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Meeting Date:  April 17, 2019   
Agenda Item:  8A 
To:   Design Review Board  
From:   Dana Morrison, Assistant Planner 
Subject:  Design Review   
Recommendation: Approval with Conditions  
Applicant/Owner: Elizabeth Putnam of Burbank Housing   
File Number:  2019-13  
Address:  699 Gravenstein Highway North  
CEQA Status:  Categorical Exemption: Section 15332: Class 32  
General Plan:  High Density Residential  
Zoning:  PC: Planned Community  
  
Introduction: 
 
This is a Design Review application requesting approval to for an addition to the existing 
community building and site improvements in the northwest parking lot to the Planned Community 
which is located at 699 Gravenstein Highway South.  The Planned Community District which was 
granted Use Permit approval in 1982, involving the development of a 60 (2-3 bedroom) units. 
 
Burbank Housing is updating and reconfiguring some of their existing apartments to be ADA 
accessible. There are 3 ADA units that are existing which need modification to be brought up to the 
current code and there are 3 units being converted from standard units to ADA. This proposed 
change triggers the need to add additional ADA parking and improved paths of travel from the 
update/new ADA units to their designated parking stalls.   
 
Specifically this application addresses the following; 1) request to expand the existing Burbank 
Housing community building, 2) request to conduct site improvements for improved path of travel 
and, 3) reconfiguration of the parking lot for creation of new ADA spaces, this includes a 
Reasonable Accommodation request to approve the reduced parking resulting from the site 
improvements. A request to remove various site trees has been submitted, but will be heard at a 
later date (these requests are not required for the proposed improvements).  
 
Project Description: 
 
 Design Review: 
 

1) Community Room Building Redesign and Expansion  
The project involves the redesign of the existing community room building. The current building is 
484 square feet and consists of a laundry room, an office and a non-accessible toilet room. The 
applicant is seeking approval to add an additional 297 square feet to the building, for a new total 
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square footage of 781. The new design would still include laundry and an office, but would also 
provide a small social meeting space with a kitchenette and an accessible restroom. Some design 
changes are proposed, but the height of the structure and the appearance of the building will 
match this existing building and adjacent buildings’ designs.  
 

2) Improvements to the Path of Travel –  
The applicant is proposing to provide accessible slopes and conditions that improve the path of 
travel to and from the existing, and to-be-created, accessible units. These improvements would 
allow access from the units to the sidewalk in front of the site, the community building, mailboxes 
and to one of the site’s trash enclosures. The majority of this improvement work involves making 
the slope of the existing walkways ADA compliant, but also includes a new concrete walkway to be 
added and three new accessible ramps (see page A100 in Plans).  
 

3) Parking/Reasonable Accommodation 
Burbank Housing is remodeling and updating 3 existing ADA dwelling units and converting 3 
existing standard living units to be ADA units, for a total of six accessible dwelling units on the site. 
As part of this process Burbank Housing has proposed a reconfiguration of the existing parking lot 
in order to provide six accessible assigned parking stalls for these units (one accessible parking 
space per dwelling unit), and one unassigned van accessible parking stall to be located near the 
community building. These revisions will result in the loss of one parking space in the northwest lot 
that is being reconfigured due to additional space requirement of ADA parking. A Reasonable 
Accommodation is being requested to ensure Zoning Ordinance consistency for the loss of this 
parking spot. 
 
Public Comment: 
 
One comment was received from the public, from a resident who noted that the vents from the 
laundry room, located in the community building, are directed towards one of the complex’s 
apartment clusters. The resident expressed concern over the fumes from chemicals used in 
detergents etc. As such, Planning Staff is recommending that the Conditions of Approval include a 
requirement for the vents for the laundry to be relocated to the south or eastern side of the building 
(facing the parking areas).   
 
City Departmental Comment: 
 
The following City Departments reviewed the application: Building and Safety, Engineering, and 
Fire, Public Works, Police, as well as the City Manager and City Arborist. The following comments 
were received: 

 Building and Safety: Project will require review, inspection and final approval by 
CASP certified specialist. 

 Fire: The Community building will require new or modifications to the sprinkler 
system and fire alarm system. 

 Public Works: Applicant shall insure access to all water meters and backflow 
assemblies are maintained.  

 City Arborist: Parking lot construction near the redwood tree south of the community 
building will need to be done with care to avoid impacting this tree. As such the City 
Arborist has recommended a Condition of Approvals for monitoring said tree. 

 
Environmental Review: 
 
The proposed 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 
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or private structures involving negligible or no expansion of use beyond that existing at the time of 
the lead agency’s determination. 
 
Section 15301(e)(1) states the following: “Additions to existing structures provided that the addition 
will not result in an increase of more than: 50 percent of the floor area of the structures before the 
addition, or 2,500 square feet, whichever is less.” The project is consistent with this categorical 
exemption in that it involves the reuse and minor expansion of an existing structure, and the 
reconfiguration of an existing parking lot. 
 
General Plan Consistency: 
 
The General Plan Land Use Designation for this property is High Density Residential. Per the 
General Plan this land use designations: Designates areas suitable for multifamily dwellings at a 
density of 12.1 to 25 units per acre. This designation is suitable for duplexes, apartments, 
townhouses, and other attached dwelling units. The proposed use includes the update and 
expansion of an existing community building, parking improvements and updates to the path of 
travel for an existing Planned Community, 60-unit, apartment complex. The proposed project is 
consistent with this land use designation.  
 
Zoning Ordinance Consistency: 
 
The site is zoned as a Planned Community (PC) District. The Zoning Ordinance states the 
following regarding the PC District: The purpose of the PC Planned Community District is to allow 
for comprehensively designed and well-planned residential developments which create an 
integrated community wherein all land uses are planned and designed in a comprehensive “master 
plan” approach, including such aspects as roadways, open space, infrastructure, architecture, and 
landscaping. The Planned Community District provisions are intended to encourage, through 
utilizing freedom of design which may deviate from the strict requirements of, but which will 
surpass the quality required by, the zoning regulations, a variety of residential, commercial, 
industrial, or a combination of such uses within the same development. These provisions shall be 
applicable to all parcels within the PC District and shall establish all land use controls for property 
within the PC District. The proposed community room expansions/update and path of travel 
improvements are consistent with the PC District as they are improvements to an existing 
developed Planned Community. The surrounding properties are either zoned as County Rural 
Residential, Planned Community Residential or General Commercial.  
 
There are no base district zoning standards for the Planned Community District, and the 1982 
Planned Community Use Permit approval does not include provisions regarding setbacks for 
building expansions etc. However, the proposed community building is located in the center of the 
existing apartment complex more 75 feet from the nearest property lines. The proposed community 
building redesign maintains these large setbacks. The proposed height of the building will remain 
the same (18’-5 ½”).  
 
Parking/Reasonable Accommodation Request:  

Per SMC Chapter 17.425: A request for reasonable accommodation may be made by any person 
with a disability, their representative or any other entity, when the application of a zoning law or 
other land use regulation, policy or practice acts as a barrier to fair housing opportunities. A person 
with a disability is a person who has a physical or mental impairment that limits or substantially 
limits one or more major life activities, anyone who is regarded as having such impairment or 
anyone who has a record of such impairment. This chapter is intended to apply to those persons 
who are defined as disabled under the Acts. 
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A request for reasonable accommodation may include a modification or exception to the rules, 
standards and practices for the siting, development and use of housing or housing-related facilities 
that would eliminate regulatory barriers and provide a person with a disability equal opportunity to 
housing of their choice. The Planning Director will grant a request for an accommodation whenever 
the accommodation is necessary and reasonable. 

The proposed site redesign would reduce the number of parking stalls on site to 101 spaces. This 
would result in a net loss of 1 parking space, for the creation of 7 ADA compliant parking spaces. 
The applicant is requested a Reasonable Accommodation Request under the Fair Housing Act to 
allow for this reduction (as found in SMC Section 17.425).  Both the Federal Fair Housing Act and 
the California Fair Employment and Housing Act (the Acts) allow an applicant to request 
“reasonable accommodations” to request exceptions or modifications to regulations to remove 
barriers to the creation or retention of housing for persons with disabilities.  These requests often 
occur when an applicant is modifying an existing site or facility to facilitate the retention or creation 
of accessible housing, or upgrades of a unit to current ADA standards. This often includes 
modification of parking, as ADA parking requirements for size and type of spaces has changed 
over time to require additional space (for van accessible spaces, etc.). 
 
There are currently 102 parking spaces on the Burbank property. This was the original parking 
requirement when the Burbank Housing Planned Community Use Permit was approved in June 
1982. Per their Use Permit approval “parking spaces and numbers shall be in accordance with City 
parking ordinance.” The proposed reduction of 101 parking spaces would be one space less than 
the original approval. 

Under the current Zoning Ordinance, the site would require 108 parking stalls (90% of the required 
parking for deed restricted affordable housing, which would otherwise be two spaces per 2-3 
bedroom units).  The site has 60 (2- and 3- bedroom) units, and the use is deed-restricted 
affordable housing (120 spaces x 90% = 108 spaces). However, the current Zoning Ordinance also 
allows on-street parking spaces to count towards the parking total of a project site. There are 
approximate 5 on-street parking spaces along the frontage (see below). Additionally, there is a bus 
stop directly to the north of the site’s entry, which helps to serve many of the residents. With 
approval of the Reasonable Accommodation the site will be consistent with the Zoning Ordinance.  
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Required Findings: 
 

Required Reasonable Accommodation Findings: 
 

The written decision to grant or deny a request for reasonable accommodation will be consistent 
with the Acts and shall be based on consideration of the following factors: 

1. Whether the housing, which is the subject of the request, will be used by an individual 
disabled under the Acts. 

2. Whether the request for reasonable accommodation is necessary to make specific housing 
available to an individual with a disability under the Acts. 

3. Whether the requested reasonable accommodation would impose an undue financial or 
administrative burden on the City. 

4. Whether the requested reasonable accommodation would require a fundamental 
alteration in the nature of a City program or law, including but not limited to land use and 
zoning. 

5. The accommodation is necessary: 
a) The accommodation is necessary if, without the accommodation, the person with a 

disability would not have an equal opportunity to live in the dwelling of his or her choice. 
b) A person would not have an equal opportunity to live in a dwelling if, without the 

accommodation: 
i. The person would be excluded from a neighborhood; or 
ii. The person would have less of an opportunity to live in the neighborhood or the 

particular dwelling than persons who do not have disabilities. 

6. The accommodation is reasonable. An accommodation is reasonable if it: 

a. Does not create an undue financial or administrative burden for the City; and 
b. Will not fundamentally alter the zoning scheme of the City. 

7. Potential impact on surrounding uses. 
8. Physical attributes of the property and structures. 
9. Alternative reasonable accommodations which may provide an equivalent level of benefit. 

 
Required Design Review Findings: 

 
Section 17.310.030.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.  
 
Staff Analysis: 
 
The project is requesting approval to redesign the existing community building, improve paths of 
travel, as well as redesign the parking lot is to reduce the number of off-street parking spaces for 
699 Gravenstein Highway North from 102 to 101, a net loss of 1 space (this request includes a 
Reasonable Accomodation). This request is to accommodate the creation of 4 additional ADA 
spaces (in addition to the 3 existing ADA spaces). Overall the requests appear appropriate.  



 6 

 
The site is being redesigned to accommodate the properties’ redesigned and newly created ADA 
units (totaling 6 units), to increase the access to housing for disabled individuals. The requested 
parking reduction is necessary to create ADA compliant parking spaces for the 6 ADA units, and 
an ADA van accessible stall for the project’s community building. Staff has reviewed the site and 
alternatives proposed by the applicant, and there does not appear to be any other appropriate 
areas to create additional parking.  Other options considered were not reasonably feasible, such as 
the further extension of this lot to the east, which would require removal of a large redwood tree 
south of the community building. 
 
The proposed accommodation would not create a financial or administrative burden for the City as 
the financial burden of implementing and constructing the requested changes falls on the applicant. 
The proposed parking reduction would not create a fundamental alteration in the nature of a City 
program or law, as the proposed accommodation will only result in the loss of one parking space 
and, with the on-street parking spaces included, the site will not be under-parked per their 1982 
approved Use Permit.  Without this accommodation the facility will not have adequate ADA 
parking. 
 
Based on the above findings, staff believes the request is reasonable. The proposed site redesign, 
which will accommodate the new parking stalls and path of travel, are minimal and would not have 
an impact on the surrounding residential units beyond construction activities. The proposed site 
redesigns also improve crosswalks and paths of travel within the project.  
 
The application was routed to the City Departments for comments and the only comment relating 
to the ADA site redesign and accommodation was from the Building Department and City Arborist. 
The Building Official noted that the project will require review, inspection and final approval by a 
CASP certified specialist (Certified Access Specialist).  The City Arborist expressed concerns 
regarding the two trees located near where some of the path of travel and parking lot 
improvements are proposed. As such, she has recommended appropriate mitigation measures and 
protections that can be used to ensure the health and welfare of the trees on site during 
construction. These have been included as Conditions of Approval.  As such, staff supports the 
approval of this request.   
 
The project also involves the development of an updated community building and paths of travel 
for newly refurbished or created ADA apartment units. Overall, the Board could find that this project 
is appropriate for the location and greater Sebastopol for several reasons.   
 
The project complies with the General Plan in that is a community building located within a 
Planned Community, and the site and design updates will revitalize the existing planned 
community apartment complex. The Board could also find the project to be compatible with the 
neighborhood and greater Sebastopol in that the building will have materials, colors, and 
architectural features, which are present throughout the Planned Community development and that 
the overall design is very similar to the existing structure. The site improvements also greatly 
enhance the path of travel for all residents of the facility. 
 
The project will contain trees and plantings, which provides a natural aesthetic element to the 
overall urban character of the site.  Further Conditions of Approval from the City Arborist to ensure 
the protection of any trees located near the path of travel improvements have been included and 
the project will be returning at a later date for review of proposed site tree removals and 
replacement landscaping/maintenance plans.  
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Recommendation: 
 
Staff recommends that the Board 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 Board may find that revisions are necessary and a continuance is appropriate.  
Staff recommends that the Board provide specific direction for redesign to the applicant in the 
event of a continuance or rationale in the event of a denial.   
 
Attachments: 
 

 Master Planning Application Form 

 Project Description Letter 

 Reasonable Accommodation Letter 

 Location Map 

 Site Photos 

 Arborist Report 

 Plan Submittal 
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DESIGN REVIEW PERMIT: 2019-13 
699 Gravenstein Highway North 

Update and expand existing Community Building, improve paths of travel, and parking lot 
redesign 

 
RECOMMENDED FINDINGS FOR APPROVAL: 
 
1. That the proposed 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. 
 

2. That the project is consistent with the General Plan Land Use Designation in that the proposed 
use includes the update and expansion of an existing community building, parking 
improvements and updates to the path of travel for an existing Planned Community, 60-unit, 
apartment complex.  

 
3. That the project is consistent with the Zoning Ordinance in that it complies with the PC: 

Planned Community District and the applicable development standards as approved and 
conditioned.   

 
4. That the design of the project will be compatible with the neighborhood and the general visual 

character of Sebastopol in that redesign and expansion to the community building will revitalize 
a structure which was constructed decades ago will constructed of materials, colors, and 
contain architectural features, which are present throughout the Planned Community 
development and that the overall design is very similar to the existing structure. 

 
5. That the project will not impair the desirability of investment or occupation in the neighborhood 

in that it will redevelop an existing structure and improve existing paths of travel. 
 
6. That the project provides appropriate transitions and relationships to adjacent properties and 

the public right-of-way in that building is appropriately setback from the property lines and 
adjacent buildings.       

 
RECOMMENDED CONDTIONS OF APPROVAL: 
 
1. Approval is granted for the Design Review submittal described in the application and the plans 

date stamped February 7, 2019. 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 §17.450.020(4) of the Zoning Ordinance. 
 

2. The applicant shall return for review of the proposed Tree Removals, including a proposed 
replacement and maintenance landscape plan before issuance of any building permits or any 
site improvements. 

 
3. All construction shall conform to the approved plans, unless the design is modified herein.  The 

applicant shall obtain a Building Permit prior to the commencement of construction activities. 
 

4. The project shall require review, inspection and final approval by CASP certified specialist. 
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5. The Community building shall require new or modifications to the sprinkler system and fire 
alarm system. 

 
6. Vents for the Community building shall be orientated towards the south or east (towards facing 

the parking areas), not the north or west.  
 
7. The applicant shall insure access to all water meters and backflow assemblies are maintained.  

 
8. Construction details for the repaving that provides for root protection shall be incorporated in to 

the construction documents. These documents shall be reviewed and approved by the City 
Arborist.  

 

9. During demolition or grading or other construction activities within the driplines of protected 
trees a qualified, certified arborist shall be present to observe the work. Roots shall be carefully 
exposed, avoiding damaging them. Any roots which cannot be preserved shall be cleanly cut 
under the supervision of the arborist. If in the opinion of the arborist the number of roots which 
must be cut significantly compromise the health and structural stability of the tree, they will 
recommend mitigation procedures or the possible removal of the tree. 

 
10. 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.  

 
11. The Planning Director shall interpret applicable requirements in the event of any redundancy or 

conflict in conditions of approval. 
 
12. 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.   
 
13. 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, prior to 
approval of any site improvements or Building Permits.  The applicant may need to return to the 
Planning Commission and/or the Design Review Board for review at City staff’s discretion, if 
any site changes are necessary, as a result of improvement plans.      

 
 

Reasonable Accommodation Request: 2019-13 
699 Gravenstein Highway North 

Reduce site parking to 101 spaces, from 102, to create 3 new ADA compliant parking 
spaces, for a total of 7 ADA compliant parking spaces 

 
RECOMMENDED FINDINGS FOR APPROVAL 

 
1. That the application 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.  
 

2. That the site is being redesigned to accommodate the properties’ redesigned and newly 
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created ADA units (total of 6 ADA dwelling units), to provide additional housing opportunities for 
disabled individuals.  

 
3. That there are no reasonable solutions to add additional parking to the site.  The requested 

parking reduction is necessary to create ADA compliant parking spaces for the 6 ADA units, 
and an ADA van accessible stall for the project’s community building.   

 
4. That the proposed accommodation would not create a financial or administrative burden for the 

City as the financial burden of implementing and constructing the proposed changes fall on the 
applicant.  

 
5. That the proposed parking reduction would not create a fundamental alteration in the nature of 

a City program or law, as the proposed accommodation will only result in the loss of one on-site 
parking space, and on-street parking spaces are available to supplement the on-site parking.  

 
6. That without this accommodation the facility will not have adequate ADA parking and based on 

the above the request is reasonable.  
 
7. That the proposed site redesign, to accommodate the new parking stalls and path of travel, are 

minimal and would not have an impact on the surrounding residential units beyond construction 
activities.  

 
8. That the proposed site redesign improves crosswalks and paths-of-travel for the entire project.  
 
RECOMMENDED CONDTIONS OF APPROVAL: 
 
1. Approval is granted for the Reasonable Accommodation Request described in the application 

date-stamped February 13, 2019, except as modified by these Conditions of Approval, and is 
valid for a period of three (3) years during which time the rights granted must be exercised. 
However, the applicant may request one (1) one-year extension of this permit from the 
Planning Director, pursuant to Zoning Ordinance §17.450.020(4). 
 

2. The project shall require review, inspection and final approval by a CASP certified specialist 
(Certified Access SPecialist). 
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MASTER PUNNING APPLICATION FORM

Signature:
I ce#ffy that this application Is being made with my consent.

Date: 2 —

OTHER PERSONS TO BE NOTIFIED: (include Agents, Architects, Engineers, etc.).

Name: JPcvuE~ C0US. Name:_____________________

Email Address: @1 l1ft)S44’~tbtIc~ epi~ Email Address: _____________________

Mailing Address: 9100 ~114~r ‘Wy 4At/ Mailing Address: ________________________

City/State/Zip: <a kra ~14do, Cik ‘1c6 Z5’ City/State/Zip: _______________________

Phone: ~3o -~‘li SE— b9 Y ‘/ Phone: ______________________________

Fax: __________________________________ Fax:

C

<1

PROJECT INFORMATION:

ADDRESS: €119 ~-WsvE~J (lvii A]

PARCEL#: ~O6~~D91 ~l ~O73

FOR CITY USE ONLY

PARCEL
AREA: ‘3 ‘<c~ &cv~€9

I —

PLANNINoFILE#~)C~Q ~

DATE FILED: Lt 7 2~f9
e’o

TOTAL FEES PAID: $ 1 6 5
REcEIvED ev:

DATE APPLICATION
DEEMED COMPlETE: N

APPLICANT OR AGENT:
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Mailing Address: .q~0 A- sike,P ~c ~rz

City/State/Zip: S~.zi tfa~~~J C/i ‘J’j9o/

Phone: ~ y,ç c,sT vt1-7

Fax:

OWNER OF PROPERTY
IF 0 R THAN APPLICANT:
Name: t t1L4

Email Address: ki. L’~us. 1C)

Mailing Address: 940 &tt~ocv&c1 A vt.

City/state/zip: &qL.4 ~~Ct c~ 5.c, (4 gsqp ‘,‘

Phone: 9-en- £~ ‘13-8

Business License __________

Signature:~l i~
Date: rt4, 4’.

Fax: ____________

Business License IL.

MasK, P1a,ming Appr ng ~s1Last
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PROJECT DESCRIPTIO1..

DESCRIBE IN DETAIL, the proposed project and permit request. (Attach additional pages, if needed):

Vsiio v-od”v”t +B~za’i ~ e) cotn~~4 6419—., cAe aocz~4tfr
‘1M ~vWQVVW4~ rrVRs~ ~e6F o(&as~r, t Ac4v~n. z~nc~Lc
~v_cooJt~)cicm ft€vc~)

This application includes the checklist for the type of application requested: ~i’es D No

Please indicate the type(s) of application that is being requested (example: Use Permit, Design Review,
Variance, Planned Community Rezone, etc.):

- khSl4) v~e (~~flV~W~ (4/17

Please describe existing uses (businesses, residences, etc.) and other structures on the property:

1 ~ ~&~wô.tc~des ~
‘ c,_, U’, •‘—‘

M43

DEVELOPMENT DATA:
(th’emu&dy q~ M)w~OIM’ ci~

SQUARE FEET BUILDING EXISTING: 9 ~ (/ 4’ Q NI A

SQUARE FEET BUILDING DEMOLISHED: .As N / A

SQUAREFEETBuILDINGNEw: -781 # D N/A
NET CHANGE IN BUILDING SQUARE FEET: ~9 7 * D N I A

0 0 Bedrooms 0 1 Bedrooms
NUMBER OF DWELLING UNITS EXISTING: 0 2 Bedrooms 0 3 Bedrooms

0 4+ Bedrooms / A

0 0 Bedrooms 0 1 Bedrooms
NUMBER OF DWELLING UNITS PROPOSED: Q 2 Bedrooms 0 3 Bedrooms

0 4+ Bedrooms -~N / A
NET CHANGE IN DWELLING UNITS: .0” N / A

Existing: Proposed:

U Front Yard C Front Yard
SETBACKS: C Side Yard U Side Yard

U Rear Yard U Rear Yard

0 N/A

RECEIVED
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Business: Hours of Operation? Open: _______ Close: _______

Is alcohol service proposed? U Yes

If yes, what type of State alcohol license is proposed? __________________

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

If this is a restaurant, café or other food service, bar, or nightclub, please indicate total number

Is any live entertainment proposed? U Yes

Front: Rear:
EXISTING LOT DIMENSIONS: Q N)

Left: Right: A

Front: Rear: /

PROPOSED LOT DIMENSIONS:
Left: Right: A

EXISTING LOT AREA: 0’? ~ ~. Square Feet D N /

N/
PROPOSED LOT AREA: Square Feet A

t—,rn( t-/i /I
BUILDING HEIGHT: Existing: It —) /7. Proposed: A

.. i / ~N/
NUMBER OF STORIES: Existing: / Proposed: A

PARKINGSPAcE(s): Existing: 102— Proposed: /o/ U NI

~ ZONING Existing: Pc Proposed: at’c

Will the project involve a new curb cut or driveway? U Yes

Are there existing easements on the property? I3S’es U No

Will Trees be removed? ~E’Yes U No
If yes, please describe (Example: Type, Size, Location on property, etc.)

~ 5.ei ~7~O.4 ed 1
Will Existing Landscaping be revised? ~‘es U No
If yes, what is square footage of new or revised landscaping?

I & RtbL ~

Will Signs be Changed or Added? DYes

tt

of seats:
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C)

INDEMNIFICATION 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 adses 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 an reason any portion of this indemnification agreement is held to be void or unenforceable by a court
of tent• ‘sdiction, the remainder of the agreement shall remain in full force and effect.

Ap nt’s Signature e 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.

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 provided an email address or fax number,

Marianne tim
Director of Housing Development

Signature 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.

RECEIVEb1
FEB 072019

BY’

Mwcrplanoing Appli~Iion Fo,m12017-I&Plmmi,,g Fea~ti~ upd.tcd’ iomiiis @10:48 AM



N€IGHBOR NOTIFICATRM

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: C Yes
No

If es, or if ou will inform ne.hbors in the future, •lease describe outreach efforts:

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
q Contact information for the applicant, including address, phone number, and email address
q Map showing project location
q Photographs of project site
q Project plans and drawings

Ti

WEBSITE REQUIRED FOR MAJOR PROJECTS

RECEIVED

FEB 0 7 2919

BY~

Master PIar~ng Applicailon FonnI2OIl-iS PIam,ing Peea/last updated 10101 18 @1048 AM Page 5



Exemption Questionnaire
STORM WATER L0wIMPACT DEVELOPMENT

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:

TYPE OF APPLICATION

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

O Administrative Review (Interior Improvements or Use)
0 Sign Review
[]Temporary Use Permit

0 Time Extension Request

~Tree Removal Permit
0 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:
Marianne Lim

Director of Housing Development //f
APPLICANT SIGNATURE PRINTED NAME DATE

RECEIVtb
FEB 072019

BY

Mnte, PI.,v,1e8 Applicaifom Fomv2OI7.18 Planning Ee.slLatt updated: 10101/18 @ 0:48 AM



WEIR J ANDREwSON ASSOCIATES,
A &

WA

The scope of this project includes an expansion of a community room building, path of travel
improvements and a reconfiguration of the parking lot [or the multi-family residential complex at
699 Gravenstein Hwy North.

The current community room building has ci laundry room, an office and a non-accessible toilet room.
Burbank housing would like to provide a small social space for the residents, including a small
kitchenette and an accessible restroom, while still providing a laundry room and office. The square
footage of the building will increase by 297 square feet. The roof height will remain the same. While the
roof changes, the exterior appearance of the building will be in the spirit of the ex~sting and the
adjacent buildings.

We are proposing improvements to the path of travel to provide accessible slopes and conditions that
would allow access from the accessible units to the sidewalk in front of the site, the community building,
one of the trash enclosures, the mailboxes and the tot lot. Most of this work involves making the slope of
an existing walkway compliant; however, there will be a new concrete walkway added and three new
accessible ramps.

We are reconfiguring the parking lot in order to provide six accessible assigned parking stalls, for the six
accessible dwelling units, and one unassigned van accessible parking stall. Due to the fact that the site
is sloped and has many heritage trees providing these larger stalls—one parking stall will be lost, new
curbs will need to be added, and a small amount of turf will be paved.

T:\Gravenstein Apts_18011\Admin\LTR_190211 Project staternent.docx

4 ) 3 485 9707 ww ‘1. WOCI SSOC. C. OIfl



WEIR j ANDREwS0N ASSOCIATES,
A &

February 11, 2019

Ms. Karl Svanstrom
Planning Director
City of Sebastopol
7120 Bodega Avenue
Sebastopol, CA 95472
Email: ksvanstrom@cityofsebastopol.org

Subject: 699 Gravenstein Hwy North WIA Project#: 18011

Dear Ms. Svanstrom,

We are requesting a reasonable accommodation waiver for the parking stall requirement on behalf of Burbank
Housing, Inc. The scope of work for our project at 699 Gravenstein Hwy North, a multifamily residential site,
includes the conversion of six standard dwelling units into six accessible dwelling units.

In order to provide an accessible parking stall for each of the six accessible units, as well as a van accessible stall
for the community room building, the parking lot needed to be reconfigured. The site has many heritage trees and
significant slopes that made this reconfiguration a challenge. The solution we are presenting is a net loss of one
visitor parking stall.

Section 17.110.030 of the Zoning ordinance states we would need to provide two spaces for each 2-3 bedroom
unit. This project has 60, so we would be required to provide 120 parking stalls. However, the existing parking lot
has only 102 stalls. Our proposal makes significant effort to match the non-conforming condition while providing
parking for the new accessible units. We request that you allow us to provide 101 parking stalls.

If you have any questions or concerns please let us know. Thank you for your time and consideration.

Sinc- ly,

(6
‘I . beth Putnam, AlA
Senior Project Manager

cc: VolkerStrifler, Burbank Housing
James Coles, Housing Tools
Mike Rogers, Mike Rogers Development Consulting

EP/kp

TAGravenstein Apts_18011\Admin\LTR.190211 Parking Reasonable Accommodation.dacx

I 41 ~,.485. 9797 wwwwu tsso
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®ACCESSIBLE ENTRANCE LOCATION SIGN

I. REFER TO SIGNAGE PLANS FOR SIGN LOCATIONS.

2. REFER TO TEE FOLLOWING CEO SECTIONS FOR SIONAGE REQUIREMENTS. IIR.7E3.5, TVP.
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BECKY DUCKLES 
CONSULTING ARBORIST & LANDSCAPE ADVISOR 

SEBASTOPOL, CA. 
707.829.0555 P 

 

ARBORIST’S REPORT 
 

GRAVENSTEIN APARTMENTS  
699 Gravenstein Highway North - Sebastopol 

April 11, 2019 
 
I visited this site on February 20th and April 5th with Kari Svanstrom, Sebastopol Planning Director as well as 
on April 8th with Volker Strifler, the construction manager for the property owners, Burbank Housing. The 
purpose of the visits was to discuss their upcoming project, regrading and repaving some parking areas and 
sidewalks to meet ADA requirements, in regard to potential impact on existing trees. 
 
This site was developed decades ago, with a densely growing landscape of some previously existing coast 
redwood trees and a giant sequoia as well as many other ornamental trees.  
 
There are two trees potentially impacted by proposed construction. Some roots may be impacted on a large, 
54” diameter coast redwood (Sequoia sempervirens) and a 24” dbh coast redwood, both near the 
community building. We have discussed construction details for the repaving which have been incorporated 
into the construction documents.  
 
During the grading for this work, a monitoring arborist should be present to insure that any excavation is 
done carefully, exposing any roots which may have to be cut, and supervising any necessary root pruning. 
Because we don’t know the depth, size and number of roots which may be encountered, we will not know 
until they are exposed which roots can be preserved and which will have to be cut. I will remain in contact 
with Burbank Housing (and the City of Sebastopol) to insure that the trees and roots are protected, and that 
any root pruning is done with supervision and evaluation of tree stability and structural soundness. 
 
“Tree Protection Measures: 
During demolition or grading or other construction activities within the driplines of protected trees a qualified, 
certified arborist shall be present to observe the work. Roots shall be carefully exposed, avoiding damaging 
them. Any roots which cannot be preserved shall be cleanly cut under the supervision of the arborist. If in 
the opinion of the arborist the number of roots which must be cut significantly compromise the health and 
structural stability of the tree, they will recommend mitigation procedures or the possible removal of the 
tree.” 
 
Respectfully submitted, 

 

Becky Duckles 

 
 
Becky Duckles 
Sebastopol City Arborist 
ISA Certified Consulting Arborist #WE-0796A  


	Item 8A_Staff Report Burbank Apartments Design Review_699 Graven Hwy N
	Item 8A_Burbank Apartments Design Review Attachements and Plans
	City Arborist Report_699 Grav HWY N

