indicates footnote (1) is not correct and commented that a new footnote should be 

added. 

 

Director Webster concurred and commented that his recollection was that 40 ft, 3 stories 

had to do with affordable housing. 

 

 Commissioner Doyle noted that adding a new footnote would result in other 

footnotes needing correction. 

 Commissioner Mr. Jacob suggested that pages that reference footnotes, if not on 

the same page, should include a reference to the page number where the 

corresponding footnotes are. 

 

On page 20 of 96, asked questions of Director Webster and; 

 Commissioner Doyle commented that, ‘Floor area ratio’ should be revised to read, 

‘Maximum floor area ratio’. 

 

Director Webster noted the correction. 

 

 With regards to his suggestion to rename ‘Floor area ratio’ to ‘Maximum floor area 

ratio’, Commissioner Doyle noted the reference to a minimum and maximum under 

‘CG’ which was different that any of the other districts. 

 

Director Webster concurred. 

 

 Commissioner Doyle expressed an appreciation for the wording of footnote (1) 

‘Four stories and 50 ft allowed for projects with residential uses, including hotel 

rooms, on upper floors, provided Use Permit obtained, and the Planning 

Commission finds that the project design provides appropriate massing, height 

transitions and variations and suitable relationships to neighboring sites.’ 

 

The Commission discussed procedural matters with Director Webster. 

 

On page 21 of 96, the Commission asked questions of Director Webster and; 

 After some discussion, Director Webster commented that he would look into the 

need to keep this section as it appeared to be specific to The Barlow and may not 

be needed here. 

 

On pages 22 and 23 of 96, the Commission had no questions or comments. 

 

The consensus of the Commission was that they liked the change in format. 

 

The Commission asked questions of Director Webster. 

 

The Commission will resume their discussion at their regular meeting on February 28 with 

a special start time of 6 p.m. 

 

10. WRITTEN COMMUNICATIONS:  There were none. 
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11. ADJOURNMENT:  Chair Kelley adjourned the meeting at 10:03 p.m. to the next 

regular meeting of the Commission.  The meeting will be held on Tuesday, February 28, 

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

95472. 

 

 

Respectfully Submitted By: 

 

 

Kenyon Webster 

Planning Director 


