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Introduction:
An application was submitted on October 7, 2019 requesting approval of a Conditional Use Permit
to operate a yoga studio within an existing building at 961 Gravenstein Highway South, Unit 110.
This Use Permit Application is requesting approval to operate a yoga studio with an ancillary
massage and retail component within the approximately 1,150 square foot space. As prescribed
in Section 17.25.020, the proposed use is conditionally permitted, subject to review and approval
by the Planning Director.
Project Description:
The proposed project includes operation of a 438 square foot yoga studio and 126 square foot
gua sha massage with ancillary retail. As detailed in the application submittal material, the yoga
area will be located on the street side of the building and the massage area will be located in the
rear. The proposed retail component will be limited to skincare products and will be located in the
gua sha chair massage area on a small shelf. The yoga studio will operate 7 days a week between
the hours of 8:00 am and 7:00 pm. It is anticipated that there will be between two and five classes
per day with a minimum of one hour between classes and only one class occurring at a time.
Types of yoga to be offered include vinyasa, hatha, and restorative. No heated yoga classes,
such as bikram are proposed. Some classes offered will include music and is described by the
applicant as quiet and spa-like. Employees include one studio manager who is a full time
employee as well as private yoga instructors who will be contracted to teach classes. One parking
space in the garage below the studio will be accessible by employees/instructors. The suite has
access to 13 shared parking spaces in the rear of the building as well as a bicycle rack in front of
the building.
Application submittal material, including a written statement by the applicant is included as an
attachment to this report.
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Environmental Review:
The proposed use is categorically exempt from the requirements of the California Environmental
Quality Act (CEQA), pursuant to CEQA Guidelines Section 15301, Class 1, which includes
operation, repair, maintenance or minor alteration of existing public or private structures involving
negligible or no expansion of use beyond that existing at the time of the lead agency’s
determination. The application is consistent with this categorical exemption in that it involves the
reuse of an existing structure and will require minor tenant improvements to make it operational
as a yoga studio with ancillary massage.
General Plan Consistency:
The General Plan Land Use designation for this site is CO: Commercial Office. This General Plan
designation provides areas for commercial and office uses with off-street parking and clusters of
street-front stores. Among a variety of uses, this designation allows primarily local-serving retail
establishments and personal services.
The proposed use is consistent with this designation in that it is a personal service use. With
approval of a Use Permit, the conversion of the space to a yoga studio with ancillary massage
and retail is consistent with the intent of the General Plan.
Zoning Ordinance Consistency:
The site is located in the CG: General Commercial District. The Zoning Ordinance states that the
CG District provides areas for commercial uses with clusters of street-front stores and
permits primarily local-serving personal services that are typically appropriate along major
thoroughfares. As a use that is listed as a conditionally permitted use in the CG zoning district,
the conversion of the existing space to a yoga studio is consistent with the Zoning Ordinance.
Parking:
Parking requirements for the proposed use are as follows:
Use

Square Footage

Parking
Requirement

Yoga Studio

1,150

1 per 300 sq. ft.

# Parking
Spaces
Required
4

# Parking
Spaces
Provided
13 (Shared)

As shown in the table above, the proposed use requires a minimum of 4 automobile parking
spaces and provides 13 spaces. In addition to the automobile parking spaces, the use is required
to provide bicycle parking at a minimum of 20% of the required automobile parking spaces (1
bicycle parking space). The site has an existing bicycle rack which can accommodate up to two
bicycles.
Public Comment:
Pursuant to Section 17.460.020 of the Zoning Ordinance the Planning Department did the
following to comply with the required noticing procedures: (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 Sonoma West Times; and (3) posted three written notices
publicly on and within the vicinity of the subject property.
City Departmental Comment:
The following City departments reviewed the application: Building and Safety, Engineering, Fire,
Police, Public Works, City Manager and Assistant City Manager as well as the Sonoma County
Health Department.
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Comments received by individual departments have been added as conditions of approval, where
necessary.
Required Findings:
Section 17.415.030 of the Zoning Ordinance states that an application for a Conditional Use
Permit shall be approved only when the following findings can be made:
A. The proposed use is consistent with the General Plan and all applicable provisions of this
title.
B. The establishment, maintenance or operation of the proposed use or development applied
for will not, under the circumstances of the particular case, be detrimental to the health,
safety, peace, comfort and general welfare of persons residing or working in the
neighborhood of such proposed use or development, or be detrimental or injurious to
property and improvements in the neighborhood or to the general welfare of the City.
Analysis:
The application involves a request to establish a yoga studio with ancillary massage and retail
within an existing building. The proposed use is consistent with the intent of the General Plan and
Zoning Ordinance, in that it provides a locally-serving personal service use along Gravenstein
Highway South, which is a major thoroughfare within the City.
As proposed, the yoga studio with ancillary massage and retail will not be detrimental to the
health, safety, peace, comfort and general welfare of persons residing or working in the
neighborhood. There are a variety of uses located adjacent to the project site. Additionally, the
project has been conditioned to ensure that residences located on the second story are not
negatively impacted by noise emanating from the studio. As stated by the applicant, and music
will be of a quiet, spa-like nature.
Recommendation:
Staff recommends that the Planning Director approve the application based on the facts, findings,
and analysis set forth and subject to the conditions of approval contained in this staff report, if it
is agreed that the proposed use is compatible with the site.
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USE PERMIT: 2019-97
Use Permit for Radiate Yoga Studio
961Gravenstein Hwy S., Suite 110
Findings for Approval:
1. That the proposed use is categorically exempt from the requirements of CEQA, pursuant to
Section 15301, Class 1, which includes the operation, repair, maintenance or minor alteration
of existing public or private structures involving negligible or no expansion of use beyond that
existing at the time of the lead agency’s determination.
2. That the proposed use is consistent with the General Plan and Zoning Ordinance in that it is
a personal service use located along the Gravenstein Highway corridor, which contains an
variety of retail, office, commercial, and personal service uses; and that with the approval of
a Conditional Use Permit the use may be established in the CG district.
3. That the establishment of a yoga studio with ancillary massage and retail will not, under the
circumstances of the particular case be detrimental to the health, safety, peace, comfort and
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
4. That the proposed yoga studio is compatible with the site in that no site improvements with
the exception of interior modifications are needed.
5. That the proposed yoga studio will contribute to the level of activity on Gravenstein Highway
South.
6. That the project will be subject to a number of conditions of approval to ensure that its
operation will be harmonious with the site, surrounding uses, and greater Sebastopol.
Recommended Conditions of Approval:
1. Approval is granted for the Use Permit described in the application date-stamped October 7,
2019, except as modified by the conditions of approval, and 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
Section 17.400.100 of the Zoning Ordinance.
2. 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.
3. No sound may emanate from the unit, which violates the Noise Ordinance or causes an undue
disturbance to adjoining building units or site neighbors.
4. Hours of operation shall be consistent with the hours stated in the application. The Planning
Director shall have the authority to modify the hours of operation.
5. To minimize impacts to the parking lot and adjacent streets, classes shall be scheduled with
a minimum of 30 minutes between the end of one and start of another to account for clients
leaving and arriving to the studio.
6. Any proposed expansion of the yoga studio space by more than 10 percent will require an
amendment to this Use Permit.
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7. All massage therapists shall hold a valid state of California certificate as a certified massage
therapist (CAMTC) or a certified massage practitioner, or other state certificate to practice
healing arts under the laws of the state of California. The massage business shall maintain
on its premises evidence for review by local authorities that demonstrates that all persons
providing massage services hold a valid state certificates. The state certificate and a passportquality photo for each person providing massage services shall be posted in a conspicuous
place for public review.
8. All persons providing massage therapy services shall be at least eighteen years of age.
9. The massage establishment shall at all times be equipped with an adequate supply of clean
sanitary towels, coverings and linens, and all massage tables shall be covered with a clean
sheet or other clean covering for each patron. After a towel covering or linen has once been
used it shall be deposited in a closed receptacle and not used until properly laundered and
sanitized. Clean towels, coverings and linens shall be stored in closed, clean cabinets when
not in use.
10. If an individual’s CAMTC certification is suspended or revoked or if the individual is not
CAMTC certified or an exempt therapist, the massage establishment may not allow that
person to provide massage services, including outcall massage services, at or through the
massage establishment business. The establishment shall notify the City immediately upon
the establishment’s notice of any disciplinary action taken by the CAMTC regarding one of the
establishment’s massage therapists or massage practitioners and submit a copy of any notice
or order.
11. A business license will be required.
12. All applicable permits shall be obtained from other approving agencies prior to
commencement of this use, including, but not limited to Building and Safety Department and
Fire Department.
•

A Building permit shall be required for the proposed tenant improvement.

•

A fire and life safety inspection will be required

2. 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.
3. The Planning Director shall interpret applicable requirements in the event of any redundancy
or conflict in conditions of approval.
4. Occupancy limitations shall be established by the Building Official and clearly posted prior to
issuance of a Certificate of Occupancy for any building, including a use requiring a Use Permit.
5. All applicable fees associated with processing this application and impact fees, including but
not limited to school, traffic, parks, water and sewer, shall be paid prior to issuance of a
Certificate of Occupancy.
Attachments:
• Application Submittal Material
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Krystle Rizzi
From:
Sent:
To:
Subject:

Krystle Rizzi <planningtemp@cityofsebastopol.org>
Thursday, November 7, 2019 9:05 AM
Krystle Rizzi
Yoga Studio Application

From: Katie Baum <katiebaumphotography@gmail.com>
Sent: Wednesday, October 16, 2019 12:06 PM
To: Krystle Rizzi <planningtemp@cityofsebastopol.org>
Subject: Re: Yoga Studio Application
Hi Krystle,
Thank you for helping me with this process. I am feeling so frustrated that the tenant improvements are being held up.
The sooner we can get this going the better. Your help is very much appreciated.
To Anser your questions:
1. The yoga area is in the Gravenstein street side part of the space.
2. The chair massage is in the back side of the space, which is the parking lot side.
3. There will be very minimal retail. Basically just a few skincare products. They will be in the gua sha chair massage area
on a small shelf.
4. We will be open 7 days a week. Hours of operation are not fully determined yet but most likely 8am on most days and
we will close around 7pm.
5. The number of classes per day will vary depending on the day. We do not have the exact schedule set yet but we plan
to have 2‐5 classes per day, depending on the day and time of year.
6. I have one studio manager who is my full time employee. We will have yoga instructors who are private contractors to
teach the classes. My manager and I will also be teaching classes.
I hope this helps answer your questions.
Thank you,
Katie
On Oct 16, 2019, at 11:29 AM, Krystle Rizzi <planningtemp@cityofsebastopol.org> wrote:
Hi Katie,
I’m reaching out to give you an update and also have some clarifying questions for you. I spoke with Kari
and it is proper protocol for building to hold off on approval of a TI until the use permit is approved. I am
working on reviewing your application now in the hope that we can send out the notice for the Planning
Director hearing to get things moving along as quickly as possible. I received the TI plans from your
architect, which was very helpful. If you can clarify the following that would be really helpful in my
review:
1.
2.
3.
4.
5.

The area of the building where yoga classes will take place
The area of the building where proposed chair massage will take place
Area proposed for retail. Will there be storefront displays?
Days and hours of operation
Number of classes per day
1

6. Number of employees
Thanks!
Krystle Rizzi
Contract Planner
Please note, my regular office hours are Tuesdays/Thursdays from 9 am to 5:00 pm
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Krystle Rizzi
From:
Sent:
To:
Subject:
Attachments:

Krystle Rizzi <planningtemp@cityofsebastopol.org>
Thursday, November 7, 2019 9:06 AM
Krystle Rizzi
Fw: Yoga Studio Application
PlanningDept.pdf; TI Plans.pdf

From: Katie Baum <katiebaumphotography@gmail.com>
Sent: Thursday, October 17, 2019 3:34 PM
To: Krystle Rizzi <planningtemp@cityofsebastopol.org>
Subject: Re: Yoga Studio Application
Hi Krystle,
To answer your questions:
‐We will be having vinyasa, hatha and restorative yoga classes in our studio. We will not be doing any heated yoga
classes, such as bikram.
‐We will have quiet spa‐like music for some classes. Other classes will have no music at all.
‐We will offer two morning classes most days of the week. There will be about an hour between classes, possibly several
hours between classes, depending on the day. There will only be one yoga class happening at a time.
‐We will offer two afternoon/evening classes most days of the week. The classes will end around 7pm at the latest.
‐My manager or I will be parking in the underground parking lot, so that we will be able to leave more spaces for clients.
‐There is a bike rack right by our building. I believe many yogis will ride their bikes to class, or even walk to the studio.
‐There are 13 shared parking spaces in the back of our building for clients. In addition to that, there is ample parking on
the side streets off of the Gravenstein Highway.
I have written the dimensions of the yoga and gua sha spaces on the plans below. The yoga space is 438 Sq Ft and the
gua sha area is 126 Sq Ft.
I am hoping this answers your questions.
Thank you,
Katie

Hi Krystle,
To answer your questions:
‐We will be having vinyasa, hatha and restorative yoga classes in our studio. We will not be doing any heated yoga
classes, such as bikram.
1

‐We will have quiet spa‐like music for some classes. Other classes will have no music at all.
‐We will offer two morning classes most days of the week. There will be about an hour between classes, possibly several
hours between classes, depending on the day. There will only be one yoga class happening at a time.
‐We will offer two afternoon/evening classes most days of the week. The classes will end around 7pm at the latest.
‐My manager or I will be parking in the underground parking lot, so that we will be able to leave more spaces for clients.
‐There is a bike rack right by our building. I believe many yogis will ride their bikes to class, or even walk to the studio.
‐There are 13 shared parking spaces in the back of our building for clients. In addition to that, there is ample parking on
the side streets off of the Gravenstein Highway.

On Oct 16, 2019, at 3:59 PM, Krystle Rizzi <planningtemp@cityofsebastopol.org> wrote:
Hi Katie,
Thank you for the details. Can you please also annotate the attached floor plan with where the different
parts of the studio will operate as well as approximate square footage?
Additionally, I would like to confirm the types of yoga classes that will be offered? For example, is there
any bikram or other special types of yoga that may impact the upstairs residents (e.g. noise, heat, etc)?
Please also clarify how closely classes will overlap? Do any classes occur at the same time or just one at a
time? I know you said you don’t have a set schedule yet, but it will be important to know how much
time in‐between classes so we can assess potential parking impacts.
Once you provide this additional information and the annotated floor plan I can assess any other
potential issues from Planning or other departments and we can move forward with getting the notices
out. Once all information is provided, we’re looking at approximately 3 weeks to the public hearing.
Regards,
Krystle Rizzi
Contract Planner
Please note, my regular office hours are Tuesdays/Thursdays from 9 am to 5:00 pm
From: Katie Baum <katiebaumphotography@gmail.com>
Sent: Wednesday, October 16, 2019 12:06 PM
To: Krystle Rizzi <planningtemp@cityofsebastopol.org>
Subject: Re: Yoga Studio Application
Hi Krystle,
Thank you for helping me with this process. I am feeling so frustrated that the tenant improvements are
being held up. The sooner we can get this going the better. Your help is very much appreciated.
To Anser your questions:
2

1. The yoga area is in the Gravenstein street side part of the space.
2. The chair massage is in the back side of the space, which is the parking lot side.
3. There will be very minimal retail. Basically just a few skincare products. They will be in the gua sha
chair massage area on a small shelf.
4. We will be open 7 days a week. Hours of operation are not fully determined yet but most likely 8am
on most days and we will close around 7pm.
5. The number of classes per day will vary depending on the day. We do not have the exact schedule set
yet but we plan to have 2‐5 classes per day, depending on the day and time of year.
6. I have one studio manager who is my full time employee. We will have yoga instructors who are
private contractors to teach the classes. My manager and I will also be teaching classes.
I hope this helps answer your questions.
Thank you,
Katie
On Oct 16, 2019, at 11:29 AM, Krystle Rizzi <planningtemp@cityofsebastopol.org>
wrote:
Hi Katie,
I’m reaching out to give you an update and also have some clarifying questions for you. I
spoke with Kari and it is proper protocol for building to hold off on approval of a TI until
the use permit is approved. I am working on reviewing your application now in the hope
that we can send out the notice for the Planning Director hearing to get things moving
along as quickly as possible. I received the TI plans from your architect, which was very
helpful. If you can clarify the following that would be really helpful in my review:
1.
2.
3.
4.
5.
6.

The area of the building where yoga classes will take place
The area of the building where proposed chair massage will take place
Area proposed for retail. Will there be storefront displays?
Days and hours of operation
Number of classes per day
Number of employees

Thanks!
Krystle Rizzi
Contract Planner
Please note, my regular office hours are Tuesdays/Thursdays from 9 am to 5:00 pm
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