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lntroduction:
This is a Design Review application, requesting approval to modify the existing building at 6950
Burnett Street, located at the northeast corner of the Burnett Street and South Main Street
intersection. Several of the previous tenants include Round Table Pizza, Sonoma West Times,
and Greenfield Learning lnc. The property was recently purchased, and the new property owner
is seeking to significantly modify the building.

Proiect Description:
The project proposes to modify the fagade with a more modern design by adding warm wood
siding, a deep and smooth stucco color in a dark grey/green color and replacing the windows,
which will have satin and anodized bronze frames. ln addition to updating the fagade materials,
the project proposes to modify the southwest corner of the ground floor to create an
unconditioned covered patio with roll-up windows, expanding the second floor deck, converting
a portion of the roof to a deck that will be accessible to the public, and adding an elevator tower
to provide easy and accessible access to the upper levels.

The first floor is proposed to be a food hall and marketplace, with a private gathering room and
a covered porch. The majority of the first floor will be common area for the customers to use.
The second floor is anticipated to be traditional standalone tenant spaces, which will utilize the
existing decks. The applicant estimates that there will be one to three destination restaurants or
retail spaces on the second floor. The third floor is proposed to be a rooftop deck that will
provide beverage services and access to the menus for the restaurants on the lower levels.

Environmental Review:
The project is categorically exempt from the requirements of CEQA, pursuant to Section 15301 ,

Class 1, which exempts exterior alterations involving negligible or no expansion of existing use,
as the project is an existing building and is proposing cosmetic exterior improvements and the
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addition of an unconditioned elevator tower is a negligible increase in square footage, as such
the project is exempt from CEQA.

General Plan Gonsistency:
The General Plan Land Use Designation for the site is Central Core. The General Plan states
that the Central Core "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. Projects shall achieve a minimum FAR of 1.0, and the
maximum FAR shall not exceed 2.5 (not including the residential use) [for new uses]. This
designation is intended to implement the Downtown Plan and enhance the vitality and character
of Sebastopol's historic commercial area. Housing is encouraged on upper stories". The project
is consistent with the intention of the Central Core designation in that the project will enhance
the existing fagade, add amenities and add several new retail spaces, including restaurants, to
the Downtown.

The project is also consistent with the following General Plan Policies:

Community Design Policy CD 1-13: Encourage the enhancement and beautification of all areas
of the community.

The project will renovate the fagade and interior of the building resulting in an enhanced and

beautified design, as the project will take the existing muted building and enhance it with a
more modern, but warm, design. The project will also enhance the community by adding

new retail spaces and amenities to the town, including a patio space on the ground floor, a
roof deck, and elevator to provide access to the upper floors.

Economic Vitality Policy EV 3-3: Continue to implement the Sebasfopol Downtown Plan,

including standards for land use, public spaces, traffic circulation, and building design, which

affirm the unique character of Downtown and emphasize the Downtown as a central gathering
place.

The project is consistent with this policy as outlined in the Sebastopol Downtown Plan
Consistency section of this report, below.

Economic Vitality Policy EV 4-4: Encourage the development of civic amenities, entertainment
venues, retail and restaurants, and seruices that increase visitation, spending, and tourism.

The project will create new spaces for retail and restaurant uses, as well as creating a
unique rooftop deck, which will generate new spending and tourism opportunities.

Economic Vitality Policy EV 5-2: Encourage the rehabilitation and retrofit of existing commercial,

office, and industrid buildings to meet current market needs and code requirements.

The project is proposing to retrofit an existing office/commercial building in order to meet the
current market needs by shifting away from office space and creating new retail and
restaurant space, as well as bringing the building up to current code, such as the addition of
an elevator.
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Sebastopol Downtown Plan Consistencv:
The Sebastopol Downtown Plan (SDP) purpose is to make the Downtown economically strong,
provide space and facilities for community and cultural activity, and to beautify the Downtown
environment.

Staff has reviewed the Downtown Plan and has identified the following applicable items from the
SDP.

1) Expand retail to include restaurants, specialty shops and entertainment
2) Burnett St. to be retail oriented.
3) Provide alternatives to automobile travel.
4) That architecture be of high quality.
5) Rehabilitation of existing buildings.
6) Preserve Community History.

Staff considers that this project is consistent with items 1, 2, 3,4, 5, and 6. The project is

consistent with ltems 1 and 2 in that the project is providing a marketplace (retail/restaurant)
type uses, with updated spaces, and is located on Burnett Street. The project is consistent with
Item 3 in that 18 bicycle parking spaces are being added to the site; additionally, the site is
located near Sonoma County Transit lines that run through downtown. Staff finds the project is

consistent with ltems 4 and 5, in that the project will be rehabilitating an existing building and
improving the fagade with a high-quality modern design that will be a significant improvement
over the existing fagade. Lastly, the project is consistent with ltem 6, in that the applicant is
proposing to preserve the painted mural sign inside the building's alley, see figure 1 below. The
sign is not in the City's Historic Resources lnventory, but staff has recommended a condition of
approval further requiring that the applicant preserve the sign.
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Figure 1

Zoninq Ordinance Gonsistencv:
The site is in the Downtown Core (CD)Zoning District. "The CD District is intended to create,
preserve, and enhance the downtown area as the historic retail core of Sebastopol. This district
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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."

Staff believes that the proposed project is consistent with the purpose of the CD Zoning District
in that this project will be taking an existing commercial building and repurposing it as a
marketplace and food hall, with new amenities including a covered patio, a rooftop deck and an
accessible elevator which will increase the vibrancy in the area and will be an overall benefit to
the Downtown.

Use - 17.25.020.
This is a Design Review application, but staff wants to note that the proposed uses retail and
restaurants are both permitted uses under the Sebastopol Municipal Code (SMC) Section
17.25.020. Any uses that are proposed that require a Use Permit in the future will need to apply
and be reviewed separately.

Development Standards 1 7.25.030.
Setbacks. The CD district does not have required front, side, or rear setbacks, unless the
subject site is abutting a residential district. This property is not abutting a residential district and
is compliant with the setback requirements.

Height. The height limit for a nonresidential building in the CD district is 40', 3-stories. SMC
Section 17 .100.020(BX1) allows for elements such as elevator towers to exceed the height limit
up to 5', provided that the area of such element does exceed 15% of the roof area. The project
proposes the peak of the tallest rooftop trellis to be 39' and for the peak of the elevator tower to
be 43'-6.25". The peak of the trellis is consistent with the height limit. The roof area is identified,
on Sheet 41, as being 6,182 sq.ft. (2,792 sq.ft. mechanical space, 2,895 sq.ft.tenant/public
space, and 495 sq. ft. elevator/stair tower). The elevator tower is identified as being 495 sq. ft.,
which is 12.48% of the total roof area. As proposed the elevator tower exceeds the height limit
by 3'-6.25", which is consistent with this ordinance as it is less than 5' in height and lesi than
15o/o of the total roof area.

General Project Layout and Design Criteria. When commercial buildings with three or more
storefronts or projects which are more than 15,000 sq. ft. the code applies several review
criteria. The proposell does not meet this criterion as the building is 10,591 sq.ft., as proposed,
and will not have traditional storefronts, but is anticipated to have multiple tenants. Staff finds it
important to review these criteria as this is a significant project and staff feels that it meets the
intent of the criteria, listed below.

1. The development shall be human-scale and pedestrian-friendly, with the site plan focused on
pedestrian access and architecture.

The project proposes to keep the existing building, which steps back with each floor, and

to update the fagade. The fagade improvements will create a modern yet inviting design

and will enhance the pedestrian experience by adding an accessible elevator tower, a
ground floor patio with roll-up windows, and new landscaping to the building.

2. The development shall be oriented toward the street frontages and primary pedestrian

access points, rather than the parking lot. Safe and convenient pedestrian access shall be
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provided throughout the development, with access and connections provided to existing and

planned sidewalks and bicycle routes.

The existing building is oriented towards the street and does not provide on-site parking

The project proposes that the public entrances and ground floor amenities will face the

both South Main Street and Burnett Street.

3. Devetopment shall not resemble a typical strip commercial development. Strip commercial

development is characterized by uses that are one store deep, buildings are arranged in a linear

fashion rather than clustered, and sffe design that emphasizes automobile access and parking.

The project does not resemble a strip mall. Staff finds it to be more akin to a food hall,

such as the Oxbow Public Market in Napa, or the Anaheim Packing District in Anaheim.

4. Off-street parking shall be distributed to the rear of buildings, except in unusual
circumstances when parking to the side will be considered

The project does not have on-site parking as the original development was done as part

of a Downtown Parking Assessment District and does not propose to add on-site
parking.

Off-Street Parkinq Requlations - 17.1 10
Parking. The Off-Street Parking Regulations establishes that nonresidential uses in the CD

district are required to provide one (1) parking space per 500 sf net floor area. The project is

proposing a reduction of net conditioned floor area and is not required to provide additional
parking.

lf this was new structure being proposed the project would be required to provide 4 bicycle
parking spaces. The applicant has proposed nine (9) Velodrome 'Ringo' bike racks which can

accommodate up to eighteen (18) bicycles.

Siqn Requlations - 17.120
No signage has been proposed as part of this application. Any new signs that will identify the
use(s) of this property are subject to the prior approval of the Design Review Board or City staff,
as appropriate.

Public Art - 17.310
Should the project have a construction valuation that exceeds $500,000 the project is

required to include artwork to satisfy the City's public art requirement. This requirement
specifies that an applicant must either pay an in-lieu fee equal to 1o/o of the construction
valuation which the City will then use for general public art projects or provide an on-site
artwork that is reviewed and approved by the Public Arts Committee.

The project does not have a construction valuation at this time. A condition of approval
has been added stating that the if the construction valuation exceeds $500,000 they are

required to comply with the Public Art Ordinance, either by payment of an in-lieu fee, or
by obtaining City approval for an on-site art work prior to issuance of a building permit.
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Desiqn Review Guidelines:
The project proposes to remodel the fagade and interior of an existing structure located in
the Downtown, in addition to adding an elevator tower and converting a portion of the roof
into a roof deck. As this is a rehabilitation of and existing building staff has identified the
applicable guidelines listed below and provided a general analysis of the project relating
to the guidelines:

Building orientation
o The first floor should relate to the sfreef by providing pedestrian-scale elements,

design features, and amenities.
o All site facilities and amenities should be universally accessible.

Architectural details
c Exterior building design and detail on elevations should be coordinated with regard

to color, types of materials, number of materials, architectural form, and detailing
to achieve harmony and continuity of design.

Design elements and detailing should be continued completely around the
structure. Such destgtn elements should include window treatments, trim detailing,
and exterior wall materials.

Building facades should be articulated by using color, arrangement, or change in
materials to emphasize the facade elements. The planes of the exterior walls may
be varied in height, depth or direction.

Additions to existing structures should be designed to complement the existing
structure. Additions should carry through roof lines, materials, colors, and /or other
architecturalfeatures that are primary features of the original building.

Elements such as bay windows, balconies, porches, arbors, awnings, arcades and
courtyards should be utilized to add variety and break up facades.

Porches, stairs, railings, fascia boards, and trim should be used to articulate a
consisfenf architectural style.

Trim, fascia, rafter tails, etc. should be of a sufficient dimension to create visual
interest.

Vents, gutters, downspouts, flashing, electrical conduits, etc., should generally be
painted to match the color of the adjacent surface, unless being used as a trim or
accent element.

Building entries should be prominent and visible.

Rhythm, size and proportion of openings (windows, doors) should create a
consisfenf and harmonious design.

Windows facing the street should be operable.

a

a

a
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Building materials and color should be complementary to the design and to the
surrounding area.

Exterior materials should be durable and of high quality,

Trash enclosures
. Trash and recycling areas should be located and screened to limit visibility from

the street and pedestrian areas as well as neighbonng uses. Such areas should
be readily accessib/e to building users and waste haulers.

Trash enclosures should include adequate areas for collecting and loading
recyclable materials.

a

a

a

a

a
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Site lighting
. Lighting from a variety of sources which is no brighter or higher than is necessaty

should be incorporated to provide adequate visibility and security.

The style, intensity and orientation of lighting should be designed to limit glare for
vehicular traffic, pedestrians, or project neighbors, and to minimize upward glare.

Lighting fixtures should be shielded or otheruise designed to minimize upward
glare.

Provide energy-efficient exterior lighting. Solar-powered lights should be utilized
whenever possib/e.

Downtown and Pedestrian-Oriented Commercial Frontages and Facades
o Buitding design and architectural elements. Each building should be designed to

comply with the following requirements.
o Elevation of first floor. Wherever reasonably feasible, the first floor should

be at substantially the same elevation as the adjacent sidewalk. Most of
the street-fronting length of the first habitable floor of a nonresidential
structure should be located no more than approximately two vertical feet
above or belowthe sidewalk elevation at any point along the street property
line.

o Windows. Generally, untinted g/ass should occupy the majority of the
ground-floor street-fronting pedestrian level facades of each building, to

' allow visual interaction between sidewalk areas and the interior of
buildings. Mirrored, reflective g/ass or tinted g/ass should not be used
except as an architecture or decorative accent. After installation, clear
glass windows should not later be treated or so as to become opaque, or
to be blocked so as to prevent visibility of the ground floor interior from the
sidewalk.

o Pedestrian access to buildings. Generally, the primary entrance of each
ground floor use should be located within the primary building frontage, and
should be recessed a minimum of approximately three feet when accessed
from the public right-of-waY.
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Staff Analvsis of Desion Review Guidelines:
The project proposes to redesign the entire fagade of the building with a consistent modern
design. The proposal utilizes smooth stucco painted Benjamin Moore Regent Green
(2136-20), which is a dark grey color with a hint of green, on the ground level and utilizes
a warm vertical Redwood/Cedar siding that will complement the Regent Green smooth
stucco on the ground level. The ground level will also benefit from the proposed
indoor/outdoor patio, which is proposed to have roll-up windows on the south elevation.
The combination of a patio with roll-up windows will create a unique visual element to the
building and assist in creating a strong pedestrian connection with the right-of-way.

The second floor will utilize the wood siding but will split the level with a horizontal siding
band on the first half of the floor, which will create an aesthetic break in the fagade and
assist in defining the second floor, and then resume the vertically siding above the
horizontal band. This second floor proposes to add a trellis at the southwest corner of the
deck and to utilize the existing planters along the perimeter of the deck which will be
replanted with Kinnikinnick, an evergreen shrub. The plantings should be visible from the
right-of-way and create a further break in, and softening of, the fagade.

The third floor will continue the vertical wood siding along walls, parapet walls and
restrooms. The wood siding on the parapets and bathroom structures contributes to a
consistent design throughout the building. This floor will also include a planter box along
the southwest corner, similar to the second floor, but with a variety of plantings that will
range from 6" to 3' in height, as identified on Sheet L8. This landscaped area will further
define the third floor and add a decorative element to the building. This floor proposes 2
trellis structures. The smaller trellis will reach a peak of 9' above the finished floor of the
roof to the peak of the trellis. The taller trellis will stand 14'- 2y4' tall, measured from
finished floor of the roof to the peak of the trellis. The taller trellis is proposed to have solar
panels on top of the structure. Staff would like to note the height of the trellis above the
finished floor of the roof are consistent with the height limits, but may be visible from the
right-of-way. ln staff's experience having accessory structures being visible above the roof
can be a controversial item. However, staff is supportive of this element as it meets the
height limit and because these structure as seen from the right-of-way can spark interest
and curiosity in the building and draw people to the building. Staff is seeking the Boards'
input on the height and design of the rooftop trellises.

The windows and doors on the building will utilize two different types of frames. When the
windows are adjacent to the wood siding the frames will be anodized bronze and when
the windows are adjacent to stucco the frames will be satin. By utilizing these two different
types of frames the design is creating a varied, but consistent theme throughout the
structure.

The elevator tower is being added to the building for accessibility and convenience to the
upper stories. The elevator tower will be 43'-6.25", which exceeds the base height limit,
but is allowable for elevator towers, as discussed earlier in this report. The tower will have
decorative welded wire panels along the south and west elevations. Staff.believes the
element is eye catching and would add more texture to the building; however, staff is
seeking the Board's input on this item.

The application did not include details regarding lighting, apart from a note on Sheet 41,
which states the recommendations in the Design Review Guidelines. lf the DRB would
like to review the exterior (including rooftop) lighting, this can also be added as a condition
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of approval. Staff has recommended two conditions of approval regarding the lighting,
which are:

1. All new lighting shall be subject to a 90-day post installation inspection to allow for
adjustment and assure compliance with the Design Review Guidelines.

2. All exterior lighting shall be 2700K.

Staff has recommended a Condition of Approval (#6), that the lighting be restricted to 2700K in
order to match the streetlights and as has been required for other projects for exterior lights to
prevent harsh lighting. On the January 7,2020 City Council meeting there was a brief
discussion on lighting and a consensus that 2700K provides a good warm color and noted that
the City had received complaints regarding streetlights that were 3000K as they were too blue
and harsh.

Overall, staff believes that the project substantially complies with the Design Review
Guideline in that the project will create an enhanced street frontage, have varied/broken
up facades between levels, uses multiple complementing materials and colors, and overall
is a high-quality design. However, staff is seeking the Board's feedback regarding the
decorative welded wire mesh screen on the elevator tower, lighting, and the height of the
rooftop trellises, along with any other elements the Board wishes to review.

Public Comment:
The Planning Department has not received any comments from the public as of writing the staff
report.

Gitv Departmental Gomment:
The Planning Department circulated the application to the following City departments for review:
Building and Safety, City Manager/City Attorney, Engineering, Fire, and Public Works. The
Planning Department has received the following comments, listed below. The comments are
listed below and have been added as conditions of approval. Duplicative comments have been
merged into a single condition of approval.

Building and Safety:
. The design and construction shall comply with the 2019 California Code of Regulations,

Title24. California Building Code, California Fire Code, California Plumbing Code,
California Mechanical Code, California Electrical Code, California Building Energy
Standards and the California Green Building Standards.

. Construction drawings must provide a complete general building limitations analysis for
the new uses.

. Construction drawings must provide existing analysis with diagrams identifying the exit
access, exit, and exit discharge portions of the means of egress from each floor.

. Public Areas, common areas and employee areas must all comply with the requirements
for accessible design as stipulated in 2019 California Building code (CBC) chapter 1 1 B.

o Elevators provided for passengers shall be automatic and fully accessible in compliance
with Section 118-407 of the 2019 CBC. They shall be passenger elevators as classified
by ASMEA17.1 and comply with CBC Chapter 30.
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Engineering:
o The developer shall submit a site plan prepared by an architect or an engineer, showing

all existing and proposed utilities. Submittals shall be made to the Public Works
Department at 7 14 Johnson St, Sebastopol.

. All work shall be in accordance with the City of Sebastopol Standard Plans and
Specifications.

. An encroachment permit from the City of Sebastopol shall be obtained for any work in
the public right of way.

r The developer shall install an above-grade reduced pressure backflow prevention device
on the existing domestic water service. The backflow device shall be screened with an
architectural screen.

. The developer shall install a double check detector check backflow prevention device on
the existing fire service. The backflow device shall be screened with an architectural
screen.

. The developer shall inspect the existing sewer line with a TV inspection service. Video of
the inspection shall be submitted to the Public Works Department. Any repairs required
shall be completed prior to occupancy of the new use.

. The developer shall install a two-way sewer cleanout on the sewer lateral. The cleanout
shall be located in the sidewalk area.

o The developer shall obtain an lndustrial Waste Discharge permit from the City of Santa
Rosa lndustrial Waste Department.

Public Works:
. Any work within the City easement will require an encroachment permit.
o Current backflow certificates are required for domestic, irrigation and fire.
r Backflow services shall be upgraded to reduce pressure services.
. The applicant shall video-inspect the existing sewer lateral and report to Public Works on

condition of sewer lateral. lf necessary, a sewer cleanout shall be installed at the
property line on the existing lateral.

. Stormwater protection shall be in place during construction.

Fire.
The project shall use the 2019 California Building and Fire Codesa

Required Findinqs:
Design Review: Section 17.450.030(8) of the Zoning Ordinance states the following: "ln
considering an application for design review, the Design Review Board, or the Planning
Director, as the case may be, shall determine whether: 1) The design of the proposal would be
compatible with the neighborhood and with the general visual character of Sebastopol; 2) The
design provides appropriate transitions and relationships to adjacent properties and the public
right of way; 3) lt would not impair the desirability of investment or occupation in the
neighborhood; 4) The design is internally consistent and harmonious; and 5) The design is in
conformity with any guidelines and standards adopted pursuant to this Chapter."

Analvsis:
Staff believes that this is a high-quality project, which complies with the General Plan, Zoning
Ordinance, the Sebastopol Downtown Plan and Design Review Guidelines, as demonstrated in
this report. However, staff is seeking the Board's input on the following items:
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1) Whether the height and design of the rooftop trellis structures are appropriate.

2) Whether the decorative welded wire mesh screen on the elevator tower is appropriate or
should be modified.

3) Whether the lighting should be limited to 27Q0K

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 and
Exhibits A and B, which any modifications the Board feels are appropriate, and if there is a

consensus that the design of the project appropriate.

Alternatively, the Board may find that revisions are necessary, and may 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,

Exhibits:

A. Recommended Findings of Approval
B. Recommended Conditions of Approval

Attachments:

1) Application Materials
. Master Planning Application Form
. EnvironmentalAssessmentForm
. Written Statement
o Location Map
. MWELO Submittal Checklist

2) Proiect Plans

3) Virtual Materials ancl Color Board
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Exhibit A
DESIGN REVIEW PERMIT: 2020-010

Fagade lmprovements
6950 Burnett Street

Recommended Fi ndinqs 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, in
that the project is altering an existing structure to add a roof deck, but reduces the
conditioned floor area.

2. That the design of the proposal would be compatible with the neighborhood and with the
general visual character of Sebastopol as it has been reviewed by the Design Review
Board and found to be compatible with the neighborhood and generalvisual character of
Sebastopol.

3. That the design provides appropriate transitions and relationships to adjacent properties
and the public right of way in the modifications are working within the existing footprint
and height limits and steps back with each level.

4. That the project will not impair the desirability of investment or occupation in the
neighborhood int that the fagade improvement will enhance an existing building and has
been reviewed by the Design Review Board and City Staff to ensure a high-quality
project.

5. That the design is internally consistent and harmonious in that the project is updating the
entire fagade with a single harmonious design that utilizes the same windows, awnings,
and complementing color/material themes.

6. That the design is in conformity with any guidelines and standards of the Zoning
Ordinance in that the design is consistent with the Zoning Ordinance regulations,
including use, development standards (including height), and parking.

7. That the design is in conformity with adopted Design Guidelines in that; 1) the project is
using complementing materials and colors to create a harmonious design throughout the
entire structure; 2) the project uses different patterns and materials to create breaks in
the face and soften the facade; 3) that the project has integrated the new elevator tower
into the design, by utilizing the same materials and colors, and by utilizing a decorative
wire mesh to create a unique and interesting design; 4) the ground floor will create an
enhanced pedestrian experience by creating a ground floor patio with operable windows,
including roll-up windows; and 5) the trash enclosure will be screened from public view.
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Exhibit B
DESIGN REVIEW PERMIT: 2020-010

Fagade lmprovements
6950 Burnett Street

Recommended Conditions of Approval :

Generaland Ongoing
1. Approval is granted for the Design Review submittal described in the application and

plans date-stamped February 25, 2020. This approval is valid for three (3) years, except
that the applicant may request a one (1) year extension of this approval from the
Planning Director, pursuant to Section 17.250.050 of the Zoning Ordinance.

2. All construction shall conform to the plans date-stamped February 25,2020, unless the
design is modified herein. The applicant must obtain a Building Permit prior to the
commencement of construction activities.

3. All rooftop mechanical equipment shall be screened to the satisfaction of the Planning
Director. Such screening shall be included in the Building Permit submittal.

4. This approval does not include approval for the sale of alcoholic beverages, which
requires separate approvals. No use permits that may be required are part of this
approval.

5. 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.

6. All exterior lighting shall be 2700K and shall be dark sky compliant. Exterior fixtures
shall be reviewed and approved by the Planning Department prior to issuance of a
building permit.

7. The painted mural sign, located in the alley, shall be preserved

8. 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.

9. The Planning Director shall interpret applicable requirements in the event of any
redundancy or conflict in conditions of approval.

10. No sound may emanate from the building which violates the Noise Ordinance or causes
an undue disturbance to site neighbors.

D evel op me nt Co n d iti o n s
11. Compliance with the Public Art Ordinance shall be demonstrated prior to issuance of a

Building Permit, either by payment of an in-lieu fee, or by obtaining City approval for an
on-site artwork. lf on-site art is proposed, applicant is advised to initiate a Public Arts
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Committee meeting of such proposal well in advance of applying for a Building Permit.

'12. A boundary survey or other verification approved by the Planning Department is required
to be submitted as part of the building permit application.

13. Design and construction shall comply with the 2019 California Code of Regulations, Title
24: California Building Code, California Fire Code, California Plumbing Code, California
Mechanical Code, California Electrical Code, California Building Energy Standards and
the California Green Building Standards.

14. Construction drawings must provide a complete general building limitations analysis for
the new uses.

15. Construction drawings must provide existing analysis with diagrams identifying the exit
access, exit, and exit discharge portions of the means of egress from each floor.

16. Public Areas, common areas and employee areas must all comply with the requirements
for accessible design as stipulated in 2019 California Building code (CBC) chapter 1 1B.

17. Elevators provided for passengers shall be automatic and fully accessible in compliance
with Section 118-407 of the 2019 CBC. They shall be passenger elevators as classified
by ASMEA17.1 and comply with CBC Chapter 30.

18. Stormwater protection shall be in place during construction.

19. Current backflow certificates are required for domestic, irrigation and fire.

20. Backflow services shall be upgraded to reduce pressure services

21.The applicant shall video-inspect the existing sewer lateral and report to Public Works on
condition of sewer lateral. If necessary, a sewer cleanout shall be installed at the
property line on the existing lateral.

22.fhe developer shall submit a site plan prepared by an architect or an engineer, showing
all existing and proposed utilities. Submittals shall be made to the Public Works
Departmenl at 7 1 4 Johnson St, Sebastopol.

23. All work shall be in accordance with the City of Sebastopol Standard Plans and
Specifications.

24. An encroachment permit from the City of Sebastopol shall be obtained for any work in
the public right of way.

25. The developer shall install an above-grade reduced pressure backflow prevention device
on the existing domestic water service. The backflow device shall be screened with an
architectural screen.

26. The developer shall install a double check detector check backflow prevention device on
the existing fire service. The backflow device shall be screened with an architectural
screen.

14



27.Ihe developer shall inspect the existing sewer line with a TV inspection service. Video of
the inspection shall be submitted to the Public Works Department. Any repairs required
shall be completed prior to occupancy of the new use.

28. The developer shall install a two-way sewer cleanout on the sewer lateral. The cleanout
shall be located in the sidewalk area.

29. The developer shall obtain an lndustrial Waste Discharge permit from the City of Santa
Rosa lndustrial Waste Department.

Post Construction
30. All new lighting shall be subject to a 90-day post installation inspection to allow for

adjustment and assure compliance with the Design Review Guidelines.

15





City of Sebasfopol
Planning Depadment
7120 Bodega Avenue

Sebastopol, CA 95472
(707) 823-6167 (Phone) or OA7) 823-1135 (Fax)

wsty.ci*:gbr$Jj]ilsl, "c &tll

MASTER PLANNING APPLICATION FORM

PROJECT INFORMATION:

APPLICANT OR AGENT:

Name

EmailAddress:

Mailing Address 669 5.Vn,u

Phone: 1d1. *21.Qtun
Fax: Fax:

Business L #:

cityrstate/Z ip tWd**l&L, (k q Vr{'Tt

Signature:

OWNER OF PROPERTY
IF OTHER THAN APPLICANT:
Name:

Email Address:

Mailing Address:

CitylState/Zip

Phone:

Business License #:

Signature:

I ceftity lhat this application is being made with my consent.

Date:Date:

OTHER PERSONS TO BE NOTIFIED: (lnclude Agents, Architects, Englneers, etc.).

Name: Grau,VLr,u Name:

r>

EmailAddress:

Mailing Address:

A0lEmail Address:

Mailing Address:

city/state/Zip. bna,tsldIP|ou , 
gk Qa41'L city/staterZip:

Phone D Phone

Fax:

AoonEss: 6q6D b/n *, Srr*rncrgrr-

Fon CITY U$E ONLY

PreHrutHG Fne #: bAc 
.
tDlo

Dere rttEo: D/ '23 ZO
TOTAL reES petO: $ /, LlDq -

Receveo eY: 4L -'z3'o t

OATE APPLICATION

DEEMED COMPLETE:

PlncEl # oo4-of.{ -0?,O

PARcEL
Anel: ,L\ N,Rw

ffifvpD
JAN Z 3 2020

BY

Fax:

1al.lll,Qttl

Master Phrrnirtg Appliciltiol l:onlri:0ll-18 Plattnirtg Fcr'srl-:rst !pdatcd: l0/0lll8 !i!r l0:48 /\\4 Pagc I



PROJE9T DESCRTPTTON:

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

5(r,v, Aclldn f)ar ,r)tAt,?tt

fhis application includes the checklist for the type of application requested: f, y". n 1r1o

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

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

DEYFI"OPMENT DATA:
#r -h, ,n- c0dr4L\"",1

eyacl-SoUARE Feer Burr-orr'to ExrsrrHe: l0 ,14f sr fl Nrn
Souane Feer ButlorHc peireHened( 4tro se * n rutn

SounRe Frer BurLorNG NEw: I uln
Ner Cxlree ru Burtort'rc SouaRe Feel: n ruln

Nunagen or Dweu-rrue Unrrs ExrsrrNc:

I o Bedrooms

I z Bedrooms

n +* Bedrooms

I I Bedrooms

[ 3 Bedrooms j

F rurn

Nun aen oF DwELLING Unrrs Pnoposeo:
n o Bedrooms

fl 2 Bedrooms

[ ++ Bedrooms

[ 1 Bedrooms

E 3 Bedrooms

M rurn
Ner GHRHcT lu Dweunrc Urcrs: p r'r in

Srrancxs:
E Front Yard _
tr Side Yard _
E Rear Yard

E

Siggss:

N/A

E Side Yaro
fl Rear Yard

F rurn

Prooosad:

n Front Yard

Maslcr Flonning Applicaiion Forrn/20 1 ?- l 8 Flonning Fces/Lnst updrred: l 0/01/1 8 @ lg:48 AM Page 2



Extsnne Lot DnaensroHs :

Front:

Left:

Rear:

Right:
N/d

A

Front:

Left:

Rear: 

--Right:_Pnoposeo Lor DtueNsrotts : fl rui
A

EXISTING Lor ANen: $quare Feet F Nr
A

PRoPoSED Lor AnEn: Square Feet F rui
A

It\4oExisting Proposed: 4tpuBUILDING Helcnr:
fl ttI
A

Numeen or Sronrgs: Existing 0 Proposed: 4 :.3, #tt<f,
e

I
v

I

PaRxr*rc Srlce (s): Existing: Proposed:
ilr Y"F

A ft

Existing: Proposed:Zot'ltHc fl*'

lg

-ww
Toq.

Will the project involve a new curb cut or driveway?

Are there existing easements on the property?

WillTrees be removed?
tf

f,ves

IYes

lYes

ryN"

F*o
Sruo

L

Will Existing Landscaping be revised?
tf what is of new or ravlsad

Will Signs be Changed or Added?

Business: Hours of Operation? Open: Ag-[g4
ls alcohol service proposed?

ll yes, what type of $tate alcohol license is proposed?

Ft"t flruo

$v"* fI tto

Close: fu+,
[ruo

ll yes, have ycu applied to the State Alcoholic Beverage Control for a licenset I yes F fVo p+ levuu lt {
llthis is a restaurant, caf€ or other foo

ls any live entertainment proposed?

d service, bar, or nightclub, please indicate

dt.,

total number of seats: Jl{o LEr,ro L le t

pves nNoF LevvL-sQ

lf yes, please describe:

Mastcr Plannirrg Application form/201 7. I8 Plarnirrg FeeVlast updalcd: l0l0l/18 @ l0:48 AM Prge 3



IN DEMNIFICATION AG REEMENT
As part of this application, applicant agreos 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 docurnent which accompanies it or otherulse arises out
of or in connection with the City's action on this application. This indemnification shall include, but not be limited
10, 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,

lf, lor reason any of this indemnification agreement is held to be void or unenforceable by a court
of the remainder of the agreement shall remain in full force and effect.

2D"-,D-Ol
Applicant' Date Signed Planning File Nurnber

NOTE: The purpose of the indemnification agreement is to allow the City to be held harmless in terms of
potential legalcosts and liabilities in conjunction with permlt processing and approval.

NOTTGE oF MA|LiNG:

Email addresses or facsimilee will be used for sending out staff reports and agendas to applicants, their
representatives, property owners, and olhers to be notified.

Please sign and you have been notified of the Notice of Maillng for applications and
have emall addrass or fax number.

Sign Pri

l.lOTE: lt 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.

Masler Application Fornr20l7-18 Plonning Fses/Lssl updfllcd; l0l0l/18 @ l0:48 AM Pngc 4



NEIGHBOR NOTIFICATION

ln the interest of being a good neighbor, it is highly recommended that you contact those homes or businesses

oirlctry adjacent to, o-r wi-thin the lrea of your project. Please rl.form them of the proposed project, including

construction activity and possible impacts such as noise, traffic interruptions, dust, larger structures, tre€

removals, etc,

Many projects ln Sebastopolare remodel projects which when initiated bring c.on9e..!l to neighbo.rin_g.property

own6ri, r6sident and businesses. Construction activities can be disruptive, and additiong or new buildings can

i*ect privacy, sunlight or landscaping. Some of these concerns can be alleviated by neighbor-to-neighbor

contacts early in the design and construction process.

It i$ a,'good neighbor policy'to inform your neighbors so that they understand your proJect. This will enable

you to-fegin yiur cdnstruction wlth ihe undbrstanding 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 wiy.- lf you should have questions about wlro to contact or need property owner

intoimation in youi immediite viiinity, please contact the Building and Safety Department for information at

gAT 823-5597, or the Planning Department at (707) 823'6167

I have informed site neighbors of my proposed project:

No

rf or lf

flvu,

efforts:

WEBSITE REQUIRED FOR MAJOR PROJECTS

Applicants for rnajor development projecto (whlch lnvolves proposed development of 25,000 square feet of new

Roor area or greaier, or 25 or more dwelling units), are requlred to create a project_website in conjunction with

submittal of ln application for Planning ipprovlt {including but not limited to Subdivisions, Use Permits,

R""onlng's, and Oesign Review), Required lnformation may be provlded on an axisting applicant web slte.

The website address shall be provided as part of the application. The website shall be rnaintained and

updated, as needed until final discretionary approvals are obtained for the project.

Such website shall include, at a minlmum, the following information:

.l

./
{
./
./

Project description

Contact information for the applicant, including address, phone number, and email address

Map showing project location

Photographs of project site

Project plans and drawings

eHnb

JAN U 3 2020

EC I

Master Planning Application Formi20l?'18 Planning Feey'Last npdsted: l0l0 ti l8 @ l0:48 AM Poge 5



PLANNING FEES - FY 2018t19

Cxecr
ALL

THAT

APPLY

PenurTwe Feerwe AirouN?

SUPPLIES AND
MATLING LIST
Pnrpmmon

FEE

Torru-

n Adjustment Fee $445,00 $170.00 $615.00

T Administrative Permit Review - Minor Fee $140.00 $15.00 $15s.00

n Administrative Permit Review Fee $360.00 $15.00 $375.00

x Administrative Time Extension Fee $185.00 $15.00 $200.00

T Annexation Request - Preliminary Deposit $3,390.00 $15.00 $3,405.00

D Annexation/Pre-zone Request Deposit $6,615.00 $215.00 $6,830.00

n Antenna Permit - Administrative Fee $740.00 $170.00 $910.00

x Appeal of Board, Commission or Siaff
Decisions Fee $400.00 $21s.00 $615.00

tr Building Permit Review Fee - Major Fee $260.00 NIA $260.00

n Building Permit Review Fee - Minor Fee $100.00 N'A $100.00

n Business License Application Review Fee $35.00 NIA $35.00

tr Certificate of Compliance Deposit $1,905.00 $15.00 $1,920.00

n Design Review - Administrative Fee $20s.00 $15.00 $220.00

u Design Review - Major Project Deposit $1,370.00 $35.00 $1,405.00

tr Design Review - Minor Amendment Fee $235.00 $15.00 $250.00

n Design Review - Minor Pro.iect Fee $3s0.00 $15.00 $365.00

T Development Agreement Deposit $12,505.00 $215.00 $'t2,720.00

D Environmental lm pact Report Review Deposit $9,685.00 $215.00 $9,900"00

! Filming Permit Fee $555.00 $15.00 $570.00

n Filming Permit - Non-Profit or Student Fee $150.00 $1s.00 $165.00

n Filming Permit- Still Fee $445.00 $15.00 $460.00

n Filming Permit - Amendment Fee $140.00 $15.00 $155.00

tr General Plan Map or Text Amendment Deposit $4,370.00 $215.00 $4,585.00

! Historic lnierest Site Fee $720.00 $170.00 $890.00

n lnitial Study Preparation Deposit $3,670.00 $215.00 $3,885.00

! Landmark Designation Fee $830.00 $170.00 $1,000.00

c
,tAN z 3 2A20



GHEcK
ALL

THAT

APPLY

PeRmrr TYpe FEE TYPE Amounr

SUPPLIES AND

MAuxc Llsr
Pnepmalon

Feei

Tornl

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

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

n Photocopying (per copy) Fee $0.25 N/A $0.2s

n Preapplication Conference Fee $400.00 N/A $400.00

n Preliminary Review Deposit $1,965.00 $15.00 $1,980.00

n Public Art Review Deposit $1,4ss.00 $1s.00 $'1,450.00

tr Reasonable Accommodation Request Fee $400.00 $15.00 $415.00

Research Fee Deposit $135.00ltrouay N/A $135.00/nourty

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

tr Sandwich Board Sign/Banner Review Fee $35.00 N/A $35.00

n Sign Removal Fee $30.00 NIA $30.00

Sign Review - AdministrativelStaff Fee $120,00 $15.00 $135.00

Sign Review - lndividual/Minor Fee $205.00 $15.00 $220.00

n Sign Review - Major Fee $380.00 $15.00 $395.00

il Sign Variance Fee $90.00 $1s.00 $105.00

Site lnspection Fee $120.00 N/A $120.00

n Subdivision - Tentative Major Deposit $5,270.00 $215.00 $5,485.00

Subdivision - Tentative Minor Deposit $4,900.00 $215.00 $5,115.00

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

n Time Extension Request Fee $160.00 $15.00 $175.00

tr Transfer of Alcoholic Beverages/Shared Use of
Production Facility

Fee $145.00 $1s.00 $160.00

Tree Protection Plan Fee $385.00 NIA $385.00

n Tree Removal - City Arborist
Fee $2s0.00 $15.00 $265.00
Pius l.elundablc lleplaccrnerrl ilr:pcsii of $75 l]0 Pr:r lree
ilvi;rcrily I'uc: r'e:placemenl lt ees aIe requirr:,ri)

n Tree Removal Request - Tree Board
Fee $300.00 $15.00 $315.00

Flus FisfUniia.l.rle Flepiacernen{ leposii of $75.00 Per'lree
ilvpicalirl two iei:lacetr:enl trees ai-e requiretji



Cnecx
ALL

THAT

APPLY

Prnmrr Tvpe Fee rvpe Atrloulrt

Suppues ano
Mruunc Lrsr

PneplRmon
FEE*

ToTAL

n Use Permit - Major Deposit $1,770.00 $215.00 $1,985.00

Use Permit - Minor Deposit $1,1s5.00 $ 170.00 $1,325.00

n Use Permit - Temporary Fee $285.00 $170.00 $455.00

n Use Permit - Temporary, for occupancy of
recreational vehicles for Sonorna Fire Viciims Fee $75.00 NIA $75.00

tr Variance Deposit $1,155.00 $215.00 $1,370.00

Water Efficient Landscape Plan Review Fee $35s.00 $15.00 $370.00

Zoning Determination Fee $125.00 $15.00 $140.00

n Zoning Ordinance lnterpretation Fee $s15.00 $15.00 $530.00

ln 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.

n For multiple applications (in most cases), only one supplies and/or mailing list 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 permii processing
costs, (i.e., legal advertisements and copying costs are charged against the application deposit). lf charges
exceed the initial deposit, the applicant will receive billing from the City's Finance department. lf at ihe end
of the application process, charges are less than the deposit, the City Finance department will refund the

ing monies

and agreement with the Account fee and procedure:

Date



City of Sebastopol

ENVIRONMENTAL
TNFORMATION/AS S E S S MENT

FORM
(Ts be cgntelqted brt !4ttltlicsnt\

The submittal in/ormation shall be proviiled to the Planning Department,

Date Filed:

Gencral Information:

1. Name of developer or prtrject {t+8, 6V-N-L ApnP
Address of or

2. Address of

Assessol's Block and Lot N ffi4-
3. Name of person to be contacted concerning this project:

Address of person to be contacted concerning this
Telephone Number of person to be contacted concerning this aa

4. Indicate number of the permit application for the project to which this form pertains:

List and describe any other related permits and other public approvals required for this

project, including those required by City, Regional, State and Federal Agencies:
5

* &fN*El) DUtt f

6

7

Existing zorungDistrict; DD Existing General Plan Designation: w
Propose Use of Site (Project for which this form is filed):

6VV NWAl*|ft,D (bU) E^,' frX_ 1_1pA,\Z I

L

tc
JAN

I1I
Eirvironmental Informalion Form September 2003

BY:

3 2020

D



rll

*N,e,
3 - -\ leve\ rc r'o^ ce*vn"J

e?aq

12. Attach plans 6frlL *ylpautb ,oa+.rivritoXt

dwft, Mr,kaWo Dodt<wT
14. Associated project

15. Anticipatedincremental developnenr 6WU AtT4OFtftOWA.)n.l'*
16' If residential, include the number of units, schedule of unit sizes, range of sale prices or

rents, and type of household size expected. tl /X
17. If commercial, indicate the type, whether neighborhoo d, ci\r or regionally oriented,

square footage of sales area, and l0ading fac'ities. 6rzv *vfaqaoyfuo Do ur,[r1jT
18' If industrial, indicate type, estirnated employment per shift, and loading facilities. fJ/X

"1,9. If institutional, indicate the major function, estimated employment per sffi, estimated, , 7.
occuPallcy, loading facilities, and community benefits to be derived from the project. N/A

2A' If the project involves a vatiance, conditional use or rezoning application, state this and
indicate clearly why the application is requiied. 66fc pr*f prf*?1i,CI DO A)nfaJT

Are the following ltems applicable to the projeet at its effects? Discuss below all items checked
yes (attach additional sheets as necessary).

21. Change in existing features of any bays, tidelands, beaches or hills, or
substantial alternation of ground contour

Yes
fl

Nor
?2. Change in scenic views or vistas from existing residential areas or

lands or roads.
Yes

o
No

n Change in pattern, scale or character of general area of project, Yes
cl

Nor
24. Significant amounts of solid waste or litter Yes

o
No

(

25, Change in dwt, ash, smoke, fumes or odors in vicinify. Yes
tr

No
(

26. ln or or Yes No

PBOIECIDESCRIPIION;

8. Site Size:

9. Square Footage:

10. Number of floors of construction:

1"L. Amourrt of off-street parking:

13. Proposed scheduling

lo

2
Environmental lnformation Form September 2003



quantiW, or alteration of existing drainage pattems. B il
27 Substantial change in existing noise or vibration levels in the vicinity Yes

tr
No

'x

?4. Site on fiIled land or on slope of L0 percent or more, Yes
tl

No
n

30. Substantial change in demand for mtr.nicipal services (police, fue,
watef, sewage, etc).

Yes No
4

31 Substantially increase fossil fuel consumption (electricity, oil, natural
gas, etc).

Yes
a

No
x

92. Relationship to a larger project or series of projecb. Yes
E

Nor

Enafuonmental Setting

33. Describe the project site as it exists before the projecf including information on
topogaphy, soil stability, plants and animals, and any cultural, historical or scenic

aspects. Describe any existing struchrres on the site, and the use of the struchrres.
Attach photographs of the site. Snapshob or Polaroid photos will be accepted.' if?U e'*rvt+WvocL,Ir4v^rT

34. Describe the surrounding properties, including information on plant and animals and

any cultural historical, or scenic aspects. Indicate the type of land use (residential,
commercial, etc), intensity of land use (one-family, apartrnent houses, shops, deparbnent
stores, etc), and scale of development (height, frontage set-back, rear yard, etc). Atlach
photographs of the site. Snapshots or Polaroid photos will be accepted.

ffin NvtAu*wr>(buqtwt

1&'^e

A. Dr:es the Proiect involve anv of the following?
VL. No change in the square footage to the existing structure?

x
2. Anaddition of more than 50% of square footage to the existing
structure?

X
3. An addition of more than 2500 square feet to the existing
structure?

x4. An addition of more than L0,000 square feet to the existing
structure? ,NT X5. Denrolition of the existing stnrctue? VQf u 4fi?)I At,o* h

l

B. Does the Project involve the replacement or recoru;truction of
existing structures or facilities at the site which:

L. Will have substantially the same purpose and capacity as

existins structures at theiite? lni-rtio tJ$rr*" titt"nlt e7"ie v
Will result in an increase in square footage or capatity as

comoared to the existins structure?
2. x

Environmental Form September 2003

U{x*ufi1 ,Vt -2
Mon./r .t e ls{- ['ne(



C. Does the Proiect involve new construction of:
1.. 35 or more dwelline unib? X
2. More than 15,000 square feet of commercial, industrial,
govemmental, or institutional floor area? X
3. Stores, motels, offices, restaurants, and similar strucfirres
designed lor an occupant load of more than 30 persons? Y

D. Does the Project involve division of property into rnore than
four parcels or consolidation of more than four narcels? X

E. Will the Project require issuance of a Variance, [Jse Penn-it,
ZoningOrdinance Amendmenf Zoning Map Amendment, or
General Plan Amendment? \

F. Will the Project result in a change in use at the site (for
example: from residential to or from office to
restaurant?) l*l'ou Ql I <Dt tt

G, Is this Proiect:
1.. Similar to the other projects for which you have received
pennits in the last two years in the CiW of Sebastopol? r.
2. Similar to other projects, which you are planning to develop
within two years in the City of Sebastopol? v
H. Does the Project invcilve changes to an official CiW landmark? X

I. Does the Project involve use of disposal of potentially
hazardous materials, such as toxic substances, flammables, or
explosives? x
J. If the Project is located within 500 feet of a residential zone or
noise-sensitive iand uses, will the construction of the project
involve the use of pile driving, night time track hauling, blasting,
24 hour purnping or other equipment that creates high noise
levels and or vibrations?

K. Does the Project involve the construction, substantial remodel,
or 50% or more addition to the followine tvpes of uses?
Mobile home, amphitheater, concert hall, auditorium, meeting
hall, hospital, church, Iibrary, school classrooms, or day care? x

I in this fonn is correct to the best of my knowledge.

\,'ylAh

4Environmental Information Form Septernber 2003

Date



Cutification:

I hereby certify that the statements furnished above and in the attached exhibits present the

data and infonnation required for this initiat evaluation to the best of my ability, and that the

facts, statements, and infbrmation represented are tme and correct to the best of my knowledge

and belief.

Date: \ -U--7D

Printed

5Environmental Information Form September 2003



Builders Studio
OF SEBASTOPOL

Environmental Assessment Form lnfo
January 22,2420

The following are responses to questions from the environment assessment form.

5. List of related permits/approval required for this project:
r Demo Permit - lnterior already obtained
r Demo permit - Exterior
r Building permit
r Design Review Board Approval
o State Health Department approval

7. Propose Use of Site:
r General Building - Exterior shell and infrastructure- Stair and elevator tower for

convenience, requirements and aesthetic appeal. Finishes will be updated to a more
simplified, modern and durable flavor. Utilize and expand upon the existing garbage
and utility courtyard. Architecture to have a more coastalflavor with a combination of
warmer woods, deep and smooth stucco color and finish, and metal windows and
doors.

First level- Food hall and marketplace with private gathering room and new covered
porch. Majority common area for all customers to use and enjoy, including shared
scullery and unisex restrooms. Small kitchens with a balance of food options for every
craving and budget.

a Second level- Currently proposed to be more traditional standalone tenant spaces,
including 3 existing outdoor balcony spaces. 1-3 Destination restaurants andlor retail.
Unisex restrooms will also be on this level.

a Third level- Rooftop, outdoor patio, Beverage services and access/menu for all
restaurants located at lower levels. Family friendly. Social hub for community of all
ages. Fresh air, food and drink and attitude. Thoughtful and durable design, while
maintaining a relaxed and comfortable atmosphere.

L3. Proposed scheduling:
o Demo permit was obtained for the interior and demolition work is underway

['liysi,:,,,1 r'\rjtltc,sr, :]{iilrrtlilr l\4;il l,tii ei I lrr:l-i,irlr:pr.tl{,A9!t4'/?,
lVi;;ilrrt;.1 AritJti:i,,: ':l,ir (:0tirlt i'i,l,ritr --1 r,.tIi -)iil1r. I i !r,l;.r:,1il1.i<:i( A(),t4 /?

tt)7..3)- 7..:l iiii;



. Construction should be complete by the end of 202Q or within approximately 6 months
of receiving building permit.

L5, First and third level tenant improvement work will be first, with the second leveltenant
improvement work following.

17. This commercial project is restaurants and retail, intended to support the immediate
neighborhood as well as the city and regional area.

20. We qre needing a variance for the building height. We are developing the existing roof as a

tenantlpublic space fbr the public. We are adding an elevator to this third level and with the
clearance requirements for the elevator shaft, we extend beyond the stated height limit. We
have kept the roof pitch to a minimum (2:L2l to minimize impact on neighboring properties.

33, The existing 2-story building on this project site once housed a restaurant that was a
gathering spot for localfamilies and youth teams. The local paper also once used a portion of
the building. More recently, many spaces have been empty, including the restaurant area. A

small portion of the first floor and half of the second floor were used as office space. ln
anticipation of the remodel, the building is currently empty.

Photo looking North East toward the property site.

34. The surrounding properties are similar in size and use as this project. Located in the central
core, this project and surrounding comrnercial (retail, offices, banks and restaurants) space.
Below are pictures of adjacent areas.

i-, \2of 4



Photo looking west along Burnett street

Photo looking north along S. Main
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Photo on S. Main looking North West. The property in behind the trees on the right.
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Builders Studio
OF SEBASTOPOL

Letter from Owner/Applicant
.Tanuary 22,2020

By our community for our community:

As a homeowner, fbttrer, multiple business owner, and volunteer in our small town of
Sebastopol, I have a personal interest and desire to actively work to maintain and inrprove our
community. This tor.vn is our forever homc. and we are all-in.

How this project carne to be:

We, Builders' Studio of Sebastopol and TIIRIVE Construction Group. were hired by the
previous owner of the Bumett Street building to design, permit. and construct potential tenant
improvements. After several meetings with modest progress, we f'elt that the direction of the
tenant improvements and the overall building were not long-term or in the best interest of our
town. The building was once the beacon of a very successfhl business. The previous owners
constructed the building approximately 40 years ago, and it was once an active corner in
downtown. In more recent years, with the passing of one of the partners, the management and
irttention to the building waned, resulting in its current state and lack of direction,

lhis property is unique. With existing roof decks, divided utilities fbr approximately half a dozen
separate tenants, fire sprinklers, public parking lot across the street, flexible interior layout due to
large spanning beam and column construction, the potential is ripe for reimagination. The vision
in my niind quickly became a missiou. The building was not for sale, but after approximately six
months of negotiation, we purchased the building fi'om the original owners. It felt more like a
passing of a baton than it did a real estate l.ransaction.

Our motivation and interest:

Do it once and do it right. Our vision for this building and property extends beyond the property
lines. Being an active member of our comrnunity and a frequenter of downtown businesses, I feel
the need for a local and authentic take on our community's future, direction, and consnmer
needs. In other words, what would benefit the people in our community? There has been a lot of
outside investment in our Sebastopol's commercial real estate. This outside buy-in has resulted
in underwhelming connection, care, and cohesiveness within our conmunity and for the tenants.

'fhe ethos of our business model is firmly centered around small scale ventures. The emphasis is
on the power and uniqueness of the individual, from employee to client. The Burnett Street
building is large. It could support one or two large business spaces, but that is not our passion,
and also not what we believe our town needs. Many of the commercial tenant spaces, both
occupied and unoccupied, in downtown Sebastopol are more extensive thanlvhat many small

R Ilrii'',:;ir.ri ,i'r1l1j; r,r,. ;l,r)' .)t llr iti 'iir 
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businesses need and can afford. Many spaces are disproportionally large in comparison to thsir
frontage and presence to their potential customers. This makes starting a new restaurant or retail

store unattainable fbr many, or overly burdensome for those that can make the upfront and

ongoing financial commitment, leaving very little room for profitability and sustainability. Our

business model provides access and more financial balance for small business owners and

entrepreneurs. By sharing the costs of design, perrnitting, construction, and operations, we

believe that the small business has better chance to thrive and focus more on their craft than

business survival.

2of2
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OF SEBASTOPOL

Project Description I Written Statement
January 22,202A

Our mission and vision for this property and our community:

'fhe Project:

Exterior shell and infrastructure- Stair and elevator tower for convenience, requirements, and
aesthetic appeal. Finishes will be updated to a more sirnplified, modem, and durable flavor.
Utilize and expand upon the existing garbage and utility courtyard. Architecture to have a more
coastal character with a combination of warmer woods, deep and smooth stucco color and finish,
and metal windows and doors.

First level: Food hall and marketplace with private gathering room and new oovered
porch. Majority common area for all customers to use and enioy, including shared unisex
bathrootns and scullery. Srnall kitchens with a balance of food options for every craving
and budget.

a

Builderd Studio

Second level: Currently proposed to be traditional standalone tenant spaces, including
three existing outdoor balcony spaces. One to three destination restaurants and/or retail

Third level: Rooftop, outdoor patio. Beverage services and access/menu for all
restaurants located at lower levels. Family-friendly. A social hub for communities of all
ages. Fresh air, food, drink, and attitude. Thoughtful and durable design while
maintaining a relaxed and comfortable atmosphere.
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CITY OF SEBASTOPOI
7 tZA Bdega .Avenue, Sebastopol, Californi a 95472 7 07 -823-6t67

PLANNING DEPARTMENT INFORMATIONAL HANDOUT

MWELO SUBM AL CHECKLIST

Submittal Date:
Project Address:
Applicant Name:

can
and the prescriplive compliance method. Please indicatq which compliance method is used and
provide the appropriatg. lnfggl?tion on the plans.

El'Performance Approach E Prescriptive Approach (Skip to Page Three)

PERFORMANCE APPROACH
, Lsndecape Dqcumentafion Package {Title 2Q,_Ghapter 2.7 S492.3}

{tn" project's ,ddr"r*, total landscape area, water supply type, and contacts shall be stated on the
plans.

E(Add, sign and date the following statement on the plans: "l agree to comply with the requirements of
the water efficient landscape ordinance and submit a complete Landscape Documentation
Package."

Efwater Efficient Landscape Worksheet that includes a hydrozone information table and water budget
galculations shall be submitted for plan check.

[El/A lanOscape design plan and irrigation design plan shall be submitted for plan check.

./ Water Efficient Landscape Workeheet lTitle 23. Ghapter 2.7 $492.4 and S492,131
lE ln.otpoote tt'" Water Efiicient Landscape Worksheet into plans. $how that the Maximum Applied

/rtater Allowance (MAWA) meets orexceeds the calculated Estimated Total Water Use (ETWU).
lff the evapotranspiration adjustment factor (ETAF) for the landscape project shall not exceed a factor

pt (0.55 for residentialareas) (0.45 for non-residential areas).
El'ttre plant factor used shall be from WUCOLS or from horticultural researchers with aeademic

institutions
y' /UCOLS plants database can be found on-line at http:{u_canr,edu/$lteqMUCOLSl

El All water features shall be included in the high water use hydrozone. All ternporary irrigated areas
,shall be included in the low water use hydrozone.

M ru Special Landscape areas shall be identified on the plans. The ETAF for new and existing (non-
,rehabilitated) Special Landscape Areas shall not exceed 1.0.

d For the purpose of calculating ETWU, the irrigation efficiency is assumed to be 0.75 for overhead
spray devices and 0.81 for drip system devices.

,/ Landscape Design Plan (Tltle 23._Chapter 2..7 5492.6)
6 m" landscape design plans, at a minimum, shall:

I

oPhone:
on
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Vpelineate and labeleach hydrozone by number, letter, or other methods.
E ldentify each hydrozone as low, moderate, high water, or mixed water use.
trzldentify recreational areas, areas solely dedicated to edible plants, areas irrigated with recycled

water, type and surface area of water features, impermeable and permeable hardscape, and any
, inflltration systems.

{f o, hydrozone with a mix of both low and moderate water use plants or both moderate and high
water use plants, the higher plant factor or the plant factor based on the proportions of the
respective plant water uses shall be used. Hydrozones containing a mix of low and high water use

Tplants is not permitted.
d furf is not allowed on slopes greater lhan 25% where the toe of the slope is adjacent to an

impermeable hardscape.
V gad note to plans: "Recirculating water systems shall be used for water features"
gtgOO note to plans: "A minimum 3-inch layer of mulch shall be applied on all exposed soil surfaces of

planting areas except turf areas, creeping or rooting groundcovers, or direct seeding applications
Where mulch is contraindicated."

Ei/nad note to plans: "For soils less than 6% organic matter in the top 6 inches of soil, compost at a
rate of a minimum of four cubic yards per 1,000 square feet of permeable area shall be incorporated
to a depth of six inches into the soil"

lrriqation_ Pgsign Plan {Title 23. qhapter ?,7 $49?.7}
E Thy{rrigation plans, at a minimum, shall contain the following:

d Location and size of spate water meters for landscape
dLocation, type, and size of all components of the irrigation system, including controllers, main

and lateral lines, valves, sprinkler heads, moisture sensing devices, rain switches, quick

, couplers, pressure regulators, and backflow prevention devices.
d;tatic water pressure at the point of connection the public water supply
t9'Flow rate (gallons per minute), application rate {inches per hour), and design operating pressure

./ (pressure per square inch) for each station.
dn AeOicated water service meter or private submeter shall be installed for all {non-residential

irrigated landscapes of at least '1,000sqft) (residential irrigated landscape areas of at least
j,000sqft).

dnaO note to plans: "Pressure regulating devices are required if water pressure is below or exceeds

fhe recommended pressure of the specified irrigation devices,"
Ef Manual shut-off valves shall be required, as close as possible to the point of connection of the water

, supply, to minimize water loss in case of an emergency or routine repair.
Ef nOO note to plans: "Check valves or anti-drain valves are required on all sprinkler heads where low

point drainage could occur."
Varea" less than 1O-feet in width in any direction shall be irrigated with subsurface or drip irrigation.
d Overhead irrigation shall not be perrnitted within 24-inches of any non-permeable surface.

/ Bequired $tatements and Certification {Title 23. Q-hapter 2.1992.6. $492.7gnd $492.9}
d nOO th" f"ll"*.g *t"t-*-rrt 

"r 
the landscape and irigation plans: "l have complied with the criteria

,of the ordinance and applied them for the efficient use of water in the landscape design plans".

EI me final set of landscape and irrigation plans shall bear the signature of a licensed landscape
architect, licensed landscape contractor, ceftified irrigation designer, licensed architect, licensed
engineer, licensed land surveyor, or personal property owner.



tg Add note to plans: "A diagram of the irrigation plan showing hydrozones shall be kept with the
y'rigation controller for su bseq uent m a n a geme nt pu rposes.',

lEf Add note to plans: "A Certificate of Completion shall be filled out and certified by either the designer
2t lhe landscape plans, irrigation plans, or the licensed landscape contractor toi ttre project".
M Add note to plans: "An irrigation audit report shall be completed at the time of final inspection."

PRESCRIPTIVE APPROACH
4gg equare feet)

Plant Mqtqlial {Tille 23. Chapter 2.2. Appendix D {b} {il!
tr For residential areas ,7Sa/o of landscape, excluding edibles and areas using recycled water,

shall consist of plants that average a WUCOLS plant factor of 0.3. WUCOLS plints database can
be fo und o n |in e at: h!!p;//qcan LgdU/Sttgq{{VU C O LS/

El For non-residential areas , 1o0o/o of the plants, eictuOing edibles and areas using recycled water,
shall consist of plants that average a wucolS plant factor of 0.3.

tr Add note to plans: "A minimum 3-inch layer of mulch shall be applied on allexposed soil surfaces of
planting areas except turf areas, creeping or rooting groundcovers, or direct seeding applications
where mulch is contraindicated."

Turf (Title 20, Chapter 2.7, Appendix D {b} f4l}

El furf shall not exceed 25% of the landscape area in residential areas.
tr No turf permitted in non-residential areas
fl lur+ not permitted on slopes greater than ZSo/o.

tl turf is prohibited in parkways less than 10 feet wide.

lrigationjfiila 23. Ghapter 2.2. Appendix D {ht (flI

EI Automatic weather-based or soil-moisture based irrigation controllers shall be installed on the
irrigation system.

E Pressure regulators shall be installed on the irrigation system to ensure dynamic pressure of the
system is within the manufacturer's recommended pressure range.

E Manual-shut-off valves shall be installed as close as possible to the point of connection of the water
supply.

E Areas less than 1O-feet in width in any direction shall be irrigated with subsurface irrigation or other
means that produces no runoff or overspray.

E For non-residential projects with landscape areas of 1,000sqft or more, private sub-meter(s) to
measure landscape water use shall be installed.

fl Add note to plans: "At the time of final inspection, the pernrit applicant must provide the owner of the
property with a certificate of completion, certificate of installation, irrigation schedule of landscape
and irrigation maintenance."



tr eOO note to ptana: "Unless contradicted by a soils test, compost at a rate of a minimum of four cubic
yards per 1,000 square feet of permeable area shall be incorporated to a depth of six inches into
the soil"
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PROJECT team:

Owner: Beale group property, llc

555 s. main street suite 1

Sebastopol, ca 95472

707.827.9616

architect: BUILDERS' STUDIO OF SEBASTOPOL

369 S. MAIN STREET

SEBASTOPOL, CA 95472

707-827-9609

gregory beale, gregory@BUILDERSSTUDIOINC.COM

grace meeks, grace@buildersstudioinc.com

Structural: Builders' Studio of Sebastopol

369 S. Main Street

Sebastopol, CA 95472

Kate goede, kate@builderssstudioinc.com

DEFERRED SUBMITTALS for design review:

1. exterior lighting:

2. signage

3. tenant improvements

Current asumptions for the deffered submittals

are as follows:

SHEET INDEX:

SUMMARY SCOPE OF WORK:

THIS design review APPLICATION IS FOR the remodel of

the building shell that includes the exterior and

general layout of the interior.

The exterior of the building is being modified in the

following way:

· Material change

· window/door openings are being modified

· First floor porch area with glass roll-up

doors.

· trim detail is being simplified.

· massing is modified - addition of elevator/stair

tower and third level non-conditioned tenant

space and trellis

The interior of the building will be modified to allow

for tenants to lease. The general layout is shown

for reference. The restrooms, ramps, and other

shared spaces will be part of the shell building

permit.

· the first level layout shows 5-6 areas for

potential sub-leasing along with some shared

spaces.

· The second level diagrammatically shows a

center circulation area with restrooms. The

rest of the space is tenant space.

· the third level shows the development of an

outdoor tenant/public space with an enclosed

area (non-conditioned) that can be secured,

seating area under a trellis and seating area

open to the sky. this area is separate from the

utility/mechanical area by a solid partition

wall.

A.P.N. MAP: VICINITY MAP:

PROJECT

LOCATION

N

N

1.  Exterior Lighting (deferred submittal:

A. exterior lighting will be from a variety of

sources, no brighter or higher than necessary

to provide adequate lighting for visibility and

security.

B. The style, intensity and orientation of lighting

will be designed to limit glare for vehicular

traffic, pedestrians or neighbors. It will also

minimize upward glare.

C. Lighting fixtures will be shielded or otherwise

designed to minimize upward glare.

D. energy-efficient lighting will be provided.

Solar-powered light will be utilized whenever

possible.

2.  signage (deferred submittal:

A. The sign package, in the deferred submittal, will

be integrated into the remodel of the facade

and building.

B. Size, shape, color, texture and lighting of the

signs will be complementary to the overall

design of the building.

C. Signs will be vandal and weather resitant.

D. signs will be professional constructed using

high quality natural material.

E. exterior lighting that is used for signs shall be

meet all guidelines for signage and for

exterior lighting.

A. the number of panels shown on these drawings are

based on the prescriptive method of 2 watts per

square foot of conditioned space.

B. photovoltaic panels will be installed according to

the guidelines provided by Sebastopol.

C. expansion area provided at second level trellis

for solar panels to meet 118% of required panels

based on calculation below.

D. calculations based on Jinko

eaglepercG2-400m-72hl-v panel.

10,592 sf of conditioned space

2 watts per sf

21,182 sf

400 watts for each panel

52.95 panels required

PROJECT DATA:

roof and deck:

single ply member roofing (GAF TPO or eq.)

second level - all decks and roof top above alley

third level - roof at mechanical/utility area

roof at tenant/public space

Metal roof (alternate roofing - tpo)

at tower - standing seam - dark gray

at roof above third level tenant space

pedestal pavers

second level - deck areas

third level - public deck area

Concrete:

Second level deck over service yard

Owner: Beale group property, llc

555 s. main street suite 1

Sebastopol, ca 95472

707.827.9616

architect: BUILDERS' STUDIO OF SEBASTOPOL

369 S. MAIN STREET

SEBASTOPOL, CA 95472

707-827-9609

gregory beale, gregory@BUILDERSSTUDIOINC.COM

grace meeks, grace@buildersstudioinc.com

Structural: Builders' Studio of Sebastopol

369 S. Main Street

Sebastopol, CA 95472

Kate goede, kate@buildersstudioinc.com

LANDSCAPE ARCHITECT: Builders' Studio of Sebastopol

369 S. Main Street

Sebastopol, CA 95472

JESSICA NORLING, JESSICA@buildersstudioinc.com

Electrical: Brokaw design

6060 dawn drive

Rohnert park, ca 94927

707-799-6822

Courtney Chuenyane, courtney.chuenyane@brokawdesign.com

Mechanical/Plumbing: TEP Engineering

880 Second Street

Santa Rosa, CA 95404

707-538-0400

ROB MAIN, p.e., ROB@TEP.NET

Energy/calgreen: GILLERAN ENERGY MANAGEMENT

750A DAVIS ST.

SANTA ROSA, CA 95401

Kevin gilleran, kevin@gilleranenergy.com

Kitchen/restaurant design: Ballinger, restaurant equipment, inc.

1000 apollo way, suite 170

santa rosa, ca 95407

707-544-8924

Larry ballinger, larry@brequipment.com

contractor: thrive construction group

555 s. main st., suite 1

Sebastopol, ca 55472

707.827.9600

A.P.n. NUMBER: 004-054-020

ZONING: cd - (downtown core) MULTIPLE COMBO/STORES & OFFICE

SITE LOCATION: 6950 burnett street, 125 S. Main Street, 131 s. Main street,

133 s. main street, 135 s. main street,

Sebastopol, CA 95472

LOT AREA: 0.21 acres

OCCUPANCY: Group b, business

group M, mercantile,

GROUP A-2, RESTAURANTS, CAFETERIAS, AND SIMILAR

DINING FACILITIES (INCLUDING ASSOCIATED COMMERCIAL KITCHENS)

CODE: 2019 CBC, 2019 CRC, 2019 CALGREEN

CONSTRUCTION: type III, fully sprinklered

a1 title sheet, notes, maps, site plan & EXISTING 

EXTERIOR ELEVATIONS

A1.1 existing site plan

a2 Inspirational images and materials of proposed

renovated building

a3 site plan/aerial and photos of existing building

A4.0 existing first level floor plan

a4 proposed first level floor plan

a5.0 existing second level floor plan

a5 proposed second level floor plan

a6.0 existing third level floor plan

a6 proposed third level floor plan

a7 proposed third level roof plan

a8 Proposed exterior elevations

a9 existing elevations

L1 LANDSCAPE SITE PLAN - FIRST level

L2 LANDSCAPE SITE PLAN - SECOND level

L3 LANDSCAPE SITE PLAN - third level

L4 Third level trellis elevations

l5 roof top trellis elevations

l6 LANDSCAPE PLANTING PLAN - FIRST level

L7 LANDSCAPE PLANTING PLAN - SECOND level

L8 LANDSCAPE PLANTING PLAN - third level

L9 Planting palette

L10 LANDSCAPE IRRIGATION PLAN - FIRST level

L11 LANDSCAPE IRRIGATION PLAN - SECOND level

L12 LANDSCAPE IRRIGATION PLAN - third level

l13 LANDSCAPE HYDROZONES, MAWA & ETWU CALC.S

PROJECT

LOCATION

AREA TABULATIONS:

EXISTING:

First level:

Conditioned Space: 6478 sf

Ups Building (no work)   849 sf

Trash Enclosure:   300 sf

Outdoor Covered Space:    712 sf

Second level:

Conditioned Space: 4317 sf

Deck Area: 2061 sf

 - South/West 1596 sf

 - west above UPS    90 sf

 - north    375 sf

Deck above Trash      122 sf

roof top  736 sf

  - above ups  266 sf

  - above alley  470 sf

third level (roof level):

mechanical space: 5677 sf

Total Conditioned Space: 10795 sf

AREA TABULATIONS:

EXISTING:

First level:

Conditioned Space: 6478 sf

Ups Building (no work)   849 sf

Trash Enclosure:   300 sf

Outdoor Covered Space:    712 sf

Second level:

Conditioned Space: 4317 sf

Deck Area: 2061 sf

 - South/West 1596 sf

 - west above UPS    90 sf

 - north    375 sf

Deck above Trash      122 sf

roof top  736 sf

  - above ups  266 sf

  - above alley  470 sf

third level (roof level):

mechanical space: 5677 sf

Total Conditioned Space: 10795 sf

   (does not include the

   ups space on the first level)

Please note that the porch area and

   the elevator/stair tower are not

   conditioned spaces.

Proposed

First level:

Conditioned Space:  5736 sf

Ups Building (no work)   849 sf

Trash Enclosure:    419 sf

Outdoor Covered Space:   633 sf

porch area:   450 sf

Elevator/Stair Tower   254 sf

Second level:

Conditioned Space: 4855 sf

Deck Area: 2334 sf

 - South/West 1235 sf

 - west above UPS   356 sf

 - north    375 sf

Deck above Trash          154 sf

roof top 470 sf

  - above ups      (now deck)

  - above alley  470 sf

elevator/stair tower  401 sf

third level (roof level):

mechanical space: 2792 sf

tenant/public space: 2895 sf

   (not conditioned)

Elevator/Stair Tower:  495 sf

Total Conditioned Space: 10591 sf

   (does not include the

   ups space on the first level)

solar - photovoltaic panels:

deferred submittals

solar informaton

Exterior wall:

stucco - smooth finish with integral color

Benjamin Moore color 2136-20 Regent green

Aluminum frame (doors and windows)

adjacent to stucco - Satin anodized

adjacent to wood - bronze anodized

Wood accent adjacent to stucco:

redwood and/or cedar

Concrete base:

existing - remove finish to expose concrete - clear coat

New - clear coat

Wood siding (and soffit area) - various size and species

4x, 6x and 8x sizes

REdwood and/or cedar

exterior finishes:

trellis:

steel framing members - painted dark bronze

(to match bronze anodized windows)

Trellis wood members: redwood or cedar
building uses:

Historical uses:

!st level: Restaurant/Retail/office space

2nd level: office space

3rd level: roof top equipment

Proposed Uses:

1st level: restaurant with retail mixed-in

2nd level: restaurant

3rd level: beverage garden w/ food service 

with covered area, partially covered 

area and open air area. all space on 

3rd level is not conditioned space

3rd level roof: solar panels

allowable far: 1.0-2.5

existing gross floor area - 13,735 sf

Site area - .21 acres = 9,147.6 sf

existing FAR: 13,735/9147.6 = 1.50

proposed gross floor area - 15,044 sf

site area: .21 acres = 9,147.6 sf

proposed far: 15,044/9247.6 = 1.64

gross floor area includes interior

space and exterior areas that are

covered. it does not include trellis

area.

far
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DN
UP

TENANT

SPACE

TENANT

SPACE

up

EXIT dn

TENANT

SPACE

SHELL

SPACE

POTENTIAL

KITCHEN

AREA

POTENTIAL

KITCHEN

AREA

(E) ROOF DECK

(E) ROOF DECK
/roof top area

(E) ROOF DECK

/roof top area

(E) DECK

(E) DECK

(n) ELEv/

stair

tower

(NOT

CONDITIONED)

(E) EDGE OF OVERHANG

ABOVE w/ (n) wood

siding

(e) SKYLIGHTS TO BE

REPLACED

MAIN BLDG.

pedestal paving system:

hanover porcelain pavers 'SANTA FE' 24" X 48"

(HP2003),  or similar.  pattern - tbd.

living roof: CA native grasses, &

wildflowers, SEE SHEET L7

trellis 'C': STEEL FRAMING W/ WOOD

LATHING, see sheet l5

WRAP-AROUND BENCH: STEEL FRAMING

W/ WOOD CLADDING

POTTERY: typ.

(e) framing for planter

- to remain (typ.)

(e) framing for planter

- to remain (typ.)

SECOND LEVEL

LANDSCAPE

SITE PLAN

L2
1/8" = 1'-0"
SECOND LEVEL LANDSCAPE SITE PLAN Sheet
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STORAGE

STORAGE

RESTROOMS

MECHANICAL / utility AREA

(tenant/public area)

MECHANICAL / utility AREA

MECHANICAL / utility AREA

fire table: PRE-FABRICATED gas - TBD

PARTITION WALL, AS PER STRUCTURAL

square accent planters:

(SAME AS LINEAR PERIMETER PLANTERS)

raised planters & BUILT-IN BENCH SEATING:

(i.E. METAL FRAME W/ RECLAIMED WOOD CLADDING,

built-in bench seating, drainage, irrigation &

lightweight planting mix), TYP.

lg. family-style event table - movable

water feature: CONC. TROUGH BASIN W/

BRASS SPILLWAYS

additional family-style

BUILT-IN seating area

pedestal paving system:

hanover porcelain pavers

'SANTA FE' 24" X 48" (HP2003),

or similar.  pattern - tbd.
LIVING WALL: SHADE TOLERANT

PLANTINGS - TBD

SCREENWALL: I.E. PERFORATED METAL OR

WOOD - REMOVABLE

raised planters, TYP.

TRELLIS 'A':

ANGLED ROOF (2:12 SLOPE), BUILT-UP, WATERPROOF

W/ SHEATHING, T&G CEILINGS, RECESSED LIGHTING,

AND SOLAR PANELS, SEE SHEETS L4/L5

TRELLIS 'B':

STEEL FRAME W/ FLAT ROOF, WOOD

LATHING, AND SEASONAL WEATHERPROOF

PANELS. SEE SHEETS L4-L5

TRELLIS 'B' (EXTENSION): SHADE AWNING W/

IRREGULAR EDGE, POSTS WELDED TO RAISED

PLANTER, SEE SHEETS L4/L5

TENANT SPACE

(n) ELEv/

stair

tower

(NOT

CONDITIONED)

THIRD LEVEL

LANDSCAPE

SITE plan

L3SCALE: 1/8" = 1'-0"
THIRD LEVEL LANDSCAPE SITE PLAN Sheet
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2'-0" MAX.

EXISTING SLOPING ROOF

(APPROX. 14" PER FOOT)

2'-8" o.c.
(typ.)

9
'-
0

"
1'
-
0

"

12
'-
7
5 8
"

(T
O
 T

O
P

 O
F
 P

L
A
T
E
)

11'-158"

21'-7
3
8"

14
'-
2

1 4
"

(T
O
 T

O
P

 O
F
 B

E
A
M

)

4"

3"

3"

3'-6"

PEDESTAL PAVERS: HANOVER

PORCELAIN PAVERS, SEE L3.F.S.

STRUCTURAL BEAM: TRELLIS POSTS

BOLTED TO BEAM, AS PER STRUCTURAL

FASCIA: ON ALL EXPOSED SIDE OF ROOF, as

per structural

BEAM: NOTCHED INTO TOP-PLATE,

AS PER STURCTURAL

ROLL-UP DOORS (X3):

TO MATCH 1ST FLR., SEE SHEET A1

ROOFING MATERIAL: SHEATHING &

WATERPROOFING, PER STRUCTURAL

T&G CEILING BOARDS: 58" x 4"

POST: HSS 3X3", AS

PER STRUCTURAL

STEEL PERIMETER BEAM/FRAME: HSS 3X5"

WELDED (OR BOLTED) TO POSTS

JOISTS: HSS 2.5" sq., 4' O.C., WELDED

ON TOP OF BEAM FRAME

STAIRwell

RAFTERS: 2x6" @ 32"o.c. (TO SUPPORT T&g CEILING)

AWNING WINDOWS AND WALL,

AS PER STRUCTURAL

(E) PARAPET: W/ NEW GUARDRAIL, AS PER

ARCHITECTURAL (SEE SHEET A7)

RAISED PLANTER: STEEL FRAMING

W/ RECYCLED WOOD SIDING

POST: HSS 3X3", AS

PER STRUCTURAL

PURLINS: 3X3" RWD, STAGGERED AT OUTSIDE EDGE,

SEE SHEET A3.  STEEL PIPE FOR LATERAL

REINFORCEMENT, AS PER STRUCTURAL.

SOLAR PANELS, INSTALL PER MFR.

seasonal corrugated fiberglass

ABOVE for weatherproofing, as

needed (not shown)

STEEL EDGE BEAM:

HSS 3X3" WELDED (OR BOLTED) TO POSTS

living walL

WOOD BEAMS:

6 X 12" RWD W/ ANGLED END-CUT

& end caps

RESTROOMS

(BEYOND)

POST: HSS 4X4", AS

PER STRUCTURAL

STEEL i-BEAM:

5" flange x 12" ht.,

as per structural

1'
-
0

"

4"

9
'-
0

"

4" 4"

BEAM: attachment to

wall, AS PER STRUCTURAL

PEDESTAL PAVERS:

HANOVER PORCELAIN PAVERS,

OR SIMILAR (SEE SHEET L3)

STRUCTURAL BEAM: TRELLIS POSTS

BOLTED TO BEAM, AS PER STRUCTURAL

POST: HSS 4X4" - WELDED TO

I-BEAM, AS PER STRUCTURAL

STEEL i-BEAM: 5" flange x 12" ht.,

as per structural

WOOD BEAMS: 6 X 12" RWD W/ ANGLED

END-CUT & END CAPS, notched into I-beam,

as per STRUCTURAL, SEE SHEET a/l4

CLERESTORY WINDOWS (beyond):

OPERABLE AWNINGS, as per structural

ROOFING MATERIALS: (NOT SHOWN),

AS PER STRUCTURAL

RAFTERS: 2X6" TO SUPPORT T&g CEILING,

extend 1'-0" over both sides for solar

panel clearance rqmts, (see sheet L3)

SOLAR PANELS: (NOT SHOWN)

INSTALL PER MFR.

living wall

storage

(beyond)

FINISH

SURFACE

bench seating: BUILT-IN

w/ backrest

PARTITION WALL,  AS

PER STRUCTURAL

FASCIA: ON ALL EXPOSED SIDES OF ROOF,

as per structural

THIRD LEVEL

TRELLIS

ELEVATIONS

l4
1/4" = 1'-0"
THIRD LEVEL TRELLIS 'A' - SOUTH ELEVATION 
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STRUCTURAL BEAM: TRELLIS POSTS

BOLTED TO BEAM, AS PER STRUCTURAL

living wall

storage

(beyond)

FINISH

SURFACE

bench seating:

w/ backrest

PARTITION WALL:

5
"

3"

8
'-
7
"

PEDESTAL PAVERS: HANOVER

PORCELAIN PAVERS, OR SIMILAR

POST: HSS 3X3"

STEEL BEAM PERIMETER FRAME:

HSS 3X5" WELDED TO TOP OF POSTS,

(HSS 3X3" RAFTERS WELDED TO INSIDE OF

STEEL FRAME @ 4'O.C.)

TRELLIS 'A': (BEYOND)

LATHING: 3X3" RWD (6"O.C.), STAGGERED

AT OUTSIDE EDGE, SEE SHEET A3

INTERMEDIARY STEEL BEAMS:

HSS 3X5" ATTACH UNDERNEATH

I-BEAM, PER STRUCTURAL

RAFTERS: HSS 2.5" sq., 4' O.C., WELDED

ON TOP OF PERIMETER BEAM FRAME

5
"

3"

+
/-

 8
'-
0

"

(A
B

O
V
E
 F

IN
IS

H
 F

L
O
O
R

)

POST: HSS 3X3".  ATTACHED

TO FRAMING INSIDE (E)

PERIMETER COLUMNS.
STEEL BEAM:  HSS 3X5" WELDED

TO TOP OF POSTS

LATHING: 3X3" RWD (6"O.C.)

INTERMEDIARY STEEL BEAMS:

HSS 3X5" RAFTERS WELDED TO

INSIDE OF STEEL FRAME

ROOFTOP TRELLIS

ELEVATIONS

L5

1/4" = 1'-0"
THIRD LEVEL TRELLIS 'B' - SOUTH ELEVATION 
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AR
EA

 A
 - 

TH
IS

 A
RE

A 
TO

 R
EM

AI
N

 A
S 

IS

TENANT

SPACE #1

tenant

space #5

16

lockers

s
t
o
r

1

2

4

5

3

janitor

toilets

all unisex

TENANT

SPACE #2

TENANT

SPACE #3

TENANT

SPACE #4

(N) porch

NOT CONDITIONED

pop-up

TENANT

SPACE #6

RAMP

1:12 max

R
A
M

P

1:
12
 m

a
x

ups space

no work this area

(E) ALLEY

SHARED

scullery/STOR.

community/party room

(n) ELEv/

stair

tower

(NOT

CONDITIONED)

stor

elev

mech

rec

room

GARBAGE &

SERVICE YARD

stor

SHARED/COMMON

SPACE WITH SEATING

2% MIN.

SLOPE

ENTRY/EXIT

TO S. MAIN ST.

E
N
T
R

Y
/E

X
IT

T
O
 B

U
R

N
E
T
T
 S

T
.

(e) ENTRY/EXIT

TO Second floor

MAIN BLDG.

PLANTING LEGEND

(SUNSET ZONE 14, USDA 9A)

BOTANICAL NAME COMMON NAME
QTY. SIZE

WUCOLS

PLANT

FACTOR

NOTES

Carex morrowii 'Ice Dance'

 Sedge

17 1 GAL M

Size: 12" high x 12" wide

Dichondra argentea 'Silver

Falls'

Silver Dichondra 16 4" POTS M

Size: 2-3" high x 24" – 48"

wide.

Heuchera 'Palace Purple'

Island Alum Root 3 4" POT M

Size: 12" high x 12" wide

Plectranthus argentatus

'Longwood Silver'

Plectranthus 3 5 GAL M

Size: 2' 0" high x 3' 0" wide

Plectranthus ciliatus 'Nico'

Eyelash Spur Flower

4 5 GAL M

Size: 6-12" high x 3' 0" wide

Sedum rupestre 'Angelina' Angelina Stonecrop

28 4" POT L

Forms a mat 3 to 6 in. tall, 2

to 2 ft. wide.

PLECTRANTHUS ARGENTATUS

'LONGWOOD SILVER' 3 - 5GAL

PLECTRANTHUS ciliatus 'nico' 4 - 5GAL

SEDUM RUPESTRE 'ANGELINA' approx.

28 ea. - 4" pots

DICHONDRA ARGENTEA 'SILVER FALLS'

16 ea. - 4" pots

CAREX morrowii 14 - 1GAL

PLECTRANTHUS ARGENTATUS 'LONGWOOD SILVER' 1 - 5GAL

PLECTRANTHUS ciliatus 'nico' 3 - 5GAL

CAREX morrowii 3 - 1GAL

SEDUM RUPESTRE 'ANGELINA' approx. 3 ea. - 4" pots

DICHONDRA ARGENTEA 'SILVER FALLS' 3 ea. - 4" pots

FIRST LEVEL

PLANTING plan

L6
SCALE: 1/8" = 1'-0"
FIRST LEVEL PLANTING PLAN Sheet
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REPLACED
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PLANTING LEGEND

(SUNSET ZONE 14, USDA 9A)

BOTANICAL NAME COMMON NAME
QTY. SIZE

WUCOLS

PLANT

FACTOR

NOTES

Arctostaphylos uva ursi 'Point Reyes'

Kinnikinnick 23 1 GAL L

Size: 1' high x 10' wide

Carex morrowii 'Ice Dance'

 Sedge

17 1 GAL M

Size: 12" high x 12" wide

Cynoglossum grande

Western Hound's

Tongue

9 4" POT L

Size: 12-30" high x 12" wide

Dichondra argentea 'Silver Falls'

Silver Dichondra 3 4" POTS M

Size: 2-3" high x 24" – 48"

wide.

Dudleya spp., i.e. D. anthonyi, D.

caespitosa

Live Forever 2 1 GAL L/VL

Size: 6" - 1'0" high x w

Echeveria colorata Hens & Chicks 12 4" POT L Size: 6" - 1' ht. x w

Erigeron glaucus

Beach Aster 9 4" POT L

Size: 6" – 12" high x 12"
wide. Cool sun - light shade.

Festuca idahoensis Idaho fescue 100 PLUGS VL

Size: 6 -12" high x 12-18"

wide. Evergreen. Sun or

shade.

Festuca occidentalis Western fescue 100 PLUGS L

Size: 4 -12" high x 12-30"

wide.

Festuca rubra

Creeping red fescue

100 PLUGS L

Size: 1-1/2-2" high x

spreading rhizomes.

Lepechinia hastata Mexican pitcher sage

1 1 GAL L Size: 4'ht. x 3' w

Polipodium californicum CA Polypody

9 4" POT VL

Size: 4-18" ht. x w. Summer

deciduous CA Native fern

Plectranthus argentatus 'Longwood

Silver'

Plectranthus 1 5 GAL M

Size: 2' 0" high x 3' 0" wide

Plectranthus ciliatus 'Nico'

Eyelash Spur Flower

4 5 GAL M

Size: 6-12" high x 3' 0" wide

Rosmarinus officinalis

Rosemary

1 5 GAL L

Size: 4' 0" high x 1-1/2-2'-0"

wide

Sedum rupestre 'Angelina' Angelina Stonecrop

15 4" POT L

Forms a mat 3 to 6 in. tall, 2

to 2 ft. wide.

Sisyrinchium bellum Blue-eyed grass

1 4" POT L

Size: 1' 0" high x 1-2' wide

LIVING ROOF: i.e. grasses & wildflowers

ERIGERON GLAUCUS

POLIPODIUM CALIFORNICUM

festuca idahoensis, festuca rubra,  &

festuca occidentalis plugs (307 sf -

qty. tbd)

CYNOGLOSSUM GRANDE

SISYRINCHIUM BELLUM

ARCTOSTAPHYLOS SPP. 23 - 1GAL

POTS:

ROSMARINUS OFFICINALIS 1 - 5 GAL

DUDLEYA ANTHONYI 1 -1 GAL

SEDUM RUPESTRE 6 - 4" POTS

echeveria colorata 6 - 4" pots

POTS:

ROSMARINUS OFFICINALIS 1 - 5 GAL

DUDLEYA ANTHONYI 1 -1 GAL

SEDUM RUPESTRE 6 - 4" POTS

echeveria colorata 6 - 4" pots

POTS:

PLECTRANTHUS ARGENTATUS 'LONGWOOD SILVER' 1 - 5GAL

PLECTRANTHUS ciliatus 'nico' 3 - 5GAL

CAREX morrowii 3 - 1GAL

SEDUM RUPESTRE 'ANGELINA' approx. 3 ea. - 4" pots

DICHONDRA ARGENTEA 'SILVER FALLS' 3 ea. - 4" pots

SECOND LEVEL

PLANTING plan

L7SCALE: 1/8" = 1'-0"
SECOND LEVEL PLANTING PLAN

Sheet
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STORAGE

STORAGE

RESTROOMS

MECHANICAL / utility AREA

(tenant/public area)

MECHANICAL / utility AREA

MECHANICAL / utility AREA

PLANTING LEGEND

(SUNSET ZONE 14, USDA 9A)

BOTANICAL NAME COMMON NAME
QTY. SIZE

WUCOLS

PLANT

FACTOR

NOTES

Achillea millefolium  Yarrow 8 4" POT L

Size: 12" high x 15" wide

Aeonium undulatum Aeonium 9 5 GAL L/VL

Size: 2-3' high x 1-2' wide

Agastache cana Texas Hummingbird Mint

4 1 GAL L

Size: 2-3' high x 18" wide

Carex morrowii 'Ice Dance'

 Sedge

6 1 GAL M

Size: 12" high x 12" wide

Culinary Herbs & Veggies

i.e. Strawberry, Basil,

Parsley, Mint, Oregano

32 4" POT SLA Size: varies

Deschampsia cespitosa

Tufted Hair Grass 13 5 GAL L

Size: 1-2' high x 2' wide

Dudleya spp., i.e. D. anthonyi,

D. caespitosa

Live Forever 7 1 GAL L/VL

Size: 6" - 1'0" high x w

Echeveria colorata Hens & Chicks 18 4" POT L Size: 6" - 1' ht. x w

Fothergilla gardenii

Dwarf Witch-alder 1 5 GAL M Size: 2-3'ht. x 3-4'w

Heuchera 'Palace Purple'

Island Alum Root 6 4" POT M

Size: 12" high x 12" wide

Plectranthus argentatus

'Longwood Silver'

Plectranthus 1 5 GAL M

Size: 2' 0" high x 3' 0" wide

Plectranthus amboinicus Mexican Mint 1 1 GAL M

Size: 1-2' high x 1-2' wide

Rosmarinus officinalis

Rosemary

1 5 GAL L

Size: 4' 0" high x 1-1/2-2'-0"

wide

Salvia apiana White Sage

3 1 GAL VL Size: 2-5' ht. x 2-5' wide

Sedum rupestre 'Angelina' Angelina Stonecrop

26 4" POT L

Forms a mat 3 to 6 in. tall, 2 to 2

ft. wide.

Thymus serpyllum 'Elfin' Elfin Thyme

8 4" POT L

Size: 1-2" high x 4-8" wide

LIVING WALL PLANTS (PART-SHADE)

WUCOLS DESIGNATION - MED

BOTANICAL NAME COMMON NAME
QTY. SIZE

WUCOLS

PLANT

FACTOR

NOTES

Prunella vulgaris

Self Heal TBD 4" POT M

Carex morrowii 'Ice Dance'

 Sedge

TBD 4" POT M

Size: 12" high x 12" wide

Fragaria chiloensis Beach Strawberry

TBD 4" POT M

Heuchera maxima Island Alum Root TBD 4" POT M

Heuchera 'Palace Purple'

Island Alum Root TBD 4" POT M

Size: 12" high x 12" wide

Lamium maculatum 'Purple

Dragon'

Spotted deadnettle

TBD 4" POT M

Pellaea rotundifolia Button Fern TBD 4" POT M

Size: 18" high x 18" wide

Plectranthus ciliatus 'Nico'

Eyelash Spur

Flower

TBD 4" POT M

Size: 6-12" high x 3' 0" wide

Polipodium californicum CA Polypody

TBD 4" POT VL

Size: 4-18" ht. x w. Summer

deciduous CA Native fern

DESCHAMPSIA CESPITOSA 13 - 5GAL

DUDLEYA ANTHONYI 7 - 1GAL

AGASTACHE 'CANA' 4 - 1GAL

AEONIUM UNDULATUM 9 - 5GAL

ECHEVERIA COLORATA 3 - 4" pot

SEDUM RUPESTRE 'ANGELINA' 3 - 4" pot

ECHEVERIA COLORATA 3 - 4" pot

SEDUM RUPESTRE 'ANGELINA' 3 - 4" pot

ECHEVERIA COLORATA 3 - 4" pot

SEDUM RUPESTRE 'ANGELINA' 3 - 4" pot

SPECIAL LANDSCAPE AREA: EDIBLE Culinary herbs &

veggies (I.E. carrots, strawberries, BASIL, parsley,

MINT, OREGANO, SAGE, thyme, etc. (4" pots)

ACHILLEA MILLEFOLIUM, ERIGERON GLAUCUS &

SEDUM RUPESTRE 'ANGELINA', THYMUS SERPYLLUM

(MIXED groundcover) approx. 8 - EA. 4" POTS

SALVIA APIANA 3 - 1GAL

LIVING WALL 'A': PART SHADE

I.E. 4-6' HT. (VARIES) X 24 LF =

APPROX. 144 SF

POTS:

FOTHERGILLA GARDENII 1 - 5GAL

CAREX MORROWII 3 - 1GAL

HEUCHERA 'PALACE PURPLE' 6 - 4"POTS

PLECTRANTHUS AMBOINICUS 1 - 1GAL

POTS:

PLECTRANTHUS ARGENTATUS 1 - 5GAL

CAREX MORROWII 3 - 1GAL

heuchera 'palace purple' 3 - 4" pots

POTS:

ROSMARINUS OFFICINALIS 1 - 5 GAL

DUDLEYA ANTHONYI 1 -1 GAL

SEDUM RUPESTRE 6 - 4" POTS

echeveria colorata 6 - 4" pots

ECHEVERIA COLORATA, SEDUM RUPESTRE 'ANGELINA'

LIVING WALL PLANTS (SEE LEGEND - ABOVE)

(n) ELEv/

stair

tower

(NOT

CONDITIONED)

THIRD LEVEL

PLANTING plan

L8
SCALE: 1/8" = 1'-0"
THIRD LEVEL PLANTING PLAN Sheet
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CA Native 'Yarrow'
Achillea millefolium

'Aeonium'
Aeonium undulatum

'Texas Hummingbird Mint'
Agastache cana  i.e. "Purple Haze"

CA Native 'Kinnikinnick'
Arctostaphylos sp., i.e. "Point Reyes"

'Sedge'
Carex morrowii 'Ice Dance'

CA Native 'Western Hound's Toungue'
Cynoglossum grande

CA Native 'Tufted Hair Grass'
Deschampsia cespitosa

CA Native 'Live Forever'
Dudleya anthonyi

'Hens & Chicks'
Echeveria colorata

Dwarf Witch-alder
Fothergilla gardenii

CA Native 'Beach Aster'
Erigeron glaucus

'Idaho Fescue'
Festuca idahoensis

Island Alum Root
Heuchera maxima i.e. 'Palace Purple'

Silver Dichondra
Dichondra argentea 'Silver Falls'

CA Native 'Polypody Fern'
Polypodium californicum

CA Native 'White Sage'
Salvia apiana

Angelina stonecrop
Sedum rupestre 'Angelina'

'Moor Grass'
Seslaria autumnalis

Plectranthus
Plectranthus argentatus 'Longwood Silver'

'Eyelash Spur Flower'
Plectranthus ciliatus 'Nico'
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(e) ENTRY/EXIT

TO Second floor

MAIN BLDG.

IRRIGATION LEGEND:

POC

M

C

P

valve #

SIZE

WUCOL RATING

IRR. TYPE (DRIP/SPRAY)

GPM

1 1"

D
.20

M

2 1"

D
.64

M

SYMBOL

POINT OF CONNECTION:

Approximate Location (Verify in Field).

Includes valve box & shut-off valve.

WATER METER: (E) Water Meter : 2"

Dedicated service meter or private sub-meter

(required for non-residential landscapes >1,000 sf).

BACKFLOW PREVENTOR:

FEBCO 825Y - 1" Backflow preventor.

Install 12-36" above ground level.

Backflow prevention device (refer to local public health

agency for addtn'l requirements).

FILTER:

AMIAD 1-1/2"Ø W/ 300 Mesh SS Woven

Wire Screen.

PRESSURE REGULATOR:
TBD

Adjust pressure as necessary to achieve 30psi for drip

zones for a maximum demand/flow rate of 7-8gpm

max for each drip zone.

MASTER VALVE:
Rainbird 100GB - 1" Master Valve

Size per line.  Includes valve box. Manual gate valve,

butterfly valve or ball valve.

FLOW SENSOR:
Data Industrial IR250B - 1" Flow Sensor

Reqr'd for ALL non-residential landscapes.

CONTROLLER:

Irritrol Rain Dial: RD-1200-EXT-R with

CL-100 Wireless Weather Sensing System

& ETO Smart Controller (or Sim).

Exterior or Interior Mount -TBD (provide 120v power)

w/ wireless ET Sensor (located on eave O.H.).

RAIN-SENSOR:

Hunter Wireless 'Rain Click' (or Sim).

Mount on eave.

REMOTE CONTROL VALVE:

Irritrol 700 Series, size per plan (or Sim).

With Omnireg 'OMR-100' Presure

regulation module - in valve box.

With disc filter & PRV for Netafim valves.

QUICK COUPLER:

Rainbird 33DLRC, 

3

4

" Quick Coupler

MANUAL BALL-VALVE:

NIBCO T-FP-600 Brass, Full-Port Ball valve

(or Sim). 1" line size.

MAIN LINE: 1-1/2" PVC SCH 40, 18" MIN. BURIAL
Route through building (per Plumbing Plan).

LATERAL LINE:

PVC CLASS 200, Size Per Plan (

3

4

" MIN.),

12" MIN. BURIAL

Route through building (per Plumbing Plan). See

Irrigation Notes 3/L12.

DRIP IRRIGATION:

Netafim Techline CV w/ PVC Supply &

Exhaust Header's & Manual Flush Valve

0.42 GPH Dripper (Recommended for Loamy soils).

MANUAL FLUSH VALVE:
Plumbed to PVC Exhaust Header

STUB-OUTS (@ POTS):

Transition from lateral to 

3

4

" poly blank line

to individual loops of 

1

4

" in-line drip tubing

at each plant.  See Irrigation Details.

All tubing to be staked @ 3' intervals, and covered w/

mulch.  See Irrigation Notes, Sheet L12.

STUB-OUTS (@ PLANTERS):

XERIBUD EMITTERS

Transition from lateral to 

3

4

" poly blank line

to 

1

4

" blank tubing to Xeribud emitters

(XB-T-05-PC).  See Irrigation Details.

All tubing to be staked @ 3' intervals, and covered w/

mulch.  See Irrigation Notes, Sheet L12.

HOSE BIB:

Champion HB-2. Or Similar. Risers shall be

galv. steel, 18" above finish grade, wrapped

below grade, and painted to match siding.

Run hose bibs on domestic supply line (per Plumbing

Plan) as feasible. (Shown for diagrammatic purposes

only).

SLEEVING:

PVC SCH. 40, SIZE AS REQR'D

(4" MIN.), 12" MIN. BURIAL

POC

M

3
4"

3
4"

Q

Q

Q

112"

HYDROZONE: 1 (MED)

HYDROZONE: 2 (med)

STATIC WATER

PRESSURE: 65 PSI

OPERATING WATER

PRESSURE: +/- 50 PSI

xeribud emitters:

5 gal 3 emitters

1 gal 2 emitters

4" pot 1 emitters

MAINLINE ROUTED THROUGH

BLDG., (PER PLUMBING PLAN)

MAINLINE ROUTED THROUGH

BLDG., (PER PLUMBING PLAN)

FL

P

FL

3
4"

112"

FINAL CONTROLLER

LOCATION - TBD

FIRST LEVEL

IRRIGATION plan

L10SCALE: 1/8" = 1'-0"
FIRST LEVEL IRRIGATION PLAN Sheet
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ABOVE w/ (n) wood

siding

(e) SKYLIGHTS TO BE

REPLACED

MAIN BLDG.
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D
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L

3
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3
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IRRIGATION LEGEND:

valve #

SIZE

WUCOL RATING

IRR. TYPE (DRIP/SPRAY)

GPM

SYMBOL

POINT OF CONNECTION:

Approximate Location (Verify in Field).

Includes valve box & shut-off valve.

WATER METER: (E) Water Meter : 2"

Dedicated service meter or private sub-meter

(required for non-residential landscapes >1,000 sf).

BACKFLOW PREVENTOR:

FEBCO 825Y - 1" Backflow preventor.

Install 12-36" above ground level.

Backflow prevention device (refer to local public health

agency for addtn'l requirements).

FILTER:

AMIAD 1-1/2"Ø W/ 300 Mesh SS Woven

Wire Screen.

PRESSURE REGULATOR:
TBD

Adjust pressure as necessary to achieve 30psi for drip

zones for a maximum demand/flow rate of 7-8gpm

max for each drip zone.

MASTER  VALVE:
Rainbird 100GB - 1" Master Valve.

Size per line.  Includes valve box. Manual gate valve,

butterfly valve or ball valve.

FLOW SENSOR:
Data Industrial IR250B - 1" Flow Sensor

Reqr'd for ALL non-residential landscapes.

CONTROLLER:

Irritrol Rain Dial: RD-1200-EXT-R with

CL-100 Wireless Weather Sensing System

& ETO Smart Controller (or Sim).

Exterior or Interior Mount -TBD (provide 120v power)

w/ wireless ET Sensor (located on eave O.H.).

RAIN-SENSOR:

Hunter Wireless 'Rain Click' (or Sim).

Mount on eave.

REMOTE CONTROL VALVE:

Irritrol 700 Series, size per plan.  With

Omnireg 'OMR-100' Presure regulation

module - in valve box.

With disc filter & PRV for Netafim valves.

QUICK COUPLER:

Rainbird 33DLRC, 

3

4

" Quick Coupler

MANUAL BALL-VALVE:

NIBCO T-FP-600 Brass, Full-Port Ball

valve. 1" line size.

MAIN LINE: 1-1/2" PVC SCH 40, 18" MIN. BURIAL
Route through building (per Plumbing Plan).

LATERAL LINE:

PVC CLASS 200, Size Per Plan (

3

4

" MIN.),

12" MIN. BURIAL

Route through building (per Plumbing Plan). See

Irrigation Notes 3/L12.

DRIP IRRIGATION:

Netafim Techline CV & EZ w/ PVC Supply

& Exhaust Header's & Manual Flush Valves

Install per mfr's recommendations.

MANUAL FLUSH VALVE:
Plumbed to PVC Exhaust Header

TREE BUBBLERS:

Rainbird RWS-M-B-1402 Mini Root

Watering System. (2) Per Tree.

STUB-OUTS (@ POTS):

Transition from lateral to blank line to

individual loops of 

1

4

" in-line drip tubing at

each plant.  See Irrigation Details.

All tubing to be staked @ 3' intervals, and covered w/

mulch.  See Irrigation Notes, Sheet L10.

STUB-OUTS (@ PLANTERS):

XERIBUD EMITTERS

Transition from lateral to 

3

4

" poly blank line

to 

1

4

" blank tubing to Xeribud emitters

(XB-T-05-PC).  See Irrigation Details.

All tubing to be staked @ 3' intervals, and covered w/

mulch.  See Irrigation Notes, Sheet L10.

HOSE BIB:

Champion HB-2. Or Similar. Risers shall be

galv. steel, 18" above finish grade, wrapped

below grade, and painted to match siding.

Run hose bibs on domestic supply line (per Plumbing

Plan) as feasible. (Shown for diagrammatic purposes

only).

SLEEVING:

PVC SCH. 40, SIZE AS REQR'D

(4" MIN.), 12" MIN. BURIAL

POC

M

P

3
4"

netafim tlEZ4-1202:

SUB-surface dripline placement

shrubs/groundcover

loam soil

emitter spacing = 12" o.c.

row spacing = 12"

Q

Q

HYDROZONE: 3 (low)

HYDROZONE: 4 (low)

4 1"

D
.92

L

xeribud emitters:

5 gal 3 emitters

1 gal 2 emitters

4" pot 1 emitters

MAINLINE ROUTED THROUGH

BLDG., (PER PLUMBING PLAN)

FL

P

R 112"

SECOND LEVEL

IRRIGATION plan

L11
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SCALE: 1/8" = 1'-0"
SECOND LEVEL IRRIGATION PLAN
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MECHANICAL / utility

AREA

(tenant/public area)

MECHANICAL / utility

AREA

MECHANICAL / utility

AREA

(n) ELEv/

stair

tower

(NOT

CONDITIONED)

5 1"

D
1.08

L

6 1"

D
.27

SLA

7 1"

D
.24

M

8 1"

D
2.3

M3
4"

IRRIGATION LEGEND:

valve #

SIZE

WUCOL RATING

IRR. TYPE (DRIP/SPRAY)

GPM

SYMBOL

POINT OF CONNECTION:

Approximate Location (Verify in Field).

Locate in valve box w/ shut-off ball valve.

WATER METER: (E) Water Meter : 2"

Dedicated service meter or private sub-meter

(required for non-residential landscapes >1,000 sf).

BACKFLOW PREVENTOR:

FEBCO 825Y - 1" Backflow preventor.

Install 12-36" above ground level.

Backflow prevention device (refer to local public health

agency for addtn'l requirements).

FILTER:

AMIAD 1-1/2"Ø W/ 300 Mesh SS Woven

Wire Screen.

PRESSURE REGULATOR:
TBD

Adjust pressure as necessary to achieve 30psi for drip

zones for a maximum demand/flow rate of 7-8gpm

max for each drip zone.

MASTER VALVE:
Rainbird 100GB - 1" Master Valve.

Size per line.  Includes valve box. Manual gate valve,

butterfly valve or ball valve.

FLOW SENSOR:
Data Industrial IR250B - 1" Flow Sensor

Reqr'd for ALL non-residential landscapes.

CONTROLLER:

Irritrol Rain Dial: RD-1200-EXT-R with

CL-100 Wireless Weather Sensing System

& ETO Smart Controller (or Sim).

Exterior or Interior Mount -TBD (provide 120v power)

w/ wireless ET Sensor (located on eave O.H.).

RAIN-SENSOR:

Hunter Wireless 'Rain Click'.  Mount on

eave.

REMOTE CONTROL VALVE:

Irritrol 700 Series, size per plan.  With

Omnireg 'OMR-100' Presure regulation

module - in valve box.

With disc filter & PRV for Netafim valves.

QUICK COUPLER:

Rainbird 33DLRC, 

3

4

" Quick Coupler

MANUAL BALL-VALVE:

NIBCO T-FP-600 Brass, Full-Port Ball

valve. Size per line.

MAIN LINE: 1-1/2" PVC SCH 40, 18" MIN. BURIAL Route through building (per Plumbing Plan).

LATERAL LINE:

PVC CLASS 200, Size Per Plan (

3

4

" MIN.),

12" MIN. BURIAL

Route through building (per Plumbing Plan). See

Irrigation Notes 3/L12.

DRIP IRRIGATION:

Netafim Techline CV w/ PVC Supply &

Exhaust Header's & Manual Flush Valve

0.42 GPH Dripper (Recommended for Loamy soils).

MANUAL FLUSH VALVE:
Plumbed to PVC Exhaust Header

STUB-OUTS (@ POTS):

Transition from lateral to blank line to

individual loops of 

1

4

" in-line drip tubing at

each plant.  See Irrigation Details.

All tubing to be staked @ 3' intervals, and covered w/

mulch.  See Irrigation Notes, Sheet L10.  (At Living

Wall 

1

4

" drip-line will run in horizontal rows - no

stakes).  See Irrigation Details.

STUB-OUTS (@ PLANTERS):

XERIBUD EMITTERS

Transition from lateral to 

3

4

" poly blank line

to 

1

4

" blank tubing to Xeribud emitters

(XB-T-05-PC).  See Irrigation Details.

All tubing to be staked @ 3' intervals, and covered w/

mulch.  See Irrigation Notes, Sheet L10.

HOSE BIB:

Champion HB-2. Or Similar. Risers shall be

galv. steel, 18" above finish grade, wrapped

below grade, and painted to match siding.

Run hose bibs on domestic supply line (per Plumbing

Plan) as feasible. (Shown for diagrammatic purposes

only).

SLEEVING:

PVC SCH. 40, SIZE AS REQR'D

(4" MIN.), 12" MIN. BURIAL

POC

M

P

3
4"

Q

Q

3
4"

HYDROZONE: 5 (low)

HYDROZONE: 6 (sla)

HYDROZONE: 8 (med)

HYDROZONE: 7 (med)

HYDROZONE: 9 (HIGH)

WATER FEATURE

MAINLINE STUB-OUT FOR FOUNTAIN

Q

xeribud emitters:

5 gal 3 emitters

1 gal 2 emitters

4" pot 1 emitters

MAINLINE ROUTED THROUGH

BLDG., (PER PLUMBING PLAN)

MAINLINE ROUTED THROUGH

BLDG., (PER PLUMBING PLAN)

MAINLINE ROUTED THROUGH

BLDG., (PER PLUMBING PLAN)

FL

112"

112"

112"

THIRD LEVEL

IRRIGATION plan
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SCALE: 1/8" = 1'-0"
THIRD LEVEL IRRIGATION PLAN

TOTAL LANDSCAPE AREA: 910 SF

WATER SUPPLY TYPE: POTABLE

LOCAL WATER PURVEYOR: CITY OF SEBASTOPOL

dedicated service meter or private sub-meter: NOT REQR'D

static water pressure: 65-68 PSI

(AS PER CITY OF SEBASTOPOL PUBLIC WORKS DEPT.)

operating water pressure: +/- 50 PSI

1. pressure regulating devices are required if water pressure is below or exceeds the

recommended pressure of the specified irrigation devices.  THIS SYSTEM IS DESIGNED BASED

ON AN APPROXIMATE OPERATING PRESSURE OF 50 PSI. CONTRACTOR SHALL NOTIFY THE LANDSCAPE

ARCHITECT OF ANY DISCREPANCIES ONCE VERIFIED IN FIELD. (irrigation system has been designed

for a min. of 15-30 psi PER DRIP VALVE, and a max. FLOW RATE of 7-8 gpm PER DRIP VALVE).

2. ALL WORK SHALL CONFORM TO LOCAL PLUMBING & ELECTRICAL CODES.

3. WATER LINES AND EQUIPMENT SHOWN IN PAVING (OR WITHIN BLDG.) ARE FOR GRAPHIC CLARITY ONLY,

UNLESS OTHERWISE SPECIFIED.  ALL EQUIPMENT SHALL BE LOCATED IN DESIGNATED PLANTING AREAS

(TBD). ALL PIPING LOCATED W/IN PAVING SHALL INCLUDED PROPERLY SIZED SLEEVING AND SHALL BE

STRAIGHT-LINE W/ NO CONNECTIONS.

4. check valves or anti-drain valves are required on all sprinkler heads where low point

drainage could occur. (N/A)

5. CONTRACTOR SHALL FLUSH ALL LINES THOROUGHLY PRIOR TO INSTALLATION OF EMITTERS, AND INCLUDE

A WHOLE-SYSTEM FILTER.

6. "I HAVE COMPLIED WITH THE CRITERIA OF THE ORDINANCE AND APPLIED THEM ACCORDINGLY FOR THE

EFFICIENT USE OF WATER IN THE IRRIGATION DESIGN PLAN".

7. a diagram of the irrigation plan showing hydrozones shall be kept with the irrigation

controller for subsequent management purposes.

8. a certificate of completion shall be filled out and certified by either the designer of the

landscape plans, irrigation plans, or the licensed landscape contractor for the

project.

9. an irrigation audit report shall be completed at the time of final inspection.

IRRIGATION NOTES

AutoCAD SHX Text
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(E) ENTRY/EXIT

TO Second floor

MAIN BLDG.

HYDROZONE: 2 (med)

HYDROZONE: 1 (MED)

(E) DECK

(E) EDGE OF OVERHANG

ABOVE w/ (n) wood

siding

(e) SKYLIGHTS TO BE

REPLACED

(E) DECK

MAIN BLDG.

HYDROZONE: 3 (low)

HYDROZONE: 4 (low)

STORAGE

STORAGE

RESTROOMS

HYDROZONE: 9

WATER FEATURE

9sf - (HIGH)

HYDROZONE: 5 (low)

HYDROZONE: 6 (sla)

HYDROZONE: 8 (med)

HYDROZONE: 7 (med)

HYDROZONE: 9 (high)

- WATER FEATURE

HYDROZONES &

WELO CALC.S
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TOTAL LANDSCAPE AREA: 910 SF

PROJECT TYPE: COMMERCIAL

WATER SUPPLY TYPE: POTABLE

LOCAL WATER PURVEYOR: CITY OF SEBASTOPOL

dedicated service meter or private sub-meter: NOT REQR'D

1. FOR SOILS LESS THAN 6% ORGANIC MATTER IN THE TOP 6" OF SOIL, compost @ a rate of 4cy

(min.) per 1,000sf of planting area - incorporated to a depth of 6".  (APPLIES ONLY

TO FIRST FLR. SOUTH ENTRANCE PLANTING AREA @ GRADE).  "GRAB N' GROW organic

COMPOST" - OR SIMILAR, grab n' grow soil products. PH: #(707) 575-7275

2. A MINIMUM 3" layer of mulch shall be applied on all EXPOSED SOIL SURFACES OF

PLANTING AREAS EXCEPT TURF AREAS, CREEPING OR ROOTING GROUNDCOVERS, OR DIRECT

SEEDING APPLICATIONS WHERE MULCH IS CONTRAINDICATED.  "organic arbor mulch" - OR

SIMILAR, grab n' grow soil products. PH: #(707) 575-7275

3. ALL FINAL PLANT LOCATIONS SHALL BE REVIEWED BY THE LANDSCAPE ARCHITECT PRIOR TO

EXCAVATION OF PLANT HOLES.

4. recirculating water systems shall be used for water features.

5. "I HAVE COMPLIED WITH THE CRITERIA OF THE ORDINANCE AND APPLIED THEM FOR THE

EFFICIENT USE OF WATER IN THE LANDSCAPE DESIGN PLAN".

6. A CERTIFICATE OF COMPLETION SHALL BE FILLED OUT AND CERTIFIED BY EITHER THE DESIGNER

OF THE LANDSCAPE PLANS, IRRIGATION PLANS, OR THE LICENSED LANDSCAPE CONTRACTOR

FOR THE PROJECT."

PROJECT APPLICANT: (SEE COVER SHEET)

SIGNATURE:

"I AGREE TO COMPLY WITH THE REQUIREMENTS OF THE WATER EFFICIENT LANDSCAPE

ORDINANCE AND SUBMIT A COMPLETE LANDSCAPE DOCUMENTATION PACKAGE"

SCALE: 1/16" = 1'-0"
FIRST LEVEL HYDROZONES: 1 & 2

SCALE: 1/16" = 1'-0"
SECOND LEVEL HYDROZONES: 3 & 4

SCALE: 1/16" = 1'-0"
THIRD LEVEL HYDROZONES: 5 - 10

HYDROZONE INFORMATION TABLE

LANDSCAPE NOTES

HYDROZONE MAP & WELO CALCULATIONS



MATERIAL BOARD: APRIL 27, 2020

BURNETT STREET PROJECT

DECK PAVERS

METAL ROOF

SINGLE PLY ROOF

WOOD SIDING

WINDOW
FRAME

STUCCO

PAINTED STEEL
STRUCTURE AT
TRELLIS

WINDOW
FRAME

AWNING



STUCCO

• Color: Benjamin Moore 2136-

20 Regent Green

• Smooth finish

• Typical at 1st Level

MATERIAL BOARD: APRIL 27, 2020

BURNETT STREET PROJECT

WINDOW FRAME

• Western Windows or equal

• Satin Anodized at Stucco

• Bronzed Anodized at Wood Trim

WOOD TRIM

• Cedar trim at Stucco

• Transparent Stain/Sealer*

• Typical at 1st Level

FIRST LEVEL MATERIALS

WINDOW FRAME

WOOD TRIM

STUCCO

WINDOW
FRAME

WINDOW
FRAME



1

WOOD SIDING

• Mixture of exterior grade wood

with a variety of grain, primarily

redwood and cedar

• Transparent Stain/Sealer*

• Typical at 2nd Level, Tower, and 

Recesses at Main Street

WINDOW FRAME

• Western Windows or equal

• Bronzed Anodized at Wood Siding

MATERIAL BOARD: APRIL 27, 2020

BURNETT STREET PROJECT

SECOND LEVEL MATERIALS
WOOD SIDING

WINDOW 
FRAME

* Transparent Stain/Sealer to be 

penetrating and will be applied to all 6 

sides of the the wood siding or trim.

Stain/Sealer to be Watco teak oil or

equal. We are searching for the most 

environmentally friendly options that 

will also provide a long lasting and 

appealing finish.
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DECK PAVERS

• Hanover Pedestal Pavers or 
Equal

• Manhattan, 12” x 24”

MATERIAL BOARD: APRIL 27, 2020

BURNETT STREET PROJECT

METAL ROOF

• Standing seam metal roof

• Dark Gray

• Typical at Tower and 2nd level 
rail

SINGLE PLY ROOF

• GAF – TPO Roofing at decks 
and roof rop

• Energy Gray

DECK PAVERS METAL ROOF

SINGLE PLY ROOF

ROOFS AND DECKS
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TRELLIS

• Combination of steel and wood

• Wood: Cedar*

• Steel: Painted to match dark

bronzed window frames

MATERIAL BOARD: APRIL 27, 2020

BURNETT STREET PROJECT

AWNINGS

• Combination of wood and 

metal

• Wood: Cedar*

• Metal: Painted to match dark 

bronzed window frames

TRELLIS AND AWNING
PAINTED STEEL
STRUCTURE AT
TRELLIS

TRELLIS

AWNING


