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Introduction:
The project applicant is seeking Preliminary Review and feedback from the Tree Board regarding
the current proposed removal of trees, which is based on the preliminary site design for the
proposed project, an approximately 100-unit condominium subdivision located at 1009 and 1011
Gravenstein Highway North. In early stages of discussions with City staff, the applicant was
directed to obtain the services of a professional arborist to identify and evaluate protected trees
on the project site. As such, the applicant retained Horticultural Associates, who prepared a Tree
Preservation and Mitigation Plan (attached), which evaluated 133 trees on site including tree
species, size, health, and structural condition. Based on the report prepared by Horticultural
Associates the site design, as proposed, will require removal of 40 trees due to significant
development impacts. Of the 40 trees proposed for removal, 27 are protected under the City of
Sebastopol Tree Protection Ordinance. In addition to the trees evaluated in the arborist report,
several Gravenstein trees will also be removed.

Project Description:
Preliminary site design for the project proposes construction of 18 multi-family residential
structures. Of the proposed structures, six would be two-story, three-unit buildings, five would be
three-story, ten-unit buildings, and seven would be three-story, five-unit buildings. On-site
circulation, open space, and other associated improvements are also proposed. As the project is
in a preliminary stage, site design and the proposed number of units may also change, though it
is not anticipated that the project will change significantly with regard to use. The Tree
Preservation and Mitigation Report, prepared by Horticultural Associates on July 18, 2019
evaluated 133 trees on site, including both protected and non-protected trees, as defined in
Chapter 8.12 of the Sebastopol Municipal Code (SMC). The report identifies 40 trees, 27 of which
are protected, that would be significantly impacted by the proposed development and are
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recommended for removal. The remaining 93 trees evaluated are recommended to remain on site
and include measures for preservation. Trees proposed for removal include Black Oak (Quercus
kelloggi), Coast Live Oak (Quercus agrifolIa), Coast Redwood (Sequoia sempervirens), Douglas
Fir (Pseudotsuga menziesii), Honey Locust (Gleditsia triacanthos), and Valley Oak (Quercus
lobata). Specific trees proposed for removal are identified by number on the Tree Location Plan
included in the Tree Preservation and Mitigation Report and the Tree and Building Plan submitted
on August 7, 2019 by the applicant (attached). A summary of trees proposed for removal are
included in the table below.

Number of Trees Proposed for Removal
Tree Species Tree Identification No. Protected Non-Protected Total
Black Oak 10, 26 1 1 2
Coast Live Oak 1, 2, 6, 7, 11, 13, 18, 22, 10 6 16

29, 76, 97, 99, 104, 105,
107, 109

Coast Redwood 20, 30, 31, 32, 33, 36, 37, 14 - 14
38,39,40,41,42,43,61

Douglas Fir 27, 35, 110, 131, 132, 133 - 6 6
Honey Locust 111 1 - 1
Valley Oak 9 1 - 1

Total 27 13 40

Environmental Review:
Upon submittal of a formal application, the project will be subject to the California Environmental
Quality Act (CEQA). Within 30 days of determining application completeness, the City will prepare
an Initial Study to determine whether the project will have a significant impact on the environment.
The Initial Study will determine the type of environmental review required. Where significant
impacts are identified, project mitigation will be required. Detailed mitigation measures, including
those related to tree preservation, replanting, etc., will be identified based on the project specific
proposal, to be submitted formally by the applicant to the City of Sebastopol Planning Department.
Comments received by the Tree Board at the August 21st hearing will provide direction to the
applicant regarding site design as it relates to tree removal.

Public Comment:
Preliminary Review does not require formal public hearing procedures as contained in Chapter
17.400 of the Zoning Ordinance. Future formal review, including formal preliminary review with
the Design Review Board, will be required to comply with all public hearing noticing procedures
contained in the Zoning Ordinance.

City Departmental Comment:
The applicant has received feedback on the preliminary project from other City departments.
Comments related to trees and tree removal are included below. Comments related to other
aspects of the project will be included in the analysis for future formal preliminary review.

City Arborist
The City arborist performed a site visit on August 15, 2019 and prepared a report (see attached).
She determined that the proposed conceptual screening and preservation of existing trees along
the property lines is adequate. Additionally, the City arborist stated that the selection of
landscaping species and size will be important. Upon formal submittal the applicant’s landscape
plan will be reviewed by the City arborist to identify appropriateness for the site.

2



Engineering
o The project will need to comply with the City’s Low Impact Development (LID)

requirements. Currently, the O’Reilly site drains to the detention basin at the northwest
corner. This basin was a mitigation measure cited in the O’Reilly EIR, to buffer storm flows
before they reached the undersized swale along the south side of Mill Station Rd. The
original hydrology/hydraulics for the basin have been lost - I searched for them when the
Charter School proposed moving the driveway. The best I could come up with was to have
the Charter School grading preserve the volume of the basin and the outlet configuration.
Unless the developer can locate a copyof the original calcs, they may have to reverse-
engineer the basin to show their impacts on the outflow.

Required Findings:
Upon formal submittal, the project will be required to apply for and obtain several planning
entitlements including a Tentative Subdivision Map, Planned Community (PD) Zoning, Design
Review, Tree Removal, and Environmental Review. Findings specific to each planning entitlement
will be analyzed upon formal submittal and the analysis will be presented to the appropriate
hearing bodies.

Recommendation:
At this time, the applicant is presenting the project for Preliminary Review. This provides the
applicant with an opportunity to identify any design options as it relates to tree preservation and
removal under consideration so that the Board can provide feedback. This also provides the
Board the opportunity to make comments on the application and seek clarification on any
components that may be unclear.

The Board does not take any votes under Preliminary Review. However, the applicant is seeking
a general consensus or direction on the proposed site strategy and tree removal, to the extent
feasible. This would allow the applicant to gain a general understanding, regarding the design of
the project as it relates to the removal of protected trees and any recommended revisions that
should be considered.

Staff recommends that the Board receive a presentation from the applicant, hear from any
interested members of the public, and provide comments on the project. Specific questions posed
by staff include the appropriateness of site design of buildings 11, 12, 13, and 14 as it relates to
proximity to trees.

Attachments:
1. Tree Preservation and Mitigation Report, prepared by Horticultural Associates, July 18, 2019
2. City Ventures Preliminary Site Plan for Gravenstein Village, submitted August 7, 2019
3. City Arborist Report
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• City ofSebastopol
Planning Department
7120 Bodega Avenue

Sebastbpol, CA 95472
(707) 823-6167 (Phone) or (70?) 823-1135 (Fax)

www.cLsebastoi,oI.oa.us

MASTER PLANNING APPLICATION FORM

: ___________ _________

~_ ~ ~ ‘~‘~ ~ “~ ~

APPLICANT OR AGENT: OWNER OF PROPERTY
/ ~ IF OTHER THAN APPLJ~ANT:

Name: C~k~ V~~4’~ijV~5 ~ ~11J.tSe~ Name:__________________

Email Address: ~ rnyn4Lhnc~)~orf( Ily
Mailing Address: 4Sf4 5~~PJ~u’ S+~ S4C. 2-~ Mailing Address: 100 ~ éi r v~ ~k’~3’.j 1’J.

CitylState/Zlp: ~F / CA /‘~1~ I 0~ CitylStatetZlp: CA 5Lh~2_
Phone: ~ ~Z2~f’~0 Phone: ~l ThtL £ ~2~k

Fax _______________________________ Fax:______________________________

Business License # Business License #: _____________________

~Z~) ~
Signature: ~‘ Sgnature~4’Wl,O~t-,. 1’,j

I cel*that this eppllcetkm Is ~j~ade with my

Date: ~ ‘C’ Date: ~~ ~ ~ 1 ~

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

Name: ____________________________ - ___________________________

Email Address: ________________________ Email Address: -

Mailing Address: __________________________ Mailing Address: ________________________

CitylStateizip: City!StatelZip: “~ C ~

Phone: _______________________________ Phone: liii n ~
f —~ L’

Fax: • Fax: Ir~ —~-

MituPftnngA4phcIJf~ Fo017-1RP1gFeesiLa~tupdat~d lCt&UIflS@ 10:48AM



PROJECT DESCRIPTION:

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

-c~ ~ ~ ~ ~.-
-

v~A( (5AL k k 0.,,.?(... ~Q~~1Yv~p I i~N ~t~49V*\~L)~ s

tb S~).’~ ) ~ t~ ~~ 7\~*~r~ ~7I-~ -

~ri- vna~j ctsic~ ~E:iy7~ ~cJ~5 o~v~~v
\cM~~°~ r~c.~ç3 -‘ç~) ~74.CLOMMbO.~ ~-~~ 1-~~t_c~1 ~
This ap~ation ln~1J.ides the checklist for the type of application request~d: ~Yes [I No cc~Mi”J.

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

Existing:

D Front Yard —

C Side Yard _____

C Rear Yard _____

~J N/A

Proposed:

C FrontYard _____

C Side Yard ______

C Rear Yard ______

D N/A

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

~ L5 ~ q~ce~-~ €~v’~ O~ cWdpy~

\e~se~ to C~v~c

DEVELOPMENT DATA:

SQUARE FEET BUILDING EXiSTING: — — f’~~ A -

SQUARE FEET BuiL.OING DEMousHEo: N / A

SQUAREFEETBUILOINGNEW: ~.31) 1_0 N/A -_____

~ NET CHANGE IN BUILDiNG SQUARE FEET: 0 N / A

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

D4+Bedrooms ~NlA
0 0 Bedrooms ~T 1 Bedrooms

NUMBER OF DWELUNG UNITS PROPOSED: g 2 Bedrooms ~ 3 Bedrooms

04÷Bedrooms ON/A
NET CHANGE IN OWEWNG UNITS: ~41~’~ 0 N / A

SETBACKS:

M~.ster P’anning A~p ‘cm Fomc/2017-18 ?lamcing FcmsILasI icpdaled: IO~II~8 ~ ~O:4Z AM P~gc 2



Close: _____~‘J /A

Will the project involve a new curb cut or dilveway’?. DYes

Are there existing easements on the property? Yes CI No

Will Trees be removed? ~Yes CI No
If~y~ please desc~be I~3~pe, Size, Location on property, e _________

‘O~o~y~_\s~ ~IL~~j
Will Existing Landscaping be revised? DYes CI No
Ifyes~ what is square footage ofnewer rev sed IandscapThg~’

~~
Rv~ (~1 o~ves ~ _____ ~ ~a-~ ~~ttt ~

Qy~ f~J~ ~

Business: Hours of Operation? Open: _______ _______

Is alcohol service proposed? DYes [~Jó \ ‘

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 CI No

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

Is any live entertainment proposed? DYes ‘Nc~

If yes, please describe:

Maafc~ Planning Applicai~on Forrn/20!7.I S Pfzaning Fe&Las~ update~ 30/0 3/18 @ 30:48 AM Page 3



0 0
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 indMduals orentities, the purpose ofWhich Is to attack, setaside, 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 cqnnection with the City’s action on this appilcation, 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 competent jurisdiction, the remainder of the agreement shall remain In full force and effect

Al - ~ ~-O ~
.plicarit~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

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 be.n.notlffed of the Notice of Mailing for applications and
have provided an email address or fax number.

I 6ctk~icu4~ /f~,u~c-ev~
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.

Mi~tIrPI1nfliDg Appliceticii Fo Oi1-1~Pnii,gF~iILasti~pdatcd: IWOIII8 @ RO~48AM P186 4



0 0
1’ NEIGHBOR NOTIFICATION

In the interest of being a good neighbor1 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 actMty 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 Qrocess.

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) 623-8597, or the Planning Department at (707) 823-6167.
I have Informed site nelghbo of my proposed project: D
No
If es or if ou will inform nei! hbors in the future, ease describe outreach efforts:

(A ‘1aiL~ L’ / ~ 01 q -‘ ~

~fri’

WEBSITE REQUIRED FOR MAJOR PROJECTS

Applicants for major devOlopment 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 sitê

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

~4 Map showing project location
~I Photographs of project site
‘1 Project plans and drawings

Mnst~rP~gApp1icat1oD Faim~20l7-18 gP pdate& I~Ifl8 @10:48 AM Pagc 5



0 0

ExemptIon Qües.tionAaire
STORM WATER LówI. PACT.DEVa0PMENT

PURPoSE: This questionnaire wilFdetermine 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 questionnaireOR the Determination WorkSheet will be
deemed incámplete.

PROJECT ADDRESS:

~ LDO1 R~wZA~j ~AV1 1~
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 .Q~tY Staff may require
the submittal of a ‘Determination Worksheet’, as determined on a case~.by-case basis.

D Administrative Review (interior Improvements or Use)
D Sign Review• /

D Temporary Use Permit ~
0 Time Extension Request L ~
0 Tree Removal Permit .

U 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:

___________ S~aw~dk~ h~<sev. —i -
APPLICANT SIGNATURE PRINTED NAME DATE

M~Pb~jApçcnFO17-1BNngFewLutq~daftd IQ1OUIB ~ IO:4B AM
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O crrv ow s~s’roPoL
- 7i20 Bodega Avenue, Sebastopol, California 954fl 70?823-6167

WEI Calljbrnla Model Water Efficient Landsc~pe Ordinance

Pen-nit applicants are required to complete thlsform, or applications may be Incomplete.

L114 I’~~ ~ ,~igi~

I ~ro ~It~~_ C_c~~_~t~ )ë.’(
ame:

Phone: peA- IL4~

Address:________________________________

Email:__________________________

Project Information:

Project Type (new dwelling, commerclaj remodel, etc.):_________________________

A. D Currently, this project does not indude new or rehabilftated landscaping I am
aware that future landscape Installations may be required to comply with the Model Water
Efficient Landscape Ordinance (MWELO) reqnlrementsper California Code ofRegulations,
Municipal code 15.36 Title 23, DivisIon 2, Chapter 2.7.

B. C] This project Is not a homeowner project and will Include new or rehabilitated
landscaping of2500 sq. ft. or greater In area

C. El This project Is for a homeowner-provided or homeowner hired single-family or
multi-family residential project with new or rehabilitated landscaping ofmore than
5,000 sq.ft.

lfyou checked item B. orC above, please provide the information below specxjlá to the new or
rehabilitated landscape area which will be completed aspart ofthisproject and specI~5~ the
compliance method to be used (ask Planning staffforcompliance options, ffyou have questions):

Total Landscape Area (sq. ft.): TurfArea (sq. ft.):

Non-Turf Plan Area (sq. It): Speciai Landscape Area (sq. It):

Water Type (potable, recycled, well):__________________________

Name ofwater purveyor ~1’fnotserved by private well):________________

C~~nphance Method (antidpated)~

0 Performance (Items required in Performance Checklist to be in~luded on final plans)

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

$Ignature: Date:
I certij5 the above Information is correct and agree to-comp’y with the applicable requirements ofthe MWELO.
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FEE TYPE OUNT

SUPPLIES AND
AILING LIST

PREPARA11ON
FEE*

$445.00

TOTAL

$170.00 $615.00

$140.00 $15.00 $155.00

$360.00 $15.00 $375.00

$185.00 $15.00 $200.00

Deposit $3,390.00 $15.00 $3,405.00

Deposit $6,615.00 $215.00 $6,830.00

$740.00 $170.00 $910.00

$615.00

__________________________ $260.00
$100.00

CHECK

THAT PE IT TYPE
APPLY

• Adjustment

• Administrative Permit Review — Minor

• Administrative Permit Review

• Administrative Time Extension

• Annexation Request— Preliminary

• Annexation/Pre-zone Request

• Antenna Permit — Administrative

• Appeal of Board, Commission or StaffDecisions

• Building Permit Review Fee — Major

• Building Permit Review Fee — Minor

• Business License Application Review

Certificate of Compliance

Design Review — Administrative
Design Review — Major Project

Design Review — Minor Amendment

Design Review — Minor Project

Development Agreement

Environmental Impact Report Review

Filming Permit

Filming Permit — Non-Profit or Student

Filming Permit — Still

Filming Permit — Amendment

General Plan Map or Text Amendment

Historic Interest Site

Initial Study Preparation

Landmark Designation

$215.00$400.00

$260.00

$100.00

$35.00

Deposit

$35.00

$1,905.00 $15.00 $1,920.00

$205.00 $15.00 $220.00

Deposit $1,370.00 $35.00 $1,405.00

$235.00 $15.00 $250.00

$350.00 $15.00 $365.00

Deposit $12,505.00 $215.00 $12,720.00

Deposit $9,685.00 $215.00 $9,900.00

$555.00 $15.00 $570.00

$150.00 $15.00 $165.00

$445.00 $15.00 $460.00

$140.00 $15.00 $155.00

Deposit $4,370.00 $215.00 $4,585.00

$720.00 $170.00 $890.00

Deposit $3,670.00 $215.00 $3,885.00

$170.00 $1,000.00$830.00

JUL 03 2q19
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CHECK SUPPLIES AND

THAT PERMIT TYPE FEE TYPE AMOUNT ToTAl..
APPLY FEE*

C Lot Line Adjustment or Voluntary Merger Deposit $1,795.00 $170.00 $1,965.00

jJ Medical Cannabis Administrative Exception Fee $155.00 $15.00 $170.00

~ Photocopying (per copy) Fee $0.25 NIA $0.25

~j Preapplication Conference Fee $400.00 NIA $400.00

~ Preliminary Review Deposit $1,965.00 $15.00 $1,980.00
~ Public Art Review Deposit $1,435.00 $15.00 $1,450.00

~ Reasonable Accommodation Request Fee $400.00 $15.00 $415.00

C Research Fee Deposit $135.00/hourly N/A $135.00/hourly

~ Rezone or Zoning Text Amendment Deposit $4,150.00 $215.00 $4,365.00

~ Sandwich Board Sign/Banner Review Fee $35.00 NIA $35.00

~ Sign Removal Fee $30.00 NIA $30.00

~ Sign Review—Administrative/Staff Fee $120.00 $15.00 $135.00

~ Sign Review— Individual/Minor Fee $205.00 $15.00 $220.00

~ Sign Review—Major Fee $380.00 $15.00 $395.00

~ Sign Variance Fee $90.00 $15.00 $105.00

~ Site Inspection Fee $120.00 NIA $120.00

~ Subdivision — Tentative Major Deposit $5,270.00 $215.00 $5,485.00

U Subdivision —Tentative Minor Deposit $4,900.00 $215.00 $5,115.00

~ Subdivision Ordinance Exception Fee $1,050.00 $15.00 $1,065.00

C Time Extension Request Fee $160.00 $15.00 $175.00

~ Transfer of Alcoholic Beverages/Shared Use of Fee $145.00 $15.00 $160.00

~ Tree Protection Plan Fee $385.00 N/A $385.00

Fee $250.00 $15.00 $265.00
fl Tree Removal — City Arborist Pius RefundabTe RepTacement Depce;It of $75~Ou Per Tree

(tvpcaI~y two repTacement trees are renuired)

Fee $300.00 ~ $15.00 I $315.00
C Tree Removal Request — Tree Board pT~ RnfundabTe R~ ~pLeement Deposit of $7R00 Per Tree

(typically two replacr~ment trees are required)



n (-)

In addition, such fees as required by Local Agency Formation Commission and State Board of Equalization are
to be paid to City of Sebastopol by the applicant prior to City filing annexation documents with Local Agency
Formation Commission.

* For multiple applications (in most cases), only one supplies and/or mailing fist preparation fee per application.

DEPOSIT ACCOUNT INFORMATION: Rather than flat fees, some applications require a ‘Deposit’. The initial
deposit amount is based on typical processing costs. However, each application is different and will
experience different costs. The City staff and City consultant time, in addition to other permit processing
costs, (i.e., legal advertisements and copying costs are charged against the application deposit). If charges
exceed the initial deposit, the applicant will receive billing from the City’s Finance department. If at the end
of the application process, charges are less than the deposit, the City Finance department will refund the
remaining monies.

S. an. .cknowledge agreement with the Deposit Account fee and procedure:

~ signature~øiCUi’1’k~ Printed Name ?7~’~3 J

FEE TYPE

SUPPLIES AND
AILING LIST

AMOUNT PREPARATION
FEE*

CHECK

THAT PERMIT TYPE
APPLY

Use Permit — Major

El Use Permit—Minor

Use Permit — Temporary

El
• Variance

Water Efficient Landscape Plan Review

El Zoning Determination

El Zoning Ordinance Interpretation

TOTAL

Deposit $1,770.00

Deposit $1,155.00

$285.00

Use Permit — Temporary, for occupancy of
recreational vehicles for Sonoma Fire Victims

$215.00

$170.00

$170.00

$75.00 N/A

Deposit $1,155.00

$355.00

$125.00

$1,985.00

$1,325.00

$455.00

$75.00

$1,370.00

$370.00

$140.00

$530.00

$215.00

$15.00

$15.00

$15.00$515.00

Date



\ ...;?•

5’

\ _—~_-~- 5,

\
\

‘l~f

.

• 1.
I

City Ventures

ANCHIIECTS ~t UTTTTETS L ESIGTE1,~

A

•~: ~

;~ 5/

—p

.5 —.5

S \~5 \

.~ ~ ~

_5

• ‘S..

• 2’

:

P.

‘5

•
~~

-5-

/_

.~ —‘•...~•‘—

- .1 -
5’ /

5%-. ...

I

~
\ .‘-~• ~.•

•‘T~

\.

‘•5 ,

55~

•5. -

4 • 2

•• —~—~-1

—

- T—•

5..ft ‘,5•

j5

J

V •

- S

g

— C’ -
a.~

‘.7

•~•J~S~ ~ S.,

‘S ~•7 ;~•.

5, 5

~S’

S •~i.
•5

SHEET INDEX

2 CITY VENTURES
3 CITY VENTURES
4 SITE CONDITIONS
5 SITE IMAGERY
6 TREE & BUILDING PLAN
7 ILLUSTRATIVE SITE PLAN
8 CONCEPTUAL SITE PLAN
9 SITE STANDARDS ANALYSIS
10 INSPIRATIONAL IMAGERY
11 INSPIRATIONAL IMAGERY

OUR TEAM

CITY VENTURES
Contact: Samantha Hauser
444 Spear Street, Suite 200, San Francisco, CA 94105
646.522.4260 I www.CityVentures.com

WHA Architects . Planners . Designers
Contact: Denise Ashton
2850 Redhill Aye, Suite 200, Santa Ana, CA 92705
949.250.0607 J www.WHAinc.com

•.54

\
5 555

5 ‘5, ••
-

5— •1

Sc.

CITY REVIEW
© 2019 WILLIAM HEZMALHALCH ARCHITECTS, INC. DBA WHA.

SEBASTOPOL, CA

1

2019091 I 07-03-18 OPASGE COUNTY. LOS ANGELES. BAY APEA



.1 I.
• .1
II

City Ventures F

— CITY VB\rruREs
G1~AVEN5TEIN VILLAGE

SEBASTGPcL, CA

0 2040 &~

oDN~8’r STUY
I 2019091 I 06-24-19

I
-~

$• - • ‘-‘ • • I

~ ~ d

~
~ ‘- ~1•’•_ •~ •~•‘~ •~ I

• • - ,. $
- •;q~~ ~; •~‘~ 7.

‘~ -~ v/

— ~ ~• “c,’ •—

• . .~

~ ~F A ~ ~ ,2’~,i ~ ‘.

~ 7’ ‘.4 —
* I

‘ •~.-

e

7—

.7’

~ . .-:

a

— Te

-~; .~

I
I

7. 7.—’

~i

-

:

1~
7— • •• .7.7

-‘:~-- -‘-.: •.

— Iji U U
nflfj

I

‘7- ~ ;~ ~i

ii

ml II

-

IH ‘~ -‘
• _~‘—‘ ‘7

--S

‘7”

‘7 ~-2~
7-

!lt
iii _•i

..77. II

II

~11\US

“~~~-~7:- .~- -~ ~

p
.7’ -. ~c~;• ~‘‘

~‘ ..-~-- ----~-~-

~~Rfl

ij~jjJ no

* ~ II,

;II

III’
~.

I.1(’

S.’



~•

:~JjI ~
a •_••.~. a

— — — .

• .

• 4_I • , . •.-~_ ‘.:- .. •.
• • r .--•.••. .~

• -- -~ ..: ~. ~ - ~

-~ •-••‘ 1,•_ . ‘.‘ .

/ - S. • •~ ,r. •..ç--~._

-5,.. 5• _5._ .--,•.••,, S. . •~,. -. -.-,

‘a. 4

.5- ~ ~ ‘a

~ .~ ~ ~ ~: ~:- ~ -

SITE IAMG8~Y

GRAVEN5TEIN VILLAGE o ___

SEBASTCPCJLCA •e •‘ 5TUY/City Ventures I 2019091 I 06-24-19

‘~, .•.a

5,...

~ ~.;. .

~ :~

‘S

~

I •~‘~ ~

•~ ~4~’ —I
I ~

- : ~ .

N
5,~•.

44.

14.

r ~ ‘~r •,~ ~

4-’ ~•)••..

~ ;-•..-~. :~
•f~a ‘
S j,~•~4•~• •-• •‘•~

~ .~ .

• .- •. ~ ,-‘~•

-

4 5 5

~ • •:‘

- c•_.
5. 4

5—



2-Story 3-Plex Flats
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Proposed DevelopmentOffice/Light Industrial (OLM) R7 - Multifamily Residential
Standards

Zoning Requirement

Multifamily dwellings (P);Permanent residentail uses that area
Single-family dwellings, attached (P);Allowable Uses (Residential) allowed mt eh R7 district when not Multifamily dwellings
Single-family dwellings, detached (P);part of a mixed-use development (C);

Two-family dwelling (P)

Minimum Lot Area 130,680 sf 8,000 Sf -

Max Building Height 40’ / 3 stories 30’! 2 stories 40’ / 3 stories

Building Setbacks
Front Yard 20’ / 25’ 10’ 10’ mm.

10% of lot width, or 5 ‘, whichever isSide Yard, Interior 0’ 10’ mm.
greater, not to exceed 9’

Side Yard, corner 0’ 10’ 10’ mm.

20% of lot depth, not less than 20’Rear Yard, main building 0’ 10’ mm.
nor greater than 25’

Rear Yard, Main building adjacent to res 20’ - 10’ mm.

Max. FAR 1.5 - -

Max. Lot Coverage N/Al 40% (50% with PC approval) 40%

Minimum Residential Density - 1 dU/3600 SF 1 dU/3600 SF
- 12.1 du/ac 12.1 du/ac

Max Residential Density 1 du/2000 SF 1 du/1743 SF 1 du/1743 SF

- 25 du/ac 25 du/ac

General Plan Density 12.1 - 25 du/ac 12.1 - 25 du/ac 12.1 - 25 du/ac

Mm. Usable Open Space 50SF! DU 50 SF1 DU 50SF! DU

Bicyle Parking Spaces Requiremetn 0.5 per unit 0.5 per unit 0.5 per unit

SITE STANDARDSANALYSIS

4 8
~i’t~ki ~VVI Ia~I.
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City Ventur

Bay Area Builder

S

Creates communities in urban infill & transit oriented sites

All-electric, sola -powered homes. Panels come standard.

Energy Efficient Building Materials, Heating & Cooling,

Pre-wiring for electric car chargers in every home

Low Impact Landscaping and low flow water

& Appliances

I
0

.1 I.

I

City Ventures I
crri vB~rIu~Es

GI~AVEN5TEIN VILLAGE 0 2040 B2

aDN~Wr STUbY
I 2019091 I 06-2419 I

“1

ixtures

nest

‘I

7

“41 ~

EXCEPT FOR
ELECTRIC
VEHICLE

CHARGING• “ ~:.

_‘•-‘_~\ i~’

1,’~

SEBASTGPGL, CA



‘•A
~~.11 -~•

• r -~ •-
•~r~’i ~

~
I ~

--~ ~ ~

:~: ~

I,

~;
~•, •~•

.• I ~

I
I

~u

1

r

I ~- ~1

!~ •~

I.

-•~ ~

• :‘-~
•, ~• •~f~~•

~ :~

4’

- -

~ ~—-~••_.~ ~ ~ ii
~ gi II

• ;•-~ • ~

- ~

— •• ~ I ‘~J• -,-- -

~ - —~ S - -~

111 rjTT)’1~ him iii •~ ~- •-~I =~ ‘2
~ ~ - - ~ ~JI

I

CiTY’ VENTURES
GRAVEN5TEIN VILLAGE

L

— ~iIAUS

L

.c_•• ~ •~ -

.,~. ~—‘-, -

EDEIfl
0 El • T] B B

“I[fl
az

~ .~.

~I.

-—

g~ I-

• .

I

VenturesCity

0 2040 B~ I
SEBASTCPCL,CA a. a:’ STUIY/

I ~)19G91 I 06-24-19



I.

\~ 2

C’ -

/
to

- -

4.

i
• i.
I. ••
UI

CITY REVIEWCity Ventures I © 2019 WILLIAM HEZMALHALCH ARCHITECTS, INC.

SITE CONDITIONS ARCHITECtS . ~I PT1I4ERS.1)ESIGNEPS

A

4)

4 — -

44t4 ~‘ 4 -

‘,Th --‘

¶i~’ 2 ~ — ~ •~ :° r,w

S
N 2 .

4” 41

* I

• ~ ~ev~-,- ,
4,1 t}~

15S :~ ~.‘

rn.

44.

• “1~
42t

a’

1-

- C.
.4,

‘P

—S

—4

C,

/
-I’

~‘0

Ic.

.1S ~“ ‘,‘-4’ ~c “ ~ ‘\~: -“I~.4

—•:•.‘ .-‘

.3

1- • /
N4—’;

— .., ~•

4’

S

~2’

/

4~t

/ ‘~.;‘

4;

I,

I.

• I ~

‘P..

~ or

13

c
—‘4,

.4.

— • 14

4’. % \~\ •~ \ ~“ ~ II
~ ‘~_-~ ,~, ,‘.,.~

\. -‘:!:‘ ~
• ~. -, ~ ‘-5’

— .-~ :-.‘“~

- ~ •~

4’
\I j” •.-•**‘

4. -. . . . -

A~ :.. •

-. * ~

‘.4..,

C

.4

11 *

4

r

-C

2—

-Ti” ~

—S

~~

- j-t’ ‘z

C’

0’

I.,
.4

4..

‘2

.4... —

:~. - - .

‘k, .-‘,, - C ,

‘4

—4 . - ,f_ .- S

‘5,

~0’”•‘:A.

‘4

~ :*

“re
C

0~•

•N 4L’Y
‘5 4

“4-
~ ~ ‘a

Ri VI
SEBASTOPOL, CA

4

2019091 I 07-03-18 ORANGE COUNTY. LOS ANGELES - EAY AREA



/?~
~ ~
~, ~ ~ ~ I

~fi .~_ ~4~’~1 ~..

~ ‘H~’

~. - — - ••. . - _-‘ .

• - - ~ • 7 • - • .1 • . —. 4 . — . S

- — .-

~_- -.‘~

- ~ -~ - ...,1)’ ‘. ~. . 7
• -~.:-4-:-~-.~ . .~• •\~_.

.• . - ~- :- ‘~- ~ - •~

\ ~ ‘
• . ~•k’ ~ - - . -:

— — -~ — ~ —‘~ —

.4, 4.•••_• •.•~.~7: ~ •.~. . •~ • -
•: i~~-: 4r•.-1~~ .

I 4

t~ . I;

.4,

.; ¶4

I

• i.
• I.

City Ventures F
5ITE IMA8~Y

GRAVEN5TEIN VILLAGE
SEBASTcKcL, CA

0 2040 ~)

a. a: S1U)Y
I 2019091 I 06-24-19

‘-4-. ~

-,~-..-
I

1 ~ •

-.~, .-‘---

1L
U

- • . ~~

~ ~- - •
1~~

• ••~- ~

— I
.1

-.

.:‘c:-~: .:

.4,
4-.’ ••\

1••.~. ._i,•J

I,,
- ~-



,,- ~. a
C’,

. ‘.~
,) a a

•
C?) ~ • ‘~

• .,a J -

—

a

• —‘ I>
/ ,..— “

a
•

•
A1 • • •

0

0

c_ ~
C

•

.
a

‘5 a

‘•.

1,

a

a

• ~—

.

A
I 18

West County Trail

a

.

/

.

•
a C ~,

• C’,

(V

•

I,

C?,
0:, ~

• •~•4,, •~•

I

a

‘V
.

.

16 .

I,,
—•—•— I’,

a

16

C

.

1?

•

—.—-•—•—. .
0

•

‘9,.

2

)
I

.

a •

•

4,)

.
4

• •
..s, C~

- ~ 1Cr)

• I - ‘••‘~ ~?

I••I ~

•—i,~_ ,,‘-.

a

.

-

A A •~,ALA

/
0

7

I

• a.
•. .1
II

City Ventures

I

.

+

I I
I I
I I

p

.

U
-~-

Tree Summar
33 Total Trees
27 Trees Proposed for Remova

20% Trees Proposed for Re~ o~I
Tree Propos for R ~val
Tree Propo e to be Ret med

•SR~~TtCtS OES~GN€/S

6
0 20 40 80

14U

it-I2~-~.

I’

I~, 1.1

0’•
I

I

‘3

~

CITY REVIEW
© 2019 WILLIAM HEZMALI-IALCH ARCHITECTS. INC. OBA WHA.

or
I •-• I

~d ~

TREE & BUILDING PLAN
T ILL

SEBASTOPOL, CA
I I. I

2019091 I 07-03-18 on:.:Cc CCU,;T;. tc’s ~:?tLt5 Q~v A~E*



2-Story 3-Plex Flats

3-Story 5-Plex/lO-Plex Flats
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103 Homes
- (18) 2-Story 3-Plex Flats

-(6) Plan 1: + 830 SF, 1 bedroom, 1 bath
-(6> Plan 2: + 1,100SF, 2 bedroom, 2 bath (+100 SF entry & stair)
- (6) Plan 3: + 1,250 SF, 2 bedroom, 2.5 bath (+430 SF Opt. Suite, +140 SF entry & stair)

• (85) 3-Story 5-PlexIl 0-Plex Flats
-(17) Plan 1:+830SF, 1 bedroom, 1 bath
- (17) Plan lx: + 860 SF, 1 bedroom, 1 bath (+200 SF entry & stair)
-(17) Plan 2: ÷ 1,100 SF, 2 bedroom, 2 bath (+100 SF entry & stair)
-(17) Plan 3: + 1,150 SF, 2 bedroom, 2 bath (+140 SF entry & stair)
- (17) Plan 4: + 1,620 SF, 3 bedroom, 3 bath, opt. den (+280 SF entry & stair)

Net Density: 16.9 Homes per Acre

Parking:
Required: 186 Spaces (1.8 spaces per home)

- (40) 1 Bedroom x 1.5 Spaces 60 Spaces
• (63) 2-3 Bedroom x 2.0 Spaces 126 Spaces

Provided: 186 Spaces (1.8 spaces per home)
- Garage: 149 Spaces
- Head In: 27 Spaces (9’ x 19’)
- Parallel: 10 Spaces (8’ x 22’)

Lot Coverage: 76,122 SF (28.6% of site)

---L---~--~ __ __

CONCEPTUAL SITE PLAN

Notes:

1. anepbedcotposesody.
1 tote pdan neat be ,eolewed byplocectog. bo5dtng, and toe

depa~IecentS fan code con~Øance.
3. Base tofonnafton perctoilangtooec,
4. GtoBengtneerto aedfy aS sethacks and gradkg tofonnadan
5. Baldtecg Footp,bitS nigid change dee to the find esthas

decohon s~
6. Opspacea,eadaubtecttodlaecgeduetnthebafccny

dentgonfthoeteoafloe.
7. BaBdtng sethacks are neaswed horn property thins to

bidhang foandadoritlinne

Project Summary
Total Site Area: ± 6.1 Acres (~ 265,833 SF)

Total Units:

West County Trail
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Proposed Development
Office/Light Industrial (OLM) R7 - Multifamily Residential

Standards
Zoning Requirement

Multifamily dwellings (P);
Permanent residentail uses that area

Single-family dwellings, attached (P);
Allowable Uses (Residential) allowed mt eh R7 district when not Multifamily dwellings

Single-family dwellings, detached (P);
part of a mixed-use development (C);

Two-family dwelling (P)

Minimum Lot Area 130,680 sf 8,000 Sf -

Max Building Height 40 / 3 stories 30’ / 2 stories 40’ / 3 stories

Building Setbacks
Front Yard 20’ / 25’ 10’ 10’ mm.

10% of lot width, or 5 ‘, whichever is
SideYard, Interior 0’ 10’min.

greater, not to exceed 9’

Side Yard, corner 0’ 10’ 10’ mm.

20% of lot depth, not less than 20’
Rear Yard, main building 0’ 10’ mm.

nor greater than 25’

Rear Yard, Main building adjacent to res 20’ - 10’ mm.

Max. FAR 1.5 - -

Max. Lot Coverage N/A/ 40% (50% with PC approval) 40%

Minimum Residential Density - 1 dU/3600 SF 1 dU/3600 SF
- 12.1 du/ac 12.1 du/ac

Max Residential Density 1 du/2000 SF 1 du/1743 SF 1 du/1743 SF
- 25 du/ac 25 du/ac

General Plan Density 12.1 - 25 du/ac 12.1 - 25 du/ac 12.1 - 25 du/ac

Mm. Usable Open Space 50 SF / DU 50 SF1 DU 50 SF1 DU

Bicyle Parking Spaces Requiremetn 0.5 per unit 0.5 per unit 0.5 per unit

SITE STANDARDS ANALYSIS
~ I II~II 9 I~ i~iiII dILLIiUL~ 0 4 8 16 I

~rrw
SEBASTOPOL, CACIty Ventures © 2019 WILLIAM HEZMALHALCH ARCHITECTS, INC. DRA WHA. 201 9091 I 07-03-18
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BECKY DUCKLES 
CONSULTING ARBORIST & LANDSCAPE ADVISOR 

SEBASTOPOL, CA. 
707.829.0555 P 

 

ARBORIST’S REPORT 
 

GRAVENSTEIN VILLAGE - Sebastopol 
August 15, 2019 

 
 

After meeting with Kari Svanstrom and Krystle Rizzi in the Planning Dept. regarding the preliminary 

application for Gravenstein Village, I reviewed the preliminary plan and visited the site. 

The trees on the project site have been inventoried and assessed by John Meserve, a consulting arborist, 

after the Planning Dept. requested an arborist’s report on the existing trees. 

 

There will be a need for significant tree and landscape screening because of the density and size of the 

proposed project. The proposed conceptual screening and preservation of existing trees along the property 

lines is adequate, but will be important for adjacent properties and neighbors’ privacy. New tree screening 

should be adequate size and include some boxed specimens. Species’ growth habit and selection will be 

important. I will be glad to review landscape and site plan submittals to ensure their suitability. Also, if the 

project landscape architect is from out of the area, and if they would like to discuss tree and plant selection I 

will be glad to talk with them. 

 

 

 

 

 

 

Respectfully submitted, 

 

 

Becky Duckles 

 

 

Becky Duckles 

Sebastopol City Arborist 

ISA Certified Consulting Arborist #WE-0796A  

 


