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Introduction:
This is a Use Permit application submitted by Catherine Wills, requesting approval to operate a
hosted bed and breakfast on a lot currently developed with two (2) detached residences located at
6681 Sebastopol Ave. Bed and breakfasts uses are listed as a conditional permitted uses requiring
a use permit per Sebastopol Municipal Code (SMC) 17.25.020 and are required to comply with the
criteria listed in SMC 17.260.050. Bed and breakfasts are defined and regulated slightly differently
than vacation rentals, in that a bed and breakfast is required to have an onsite manager and may
have up to ten (10) guest rooms, in a nonresidential district, whereas a hosted vacation rental is
not allowed to rent out more than two (2) bedrooms and may be either hosted or nonhosted.
The Planning Commission has the authority to act on this application and may impose additional
conditions that are appropriate for this request.
History:
The bed and breakfast is proposed in the historic Pellini House. The Pellini House was constructed
in 1928 for the Pellini Family, owners of the former Chevrolet dealership in town. The architecture
was influenced by the popular California Bungalow style of the period, which are usually one (1)
story. However, this residence was expanded with a gabled second story.
In 2011, a building permit was finaled for the demolition of the two (2) garages on the property, as
they were structurally unsafe. In 2013, a use permit was approved for the reconstruction of the
garages and later that year a building permit was finaled for the reconstruction of a 625 sq. ft.
garage/workshop along the rear of the property. In 2014, the reconstruction of the second
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garage/workshop was finaled. The second garage/workshop is 1,996 sq. ft. and is located between
the two residences along the western property line. Subsequently in 2016, a building permit was
finaled, for a partial conversion of the second garage/workshop to add an artist studio within the
structure. Staff finds it important to note that these structures were approved and finaled as
garages, workshops, and an artist studio and were not approved as residences. Should the
property owner desire to convert or partially convert these structures into residences, at a future
time, they will need a use permit and to comply with applicable codes and regulations.
Site Description:
The property is located adjacent (south-east) to the corner of Morris Street and Sebastopol
Avenue. The property has two detached residences, along with two garages with attached
workshops/artist studios. North of the property is a commercial office building, while to the east is
the Park Village Mobile Community and Tomodachi park. To the south is a vacant lot where the
approved “Davis Townhomes” are proposed. Lastly, to the west there is an existing commercial
building, which currently occupied by Benjamin Moore Paint, Sebastopol Bike Center, and The
GrowBiz.
Project Description:
This application is requesting to convert the existing 2-story, 4-bedroom residence, facing
Sebastopol Ave., to a bed and breakfast without food service. The applicant has demonstrated that
the proposed bed and breakfast is compliant with the review criteria in SMC 17.260.050, discussed
below, and the parking requirements in that the five (5) required parking spaces for the bed and
breakfast can be accommodated along the west side of the 50’x54’ asphalt driveway, while
maintaining the access and required parking for the existing residence/on-site manager. The
applicant has prepared a written statement, which is attached to the end of this report.
Environmental Review:
The proposed use 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 bed and breakfast is proposed to be located within the
existing residence.
General Plan Consistency:
The General Plan Land Use designation for this site is CC: Central Core. 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. This
designation is intended to implement the Downtown Plan and enhance the vitality and character of
Sebastopol's historic commercial area. For new development, residential uses are encouraged on
upper floors and allowed at a density of 15.1 to 44 units per acre if combined with commercial land
uses, such as office and retail.
Staff finds the proposed use is consistent with the goals of the Central Core Land Use designation,
in that the proposed use is a commercial use and make the site mixed use as a residence will be
maintained. Although the residential use being maintained is not on an upper floor, it is in an area
with no street frontage or impacts on other commercial or retail uses, which meets the intent of the
land use. The Commission can apply additional Conditions of Approval to ensure that use is
consistent with the Land Use designation as well as other Zoning Ordinance requirements.
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The application is also subject to the following General Plan goals and policies:
Land Use Element, Goal LU 1: Maintain Sebastopol as a unique, charming, and environmentally
sensitive small town that provides residents, businesses, and visitors with opportunities to enjoy a
high quality of life.
The proposed use is consistent with this goal in that it provides a space for visitors to enjoy
our unique charming small town.
Economic Vitality Element, Goal EV 4: Emphasize Sebastopol’s role as a market, service, and
tourism hub for the West County and as a gateway to the coast.
The proposed use is consistent with this goal in that it provides transient housing to
accommodate tourists coming to visit Sebastopol and the rest of West County.
Conservation and Open Space Element, Goal COS 10: Protect and Preserve Sebastopol’s Historic
and Cultural Resources.
The proposed is consistent with this goal, in that would be located within the Pellini House,
a residential structure, identified on the City’s Historic Resource Survey, and does not
propose to modify the structure for the proposed bed and breakfast use. This is an adaptive
reuse of a historic structure and will assist in the preservation of the structure.
Housing Element, Goal B-2: Preserve Housing Resources Sebastopol will strive to maintain and
preserve existing housing resources, including both affordable and market rate units.
As noted below, the current residential-only use of the site is a non-conforming use, as
such a use would require a use permit under the current Zoning Ordinance regulations.
While the proposed use would allow for the conversion of one (1) dwelling to transient
residential use, as conditioned the site would be required to maintain the smaller dwelling
for permanent residential use. This would create a ‘mixed use’ development that includes
both commercial (bed and breakfast) and residential uses, which is allowed in a commercial
zone.
Additionally, the site is located in a Commercial district, which allows transient occupancy
uses and bed and breakfasts as commercial uses (subject to use permit). Lastly, the
structure itself is not being altered in such a way that it could not be used as a residence in
the future should the use permit expire.
As conditioned, the proposed use can be found to be consistent with this goal as it requires
one of the dwelling units to be maintained as a long-term residential use, while allowing the
other to be converted to a transient use in a commercial district, resulting in a mixed-use
project on the site.
Zoning Ordinance Consistency:
The site is in the CD: Downtown Core District. The Zoning Ordinance states the following for CD
District: “The CD District is intended to create, preserve, and enhance the downtown area as the
historic retail core of Sebastopol. This district provides for a range of uses, including office, retail,
restaurant, service, and other commercial uses, while allowing for residential growth, including
mixed-use and affordable housing development, with the intent of increasing the vibrancy of the
City’s central downtown area.”
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The current residential-only use is a ‘non-conforming use’ in that a residential-only development
requires a use permit in commercial zoning districts. The proposed use for a bed and breakfast
also requires a Use Permit in order to operate in the CD District. The proposed use will change the
land use from residential (two units) to a "single-family residence with a transient residential use
(bed and breakfast). The project is also required to comply with the Bed and Breakfast review
criteria listed in SMC 17.260.050, listed below:
1. Any proposed bed and breakfast inn shall be compatible with the neighborhood in terms of
landscaping, scale, and architectural character. The operation of the use, and any physical
improvements related to it, shall be harmonious and compatible with the existing uses
within the neighborhood
This site is located in the Downtown Core district and is adjacent to the Residential
Mobile Home Park (RMH) district. The property is located next to a mixture of uses
including a mobile home park, an office building, a commercial building, and vacant
lot with an approved 18-unit residential development (Davis Townhomes). Given this
location, the property seems uniquely placed to permit a bed and breakfast without
detrimentally affecting the health, safety, or welfare of the surrounding residential
neighborhood or area. Additionally, the proposal will not modify the aesthetics of the
structure. As such, the proposed project will be consistent with this criterion.
2. Excessive amounts of paving shall not be allowed. Tire strips and permeable travel
surfaces shall be encouraged. Areas devoted to parking and paving shall not be
disproportionate to the site size.
The existing site is already heavily paved, and the project does not propose to add
any additional paving in relation to the bed and breakfast use. Additionally, the
proposed bed and breakfast use complies with the parking requirements in that it
will provide five (5) dedicated parking spaces and will provide a minimum of one (1)
bicycle parking space for the bed and breakfast, in addition to the two (2) required
spaces for the remaining residence. The project proposes to meet the parking
requirement by utilizing the existing asphalt parking area (50’x54’), located in the
center of the lot, for the bed and breakfast parking. The five (5) parking spaces and
one (1) bicycle parking space will be along the western side of the property,
adjacent to the garage/workshop between the two residences. Staff has
recommended a condition of approval requiring the guest parking spaces to be
striped to clearly delineate the guest parking and to include wheel stops to prevent
potential damage to the garage/workshop/artist studio structure. Staff also
encourages the applicant to enlist a local artist to create the stationary object that
the bikes will lock into.
As for the residential parking there’s an existing one (1) car garage/workshop and
an existing 30.5’x30.5’ asphalt pad along the rear of the property, which will be
utilized by the on-site manager/residence.
3. Each project shall be subject to inspection and approval by the City for compliance with all
applicable codes. An inspection fee may be set by resolution of the City Council.
A condition of approval has been added to ensure that the City has the right to
conduct inspections as needed for the property.
4. Each bed and breakfast inn which provides food service to its guests shall comply with the
provisions of the Sonoma County Health Department as well as all State laws regulating
food handling establishments.
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The applicant has indicated that food services will not be provided to the guests.
However, the guests will have access to a fully equipped kitchen and are welcome
to prepare their own food on-site. The Sonoma County Health Department does not
require a Retail Food Facility Permit, unless the bed and breakfast provides food
services to their guests. Staff has added a condition of approval requiring the
applicant to obtain a Retail Food Facility Permit from the Sonoma County Health
Department if food services are to be offered at a future time.
5. All California Building Standards Code requirements for the level of occupancy shall be
satisfied.
The Building Department has reviewed the application and had no comments.
6. All environmental health regulations shall be satisfied, including water supply and septic
system capability, if applicable.
Not applicable, the site does not contain a well or septic system and receives water
and sewer services from the City.
7. The bed and breakfast inn shall be registered with the City, and will be subject to the
transient occupancy tax.
A condition of approval has been included to require the bed and breakfast be
registered with the City and be subject to the transient occupancy tax.
8. The operator or manager shall reside on the premises.
The bed and breakfast proposes to have an on-site manager living on the property,
in the smaller residence. Conditions of approval have been added to require: 1) the
property owner shall provide a copy of the lease agreement for the on-site manager
and that the lease shall stipulate the role and duties of the on-site manager; 2) that
the on-site manager is required to sleep on-site while the bed and breakfast is being
rented; 3) that the on-site manager shall be available by telephone at all times when
the bed and breakfast is rented, 24 hours per day; and 4) must be on the premises
of the bed and breakfast within one hour of being notified by a renter, by the
Planning Director, or law enforcement officer that there is a need for the owner or
the authorized agent (to address an issue of permit compliance or the health, safety,
or welfare of the public or the renter).
9. Guest stays shall be limited to 30 days, with a seven-day period between stays.
A condition of approval has been added to limit stays to be no more than 30-days,
with a seven-day period between stays.
10. Meals may be served; however, except where the City has approved a restaurant in
conjunction with the use, only guests may be served. No cooking shall be allowed in guest
rooms. No alcoholic beverages may be sold to guests except where the City has approved
a restaurant in conjunction with the use.
No meals or alcohol are proposed to be served/sold to the guests. The guestrooms
do not contain cooking appliances and a condition of approval has been added
reiterating that the guestrooms shall not contain cooking appliances.
11. One non-internally-illuminated sign may be displayed; its size, color, text and location shall
be covered by the conditional use permit. The word “hotel” or “motel” shall not be allowed.
The applicant does not propose to add any signage to the property. Should the
applicant desire signage at a future time the applicant would be required to comply
with the sign ordinance and go through a sign permit application.
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Public Comment:
The Planning Department did the following to comply with Section 17.460 of the Zoning Ordinance:
(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 vicinity of the subject property.
The Planning Department has not received any comments from the public as of writing this report.
City Departmental Comment:
The following City departments reviewed the application: City Manager, Building and Safety, Fire,
Engineering, Public Works and Police Services. The only comment received was from Fire:
- A Fire Inspection will be required through the Business License process.
This has been added as a Condition of Approval.
Required Findings:
Use Permit: Conditional Use Permits are discretionary and shall be granted only when the review
authority determines that the proposed use or activity complies with all of the following findings:
A. The proposed use is consistent with the General Plan and all applicable provisions of this
title.
B. The establishment, maintenance, and operation of the use applied for will not, under the
circumstances of the particular case (location, size, design, and operating characteristics),
be detrimental to the health, safety, peace, morals, comfort, or general welfare of persons
residing or working in the area of such use or be detrimental or injurious to property and
improvements in the neighborhood or to the general welfare of the City.
Staff Analysis:
The application involves a request to convert an existing residence to a bed and breakfast inn at
6681 Sebastopol Ave.
General Plan
The bed and breakfast use is consistent with the intent of the General Plan Commercial Land Use
designation (with the approval of a use permit), in that it would create a mixed-use (commercial
and residential) use on the property, which is allowed in the CD zoning district. As discussed
above, the structure is not being altered in such a way that it could be used as a residence in the
future should the bed and breakfast use permit expire.
Note, both the current use (residential only) and the proposed use (bed and breakfast) require a
use permit. It is the Planning Director’s opinion that, given this unique circumstance, should the
use permit for a bed and breakfast be approved and later expire or be otherwise rescinded, the
structure/site can be returned to the current non-conforming use of residential only without first
obtaining a use permit.
If the Commission concurs that the requirement to maintain one of the structures as a long-term
residential use meets the intent of the Housing Element policy when combined with the intent of

6

the commercial land use policies, the use can be found to be consistent with the General Plan.
Staff has prepared specific findings in the Recommending Findings for Approval to address this
issue.
Zoning
The site is in the CD zoning district, a commercial district, which allows a mixture of commercial
and mixed use (commercial/residential) developments. This district allows bed and breakfast inns,
subject to Use Permit acted on by the Planning Commission and compliance with the criteria listed
in SMC 17.260.050, discussed above.
Staff finds that the proposed use as conditioned is consistent with the criteria listed in SMC
17.260.050 and that the location is appropriate given the size of the site, ability to accommodate
the required parking and neighboring uses. However, there is a concern regarding the loss of
housing stock, as approving this use permit would eliminate a residential unit.
The Commission (and Council) have recently discussed concerns related to vacation rentals, which
operate in a similar manner as the proposed bed and breakfast (the main variables being the
number of bedrooms/size of rental, and requirement for bed and breakfast uses to have an on-site
manager). Both vacation rentals and bed and breakfasts convert a residence into a transient
residence and reduces the City’s overall housing stock. Additionally, the Commission and Council
have both expressed a desire to allow ‘hosted’ rentals (outside of multi-family apartment buildings).
However, as this site is in the CD district the residence could be converted to a commercial use
(e.g.: retail, office, restaurant) by right, which would also reduce the City’s housing stock.
Additionally, the Planning Commission’s prior discussions regarding vacation rentals indicated that
it was appropriate to consider such uses in commercial zones differently than uses in residential
zones since the zoning’s intended use is oriented primarily to commercial uses. Given the zoning
and review criteria staff finds that the bed and breakfast use is appropriate within the CD district.
Recommendation:
Staff believes that the project as conditioned is appropriate and consistent with the General Plan
and Zoning Ordinance. Staff finds that a bed and breakfast is a reasonable use for this particular
commercially zoned property and would have minimal impacts to the adjacent developments. With
appropriate conditions the proposed use should be harmonious with the existing development and
of the general vicinity. If it is the consensus of the Planning Commission that the proposed use is
compatible with the site, 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 of approval outlined.
Attachments:
EXHIBIT A: Recommended Findings for Approval
EXHIBIT B: Recommending Conditions of Approval
-

Master Planning Application Form
Written Statement and information from applicant detailing the proposed use
Location Map and Area Map, Site Plan, Floor Plan, Site Photos
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Application # 2019-77
6681 Sebastopol Ave.
Bed and Breakfast Inn Use Permit
EXHIBIT A: Recommended Findings of Approval:
1. The proposed use 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.
2. That the project is substantially consistent with the General Plan in that: 1) the bed and
breakfast use is consistent with the purpose of the Central Core Designation, in that this
designation allows for a mixture of uses including commercial, retail, mixed use residential, and
residential uses, this designation also seeks to enhance the vitality and character of
Sebastopol's historic commercial area, this use will reuse an existing historic building and bring
tourists to Sebastopol and will contribute to the neighboring business; 2) the use is consistent
with General Plan Goal LU1, which seeks to “Maintain Sebastopol as a unique, charming, and
environmentally sensitive small town that provides residents, businesses, and visitors with
opportunities to enjoy a high quality of life”, in that the proposal will maintain a historic structure
while providing a space for visitors to enjoy Sebastopol; 3) the use is consistent with Goal EV4,
which emphasizes Sebastopol’s role as a market, service, and tourism hub for the West County
and as a gateway to the coast, in that the use provides transient housing to accommodate
tourists coming to visit Sebastopol and the rest of West County; 4) the use is consistent with
Goal COS10, which is to protect and preserve Sebastopol’s historic and cultural resources, in
that the use will be reusing and maintaining an existing historic structure without modifying the
structure; and 5) the use is consistent with Goal B-2, which strives to maintain and preserve
existing housing resources, this project is consistent as the remaining residence is required to
be maintained and that should the bed and breakfast use permit expire the structure will be
allowed to return to a residence without a use permit, thus no housing is being permanently
lost.
3. That the project is consistent with the Zoning Ordinance in that: 1) bed and breakfast uses are
conditionally allowed in the Central Core Zoning District; 2) the project as proposed and
conditioned is compliant with the bed and breakfast inn review criteria; 3) the project complies
with the parking requirements; 4) the project does not require exterior alterations to the site or
structures; and 5) by converting one of the residences to a bed and breakfast (commercial use)
this property is being brought into conformance with the land use regulations by becoming a
mixed use development.
4. That, as conditioned, the proposed bed and breakfast is consistent with the criteria established
by SMC 17.260.050 and will not detrimentally affect the health, safety, or welfare of the
surrounding neighborhood or area in that the property is uniquely located to accommodate
such a transient use, without affecting the neighborhood, due to the following;
a. the property is located within the Central Core District,
b. the use will have an onsite manager/resident,
c. the property is bordered by a mobile home park and a commercial development
(located immediately to the east and west), and
d. the property is bordered by a vacant parcel to the south.
5. That the proposed bed and breakfast provides adequate parking as required by SMC 17.110
as 2 residential spaces are provided, in addition to the 5 guest parking spaces and 1 bicycle
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spaces required for the bed and breakfast use.
6. The house is identified on the City’s Historic Resources Survey; however, no interior or exterior
improvements are proposed for the bed and breakfast use.
EXHIBIT B: Recommended Conditions of Approval:
1. Approval is granted for the bed and breakfast Use Permit described in the application materials
date-stamped August 26, 2019, and the resubmittal received September 30, 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) oneyear extension of this Use Permit from the Planning Director, pursuant to Zoning Ordinance
§17.450.020(4).
Ongoing/Operational Conditions of Approval
2. The Owner shall ensure that all applicable terms and conditions (from SMC 17.260.050 and
any conditions listed herein) for the bed and breakfast are met before and during operations.
3. This use permit will expire upon any change of ownership of the property.
4. No alcoholic beverages may be sold to guests except where the City has approved a
restaurant in conjunction with the use.
5. Should the bed and breakfast provide food services to its guests a Retail Food Facility Permit
from County Environmental Health shall be obtained. A Retail Food Facility Permit is required
to store, prepare, packaged, serve, or vend food. If applicable, a review and approval of the
building plans or paid site review will be required, by County Environmental Health, prior to
issuance of a Retail Food Facility Permit to operate. The site must meet the minimum
standards of California Conference of Directors of Environmental Health Bed and Breakfast/Ag
homestay food facility guidelines.
6. The owner/manager shall post a copy of the approved bed and breakfast use permit (including
all applicable standards and limits and the contact information of the on-site manager (including
a phone number where this person can be reached 24 hours per day), 1) within the bed and
breakfast rental property, 2) within 6 feet of the front door of the bed and breakfast, and 3)
include as part of all rental agreements.
7. The bed and breakfast inn shall be registered with the City, and shall be subject to the transient
occupancy tax (TOT).
8. Any advertisement for the bed and breakfast shall include the Use Permit file # (2019-77).
9. The property owner shall provide the Planning Department a signed copy of the lease
agreement with the on-site resident/manager. The lease shall be explicit about the role and
duties of the on-site resident/manager and be consistent with the duties required in this use
permit.
10. The resident/manager shall reside on the premises.
11. The remaining residence shall be maintained for the duration of this use permit in order to
provide a residence for the on-site manager.
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12. The on-site resident/manager is required to sleep on-site while the bed and breakfast is being
rented.
13. The on-site resident/manager shall document all complaints, and their resolution or attempted
resolution(s) and submit them to the Planning Director within 72 hours of the occurrence.
14. The on-site resident/manager shall be available by telephone at all times when the bed and
breakfast is rented, 24 hours per day; and must be on the premises of the bed and breakfast
within one hour of being notified by a renter, the Planning Director, or law enforcement officer
that there is a need for the owner or the authorized agent (to address an issue of permit
compliance or the health, safety, or welfare of the public or the renter).
15. Guest stays shall not exceed 30 days, with a seven-day period between stays.
16. The resident/manager shall ensure compliance with the City’s Noise limits:
a. No amplified outdoor sound is permitted.
b. Quiet hours shall be from 10:00 p.m. to 7:00 a.m.
c. The owner or resident/manager shall ensure that quiet hours are included in the bed
and breakfast agreements and is listed in all online advertisements and listings.
17. A Business License is required.
Development Conditions
18. The guest rooms shall not contain any cooking appliances.
19. The required guest parking spaces parking spaces shall be striped on the property and include
wheel stops 2’ in from the end of the parking spaces to prevent damage to the structure
(garage/workshop/artist studio) adjacent to the guest parking.
20. A permanent bicycle space shall be placed on the property adjacent to the garage/workshop
next to the bed and breakfast. The bicycle space shall consist of a stationary object to which
the user can lock a bicycle.
a. The applicant is encouraged to employee a local artist to create the stationary object
used for the bicycle parking space.
21. A Fire Inspection will be required through the Business License process.
General Conditions of Approval
22. The Planning Director shall interpret applicable requirements in the event of any redundancy or
conflict in conditions of approval.
23. The bed and breakfast shall be subject to inspection and approval by the City for compliance
with all applicable codes. An inspection fee may be required.
24. Minor changes may be approved administratively by the Planning Director or their respective
designee upon receipt of a substantiated written request by the applicant. Prior to such
approval, verification shall be made by each relevant Department or Division that the
modification is consistent with the application fees paid and environmental determination as
conditionally approved. Changes deemed to be major or significant in nature shall require a
formal application or amendment.
25. All applicable permits shall be obtained from other approving agencies prior to commencement
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of this use, including, but not limited to, ABC, Building, Health, and Fire Department
clearances.
26. 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.
27. Failure to comply with the conditions specified herein as the basis for approval of application
and issuance of this conditional use permit, constitutes cause for the revocation of said permit
in accordance with the procedures set forth in the Sebastopol Municipal Code.
28. Unless otherwise provided for in conditions of this conditional use permit, all conditions must be
completed prior to or concurrently with the establishment of the granted use.
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8/26/2019

RE: Application for Minor Project; Bed and Breakfast
Dear Karl,
I’ve completed the application to the best of my knowledge. If you would let me
know if any additional information is needed regarding the application, I would be
happy to provide it. My contact information is below.

Cathy Wills
Cell: 510-912-4223
Email: cathywills@ochslabs.com
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Please describe existing uses (businesses, residences, etc.) and other structures on the property:
—

~PIus—

bi~es e’~Le.~C

~-L

c~

L(~i

DEVELOPMENT DATA:

LI
LI

SQUARE FEET BuILDING ExIsTING:
SQUARE FEET BUILDING DEMOLISHED:
SQUARE FEET BUILDING NEW:

-

NET CHANGE IN BUILDING SQUARE FEET:

~

Nj.A-’~

J2Ji’~ / A
LI N I A

0 Bedroom_~.—~
2 Beç.j~6~s

LI
LI

1 Bedrooms
3 Bedrooms

~~~drooms

LI

N/A

Z’O Bedrooms
NUMBER OF DWELLING UNITS PROPOS~ LI 2 Bedrooms
,,/‘
LI 4+ Bedrooms

LI
LI
LI

1 Bedrooms
3 Bedrooms
N/A

NUMBER OF DWELLING UNITS EXISTING:

LI
LI
LI

N/A

Existing:

LI N / A
Proposed:

Li Front Yard
LI Side Yard
LI Rear Yard

LI Front Yard
LI Side Yard
LI Rear Yard

LI

LI

NET CHANGE IN DwE~J4fIG UNITS:

/

SETBACKS:

N/A

______

_____

______

N/A

Master Planning Application Forrn/201 7-18 Planning Fees/Last updated: 10/01/18

@ 10:48 Alvl
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C’

Front:

Rear:

__________

EXISTING LOT DIMENSIONS:

Left:

Front:
PROPOSED LOT DIMENSIONS:

Left:

Right:

___________

__________

___________

EN!
A

__________

Rear:

_________

Right:

__________

E N!
A

EN!

EXISTING LOT AREA:

____________

Square Feet

A

PROPOSED LOT AREA:

_____________

Square Feet

A

BUILDING HEIGHT:

Existing:

NUMBER OF STORIES:

EN!
EN!
A

Proposed:

________

Existing:

Proposed:

________

A

(s):

Existing:

Proposed:

________

A

ZONING

I~4~1T~’:

Proposed:

________

A

PARKING SPACE

__________

________

EN!
EN!
EN!

Will the project involve a new curb cut or drivewa

E Yes

ENo

Are there existing easements on the property?

E Yes

ENo

E Yes

ENo

Will Existing Landscaping be r~ ised?
If es, what is s. uare foota. of new or revised Iandsca in ?

E Yes

ENo

Will Signs be Chan

EYes

ENo

EYes

E No

EYes

E No

Will Trees be removed?
If es, lease describe Exam ale: T • e,

ize, Location on . ro . efl

,

etc.

d or Added?

Business: Hours f Operation? Open:

_______

Close:

_______

Is alcohol serv e proposed?
If yes, what

pe of State alcohol license is proposed?

___________________

If yes, hay you applied to the State Alcoholic Beverage Control for a license?

If this is a restaurant, café or other food service, bar, or nightclub, please indicate total numb~ofseats-ç~Z~\
Is any live entertainment proposed?

~ El No

\

If yes, please describe:
Master Planning Application Form 2017-18 Planning Fees/Last updated 10 01 18
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ONDEMNOFIICATIION 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 any reason any portion of this indemnification agreement is held to be void or unenforceable by a court
of c
t ntjurisdictio
e remainder of the agreement shall remain in full force and effect.
,

~/2iJ~ i 9
Applicant’s Signature

~ \~ ~

Date Signed

Planning File Number

NOTE: 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.

NOflCE OF MMLKNG:
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 provided an email address or fax number.

________________

Signature

-~~;~_k):115

Printed Name

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.

Master Planning Application Form/201 7-18 Planning Fees/Last updated: 10/01/18

@

10:48 AM

Page 4

n

: •

—

•
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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) 823-8597, or the Planning Department at (707) 823-6167.
I have informed site neighbors of my proposed project:
No

EYes

If yes, or if you will inform neighbors in the future, please describe outreach efforts:

I

.~

~,

~

~ ~

he~.)

kov~
~1

~ k~I(

j~,

j-~

~

-~

—

I

WEBSITE RE • UI ED 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:
Project description
Contact information for the applicant, including address, phone number, and email address

“I
q

Map showing project location
Photographs of project site
Project plans and drawings

Master Planning Application Form/20 17-18 Planning Fees/Last updated I 0/01/18

@
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em ion ~uesti nnaire

STORM WA TER Low IMPACT DEvEL OPME T
PURPOSE: This questionnaire will determine whether or not you need to submit the ‘Storm
Water Low Impact Development Determination Worksheet’ as part of this application. Any
application that does not contain this questionnaire OR the Determination Worksheet will be
deemed incomplete.
PRoJECT ADDRESS:

~A ~≤Lj7~

q~t~’f~

TYPE OF APPLICATION

Your project is exempt from the Determination Worksheet’ submittal requirement if it falls
under any of the below listed application categories. However, the City Staff may require
the submittal of a Determination Worksheet’, as determined on a case-by-case basis

LI Administrative Review (Interior Improvements or Use)

LI Sign Review
L1Tempàr~ry Use Permit

‘

LI Time Extension Request
LI Tree Removal Permit

LI Zoning Determination or Interpretation
The project is exempt from the ‘Storm Water Low Impact Development
Determination Worksheet’ submittal requirement as determined by City Staff.
I certify this information:

APPLICANT SIGNATURE

PRINTED NAME

Master Planning Application Form/2017-18 Planning FeesfLast updated:

DATE

10/01/18 @

10:48 AM
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MWELO: Cal~fornia Model Water Efficient Landscape Ordinance
Permit applicants are required to complete thisform, or applications may be incomplete.
MWELO PRELIMINARY APPLICABILITY DETERMINATION CHECKLIST
A

licant Information:

Name:

___________________________________________________________

Phone:

______________________________________________________

Address:

_____________________________________________________________

~LAA’4LL.

Project Information:
Site Address:

___________________________________________________________

Project Type (new dwelling, commercial, remodel, etc.): ________________________________
A. D
Currently, this project does not inc,Jude new or rehabilitated landscaping. I am
aware that future landscape installations~ay be required to comply with the Model Water
Efficient Landscape Ordinance (MWELO%requirements per California Code of Regulations,
Municipal code 15.36 Title 23, Divisio/2~ Chapter 2.7.
B. D
This project is not a homeo,,tner project and will include new or rehabilitated
landscaping of 2,500 sq. ft. or g~Øater mi area.
C.

D
This project is for a ho,z~eowner-provided or homeowner hired single-family or
multi-family residential pr,%.~ject with new or rehabilitated landscaping of more than
5,000 sq. ft.

/

Ifyou checked Item B. or C. abo please provide the information below specific to the new or
rehabilitated landscape area J,i9~ich will be completed as part of this project and specify the
compliance method to be us~f(ask Planning stafffor compliance options, zfyou have questions):
Total Landscape Area (scijft.):

_____________

Non-Turf Plan Area (~54. ft.):

Turf Area (sq. ft.):

____________________

Special Landscape Area (sq. ft.):

Water Type (potabl6 recycled, well):________________________________
Name of water p~(rveyor (Ifnot served by private well):

/
/

—~
—~~~~1

‘~‘

~

~rnpliance Method (anticipated)~
D

Pe≠ormance (Items required in Performance Checklist to be included on final plans)

D

1rescriptive (Items required in Prescriptive Checklist to be included on final plans)

/

..~

~
~:.

d

~‘._-.—

Signature:
Date:
I certify the above information is correct and agree to comply with the applicable requirements of the MWELQ.

0

0
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CITY OF SEBASTOPOL
USE PERMIT MAJOR AND MINOR PROJECTS
-

Submittal requirements #4
-

Written statement: description of proposed use as well as a description of current
uses and conditions.
This application is for conversion of the 2-story craftsman style house at 6681
Sebastopol Aye, Sebastopol, Ca to a Bed and Breakfast business. Currently this
building is rented, and in the past, has been used as offices. The building just
behind this house is a 2-story workshop/garage for this house.
On the same property is a one-story cottage with its own workshop/garage. The
cottage is approximately 1,000 square feet and the workshop/garage is 660
square feet. Both are single story structures.
Each of these structures has been remodeled extensively since purchase of the
property in 2011 and have all been built to code.
There is no change in any of the buildings for use as a Bed and Breakfast. So there
is no cost to the city of Sebastopol. The parking is more than ample for cars.
The potential benefits to the city of Sebastopol is the maintaining of an historic
building and property at the east entrance of Sebastopol. This property and
building were owned by the Pelinni family who owned the Chevrolet dealership in
Sebastopol for 75 years. This house was their home. When purchased in 2011
this craftsman style house was in a state of extreme disrepair. It was necessary to
make extensive repairs to return it to its original elegance, including wood trim
milled to match exactly the original wood trim. It’s a beautiful piece of property
with its elegant valley oak tree in the front yard and tall redwoods along the
driveway. It is an asset to Sebastopol and a wonderful piece of history to greet all
people driving into Sebastopol along Highway 12.
Additionally, as a Bed and Breakfast business, Sebastopol would benefit from the
occupancy tax.

C)

C)
When Recorded Return To:
OCHSLABS INC
8151 ELPHICK LANE
SEBASTOPOL CA 95472-7462

kwt~
j ~,S
V

,

Recording Requested By:
CT LIEN SOLUTIONS
DEBBIE WILLIAMS
Phone #: 800-331-3282

—

IIII~V~}~WIIIII
Off’~eia1 Records Of Sonorna County
Rousseau
GENERAL PUBt~IC
~“

~“~•

SBST 2 Pgs
Fee: $31.00

2

‘

SUBSTITUTION OF TRUSTEE AND FULL RECONVEYANCE

~ii~i~ IMIIMI i~l i Hil Ii~i ~ii Hil il HhiI ~ Hil ~ l hi~i ~Il f l ~ l ~

Whereas, CATHERINE WILLS, AN UNMARRIED WO AN was the Original Trustor, UPF INCORPORATED, A
WASHINGTON CORPORATION the Original Trustee, and, STERLING SAVINGS BANK the Original Beneficiary,
under that certain Deed of Trust dated 10/0612011 and recorded 10/19/2011 as Instrument No: 2011-090085 Official
Records of Sonoma County, State of California and
,

,

,

Property Address: 6681 & 6683 SEBASTOPOL AVE., SEBASTOPOL, CA, 95472
WHEREAS, the undersigned present beneficiary desires to substitute a new Twstee under said Deed of
Trust in place and instead of UPF INCORPORATED, A WASHINGTON CORPORATION.
Now therefore, the undersigned hereby substitutes himself/herself/themselves as Trustee under said Deed of Trust and
does hereby reconvey, without warranty, to the person or persons legally entitled hereto, the Estate now held by him
thereunder.
Whenever the context hereof so requires, the masculine gender includes the feminine and/or neuter, and the singular
numbers includes the plural.
The undersigned hereby accepts said appointment as trustee under the above deed of trust, and as successor trustee,
and pursuant to the request of said owner and holder and in accordance with the provisions of said deed of trust, does
hereby
RECONVEY WITHOUT WARRANT, TO THE PERSONS LEGALLY ENTITLED THERETO, all the estate now held by it
under said deed of trust.
Dated: 1112812016
BENEFICIARY / NEW TRUSTEE
UMPQUA BANK FKA STERLING SAVINGS BANK

By: Evelyn Rivas
Its: Assistant Vice President

Page #1 56627239 RPY Ref# 1531500 14413 CA097 Sonoma Count 28411119036

0

0

A notary public or other officer completing this
certificate verifies only the identity of the individual
who signed the document to which this certificate is
attached, and not the truthfulness, accuracy, or
validity of that document.
State of CALIFORNIA
County of LOS ANGELES COUNTY
On November 28, 2016, before me, Diana Darey Nem, a Notary Public,
personally appeared Evelyn Rivas,
who proved to me on the basis of satisfactory evidence to be the person(s) whose name(s) is/are
subscribed to the within instrument and acknowledged to me that he/she/they executed the same in
his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument the
person(s), or the entity upon behalf of which the person(s) acted, executed the instrument.
I certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing
paragraph is true and correct.
WITNESS my hand and offi
Signature

-

I seal.
(Seal)

Diana Darey Nem
Commission Expires: 0512312019

Page #2 56627239 RPY Ref# 1531500 14413 CA097 Sonoma Count 28411119036

Page 1 of 2

2011090084

RECORDING REQUESTED BY:
Fidelity National Title Company

OFFICIAL RECORDS OF
SONO~IA COUNTY
FIDELITY NPT’i. TITLE CO.JANICE ATKINSON
10/19/2011 02:03 DEED
PGS
RECORDING FEE: $26.00
COUNTY TAX:
$550.00
CITY TAX:
$1,000.00

Escrow No.: 11-490129092-KN
Locate No.: CAFNTO949-0949-0001-0490129092
Title No.: 11490129092-AP

When Recorded Mall Document
and Tax Statement To;
Ms. Catherine Wills
8151 Elphick Lane
Sebastopol, CA 95472

PAID

SPACE ASOVE THIS UNE FOR RECORDER’S
USE

APN: 004-063-019-000
GRANT DEED

The undersigned grantor(s) declare(s)
Documentary transfer tax is $550.00
City transfer tax $1,000.00
t X ) computed on full value of property conveyed, or
[
) computed on full value less value of liens or encumbrances remaIning at time of sale,
[
3 Unincorporated Area City of Sebastopol,
FOR A VALUABLE CONSIDERArxOrl, receipt of which is hereby acknowledged, Michael). Waldo and Rebe~ca
McLeod-Waldo, husband and wife, as community property with right of survivorship
hereby GRANT(S) to

Catherine Wills, an unmarried woman

the following described real property In the City of Sebastopol, County of Sononia, State of California:
SEE EXHIBIT MA”AlTACHED HERETO AND MADE A PART HEREOF

DATED: October 13, 2011
State of California
County of Sonoma
On October 13. 2011
befor~~,
Kathy Nelsen
Notary Public
Rebecca McLeod-Waldo
(here Insert name and title of the officer), personally appeared
Michael). Waldo and Rebecca McLeod-Waldo.
who proved to me on the basis of satisfactory evidence to be the
person(s) whose name(s) Is/are subscribed to the within
instrument and acknowledged to me that he/she/they executed the
same In his/her/their authorized capaclty(les), and that by
his/her/their signature(s) on the instrument the person(s), or the
KATHY NELSEN
z
entity upon behalf of which the person(s) acted, executed the
COMM. #1926728 o
NOTARY PUBLIC. CALIFORNIA ~
instrument.
SONOMACOUNIY
I certify under PENALlY OF PERJURY under the laws of the State
of California that the foregoing paragraph Is true and correct.
WITNESS my hand end official seal.
~ksnih ire
Z’~ç%.~
(Seal)
.

•11

i~

FD-213 (Rev 12/07)
(grant)(06-09)

•

:,

GRANT DEED

Computerized ~ritio Records F~ C~R12196 so 20110090084.001

‘3

Page 2 of 2

Escrow No.: 1149012909Z-KN
Locate No.; CAFNTQ949-O949~OQO1-O49O129O92
Title No.: 11490129092-AP

EXHIBIT °A”
THE LAND REFERRED TO HEREIN BELOW IS S~flJATED IN ThE CITY OF SEBASTOPOL, COUNTY OF SONOMA, STATE
OF CAliFORNIA, AND IS DESCRIBED AS FOLLOWS:
Lot 1, as shown upon that certain Map entitled “Parcel Map No. 58’s, filed on November 29, 1977 in Book 262 of Maps at
Page 11, Sonoma County Records.
APN: 004-063-019-000

Computerized Title Records FT CTR12196 so 20110090084.002
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Parcel Report

0

0
Parcel #:

County Assessor Information
Situs Address:

SEBASTOPOL, CA 95472

Land Use:

3 UNITS/2 OR MORE STRUCTU

Tax Area:

005014

Jurisdiction:

SEBASTOPOL

Recording#:

2017R020612

Rec Date:

8/12/2019 10:44:34 AM

6681 SEBASTOPOL AVE

Situs CSZ:

004-063-039

•1~

1ç:~

~.

3/16/2017
Commercial Units:

Land Value:

$275,975

Residential Units:

Improvements:

$481,051

Bedrooms:

4

Owner Exempt:

$0

Bathrooms:

2

Subdivision:

Main Bldg SqFt:

3,570

Year Built:

1928

LotAcres:

0.61

GIS Calculated Information
Lot Acres:

0.60

Census Tract:

153403

Census Block:

2003

Latitude:
Longitude:

Local Information
Zoning Code:

CD

General Plan Code:

CC

38.4026
-122.8187

This report is a user generated static output from an Internet mapping site and is for reference only. Data that
report may or may not be accurate, current, or otherwise reliable. GIS Calculated Lot Acres is NOT official. Assi
maintained by Sonoma County.
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Original Submittal, Superseded by Site Plan Submitted on
September 30, 2019
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September 28,20t9

t,litlr of $ebastnPrut
Additional informatlon needed for Application for Conditional Use Permit to Operate a Bed and
Breakfast at 6681 SebastopolAe (File 2Ot9-77!'
RE:

!

IIICOM?IETENESS IIFMS:

Profect Description.

1.

2.

3.

lndoor and Outdoor areas of the property that will be accessible to overnight guests:
a. The entire house {address 6681 SebastopolAve) is available for the guests. The
side yard (on the south side of the house) has a small patio and seating area for
the guests to use. Additionally, the curved driveway that goes underneath the
portico is available for parking 4 cars.
Booking rooms:
a. The booking will be for the entire house rather than per bedroom so the guests
will know each other. Because of the unique location of this property: namely,
across from the Barlow, easy walking distance to all downtown Sebastopol, and
on Highway 12 so guests can easily drive to wine tasting locations, guests will be
attracted to this property for those reasons. There are few, if any, locations in
Sebastopol that are more ideal for thls type use.
Outdoor access for special events:
a. Because the property is not expansive, there is no room for outdoor events such
as weddings and the advertising will reflect this. lt will be advertised as a quiet
location for gatherings such as reunions, wine tasting, exploring Sonoma County;
but specifying that outdoor events on the property are not permitted.

Operator/Manager,

1.

One long term renter: the person renting the 2-bedroom cottage on the same property
but with the address of 6683 Sebastopol Avenue will be the on-site manager. He has
rented the cottage for several years and is both conscientious and stable. He and the
guests have my cell phone number and because I am retired, I am usually readi[
available as well.

Food Service Proposed.

1.

There will be no food service provided and this will be included in the advertising. The
guests will have a fully equipped kitchen and, if desired, are welcome to prepare meals
for themselves during their stay.

Receivcel
$EP $

Signase.

0

2019

City of SebastoPol

There is no signage planned or anticipated at this time. My thought is to keep the property
looking like the residential home it was originally. This house was the original Pallini house and
because of its craftsman style structure and the beautiful gardens, I want people to feel they
are staying in a home rather than a commercial hotel. All the furniture and fixtures reflect the
style and era in which the house was built.
Parking.
Please see attached document with parklng areas marked A, B, and C.

Parking area A is a curved driveway immediately adjacent to the proposed Bed and Breakfast.
This drive measures 8.5' by 81.5'which will allow for 4 parking spaces in tandem.

Parking area B located adjacent to the GaragelWorkshop next to the proposed Bed and
Breakfast is 52'wide by 50' long (to curb of asphalt area). This would allow for 5 parking spaces
(parallelto each otherlwith room for cars to maneuver into the curved driveway.

Parking area C measures 30.5' by 30.5' which allows ample parking for the long-term renter in
the one-story cottage at the rear of the property.

One of the parking spaces in front of the Garage/Workshop will be designated bicycle parking.

