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Introduction:
This is a Major Use Permit application, requesting approval to operate Anytime Fitness, a gym,
at 131 S Main Street. A Use Permit is required because Anytime Fitness qualifies a Formula
Business, and in addition, the proposed gym exceeds the 1000 square foot size limit for
Administrative Approval.
Project Description:
Anytime Fitness is proposed to occupy the space formerly occupied by Joey’s Pizza, and for
many years, Round Table Pizza, located at the corner of Burnett Street and South Main Street.
The gym facility is proposed to be comprised of modern cardio, strength, functional training, and
free weight equipment, all accessible to members’ 24-hours a day. Other services provided will
include 1-on-1 personal training, small-group training, and body-composition testing. The
business comprises of 5,300 square feet of space and will include the work out facilities and a
small reception area, in addition to changing rooms, and shower areas. The club will be staffed
(by a manager) from 10am-7pm Mondays through Thursdays, 10am-5pm on Fridays, and
10am-2pm on Saturdays. Personal Trainers will frequent the club on an as-needed basis per
their client schedule and janitors will clean the gym at night. Outside of the staffed hours are
considered “un-staffed hours” and that is when the security system will be active. During these
“unstaffed hours” clients of the gym will be able to access the gym. According to the application,
upon opening Anytime Fitness will be hiring club managers, trainers, and janitors locally, adding
jobs opportunities to the local economy.
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Environmental Review:
The project is categorically exempt from the requirements of CEQA pursuant to 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 fitness center is proposed to be located the existing
vacant tenant space located at 131 South Main Street, the former location of Joey’s Pizza and
other commercial businesses. The use does not require any additional parking. The proposed
fitness center will require minor modification of the existing tenant spaces to create one
centralized workout area.
General Plan Consistency:
The General Plan Land Use Designation for this site is Central Core. The General Plan
describes Central Core 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. Residential uses are allowed at a
density of 15.1 to 44 units per acre if combined with commercial land uses, such as office and
retail. Projects shall achieve a minimum FAR 1.0, and the maximum FAR shall not exceed 2.5
(not including the residential use). This designation is intended to implement the Downtown
Plan and enhance the vitality and character of Sebastopol’s historic commercial area. Housing
is encouraged on upper stories.” The project is consistent with this designation in that the
business is a gym exceeding 1000 square feet (permitted with a conditional use permit as
extensive commercial) and would be developed in a neighborhood that contains both office,
commercial, retail, mixed-use and residential uses.
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 is consistent with the CD District in that it involves a
commercial use (a gym exceeding 1000 square feet) which is permitted in this zone with
approval of a Use Permit.
Parking:
Fitness centers are subject to the same parking requirement as all other uses within the Central
Core (1 parking space per 400 square feet), and as a result no change in parking requirements
would result.
Formula Business:
“Formula Businesses use shall be defined as a restaurant, fast-food restaurant, walk-up
restaurant, convenience sales and service, food sales and service, and general retail sales
uses, as defined in Chapter 17.08 SMC, except as otherwise exempted from this chapter, which
is required by contractual or other arrangement or affiliation to maintain a standardized
(“formula”) array of services and/or merchandise, menu, employee uniforms, décor, façade
design, signage, color scheme, trademark or service mark, name, or similar standardized
features; and which causes it be substantially identical to 25 or more other businesses in the
United States regardless of ownership or location at the time that the application is deemed
complete. A Use Permit shall be required for any formula business not otherwise prohibited,
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unless in conformance with SMC 17.150.050 (H).” The proposed project is considered a formula
business under SMC 17.150 and will require Planning Commission approval to operate at 131
South Main Street. Only formula business restaurants, hotel and motels are prohibited from
being located within the Central Core district; other types of formula businesses may be allowed
via Use Permit.
Public Comment:
The Planning Department did the following to comply with Section 17.260.030.B (5) of the
Zoning Ordinance: (1) Provided written notice to all property owners within 600 of the external
boundaries of the subject property; (2) provided a written notice that was published in the
Sonoma West Times on January 11, 2018; and (3) posted three written notices publicly on and
within vicinity of the subject property. No public comments on the application have been
received as of writing this staff report.
City Departmental Comment:
The following City departments reviewed the application: Building and Safety, Fire, Public
Works, Engineering, and Police Services. Fire commented that “fire and life safety inspection is
required through building permits, in addition a full fire alarm system is required (monitored
24/7/365 by an alarm company). Also required are smoke and heat detectors, and manual pull
stations.”
Required Findings:
Section 17.260.30 (C) of the Zoning Ordinance states: A Use Permit may be granted only if the
establishment, maintenance or operation of the proposed use or development applied for will
not, under the circumstances of this particular case, be detrimental to the health, safety, comfort
or general welfare of persons residing or working in the neighborhood of such proposed use, or
be detrimental or injurious to property and improvements in the neighborhood or to the general
welfare of the City.
Formula Business Findings:
In acting on a formula business use permit application, the Planning Commission, or City
Council on appeal, shall determine:
A. If 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;
B. That the formula business establishment will complement existing business, and promote
diversity and variety to assure a balanced mix of commercial uses available to serve both
resident and visitor populations;
C. That the proposed use, together with its design and improvements, is consistent with the
unique and historic character of Sebastopol, has an exterior design and improvements, is
consistent with the unique and historic character of Sebastopol, has an exterior design
which appropriately limits “formula” architectural, sign, and other components, and will
preserve the distinctive visual appearance and shopping/dining experience of Sebastopol for
its residents and visitors;
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D. That, as applicable, the proposed use will help residents and visitors avoid the need to shop
out of town for goods or services;
E. That the proposed use will be consistent with the area’s pedestrian orientation;
F. That if the proposed use is greater than 10,000 gross square feet, the establishment will
provide needed goods or services, will promote the area’s economic vitality, and will be
compatible with existing uses. [Not applicable to this application.]
Analysis:
This is the City’s first Formula Business application since the adoption of the Formula Business
Ordinance in 2015. Formula businesses have been regulated through zoning standards in
dozens of cities across the country. The most common reason for regulating formula businesses
is to promote or protect “local character,” commonly targeted to historic areas or areas with
significant tourism. In addition, some ordinances target large ‘big box’ retail stores due to
concerns about impacts on small businesses. There are an array of formula businesses that
operate in Sebastopol, and provide goods and services. Whether they are subject to the
Formula Business Ordinance depends on the number of locations and other factors. Many of
these businesses exist, including, Sole Desire, Bank of America, Ace Hardware, Chevron and
Whole Foods. Along with local businesses, these businesses provide goods and services to
residents and visitors, including West County residents, and help to ensure Sebastopol retains
its character as a ‘regional hub’ for the greater Sebastopol residential community, and not solely
as a destination for visitors.
It does not appear that the proposed Anytime Fitness would result in an over-concentration of
Formula uses in the immediate vicinity. Presently, there are a variety of Formula businesses
(such as Safeway, CVS, Whole Foods, and Rite-Aide), each with distinct business visions
from the proposed gym, located within the Central Core. Moreover, the fitness center will add
diversity to the mix of commercial uses available to serve both resident and visitor
populations. There are no similar facilities in the downtown area. Furthermore, the name
recognition may also draw people to the area and gain further exposure to the other business
within Downtown and the City as a whole.
The fitness center is proposed to operate 24 hours a day, 7 days a week which will help
residents and visitors avoid the need to go out of town for late night gym services. In addition,
this means that there are opportunities for members to patronize Anytime Fitness without (at
times) conflicting with other businesses in terms of parking availability. The City currently has
three gym facilities: Coaches Corner (open until 9:00pm), Langermann’s (open until 8:30pm)
and Circuit Fitness (open 24 hours); this is in addition to a number of smaller focused exercise
facilities such as yoga studios (Thrive, Devi, Ganesha) and personal training facilities (Core in
Motion, Boundless Move, Dance Studio 2). Currently, only Circuit Fitness offers 24 hour gym
access, while the nearest facilities with 24 hours access outside of Sebastopol are a 15-20
minute drive away. While there may be some competitive effect if the business is permitted,
the proposed fitness center will provide users the opportunity to choose from an array of
fitness classes and equipment types; in addition to larger facilities and up-dated equipment.
The proposed Anytime Fitness would appear to complement the diversity of businesses in the
Central Core, which is comprised of a mix of office, commercial, restaurant, and retail tenants.
The gym is not expected to be a detriment to the area or greater Sebastopol in that it is a
small-scale operation with activities and workout stations confined to the internal tenant space.
The intent of the formula business ordinance is to ensure that the City remains unique; and
that formula or corporate chain businesses do not construct buildings with architectural
features and signage that can be found virtually anywhere. There are no exterior
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improvements proposed baring the refacing of signage, and as such will preserve the
distinctive visual appearance of Sebastopol and maintain the existing area’s pedestrian
orientation. The appearance of this space will continue to be consistent with the remainder of
the tenant uses and the rest of the building.
Recommendation:
If it is the consensus of the Planning Commission that the proposed fitness center is compatible
with the site, and the parameters of the Formula Business Ordinance, staff recommends that
the application be approved based on the facts, findings, and analysis set forth in this staff
report and subject to the conditions outlined.
Alternatives:
If the Commission feels that the application should not be approved, it should articulate its
rationale under the required Use Permit or Formula Business findings.
Attachments:
Master Planning Application
Proposal Statement
Plans: Site, Elevations, Landscape
Plans: Signage
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Findings for Major Use Permit
Application Number 2017-87
Approval to operate a formula business fitness center exceeding 1000 square feet
at 131 South Main Street
1. That the proposed project is categorically exempt from the requirements of CEQA under
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 in that the fitness center is proposed
to be located in an existing commercial tenant space at 131 South Main Street, does not
have a higher parking requirement and will require minor interior modification of the existing
tenant space to create the appropriate workout areas.
2. That the proposed project is consistent with the General Plan and Zoning Ordinance in that
it is a commercial use and would be located in an area that contains an array of commercial
uses.
3. That the proposed project is consistent with Section 17.260.30 (C) and Section 17.150.080
(A) of the Zoning Ordinance in that the proposed use will not, under the circumstances of
this particular case, be detrimental to the health, safety, comfort or general welfare of
persons residing or working in the neighborhood of such proposed use, or be detrimental or
injurious to property and improvements in the neighborhood or to the general welfare of the
City in that the proposed gym will complement the diversity of businesses in the Central
Core, which is comprised of a mix of office, commercial, restaurant, and retail tenants.
4. That the proposed project is consistent with Section 17.150.080 (B) in that the proposed
gym establishment will complement existing businesses and promote diversity and variety to
assure a balanced mix of commercial uses in that there are no similar facilities in the
Downtown Core.
5. That the proposed project is consistent with Section 17.150.080 (C) in that its design and
improvements are consistent with the unique and historic character of Sebastopol and has a
design which appropriately limits “formula” architecture and will preserve the distinctive
visual appearance in that there are no exterior improvements proposed barring the refacing
of signage.
6. That the proposed project is consistent with Section 17.150.080 (D) in that the proposed use
will help residents and visitors avoid the need to travel out of town for gyms with 24-hour
access in that there is only one other facility in the City which provides such a service, and
none located within the Central Core.
7. That the proposed project is consistent with Section 17.150.080 (E) in that the proposed
gym activities and workout stations are confined to the internal tenant space which
maintains the existing area’s pedestrian orientation, and the gym’s location in the downtown
will facilitate pedestrian access by persons working or shopping in the downtown.
Conditions of Approval:
1. Approval is granted for the Use Permit described in the application date-stamped November
28, 2017, 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
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may request one (1) one-year extension of this Use Permit from the Planning Director,
pursuant to Zoning Ordinance §17.250.050.
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. Any and all future signage shall be
part of an approved Sign Program, which shall be submitted to the Planning Department or
Design Review Board for approval prior to installation.
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. Hours of operation may be 24 hours a day and 7 days a week.
5. The Planning Director shall interpret applicable requirements in the event of any redundancy
or conflict in conditions of approval.
6. No sound may emanate from the building, which violates the Noise Ordinance or causes an
undue disturbance to site neighbors.
7. All applicable permits shall be obtained from other approving agencies prior to
commencement of this use, including, but not limited to Building, Health, and Fire
Department clearances.
8. 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.
9. Prior to approval of any site improvement or building permits, the applicant may be required
to obtain approval of improvement plans by the Engineering Department, and fulfill any
requirements necessary for issuance of a Building Permit. If any site changes are necessary
as a result of the improvement plans, the applicant may need to return to the Planning
Commission and/or Design Review Board for review of those changes, at staff’s discretion.
10. All fees associated with processing this project, and all applicable impact fees, including, but
not limited to school, traffic, water and sewer fees, shall be paid prior to issuance of a
certificate of occupancy.
11. A Business License is required.
12. A Fire and Life Safety Inspection is required.
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