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Introduction:

This is a Design Review Application submitted by Armstrong Development Properties, Inc.
which is proposing changes to the approved design of the building slated to be developed near
the new CVS building. The building would be addressed as 6887 Sebastopol Avenue.
The applicant is submitting the building design for approval by the City Council. Normally this
would be an item which would go before the Design Review Board, however, as this
development is part of the CVS Settlement Agreement, the review is required to be performed
by the City Council.
This item was previously heard by the Council in November 2017 and then again in March
2018. After providing comments on the then-proposed design, the Council formed a
Subcommittee (Mayor Slayter and Vice-Mayor Hinton) to work with the applicant, and continued
the matter. The applicant provided a revised design and returned to the Council in March.
After some discussion the project was approved with conditions. The landscaping plan was not
approved at this meeting. As such, a condition was added that required the applicant to return
to the City Council for review of a revised landscaping plan which addressed screening or other
measures to address the utility boxes at the corner of Petaluma Avenue/Abbott Avenue, and
provide additional tree or other elements in the landscaping plan. The Council noted that any
potential screening is not limited to use of landscaping. The Council further required that the
glazing for the windows be clear, and remain substantially unobstructed to allow views into the
tenant spaces.
Settlement Agreement:
The City and other parties entered into a special agreement to settle litigation regarding the
CVS project. The Settlement Agreement approved all aspects of the overall project, including
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the site plan, the CVS building, and the planned second building, originally intended for a bank
use.
Per the City’s approval, the building pad for the proposed building has already been constructed
as part of the overall CVS site development.
The Settlement Agreement states: “If the retail/bank building is used for a non-financial service
use, it will be subject only to a second design review hearing at the City Council and will not
require a new application or any other new permitting.” The prior planned tenant, Chase Bank,
is no longer planned for the ‘retail/bank building.’ Retail tenants are planned. Thus, even if the
design had been unmodified, design review by the City Council is required.
Proiect Description:
The applicant has returned with revised landscaping plans including a plant palette and
provided details pertaining to the screening of the PG&E electrical gear at the south west corner
of the building. According to the application, they have showed the maximum extent of
landscaping around the utility box feature that is allowable by PG&E/CPUC code. The
landscaping plans are relatively simple and would employ plants, including: Chanticleer Pear,
Berkeley Sedge, Creeping Blue Blossom, Purple Pixie Loropetalum, Wheeler’s Dwarf Berkeley
Sedge, Ballerina Indian Hawthorne, Enchantress Indian Hawthorne, Springtime Indian
Hawthorne, and Hummingbird Sage. The revised landscape plan, plant palette, and photo
simulation showing the proposed screening are attached to the end of this staff report.
In addition, accordiçg to the applicant, due to requirements with a planned tenant, the applicant
has changed some of the glazing on north/west side of the building so it is opaque. Condition S
of the Design Review approval required “that the glazing for the windows be clear, and remain
substantially unobstructed to allow views into the tenant spaces.” The main public access area
of the tenant space meets with this requirement, as it has clear windows which allows for
unobstructed views. However, the NorthiWest corner of the tenant space is intended to serve as
the receiving/storage area for the tenant. As such, the applicant has proposed that this section
of window be opaque with a glazing film with wood slat like material mounted over the opening.
Assuming the intent of the condition was to allow for view in and out of active customer areas,
this design may be considered in harmony with the condition. Alternatively, the Council could
require this to be clear. Details regarding this are attached to the end of this staff report.
The applicant has also provided further details regarding the glazing (3M film glass finishing)
and siding (Nichiha Architectural Wall Panels) of the proposed building. These can be found
attached to the end of this staff report.
The design also includes conceptual wall signs for the two proposed tenant spaces. The
applicant has indicated that detailed sign plans will not be proposed until the tenants come
forward with their own sign proposals. The conditions of approval require exterior illumination,
which is the Design Review Board’s preference for illuminated signs in the Downtown. Under
the proposed conditions of approval, when specific tenants are identified, a detailed sign review
will be required to return for City Council approval.
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Environmental Review:
The CVS project, including the proposed building, was the subject of a Certified Mitigated
Negative Declaration. The design changes do not raise new substantive environmental issues.
General Plan Consistency:
The General Plan Land Use designation for the site is Central Core. The General Plan
describes this designation as the following: “This designation applies to portions of Sebastopol’s
Downtown and nearby areas. The Central Core designation allows office, commercial, and
retail uses, as well as mixed-use residential developments...”
Within the context of the Settlement Agreement, which was approved prior to the adoption of the
new General Plan, the project is consistent with the General Plan, in that it involves a
commercial development, which will contain two tenant spaces.
The following General Plan goals and policies are relevant:
Land Use Element
•
•
•

•

~Policy LU 1-7: Encourage new development to be contiguous to existing development
whenever possible.
Policy LU 1-2 A void urban sprawl by concentrating development within the City limits; favor
infill development over annexation.
Policy LU 1-3: Require new development to occur in a logical and orderly manner, focusing
growth on infill locations and areas designated for urbanization on the Land Use Map (see
Figure 2. 1), and be subject to the ability to provide urban services, including paying for any
needed extension services.
Policy LU 7-9: Encourage local-serving neighborhood retail uses readily available to
residential areas.

The project is consistent with the applicable goals and polices of the Land Use Element in that it
involves landscaping and other design refinements to an approved small commercial
development.
Zoning Ordinance Consistency:
The site is located in the CD: Central Core District. The Zoning Ordinance states the following:
“The CD District is intended to create, preserve, and enhance the downtown area as the historic
retail core of Sebastopol.”
The project has already been determined to be consistent with the CD District. Within the
context of the Settlement Agreement, it involves a commercial development, which is classified
as a permitted use in the CD district. The project involves design refinements to an approved
small commercial development.
Public Comment:
The Planning Department has not received any comments from the public as of writing the staff
report.
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City Departmental Comment:
The Planning Department circulated the application to the following City departments for review:
Building and Safety, City Arborist, Engineering, and Fire. No comments have been received.
Required Findings:
Section 17.31 0.030.B.2 of the Zoning Ordinance establishes the following Design Review
Procedure: In considering an application for design review, the Design Review Board, or the
Planning Director, as the case may be, shall determine whether:
a) The design of the proposal would be compatible with the neighborhood and with the general
visual character of Sebastopol.
b) The design provides appropriate transitions and relationships to adjacent properties and the
public right of way.
c) It would not impair the desirability of investment or occupation in the neighborhood.
d) The design is internally consistent and harmonious.
e) The design is in conformity with any guidelines and standards adopted pursuant to this
Chapter.
Analysis:
The fundamental building project has been approved via the Settlement Agreement and by the
City Council at their March 20, 2018 meeting; at which point the Council required that the
landscaping plans and screening of the PG & E box return for further review.
The applicant has since provided a revised landscaping plan, a plant palette, and photo
simulation featuring the screening of the PG & E boxes located at the Southwest corner of the
lot. As mentioned before, the applicant has shown what they indicate is the maximum extent of
landscaping around the utility box feature that is allowable by PG&EICPUC code.
In addition to revising the landscape plan and providing details regarding screening the
applicant has revised the elevations of proposed building to include a window with a glazing film
with wood slat like material mounted over the opening at the North/West of the tenant space.
As this section of the tenant space is intended to serve as storage and receiving, and in that
other windows in the customer area would remain clear, the Council could find that this
proposed revision is acceptable, as the intent of the condition appear to be to allow views in and
out of customer areas. Alternatively, the Council could require this to be clear.
The project has already been determined to comply with the General Plan. The Council could
find that the proposed landscaping plan, siding and glazing of the North/West window of the
tenant space is appropriate for the site. In that the project appears to be compatible with the
neighborhood and Sebastopol in that the commercial building is located close to the adjacent
sidewalk, and enhances pedestrian orientation as compared to the Settlement agreement
design. Furthermore, the project maintains appropriate relationships with adjacent properties
and will not be a detriment to the desirability of investment and occupation in the area in that the
development will provide a building of reasonable scale that provides opportunity for new
commercial uses, and will also contain new plantings and appropriate architectural elements.
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Recommendation:
Staff recommends that the Council 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 there
is a consensus that the design of the project is compatible with the site.
Alternatively, the Council may find that revisions are necessary and a continuance is
appropriate. Staff recommends that the Council provide specific direction for redesign to the
applicant in the event of a continuance or specific rationale in the event of a denial.
DESIGN REVIEW PERMIT: 201 7-75
Commercial Retail Space Development: Landscaping/Screening
6887 Sebastopol Avenue
Findings for Approval:
1. That the CVS project, including this proposed building, was the subject of a certified
Mitigated Negative Declaration. The design refinements do not raise new environmental
issues and the Council has previously found that this small building also qualifies for two
CEQA exemptions.
2. That, within the context of the Settlement Agreement, the project has been found to be
consistent with the downtown land use designation of the General Plan in that it involves a
small commercial development. The project was also found to be consistent with the
applicable goals and polices of the Land Use Element in that it is infill development with a
commercial building, which will contain commercial spaces and will contribute to the City’s
tax base.
3. That, within the context of the Settlement Agreement, the project is consistent with the
Zoning Ordinance in that it is consistent with the CD District in that it involves a commercial
development, which is classified as a permitted use in the CD district. The project involves a
commercial development, which includes two tenant spaces.
4. That the design of the project will be compatible with the neighborhood and with the general
visual character of Sebastopol in that it involves design refinements to an approved the
single story structure.
5. That the design provides appropriate transitions and relationships to adjacent properties and
the public right of way in that the building will have a visual presence on the street. The
project will not impair the desirability of investment or occupation in the neighborhood in that
it will result in design refinements to an approved commercial building on a vacant portion of
an existing developed lot, which are similar to properties along Sebastopol and Petaluma
Avenue and in the vicinity in terms of use, form, and architectural style.
6. That the design refinements are internally consistent and harmonious in that the project
utilizes consistent materials and colors. The project design is also internally harmonious and
utilizes landscaping materials similar to the rest of the site.
7. That the prior design was determined consistent with the Design Review Guidelines, and the
updated approved design is also consistent with the Design Review Guidelines, will include
colors and materials that harmonize and therefore respect existing development patterns;
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the design provides appropriate transitions with use of landscaping.
Recommended Conditions of Approval:
Planning:
1. Approval is granted for the Design Review submittal described in the application and plans.
This includes the revised elevations, colors, materials, and landscaping. This 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 17.250.050 of the Zoning
Ordinance.
2. All construction shall conform to the plans, unless the design is modified herein. The
applicant shall obtain a Building Permit prior to the commencement of construction activities.
3. 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.
4. The Planning Director shall interpret applicable requirements in the event of any redundancy
or conflict in conditions of approval.
5. Signs have not been approved. Any new commercial signs that will identify the use of this
property are subject to the prior approval of the City Council. No internally illuminated signs
are permitted. Sign design shall conform to the Sign Ordinance and be compatible with the
building design.
6. All prior conditions remain applicable.
Attachments:
•
•
•
•
•
•

Master Planning Application Form
Photo Montage
Plant Palette
Glazing and Siding Exhibit
Revised Landscaping Plan
Revised Elevations
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City of Sebastopol
Planning Department
7120 Bodega Avenue
Sebastopol, CA 95472
(707) 823-6167 (Phone) or (707) 823-1135 (Fax)
www.oi.sebastopol.ca.us
MASTER PLANNING APPLICATION FORM
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DATE FILED

TOTAL FEES PAID
RECEIVED BY

$

Name:

V9YfllSlTPiij

EmailAddress:

c.~m

Mailing Address: Z’100
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—
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_____________________

OWNER OF PROPERTY

‘~v4vpneit4—

cimathnt~ptpo.

/ 7€:;

_________________________

DATE APPLICATiON
DEEMED COMPLETE:

APPLICANT OR AGENT:

C~YUSE ONLY

FOR

PROJECT INFORMATION: ~a~c-~c’~.

IF OTHER THAN APPLICANT:
Name:
Email Address:

_______________

Mailing Address:

____________

City/State/Zip: &?CThMCnIP)

City/State/Zip:

Phone:

Phone:

/

/

Fax:_________

Fax:

Business Lioens~

Business LJ714(e it: __________________________

____________

Signat9~
I cer~(Jf~hat this application is being made with my consent.

Dakz
OTHER PERSONS TO BE NOTIFIED: (Include Agents, Architects, Engineers, etc.).
Name:

Name:

Email Address:

Email

Mailing Address:

Mailing Address:

CitylState/Zip:

City/State/Zip:

—

Phone:

Phone:

Fax:

Fax:

Address:

—
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PROJECT DESCRIPTION:

DESCRIBE IN DETAIL,

the proposed project and permit request. (Attach additional pages, if needed):
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Please indicate the type(s) of application that is being requested (example: Use Permit, Design Review,
Variance, Planned Community Rezone, etc.):

~bar~M&R)
Please describe existing uses (businesses, residences, etc.) and other structures on the property:

~1W

e~td an-~ik-1.

DEVELOPMENT DATA:

SQuARE FEET BUILDING EXISTING:

N /A

SQUARE FEET BUILDING DEMOLISHED:

S1 N/A

.s9,~o74 SF

SQUAREFEETBUILDINGNEW
NET CHANGE IN BUILDING SQUARE FEET:
NUMBER OF DWELLING UNITS EXI STING:

NUMBER OF DWELLING UNITS PIjOP0SED:

0 o Bedrooms
0 2 Bedrooms
0 4÷ Bedrooms
0 o Bedrooms
fl 2 Bedrooms
El 4+ Bedrooms

I_________________________

/A

0 1 Bedrooms
0 3 Bedrooms
l~% / A

Existing:

WN / A
Proposed:

C

Front Yard

C Front Yard

C
El

Rear Yard

C
C

N/A

~N/A

NET CHANGE IN DWELLING UNITS:

SETBACKS:

fl N/A
“~J~’ N / A
0 1 Bedrooms
C s Bedrooms

C Side Yard

Side Yard

Rear Yard
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Front:
EXISTING LOTOIMENSIONS:
Left:

PROPOSED LOTDIMENSTONS:

EXISTING LOT AREA:

1/3 ~

Rear:

71,21
I

a.’

U

i

ILP

Right:

Front: ≤21044
Left:

ig t~q

Ii /

Rear:

Right:

~

U

Square Feet

PROPOSED LOT AREA:

NI

A

N/

Square Feet
.

BUILDING HEIGHT:

ExistIng:

NUMBEROFST0RIE5:

Existing:

PARKING SPACE(s):

Existing:

ZONING

Existing:

4-

N/

ii

Proposed:

U~ii

A

Proposed:

I

NI

fl/fl

Proposed:

-9

N!

/~i/jo~_

Proposed:

1

Will the project involve a new curb cut or driveway?

Uves

Are there existing easements on the property?

~~‘es

UN0

Will Trees be removed?

UYes

~‘Jo

If yes, please describe (Example: Type, Size, Location on property, etc.)

Will Existing Landscaping be revised?
If yes, what is square footage of new or revised landscaping?

UYes

..

Will Signs be Changed or Added?
Business: Hours of Operation? Open:

‘~~‘es

N/4

Close:

UNo

N/A

Is alcohol service proposed?

UYes

If yes, what type of State alcohol license is proposed?
If yes, have you applied to the State Alcoholic Beverage Control for a license?

Eves

ENo

If this is a restaurant, café or other food service, bar, or nightclub, please indicate total number of seats:
Is any live entertainment proposed?
If yes, please describe:

—

EYes

___________
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~NDEMNflflCAflON AGREEMENT
As part of this application applicant agrees to defend, indemnify, release and hold harmless the City, its agents,
officers, attorneys, employees, boards and commissions from any claim, action or proceeding brought against
any of the foregoing individuals or entities, the purpose of which is to attack, set aside, void or annul the approval
of this application or the adoption of the environmental document which accompanies it or otherwise arises out
of or in connection with the City’s action on this application. This indemnification shall include, but not be limited
to, damages, costs, expenses, attorney fees or expert witness fees that may be asserted by any person or
entity, including the applicant, arising out of or in connection with the City’s action on this application, whether
or not there is concurrent passive or active negligence on the part of the City.
If, for
of co

ason any portion of this indemnification agreement is held to be void or unenforceable by a court
tent jun / iction, the remainder of the agreement shall remain in full force and effect.

k/c—

Ap ~2~)9t~nature

19//fr/i?
Date Signdd

~-cfl-Th~
Planning File Number

OTE~ The purpose of the indemnification agreement is to allow the City to be held harmless in terms of
potential legal costs and liabilities in conjunction with permit processing and approval.

NOTICE OF MAILING:
Email addresses or facsimiles will be used for sending out staff reports and agendas to applicants, their
representatives, property owners, and others to be notified.
Please sign and acknowledge you have been notified of the Notice of Mailing for applications and
have pr ded an email address or fax number.

________________

(i9n tu~_,1/

‘

Printed Name

~p//frf!t
‘

NOTE: It is the responsibility of the applicant and their representative to be aware of an abide by City laws and
policies. City staff, Boards, Commissions, and the City Council will review applications as required by law;
however the applicant has responsibility for determining and following applicable regulations.

flr’r

~ 21317

______aA
Master Planning Application FornV2Ol 5.16 Plaani,,g Fees/Lost updated: 11/1/16 @ 11:54 AM

NE~GHBOR NOTDF1CA11ON
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, resident 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) 823-8697, or the Planning Department at (707) 823-6167.
I have informed site neighbors of my proposed project:
No

EJYes

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 25,000 square feet of new
floor area or greater, or 25 or more dwelling units), 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’s, 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:

~J

q
q

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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May 14, 2018
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