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 City of Sonoma Planning Commission 

AGENDA 
Special Meeting of December 13, 2016 -- 6:30 PM 

EMERGENCY OPERATIONS CENTER (EOC), 175 First Street West 

Sonoma, CA  95476 

Meeting Length:  No new items will be heard by the Planning Commission after 10:30 PM, unless the Commission, by 

majority vote, specifically decides to continue reviewing items. If an item is not heard due to the length of the meeting, the 

Commission will attempt to schedule a special meeting for the following week. If a special meeting is necessary, potential dates 

will be established at the close of this meeting, and a date set as soon as possible thereafter. 
 

CALL TO ORDER – Chair, Robert Felder 

 

 

    

Commissioners: Michael Coleman  

                             James Cribb 

                             Mary Sek 

                             Chip Roberson 

Ron Wellander 

Bill Willers 

Robert McDonald (Alternate) 
  

Be Courteous - TURN OFF your cell phones and pagers while the meeting is in session. 
 

PLEDGE OF ALLEGIANCE 

COMMENTS FROM THE PUBLIC: Presentations by audience members on items not appearing on the agenda. 

MINUTES: Minutes from the meeting of October 13, 2016. 

CORRESPONDENCE 

ITEM #1 – PUBLIC HEARING 

REQUEST: 
Continued review of a Use Permit to 

allow a retail kiosk, including 

food/beverage vending, and associated 

seating within the common area of the 

Sonoma Court Shops Complex. 

  

Applicant/Property Owner: 

STRATAap Architecture/Sonoma 

Court Shops Inc. 

 

Staff:  Wendy Atkins 

Project Location: 

27 East Napa Street 

 

General Plan Designation: 

Commercial (C)  

 

Zoning: 

Planning Area: Downtown District 

 

Base: Commercial (C) 

Overlay: Historic (/H) 

RECOMMENDED ACTION: 
 

Commission discretion. 

 

CEQA Status: 

Categorically Exempt. 

 

ITEM #2 – PUBLIC HEARING 

REQUEST: 
Year-end review of a seasonal outdoor 

food truck event (Food Truck Fridays) 

and an application for the 2017 outdoor 

food truck event for the Sebastiani 

Winery. 

 

Applicant/Property Owner: 

Sebastiani Winery/Foley Family Wines 

 

Staff:  Wendy Atkins 

Project Location: 

389 Fourth Street East 

 

General Plan Designation: 

Wine Production (WP)  

 

Zoning: 

Planning Area: Northeast Area 

 

Base: Wine Production (W) 

Overlay: Historic (/H) 

RECOMMENDED ACTION: 
 

Receive 2016 event review. Approve 

2017 event with conditions.  

 

CEQA Status: 

Categorically Exempt 
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ITEM #3 – PUBLIC HEARING 

REQUEST: 
Consideration of a Use Permit to 

operate a mobile food cart outdoors 

within the Maxwell Fun Center. 

  

Applicant/Property Owner: 

Lori and Eric Solis/Niles Company 

 

Staff:  Wendy Atkins 

Project Location: 

19171 Sonoma Highway 

 

General Plan Designation: 

Commercial (C)  

 

Zoning: 

Planning Area: 

West Napa/Sonoma Corridor 

 

Base: Commercial (C) 

Overlay: None 

RECOMMENDED ACTION: 
 

Approve with conditions. 

 

CEQA Status: 

Categorically Exempt. 

 

ITEM #4 – PUBLIC HEARING 

REQUEST: 
Consideration of a Use Permit and 

Exception to the height and setback 

standards to construct a new detached 

garage with second floor guest suite. 

  

Applicant/Property Owner: 

Marlin Montgomery  

 

Staff:  Rob Gjestland 

Project Location: 

460 Fourth Street East 

 

General Plan Designation: 

Low Density Residential (LR)  

 

Zoning: 

Planning Area: Central-East Area 

 

Base: Low Density Residential (R-L) 

Overlay: Historic (/H) 

RECOMMENDED ACTION: 
 

Approve with conditions. 

 

CEQA Status: 

Categorically Exempt. 

 

 

ELECTION OF OFFICERS 

ISSUES UPDATE 

COMMENTS FROM THE COMMISSION 

COMMENTS FROM THE AUDIENCE 

ADJOURNMENT 

 

I do hereby certify that a copy of the foregoing agenda was posted on the City Hall bulletin board on December 9, 2016. 

 

CRISTINA MORRIS, ADMINISTRATIVE ASSISTANT 

 

Rights of Appeal: Any decision of the Planning Commission may be appealed to the City Council. Appeals must be filed 

with the City Clerk within fifteen (15) calendar days following the Planning Commission’s decision, unless the fifteenth day 

falls on a weekend or a holiday, in which case the appeal period ends at the close of the next working day at City Hall. Appeals 

must be made in writing and must clearly state the reason for the appeal. Appeals will be set for hearing before the City Council 

on the earliest available agenda. A fee is charged for appeals.  
 

Copies of all staff reports and documents subject to disclosure that relate to any item of business referred to on the agenda 

are available for public inspection the Monday before each regularly scheduled meeting at City Hall, located at No. 1 The 

Plaza, Sonoma CA, (707) 938-3681.  Any documents subject to disclosure that are provided to all, or a majority of all, of the 

members of the Planning Commission regarding any item on this agenda after the agenda has been distributed will be made 

available for inspection at the Administrative Assistant office, No. 1 The Plaza, Sonoma CA during regular business hours. 
 

If you challenge the action of the Planning Commission in court, you may be limited to raising only those issues you or 

someone else raised at the public hearing described on the agenda, or in written correspondence delivered to the 

Administrative Assistant, at or prior to the public hearing. 
 

In accordance with the Americans with Disabilities Act, if you need special assistance to participate in this meeting, please 

contact the City Clerk (707) 933-2216. Notification 48-hours before the meeting will enable the City to make reasonable 

arrangements to ensure accessibility to this meeting.  
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CITY OF SONOMA 
PLANNING COMMISSION 

REGULAR MEETING 
October 13, 2016 

 
Community Meeting Room, 177 First Street West, Sonoma, CA 

 
Draft MINUTES 

 
Chair Felder called the meeting to order at 6:30 p.m.  
 
Roll Call: 
 

Present: Chair Felder, Comms. Wellander, Willers, Roberson, Cribb, McDonald 
(Alternate) 

Absent:     Comm. Coleman, Sek 

 
Others 
Present:  

 
Planning Director Goodison, Senior Planner Gjestland, Associate Planner 
Atkins, Administrative Assistant Morris  

 
Chair Felder stated that no new items would be heard after 10:30 p.m. unless the Planning 
Commission so decides. Any decisions made by the Planning Commission can be appealed 
within 15 days to the City Council. He reminded everyone to turn off cell phones and pagers. 
Comm. McDonald led the Pledge of Allegiance. 
 
COMMENTS FROM THE PUBLIC:  
 
APPROVAL OF MINUTES: Comm. Willers made a motion to approve the minutes of August 
11, 2016. Comm. Cribb seconded. The motion was unanimously approved. (5-0) (Comm. 
Roberson abstained) Comm. Cribb made a motion to approve the minutes of September 8, 
2016. Comm. Roberson seconded. The motion was unanimously approved. (5-0) (Comm. 
McDonald abstained).  
 
CHANGES TO AGENDA ORDER: Chair Felder noted that Item #2 was being postponed to the 
meeting on October 13th and would not be heard this evening. 
 
CORRESPONDENCE: Planning Director Goodison reviewed the correspondence received after 
the distribution of the agenda packet.  
 

 
Item #1 – Discussion – Report by City Engineer on the updated Urban Water Management 
Plan. 
 
Public Works Director/Civil Engineer Dan Takasugi presented staff’s report.  
 
The percentage of water connection fees for new construction projects was estimated.  
 
Chair Felder opened the item to public comment.  
 
No public comment. 
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Chair Felder closed the item to public comment.  
     

 
Item 2 – Public Hearing Consideration of a Use Permit to operate a restaurant in 
conjunction with a wine retail establishment at 412 First Street East. 
 
Applicant/Property Owner: Sonoma Wine Shop/Redbird Investment Group, LLC  
 
Item #2 is postponed to November 10, 2016 meeting.  
 

 
Item 3 – Public Hearing Consideration of a Use Permit to operate a mobile food truck on a 
commercial property at 20490 Broadway. 
 
Applicant/Property Owner: Picasso Food Truck/Bruce Needleman 
 
Associate Planner Atkins presented staff’s report.  
 
Salvador Chavez, Picazo Café, discussed the proposal and recognized some challenges with 
the site.   
 
Comm. Cribb is disappointed the sketch and diagram presented is not to scale or accurate 
according to his site measurements. He viewed ingress and egress into the parking lot as 
problematic.  
 
Chair Felder opened the item for public comment.  
 
John Kelly, resident, said the intersection could not handle an intensification of use by adding a 
mobile food truck business. He noted no separation between the pedestrian access way from 
vehicular traffic and inadequate ADA parking.  
 
Miranda Ive, owner/operator of kiosk business inside Freidmans/Sonoma Valley resident (19468 
Arnold Drive), is concerned with limited parking at Salsa Trading to accommodate the use. She 
stated that Freidman’s is leasing some of the parking spaces on the subject property for use by 
its employees.  
 
Chair Felder closed the item for public comment.  
 
Comm. Willers confirmed with staff that the Use permit runs with the land and does not expire 
with a change of ownership. He is mainly concerned with an intensification of use and traffic 
circulation. As a separate matter for future consideration, the need for a use permit versus 
obtaining a license for this type of use should be discussed.   
 
Comm. Cribb agreed with comments that traffic conditions at the site are problematic.  
 
Comm. McDonald said the location is not conducive for a food truck located so close to the 
sidewalk. He considered food trucks as a high-turnover use and viewed a temporary mobile 
food truck business at the entrance to the Gateway corridor as inconsistent with the 
Development Code.  
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Comm. Wellander clarified with Associate Planner Atkins that the application is for a mobile food 
truck on a 6-month trial basis.   
 
Comm. Roberson opposed allowing a high-turnover restaurant in the Gateway District.  
 
Chair Felder opposed the application because, in his view, it did not fit the site and was not 
appropriate for the Gateway Planning Area. He did not wish to grant a Use Permit for this type 
of use, as that approval runs with the land.  
 
Comm. Cribb made a motion to deny the application. Comm. Willers seconded. The motion was 
unanimously approved, 6-0.  
 

 
Item 4 – Public Hearing Consideration of a Use Permit to develop a seven-unit hotel a 
158-172 West Napa Street. 
 
Applicant/Property Owner: Michael Marino 
 
Planning Director Goodison presented staff’s report.  
 
Chair Felder questioned if the use designation will change from vacation rentals to hotel use. 
 
Planning Director Goodison responded that condition of approval #1 stated the hotel use 
supersedes/replaces the allowance for the buildings to operate as vacation rentals.  
 
Michael Marino, property owner/resident/founder of California Wine Tours said his initial concept 
was to construct a small bungalow village of vacation rentals that has evolved into a small 
boutique hotel project.   
 
Comm. Roberson is concerned the gate might create an obstruction as vehicles wait to enter 
the site and suggested that it remain open during the day.  
 
Comm. McDonald inquired about the plan for guest’s transportation needs.  
 
Chair Felder opened the item for public comment.  
 
Bill Hooper, President/Kenwood Investments, LLC/neighbor, expressed support for the 
proposal.   
    
Nancy Simpson, Nathanson Creek Lane, fully supported the project since she viewed the small 
scale hotel design respected the downtown district historic guidelines and Sonoma character.  
 
Fred Allebach, Sonoma Valley resident stated that the hotel is the perfect size and scale for the 
downtown area. He suggested the use could be considered a hybrid between a vacation rental 
and a hotel.  
                                                                                                      
Chair Felder closed the item for public comment.  
  
Comm. Roberson is satisfied with the reuse and property improvements.  
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Comm. McDonald stated that he supports the concept in general, but has reservations about 
installing a gate as, in his opinion, it works against creating a pedestrian friendly experience. He 
appreciated the high-quality materials used for the project.  
 
Comm. Wellander concurred with Comm. McDonald that a gate is unnecessary. He supported 
some flexibility about whether an onsite manager should be required.   
 
Comm. Willers was pleased that a live-in onsite manager was a consideration, since it would be 
a unique situation in Sonoma whereby an employee could live at the job location. He endorsed 
the project and supported the waiver of the residential component. He agreed with his fellow 
commissioners that a gate was undesirable.   
 
Comm. Willers clarified with staff the intent is for on site management in shifts.  
 
Comm. McDonald felt it is not necessary to require a live in manager during the slower seasons. 
 
Michael Marino, business owner, explained that hiring someone to live on site, employed 24 
hours day, is expensive. He intends to impose strict regulations with his boutique hotel and 
preferred volunteer oversight rather than “controlling management”.  
 
Comms. McDonald and Cribb are satisfied with an onsite manager during normal business 
hours 8-6.  
 
Comm. Willers made a motion to approve the project with the following conditions: 1) onsite 
manager during normal business hours 8-6 p.m., 2) only a decorative gate, 3) language 
regarding the parcel merger and utilities, and 4) a correction to condition of approval #3. Comm. 
Roberson seconded. The motion was unanimously approved, 6-0.  
 

 
Item 5 – Study Session on a proposal to construct 30 apartments on a 1.5-acre site at the 
Northern/vacant portion of 590 West Napa Street.  
 
Applicant/Property Owner: DeNova Homes Inc./Paul Norrbom  
 
Senior Planner Gjestland presented staff’s report.  
 
Trent Sanson, DeNova Homes, Inc., described the plan to build 30 apartments within the mixed 
use commercial district that could provide affordable work force housing in Sonoma. The 
business mantra/motto is “building a better community”. The main concern expressed by 
neighbors at a neighborhood meeting was the massing and location of the buildings. They 
preferred placing the buildings on the east side of the site to minimize the negative impacts.   
 
Chair Felder opened the item for public comment.  
 
Fred Allebach, Sonoma Valley resident, questioned if the Planning Commission could 
recommend to the City Council placing a moratorium on large scale housing projects until the 
Nexis housing study is completed so a full spectrum of affordable inclusionary units could be 
offered since this is a housing opportunity site.  
 
William Buss, neighbor, (426 Bernice Lane) abutting the middle building, preferred the original 
design that is the reverse/flip of the current site plan.  
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Jane Zimmerman, neighbor, (450 Bernice Lane) desired more space between the fence and the 
new buildings. She recommended moving the project to the west end of the property to maintain 
her privacy. She is pleased to hear there will be more affordable housing in Sonoma.   
 
Chair Felder closed the item for public comment.  
 
Comm. Roberson supported the apartments. 
 
Planning Director Goodison said flipping the buildings will create an island but is feasible. 
 
Comm. Willers appreciated a multifamily apartment project.  He viewed the buildings as “out of 
scale” for the neighborhood.  
 
Comm. McDonald requested more analysis for breaking up the buildings. He agreed with 
Planning Director Goodison about consideration for reconfiguring the buildings on site.  
 
Comm. Cribb concurred with his fellow commissioner’s comments and welcomed this type of 
apartment development.  
 
Comm. Wellander encouraged the developer to minimize the visual impacts along West Spain 
Street.   
 
Comm. Willers recommended reduced parking stall spaces to 9-9.5 feet to allow for more 
landscaping.   
 
Chair Felder is pleased with the apartment complex concept but recommended a more creative 
placement of the buildings, with greater variety in setbacks. He agreed with Comm. Willers 
about reducing the size of the parking stalls.  
 
The applicant thanked the Planning Commission for its feedback.  
 
Robert Lee, the project architect, respected the comments and would explore options for 
revisions based on the Commission’s feedback.  
 

 
Item 6 – Public Hearing Consideration of a Tentative map to subdivide a +2-acre parcel 
into two lots at 590 West Napa Street. 
 
Applicant/Property Owner: DeNova Homes Inc./Paul Norrbom  
 
Senior Planner Gjestland presented staff’s report.  
 
Chair Felder opened the item for public comment.  
 
Trent Sanson, DeNova Homes, Inc., explained the reason for the minor subdivision/tentative 
parcel map request is to divide the land into two separate parcels in order to purchase the land 
for developing a multi-unit housing development consistent with the mixed use designation in 
the General Plan.  
 
Lee Cambra, resident, sought out DeNova Homes, Inc., to consider the site for a residential 
development. He fully endorsed the plan.  
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Chair Felder closed the item for public comment. 
 
Following a discussion of the item, Comm. Roberson made a motion to approve the tentative 
map to subdivide a +2 acre parcel into two lots at 590 West Napa Street subject to the 
conditions of approval. Comm. Willers seconded. The motion was unanimously approved 6-0.  
 

 
Issues Update: Planning Director Goodison reviewed the Planning issues update report.  
 
Comments from Commissioners: Comm. Wellander asked about the status of the 870 
Broadway site. Planning Director Goodison said there have been a lot of inquiries but no 
applications filed.  
 
Comments from the Audience: None. 
 

 
Adjournment: Chair Felder adjourned the meeting at 10:29 p.m. to the next regular meeting. 
Comm. Willers seconded. The next regular meeting is scheduled for 6:30 p.m. on Thursday, 
November 10, 2016.  

 
I HEREBY CERTIFY that the foregoing minutes were duly and regularly adopted at a regular 
meeting of the Sonoma Planning Commission on the ____ day of ____, 2016. 
 
Approved: 
 
_______________________________ 
Cristina Morris, Administrative Assistant 
 
 



December 13, 2016 
Agenda Item #1 

 
M E M O 

 
To: Planning Commission 
 
From: Associate Planner Atkins 
 
Re: Application for a use permit to operate a retail kiosk, including food/beverage vending, 

and associated seating on a commercial property located at 27 East Napa Street. 

 
Site Description 
 
Sonoma Court Shops is a commercial development encompassing several buildings south of the 
Plaza, including structures that front Broadway, East Napa Street, as well as a large building lo-
cated in the interior of the property. In total, the development contains ±42,000 square feet of 
commercial floor area with approximately 40 tenant spaces. 
 
Background 
 
At the November 10, 2016, Planning Commission meeting the Planning Commission continued 
the review of an application for a use permit to operate two retail kiosks, including 
food/beverage vending, and associated seating on the property. Feedback from the Planning 
Commission included the following: 
 

 Two kiosks and seating may not promote pedestrian passage, especially in the locations 
and amount of seating as previously proposed. 

 The kiosks should not appear temporary in nature or have a similar appearance to a mall 
kiosk. 

 Kiosks may not be the right land use for the property. 
 A food service use may not be compatible. 
 The kiosk use requires more definition. 
 The fundamental concept is good, but a scaled back proposal should be considered. 
 Several Commissioners expressed the view that a compelling reason is needed to support 

the use and suggested that any parking exception should be minimal. 
 The scale and size of the kiosks should be considered in relation to the proposed space. 

 
Revised Project Description 
 
In response to the feedback from the Planning Commission, the applicant has submitted a revised 
proposal to operate one retail kiosk in the courtyard area of Sonoma Court Shops. According to 
the project narrative (attached), staffing would be limited to one employee. Proposed hours of 
operation are 10 a.m. to 5 p.m. seven days a week for office/retail uses and 7 a.m. to 7 p.m. seven 
days per week for food vendors (including deliveries). The kiosk would be located in the Sono-
ma Court Shops eastern courtyard area (see attached site plan). Potential uses would consist of 
the following: retail sales; personal services; and, food vendors. The kiosk would be constructed 



  

of the following optional materials: glass walls and roofs; metal; ceramic tile; or, cement plaster 
bases, with the specifics of the design subject to the review and approval of the Design Review 
and Historic Preservation Commission. As proposed, the kiosk would be a permanent structure. 
Seating is proposed in the form of three tables with twelve seats. The project narrative states that 
potential food vendors would be limited to vendors serving coffee and off-site prepared food 
items. In addition, it is staff’s view that the location of the kiosk in the eastern courtyard area of 
Sonoma Court Shops, along with the reduced seating area, appears to promote pedestrian pas-
sage.  
 
Summary of changes from the November 10, 2016 Planning Commission meeting: 
 

 Reduced number of kiosks from two to one. 
 Reduced tables from six to three. 
 Reduced seating from twenty-four to twelve. 
 Increased area of kiosk from 108 square feet to 168 square feet. 

 
Development Code Consistency 
 
Use: The property is zoned Commercial (C). Restaurants and are allowed in the Commercial 
land use designation with a use permit; whereas, retail and personal services are permitted uses. 
Staff proposes to regard the kiosk as an “Outdoor Retail Sales and Activity”, a use that is condi-
tionally-allowed in the Commercial zone. However, the Planning Commission may find that this 
use is not anticipated in the Development Code, in which case it would not be allowed. In the 
initial discussion of the application, several Planning Commissioners expressed concern that the 
kiosk might end up hosting a formula business. The proposed conditions of approval would spe-
cifically prohibit such use. 
 
Building Height/Setbacks/Other Development Standards: The kiosk would be designed and built 
as a permanent structure and is required to meet setback standards. The applicant has indicated 
that the kiosk would have a maximum coverage of 168 square feet (12 feet by 14 feet), with a 
maximum height of 10 feet. The proposal does not raise any issues with regards to building set-
back and height. 
 
Parking Regulations: The City’s Parking and Loading Regulations for restaurants and other food 
serving uses are based on seating (one parking space for each four seats), and personal services 
and retail uses are based on gross floor area (one space for each 300 square feet). Because the 
applicant has proposed a range of potential uses, the parking requirement will be determined by 
the use permit. The project narrative indicates that twelve seats are proposed in conjunction with 
the kiosk; therefore, based on the restaurant seating standard, three on-site parking spaces could 
be required. Alternatively, if a parking ratio for retail uses was applied then one on-site parking 
space could be required. The applicant has indicated that no additional parking spaces are pro-
posed with the application. Accordingly, the applicant is requesting a parking Exception for the 
one- to three-space shortfall. Pursuant to Development Code Section 19.48.050.A.1, the Plan-
ning Commission may grant exceptions from the parking standards, provided that the following 
findings can be made: 
 



  

1. The adjustment authorized by the Exception is consistent with the General Plan, any appli-
cable Specific Plan, and the overall objectives of this Development Code; 

 
2. An exception to the normal standards of the Development Code is justified by environmental 

features or site conditions; historic development patterns of the property or neighborhood; 
or the interest in promoting creativity and personal expression in site planning and develop-
ment; 

    
3. Granting the Exception will not be detrimental to the public health, safety, or welfare, or in-

jurious to the property or improvements in the vicinity and in the same zoning district. 
 
Roughly fifty parking spaces are provided for the Sonoma Court Shops complex within two 
parking lots off of First Street East. All of the parking spaces (aside from two handicap spaces) 
are reserved for businesses/uses within the complex. The owner has stated that no additional 
parking spaces are necessary for the kiosk, because the kiosk would not draw additional foot-
traffic, but rather would be a supplemental use available to employees or patrons who would be 
in the complex regardless of the kiosk. The Planning Commission may agree with this rationale 
and approve the exception or deny the application based on insufficient parking. Under that ra-
tionale, the parking exception would be limited to one space (for the additional building ar-
ea/employee). 
 
Discussion of Project Issues 
 
Kiosk Design: The Planning Commission needs to consider whether the design of the kiosk is 
compatible with the intent of the design guidelines for the Downtown District, which includes 
the following: “Building types, architectural details and signs having a generic or corporate ap-
pearance are strongly discouraged. Chain stores and franchises are not prohibited in the Down-
town District but such uses must respect and contribute to the historic qualities of the area in 
terms of building design and signs.” While the design and colors of the kiosk will be subject to 
design review, it is a kiosk and may appear generic or temporary in nature and, therefore, not 
compatible in the Historic Overlay Zone.  
 
Formula Business or Restaurant: At this time, no specific tenants have been identified for the 
kiosk. Therefore, any proposal for the establishment of a business meeting the definition of a 
formula business shall require the review and approval of a use permit. As noted above, this re-
striction is highlighted in the draft conditions of approval. 
 
Utility Connections: The applicant has stated that power, sewer, and electrical connections are 
provided at the kiosk location. In addition, if a grease trap is required, it can be incorporated 
within the tenant space below grade. 
 
Parking: The proposed kiosk would add to the intensity of uses within Sonoma Court Shops, es-
pecially, in staff’s view, if food service is a component. The Planning Commission needs to care-
fully consider whether the addition of the kiosk should be viewed as a trigger for additional 
parking, as there are no opportunities that staff is aware of to provide increased off-street parking 
within the complex. 
 



  

Recommendation 
 
Staff recommends commission discretion. 

 

 
Attachments 
1. Findings of Project Approval 
2. Draft Conditions of Approval 
3. Location Map 
4. Project Narrative 
5. Proposed Retail Kiosk Locations 
6. Kiosk Concept Images 
 
 
 
 
 
 
cc: STRATAap Architecture 
 Attn: Brad Johnson 
 23562 Arnold Drive 
 Sonoma, CA  95476 
 
 Sonoma Court Shops, Inc. 
 P.O. Box 27278 
 San Francisco, CA  94127 
 



  

 
City of Sonoma Planning Commission  

FINDINGS OF PROJECT APPROVAL 
Use Permit for Kiosk – 27 East Napa Street 

 
December 13, 2016 

 
Based on substantial evidence in the record and upon consideration of all testimony received in the course of 
the public review, including the public review, the City of Sonoma Planning Commission finds and declares 
as follows: 
 
 

Use Permit Findings 

 
1. The proposed uses are consistent with the General Plan and any Specific Plan; 
 
2. The proposed uses are allowed with a conditional Use Permit within the applicable zoning district 

and complies with all applicable standards and regulations of this Development Code(except for 
approved Variances and Exceptions); 

 
3. The location, size, design, and operating characteristics of the proposed use are compatible with 

the existing and future land uses in the vicinity; and 
 
4. The proposed use will not impair the architectural integrity and character of the zoning district in 

which it is to be located. 
 
Exception Approval 
 
1. The adjustment authorized by the Exception is consistent with the General Plan, any applicable 

Specific Plan, and the overall objectives of this Development Code; 
 
2. An exception to the normal standards of the Development Code is justified by environmental fea-

tures or site conditions; historic development patterns of the property or neighborhood; or the inter-
est in promoting creativity and personal expression in site planning and development; 

 
3. Granting the Exception will not be detrimental to the public health, safety, or welfare, or injurious 

to the property or improvements in the vicinity and in the same zoning district. 
 
 
 
 
 



  

DRAFT 

 
City of Sonoma Planning Commission  

CONDITIONS OF PROJECT APPROVAL 
Use Permit for Kiosk – 27 East Napa Street 

 
December 13, 2016 

 
 

1. The use shall be operated in a manner consistent with the project narrative, except as modified by 
these conditions, including the following:  
a) The hours of operation, including deliveries, shall be limited to the following hours: 10 a.m. 

to 5 p.m. seven days a week for retail/office and 7 a.m. to 7 p.m. seven days per week for eat-
ing establishments. 

b) The maximum number of employees shall not exceed one. 
c) Formula businesses, as defined in the Development Code, shall be prohibited. 
  
Enforcement Responsibility: Planning Department 

Timing: Ongoing 
 

2. All Building Department requirements shall be met, including CALGreen standards, and ADA 
requirements (i.e. disabled access, handicap parking, accessible paths of travel, bathrooms, etc.). 
A building permit shall be required. 

 
Enforcement Responsibility: Building Division 

Timing: Prior to the issuance of any building permit that may be required 
 

3. All applicable Fire Department requirements shall be met, including requirements related to the 
provision of fire extinguishers and fuel storage. 

 
Enforcement Responsibility: Fire Department 

Timing: Prior to operation 
 

4. The Applicant shall pay any required increased water fees applicable to the new uses in accord-
ance with the latest adopted rate schedule. 
  
Enforcement Responsibility: Public Works Dept.; Water Operations Supervisor; City Engi-

neer 
                  Timing: Prior to finaling any building permit; Prior to operation 

 
 

5. All signs shall be subject to the review and approval of the Design Review and Historic Preserva-
tion Commission (DRHPC). 

 
Enforcement Responsibility: Planning Department; DRHPC 

Timing: Ongoing 
 

6. The project shall be subject to the review and approval of the DRHPC. This review shall encompass 
kiosk elevations, colors, and materials.  

 



  

 Enforcement Responsibility: Planning Division; DRHPC 
Timing: Prior to the issuance of any building permit 

 
7. The applicant shall notify the following agencies of its application, and obtain any necessary writ-

ten approvals prior to operation of the business. 
a. Sonoma County Health Department (for food-serving establishments). 
b. Sonoma County Water Agency (Survey of Commercial or Industrial Wastewater Dis-

charge Requirements) 
 

Enforcement Responsibility: Planning Division 
Timing: Prior to occupancy 

 
8. The kiosk and surrounding area shall be maintained in a neat and orderly manner. Trash on the 

site shall be cleaned up on a daily basis. 
 

Enforcement Responsibility: Planning Division 
Timing: Ongoing 

 
9. The size of the kiosks shall be limited to 9 x 12 feet in area, and the height shall not exceed 10 

feet. 
 

Enforcement Responsibility: Planning Division 
Timing: Ongoing 

 
9. A sewer clearance shall be provided to the City of Sonoma Building Department verifying that all 

applicable sewer fees have been paid prior to the issuance of any building permit. Note: Substan-
tial fees may apply for new sewer connections and/or the use of additional ESDs from an ex-
isting sewer connection. The applicant is encouraged to check with the Sonoma County 
Sanitation Division immediately to determine whether such fees apply. 

 
Enforcement Responsibility: Sanitation Division of Sonoma County Planning & Management 

Resource Department; Sonoma County Water Agency: City of 
Sonoma Building Department 

                         Timing: Prior to issuance of a building permit; Prior to operation 
 

 
 











 

City of Sonoma Planning Commission 

STAFF REPORT 

Agenda Item #2 
Meeting Date: 12/13/16

 
Agenda Item Title: Year-end review of a seasonal outdoor food truck event (Food Truck Fridays) 

and an application for the 2017 outdoor food truck event through the approval of 
a temporary use permit for the Sebastiani Winery. 

 
Applicant/Owner: Sebastiani Winery/Foley Family Wines, Inc. 
 
Site Address/Location: 389 Fourth Street East 
 
Staff Contact: Wendy Atkins, Associate Planner  
    Staff Report Prepared: 11/23/16 
  

PROJECT SUMMARY 
 
Description: Year-end review of a seasonal outdoor food truck event (Food Truck Fridays) 

and an application for the 2017 outdoor food truck event through the approval of 
a temporary use permit for the Sebastiani Winery. 

General Plan 
Designation: Wine Production (WP) 
 
Zoning: Base: Wine Production (W) Overlay: Historic (/H) 
Site 
Characteristics: The Sebastiani Winery is located on Fourth Street East between East Spain Street 

and Lovall Valley Road. The winery consists of a number of properties used for 
the winery and wine making. The area of the Winery involved in the subject 
application is at the southwest corner of Fourth Street East and Lovall Valley 
Road.  

 
Surrounding 
Land Use/Zoning: North: Single Family Residences/ Low Density Residential  
 South: Single Family Residences/ Low Density Residential  
 East: Winery Building/ Wine Projection 
 West: Winery Office/ Low Density Residential 
 
Environmental 
Review: Categorical Exemption Approved/Certified 
 Negative Declaration No Action Required 
 Environmental Impact Report Action Required 
 Not Applicable 
 
Staff 
Recommendation: Approve, subject to conditions. 



 

 

PROJECT ANALYSIS 
 
BACKGROUND/POST-EVENT REVIEW 
The “Food Truck Friday” event at the Sebastiani Winery began in 2011. The initial approval of the event 
was granted by the Planning Commission on April 14, 2011, as a Temporary Use Permit. The event 
takes place in conjunction with a Friday evening music series, which occurs indoors, in the tasting room. 
Most recently, on November 12, 2015, a post-event review of the 2015 event and a Temporary Use 
Permit for the 2016 event was approved by the Commission. Conditions of approval were as follows: 
 
1. The allowance for a once per month food truck event (April through September or May through 

October) as provided herein shall be permitted strictly on a temporary basis, subject to a post-event 
reconsideration shall be conducted by the Planning Commission no later than November 10, 2016. 

 
2. The food truck event shall be operated and managed in accordance with the project narrative, except 

as modified by the conditions of approval. 
 
3. Up to six food vendors (including food trucks) shall be allowed to park and operate from the main 

Winery parking lot on the fourth Friday of each month. The vendors shall be located along the 
Fourth Street East side of the parking lot, south of the parking lot entrance, or in front of the tasting 
room. Hours of operation in terms of being open to the public shall not exceed 5:30 p.m. to 9 p.m. 

 
4. The applicant shall designate an on-site manager with responsibility for managing the food truck 

event and ensuring compliance with all applicable rules and conditions. 
 
5. Recycling bins and trash bins shall be provided and the parking lot shall be cleaned of trash and 

debris at the conclusion of each event. Trash bins and recycling receptacles shall be located away 
from adjoining residential properties. 

 
6. Compliance with the decibel limits of the Noise Ordinance is required. 
 
7. Each participating vendor shall obtain a City of Sonoma Business License. Each vendor shall post 

their business license in a readily visible location at or upon the vending station. 
 
8. Each participating vendor shall obtain a Sonoma County Health Department Permit to Operate. Each 

vendor shall post an SB180 “public right to know” sign in a readily visible location at or upon the 
vending station. 

 
9. Food vendors shall be fully self-contained with respect to food preparation and shall be operated in 

compliance with all applicable health regulations and permit requirements. 
 
10. Alcoholic beverages shall not be served or consumed, except within the confines of the tasting room 

area. 
 
11. No other outdoor activities, including the performance of live music or the playing of pre-recorded 

music, are authorized under this permit. 
 
12. The use of generators on the property shall be prohibited. 
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13. The doors on the northeastern portion of the tasting room building located directly adjacent to the 
band area shall remain closed when music is played. 

 
The post-event review is a requirement of the temporary use permit. As approved under the temporary 
use permit, the trucks are parked within the main Winery parking lot along the rock wall that fronts on 
Fourth Street East and/or directly in front of the tasting room. The event is supervised by an on-site 
Sebastiani employee, whose responsibilities include confirming that each food vendor has a valid City 
of Sonoma business license and ensuring that the business license is readily visible at or upon each 
vending station. In addition, the food trucks must use existing electricity on site rather than generators. 
Prior to each event, Planning staff confirmed with the event organizer that individual food vendors 
would display the City of Sonoma Business License and Sonoma County Health Department SB180 
“public right to know” sign. Because of the steps the applicant took to ensure conditions of approval 
were met, it is staff’s view that the applicant substantially complied with all of the conditions of 
approval associated with the temporary use permit. 
 
DETAILED PROJECT DESCRIPTION/2017 FOOD TRUCK FRIDAY SERIES 
The Sebastiani Winery is requesting use permit approval to host six food trucks on the fourth Friday of 
each month, in conjunction with its existing Friday evening music series (which occurs indoors, in the 
tasting room). As proposed in the project narrative (attached), the 2017 Food Truck Friday event would 
operate largely as it has for the last six years, including the flexibility to operate the six events within a 
seven-month time frame (from April through October). As in previous years, the trucks would be parked 
within the main winery parking lot along the rock wall that fronts on Fourth Street East and directly in 
front of the tasting room. The applicant is proposing to have the food trucks open from 5:30 p.m. to 9 
p.m. Apart from the food trucks, no other outdoor activities are proposed.  
 
GENERAL PLAN CONSISTENCY ( Not Applicable to this Project)  
The property is designated Wine Production by the General Plan. This designation is intended to 
recognize the Sebastiani Winery. Within this land use designation, agricultural or food processing, 
wineries, and winery accessory uses are allowed subject to use permit review. The scope of this proposal 
does not raise issues with regard to General Plan goals and policies. 
 
DEVELOPMENT CODE CONSISTENCY ( Not Applicable to this Project)    
Use: The property is zoned Wine Production (WP). “Winery Accessory Uses” are allowed in the Wine 
Production land use designation with a use permit. This use category is defined as follows: Uses and 
activities conducted in conjunction with a winery, including wine tasting, food service and restaurants, 
gift sales and special events. 
 
On-Site Parking: Parking for the Friday evening music event is provided on the Winery’s main parking 
lot. Because of the large amount of off-street parking available at the winery, it is staff’s view that the 
proposal does not raise any parking issues, even with the loss of some of the parking spaces to the food 
trucks.  
 
Development Standards: Because the proposal does not involve the construction of any new or 
expanded structures, coverage, setback, height, and other development standards are not applicable. 
 
 
CONSISTENCY WITH OTHER  
CITY ORDINANCES/POLICIES ( Not Applicable to this Project) 
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ENVIRONMENTAL REVIEW ( Not Applicable to this Project) 
Pursuant to Section of 15301 of the State CEQA Guidelines, the leasing or minor alteration of existing 
private structures and facilities is Categorically Exempt from the provisions of CEQA (Class 1 – 
Existing Facilities). 
 
DISCUSSION OF PROJECT ISSUES 
In staff’s view, the primary issue to be considered in review of this event is compatibility with 
neighboring residential uses with respect to noise and parking. As discussed above, the Planning 
Commission first approved a Temporary Use Permit for this event in December, 2011. When it first 
began, there were problems, especially with regard to communicating the requirement to obtain a 
business license to the food vendors. Staff worked with the management of the Winery to address this 
problem and is satisfied with the measures Sebastiani Winery has taken to address the issue. Sebastiani 
Winery staff manages the event on-site and they have ensured that business licenses have been obtained 
for each of the food vendors. Staff has attended a number of events since 2011 and observed ample 
parking within the Winery lot to support the use. With regard to noise, generators have been prohibited 
by the Planning Commission in its approval of a temporary use permit since 2012. This prohibition 
would remain in place for the 2017 season. Staff is recommending a requirement for a post-event 
reconsideration no later than November 9, 2017, as set forth in the conditions of approval. The Police 
Department does not have a record of receiving any “calls for service” for the Sebastiani Winery from 
April 1 to October 31, 2016. Sebastiani Winery has indicated that, as has been the practice in previous 
seasons, a notice will be placed on the doors stating that the doors shall remain closed during music 
events. 
 
As in previous seasons, Staff has informed the Winery that any additional out-door events will be 
subject to Planning Commission review and that no administrative approvals will be granted.  
 
RECOMMENDATION 
Approve the temporary use permit for 2017 season, subject to conditions. 
 
 
 
Attachments 
1. Findings of Project Approval 
2. Draft Conditions of Approval 
3. Location map 
4. Project narrative 
5. Site plan 

 
 
 
 
 
 
cc: Sebastiani Vineyards and Winery 
 Attn: Gary Geiger 
 389 Fourth Street East 
 Sonoma, CA  95476 
 
 Foley Family Wines 
 200 Concourse Vlvd. 
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 Santa Rosa, CA  95403-8210 
 
 Linda McGarr 
 486 Lovall Valley Road 
 Sonoma, CA  95476 
 
 Ken and Patricia McTaggart 
 402 Fourth Street East 
 Sonoma, CA  95476 
 
 Erin McTaggart 
 380 Church Street 
 Sonoma, CA  95476 
 
 Cliff and Gloria Knuckles 
 431 San Lorenzo court 
 Sonoma, CA  95476  
 
 Michael Kalyk 
 16008B Shore Drive 
 Lynnwood, WA  98087-6627 
 
 John and Laura Dunning 
 272 Fourth Street East 
 Sonoma, CA  95476 
 
 Dennis and Darlina Field 
 150 Wilking Way 
 Sonoma, CA  95476 
 
 Bret Sackett, Police Chief 
 
 Lyn Freed, via email 
 
 Dan Sondheim, via email 
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City of Sonoma Planning Commission  

FINDINGS OF PROJECT APPROVAL 
Use Permit for Sebastiani Winery Special Events Venue Use Permit – 389 Fourth Street East 

 
December 13, 2016 

 
Based on substantial evidence in the record and upon consideration of all testimony received in the course 
of the public review, including the public review, the City of Sonoma Planning Commission finds and 
declares as follows: 
 
 
Use Permit Findings 
 

1. The proposed use is consistent with the General Plan and any Specific Plan; 
 
2. The proposed use is allowed with a conditional Use Permit within the applicable zoning 

district and complies with all applicable standards and regulations of this Development 
Code(except for approved Variances and Exceptions); 

 
3. The location, size, design, and operating characteristics of the proposed use are compatible 

with the existing and future land uses in the vicinity; and 
 

4. The proposed use will not impair the architectural integrity and character of the zoning 
district in which it is to be located. 
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DRAFT 

 
City of Sonoma Planning Commission  

CONDITIONS OF PROJECT APPROVAL 
Use Permit for Sebastiani Winery Food Truck Event – 389 Fourth Street East 

 
December 13, 2016 

 
 

1. The allowance for a maximum of six food truck events (April through September or May through 
October) as provided herein shall be permitted strictly on a temporary basis, subject to a post-event 
reconsideration shall be conducted by the Planning Commission no later than November 9, 2017.  
 
Enforcement Responsibility: Planning Department 
                             Timing: Ongoing 

 
2. The food truck event shall be operated and managed in accordance with the project narrative, except as 

modified by these conditions of approval. 
 

Enforcement Responsibility: Planning Department 
Timing: Ongoing 

 
3. Up to six food vendors (including food trucks) shall be allowed to park and operate from the main Winery 

parking lot on the fourth Friday of each month.  The vendors shall be located along the Fourth Street East 
side of the parking lot, south of the parking lot entrance, or in front of the tasting room. Hours of 
operation in terms of being open to the public shall not exceed 5:30 p.m. to 9 p.m. 

 
Enforcement Responsibility: Planning Division 

Timing: Ongoing 
 

4. The applicant shall designate an on-site manager with responsibility for managing the food truck event 
and ensuring compliance with all applicable rules and conditions. 

 
Enforcement Responsibility: Planning Division 

Timing: Ongoing 
 

5. Recycling bins and trash bins shall be provided and the parking lot shall be cleaned of trash and debris at 
the conclusion of each event. Trash bins and recycling receptacles shall be located away from adjoining 
residential properties. 

 
Enforcement Responsibility: Planning Department 

Timing: Ongoing 
 

6. Compliance with the decibel limits of the Noise Ordinance is required. 
      

Enforcement Responsibility: Planning Department 
Timing: Ongoing 

 
7. Each participating vendor shall obtain a City of Sonoma Business License. Each vendor shall post their 

business license in a readily visible location at or upon the vending station. 
 
Enforcement Responsibility: Planning Department 
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                             Timing: Ongoing 
 

8. Each participating vendor shall obtain a Sonoma County Health Department Permit to Operate. Each 
vendor shall post an SB180-“public right to know” sign in a readily visible location at or upon the 
vending station. 
 
Enforcement Responsibility: Planning Department 
                             Timing: Ongoing 

 
 

9. Food vendors shall be fully self-contained with respect to food preparation and shall be operated in 
compliance with all applicable health regulations and permit requirements. 

      
Enforcement Responsibility: Planning Department 

Timing: Ongoing 
 

10. Alcoholic beverages shall not be served or consumed, except within the confines of the tasting room area. 
      

Enforcement Responsibility: Planning Department 
Timing: Ongoing 

 
11. No other outdoor activities, including the performance of live music or the playing of pre-recorded music, 

are authorized under this permit. 
 
Enforcement Responsibility: Planning Department 
                              Timing: Ongoing 

 
12. The use of generators on the property shall be prohibited. 
 

Enforcement Responsibility: Planning Department 
                                   Timing: Ongoing 
 
13.  The doors on the northeastern portion of the tasting room building located directly adjacent to the band 

area shall remain closed when music is played. 
 

Enforcement Responsibility: Planning Department 
                                   Timing: Ongoing 
 

 













City of Sonoma Planning Commission 

STAFF REPORT 

Agenda Item #3 
Meeting Date: 12-13-16

 
Agenda Item Title: Application for a use permit to operate a mobile food cart outdoors within the 

Maxwell Fun Center on the property located at 19171 Sonoma Highway. 
 
Applicant/Owner: Lori and Eric Solis/Niles Company 
 
Site Address/Location: 19171 Sonoma Highway 
 
Staff Contact: Wendy Atkins, Associate Planner  
    Staff Report Prepared: 12/06/16 
  
PROJECT SUMMARY 
 
Description: Application for a use permit to operate a mobile food cart outdoors within the 

Maxwell Fun Center on the property located at 19171 Sonoma Highway. 
 
General Plan 
Designation: Commercial (C) 
 
Zoning: Base: Commercial (C) Overlay: None 
Site 
Characteristics: The tenant space, which has an area of 33,945 square feet (1,275 arcade and 

shop, and 32,670 miniature golf course), is located at the northwest corner of the 
shopping center, adjacent to Maxwell Farms Regional Park. 

 
Surrounding 
Land Use/Zoning: North: Maxwell Farms Regional Park)/County Zoning: Public Facilities District 
 South: Shopping center parking and tenant space/Commercial (C) 
 East: Shopping center parking and tenant space/Commercial (C) 
 West: Maxwell Farms Regional Park)/County Zoning: Public Facilities District 
 
 
Environmental 
Review: Categorical Exemption Approved/Certified 
 Negative Declaration No Action Required 
 Environmental Impact Report Action Required 
 Not Applicable 
 
Staff 
Recommendation: Staff recommends approval, subject to conditions.



 

 

PROJECT ANALYSIS 
 
DETAILED PROJECT DESCRIPTION 
The applicants are proposing to operate a self-contained, mobile food cart outdoors within the Maxwell 
Fun Center to supplement existing food offerings of candy and popcorn, which can be purchased inside 
the building. The food cart is two feet wide and seven feet long. The attached photographs depict the 
concept; however, a fryer is not proposed in conjunction with the application and the existing awning 
indicated in the photographs shall be removed. According to the applicant, staffing would be limited to 
one employee (including the owner). Proposed hours of operation are 9 a.m. to 11 p.m. daily, including 
food deliveries. The food cart would be located outside in the patio area to serve burgers, hotdogs, 
grilled cheese sandwiches, and tacos. The cart would be stored off-site after closing. Currently, seating 
consists of sixteen seats in the form of three outdoor picnic tables and a booth inside. No additional 
seating is proposed. Dish washing and limited food preparation (chopping tomatoes) is proposed to take 
place at an off-site location (Top That Yogurt, 531 Broadway), as most of the food items are 
prepackaged. All food will be served on paper plates with plastic utensils. The Sonoma County Water 
Agency Environmental Compliance Inspector has indicated that a Wastewater Discharge Survey form 
shall be required for both the Maxwell Fun Center and Top That Yogurt locations and this requirement 
has been included as a condition of approval. 
 
GENERAL PLAN CONSISTENCY ( Not Applicable to this Project)  
The property is designated Commercial by the General Plan. The Commercial land use designation is 
intended to provide areas for retail, hotel, service, medical, and office development, as well as specified 
public uses, in association with apartments and mixed-use developments and necessary public 
improvements. 
 
DEVELOPMENT CODE CONSISTENCY ( Not Applicable to this Project)    
Use: The property is zoned Commercial-Gateway (C). Restaurants are allowed in the Commercial-
Gateway Use land use designation with a use permit. 
 
Building Height/Setbacks/Other Development Standards: The mobile food cart is not considered a 
permanent structure; therefore, it is not required to meet setback standards. 
 
Parking Regulations: The City’s Parking and Loading Regulations for restaurants and other food 
serving uses are based on seating. Because no additional seating is proposed with this application, there 
is no parking requirement.  
 
CONSISTENCY WITH OTHER  
CITY ORDINANCES/POLICIES ( Not Applicable to this Project) 
 
ENVIRONMENTAL REVIEW ( Not Applicable to this Project) 
Pursuant to Section of 15301 of the State CEQA Guidelines, the leasing or minor alteration of existing 
private structures and facilities is Categorically Exempt from the provisions of CEQA (Class 1 – 
Existing Facilities). 
 
DISCUSSION OF PROJECT ISSUES 
Utility Connections: The project narrative indicates that power will be provided to the food cart in the 
form of a propane tank and no electrical connection is necessary. The Fire Marshal has reviewed the 
proposal and conditions of approval have been included to address fire related issues. 
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Parking: The proposed food cart could add to the intensity of uses within Maxwell Fun Center. The 
Planning Commission needs to consider whether the addition of the food cart should be viewed as a 
trigger for additional parking, in which case the Commission may want to require a parking survey to 
determine if adequate parking is available. However, in staff’s view the food cart appears to be a 
compatible and relatively minor adjunct to an existing use. 
 
RECOMMENDATION 
Staff recommends approval, subject to conditions. 
 
Attachments 
1. Findings of Project Approval 
2. Draft Conditions of Approval 
3. Location Map 
4. Project narrative 
5. Site map 
6. Pictures of existing conditions 
7. Pictures of food cart 
8. Top That Yogurt Use Permit Conditions of Approval, dated April 9, 2009 
 
cc: Lori and Eric Solis 
 531 Broadway 
 Sonoma, CA  95476 
 
 Maxwell Fun Center 
 37675 Nile Blvd. 
 Fremont Ca  94536 
 
 S&L II LTD 
 P.O. Box 4278 
 Modesto, CA  95352-4278 
 
 Bret Sackett, Police Chief 
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City of Sonoma Planning Commission  

FINDINGS OF PROJECT APPROVAL 
Use Permit for Mobile Food Cart – 19171 Sonoma Highway 

 
December 13, 2016 

 
Based on substantial evidence in the record and upon consideration of all testimony received in the course 
of the public review, including the public review, the City of Sonoma Planning Commission finds and 
declares as follows: 
 
 
Use Permit Findings 
 

1. The proposed uses are consistent with the General Plan and any Specific Plan; 
 
2. The proposed uses are allowed with a conditional Use Permit within the applicable zoning 

district and complies with all applicable standards and regulations of this Development 
Code(except for approved Variances and Exceptions); 

 
3. The location, size, design, and operating characteristics of the proposed use are compatible 

with the existing and future land uses in the vicinity; and 
 

4. The proposed use will not impair the architectural integrity and character of the zoning 
district in which it is to be located. 
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DRAFT 

 
City of Sonoma Planning Commission  

CONDITIONS OF PROJECT APPROVAL 
Use Permit for Mobile Food Cart – 19171 Sonoma Highway 

 
December 13, 2016 

 
 

1. The use shall be operated in a manner consistent with the project narrative, except as modified by these 
conditions. The hours of operation, including deliveries, shall be limited to the following hours: 9 a.m. to 
11 p.m. daily. The maximum number of employees shall not exceed one (including the owner). 

 
Enforcement Responsibility: Planning Department 

Timing: Ongoing 
 

2. All applicable Fire Department requirements shall be met, including the following requirements: 
a. The cart shall be equipped with a fire extinguisher with a minimum rating of 2A:10B:C (5lb dry 

chemical extinguisher). 
b. Portable LP-gas containers with a capacity of more than 5 gallons shall have a minimum 

separation of 10 feet from combustible construction. 
c. Shut-off valves shall be provided at each fuel source. Tanks not in use shall be secured with all 

valves caped. 
d. Maximum outside storage of LP-gas containers is 10 gallon capacity. 

 
Enforcement Responsibility: Fire Department 

Timing: Prior to operation 
 

3. Any exterior building modifications shall be subject to design review by the Design Review & Historic 
Preservation Commission (DRHPC). 

 
Enforcement Responsibility: Planning Department; DRHPC 

                          Timing: Prior to the issuance of a building permit 
 

4. Any new signage for the business/property shall be subject to review and approval by Planning 
Department staff or the Design Review & Historic Preservation Commission (DRHPC) as applicable. 

 
Enforcement Responsibility: Planning Department or Design Review Commission 

                          Timing: Prior to installation of signage 
 

5. Tables and chairs shall be limited to sixteen seats in the form of three outdoor picnic tables and a booth 
inside the building. 

 
 Enforcement Responsibility: Planning Division 

Timing: Ongoing 
 

6. The applicant shall notify the following agencies of its application, and obtain any necessary written 
approvals prior to operation of the business. 

a. Sonoma County Health Department (for food-serving establishments), including a Wastewater 
Discharge Survey form shall be required for both the Maxwell Fun Center (19171 Sonoma 
Highway and Top That Yogurt (531 Broadway) locations. 
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Enforcement Responsibility: Planning Division 
Timing: Prior to occupancy 

 
7. The food cart and surrounding area shall be maintained in a neat and orderly manner. Trash on the site 

shall be cleaned up on a daily basis. 
 

Enforcement Responsibility: Planning Division 
Timing: Ongoing 

 
8. The size of the mobile food cart shall be limited to 32 square feet in area (4 feet by 8 feet). 
 

Enforcement Responsibility: Planning Division 
Timing: Ongoing 

 























City of Sonoma Planning Commission 
STAFF REPORT 

Agenda Item #4 
Meeting Date: 12-13-16 

 
Agenda Item Title: Application for a Use Permit and an Exception to the height and setback 

standards to construct a new detached garage with second floor guest suite at the 
back of a residential property. 

 
Applicant/Owner: Marlin Montgomery 
 
Site Address/Location: 460 Fourth Street East 
 
Staff Contact: Rob Gjestland, Senior Planner  
    Staff Report Prepared: 12/09/16 
  

PROJECT SUMMARY 
 
Description: Application of Marlin Montgomery for a Use Permit and an Exception to the 

height and setback standards to construct a new detached garage with second 
floor guest suite at the back of the property at 460 Fourth Street East. 

General Plan 
Designation: Low Density Residential (LR) 
 
Planning Area:   Central-East Area 
 
Zoning: Base: Low Density Residential (LDR) Overlay:  Historic 
 
Site 
Characteristics: The property is a ±7,630-square foot parcel located on the east side of Fourth 

Street East, between of East Napa Street and East Spain Street. The property is 
currently developed with a one-story residence (built in 1920) and detached 
garage with covered patio toward the rear. The parcel backs up to an alley on the 
east which provides access to the garage. 

 
Surrounding 
Land Use/Zoning: North: Single family residence/Low Density Residential 
 South: Single family residence/Low Density Residential 
 East: Alley and duplex properties/Medium Density Residential 
 West:  Single family residences/Low Density Residential 
 
Environmental 
Review: Categorical Exemption Approved/Certified 
 Negative Declaration No Action Required 
 Environmental Impact Report Action Required 
 Not Applicable 
 
Staff 
Recommendation: Approve subject to conditions.



City of Sonoma 
Planning Commission Staff Report 

Page 2 
PROJECT ANALYSIS 
 
DETAILED PROJECT DESCRIPTION 
The project involves constructing a two-story, detached accessory structure toward the rear of the 
property that would include a two-car garage on the ground floor with a guest suite above. A second 
floor deck with stairwell is also proposed on the north side of the building serving the guest suite. Both 
the garage and guest suite would each have an area of 504 square feet, while the deck would be ±250 
square feet in area. The guest room is intended primarily to accommodate visits by extended family. The 
building would be setback 20 feet from the south (side) property line, three feet from the rear (east) 
property line, and 18.5 feet the northern side property line, with the associated deck setback seven feet 
on that side. The building would have maximum height of 23’4” at the roof peak. The existing two-car 
garage with attached covered patio would be demolished to accommodate the new structure. Further 
details can be found in the attached application submittal. 
 
GENERAL PLAN CONSISTENCY ( Not Applicable to this Project)  
The property is designated Low Density Residential by the General Plan. This designation is intended 
primarily for single-family housing and duplexes, with attached or clustered development allowed by 
use permit. The corresponding R-L zone allows various residential accessory structures and uses, 
including detached garages and guest rooms. The project does not raise any issues of consistency with 
the goals and policies of the 1995-2005 Sonoma General Plan. However, compatibility with 
surrounding uses must be considered. 
 
DEVELOPMENT CODE CONSISTENCY ( Not Applicable to this Project) 
Use: The property is zoned Low Density Residential (R-L). Residential accessory structures and uses, 
including detached garages and guest rooms, are permitted uses in R-L zone. However, under Section 
19.50.080.F of the Development Code, detached guest rooms are normally limited to ground-floor 
construction, unless a Use Permit allowing a second floor is obtained from the Planning Commission. 
Accordingly, a Use Permit is required since the guest suite is proposed on a second floor. 
 
Height & Setback Regulations for Detached Accessory Structures: Detached accessory structures are 
normally allowed within rear yard setback areas provided certain criteria are met, including a minimum 
setback of five feet from side and rear property lines, an exterior building wall not exceeding nine feet in 
height, and a maximum height of 15 feet to the roof peak (SMC 19.50.080.C.2). The proposed two-story 
structure would exceed the normal height limits and also have a three-foot setback from the rear 
property line. As a result, an Exception from the detached accessory structure standards is being 
requested. (Staff would note that the proposal is being treated as an Exception to be consistent with how 
other similar detached structures adjoining the alley have been reviewed by the Planning Commission in 
the past.) 
 
Floor Area Ratio (FAR): The maximum amount of floor area allowed on a property in the R-L zone is 
0.35 or 35% of the total lot area. The project would increase the FAR from 0.15 to 0.23. Staff would 
note that front porches and detached garages (up to 400 square feet) are excluded from FAR calculations 
under the Development Code. 
 
Lot Coverage: The maximum amount of building coverage allowed on properties in the R-L zone is 
40% of the total lot area. The project would maintain the current lot coverage of roughly 21%. Staff 
would note that front porches and detached garages (up to 400 square feet) are excluded from coverage 
calculations under the Development Code. 
 



 
Rear Yard Setback Coverage: The total coverage of detached accessory structures within the required 
rear yard setback area of a property cannot exceed 50%. The proposed accessory building (including 
covered patio) would result in a coverage of 49% within the required rear yard setback area. 
 
Design Review: Detached residential accessory structures developed in conjunction with an existing 
primary residence are exempt from architectural review by the Design Review and Historic Preservation 
Commission (§19.54.080.C). 
 
Exception Approval: Pursuant to Development Code Section 19.48.050.A.1, the Planning Commission 
may grant exceptions from setback and height standards, provided that the following findings can be 
made: 
 
1. The adjustment authorized by the Exception is consistent with the General Plan, any applicable 

Specific Plan, and the overall objectives of this Development Code; 
 

The accessory residential use associated with the setback/height exception request is consistent 
with the property’s Low Density Residential land use designation and zoning. 

 
2. An exception to the normal standards of the Development Code is justified by environmental 

features or site conditions; historic development patterns of the property or neighborhood; or 
the interest in promoting creativity and personal expression in site planning and development; 

 
In part, the exception request relates to the historic development pattern of the neighborhood. 
Over half the properties accessed by the alley, are currently developed with similar, two-story 
buildings abutting the alley. The proposal would be consistent with this unique neighborhood 
condition and provides a basis for allowing an exception from the height and setback 
requirements. 

    
3. Granting the Exception will not be detrimental to the public health, safety, or welfare, or 

injurious to the property or improvements in the vicinity and in the same zoning district. 
 

As noted above, more than half of the properties accessed by the alley are currently developed 
with similar, two-story buildings that abut the alley. The proposal would be consistent with this 
neighborhood condition. In addition, the building would be generally compatible with adjoining 
properties for the following reasons: 1) the second-floor deck is proposed on the north side of 
building so that it does face a similar deck on the property to the south; 2) the south elevation has 
only one bathroom window and is setback substantially (20 feet) from the side property line; 3) 
the buildings opposite the alley (garages with dwelling units above) have no windows on their 
west elevations; 4)  the private yard area on the parcel to the north is located on the north side of 
the property, somewhat shielded by a garage. 
 

In summary, it appears that the required findings may be made. 
 
CONSISTENCY WITH OTHER  
CITY ORDINANCES/POLICIES ( Not Applicable to this Project) 
 
ENVIRONMENTAL REVIEW ( Not Applicable to this Project) 
Pursuant to Section of 15303 of the State CEQA Guidelines, construction of an accessory structure on a 
legal parcel is considered Categorically Exempt from the provisions of CEQA (Class 3 – New 
Construction or Conversion of Small Structures). Staff would note that, pursuant to the historical 



 
evaluation prepared by Brunzell Historical (attached), the project would not adversely impact the 
primary residence located on the property, which qualifies as a historic resource under CEQA.  
 
DISCUSSION OF PROJECT ISSUES 
As noted in the analysis above, staff feels that the proposed structure is consistent with neighborhood 
conditions and would not raise any significant issues of compatibility with adjoining properties. The 
applicant has engaged with neighbors about the proposal, who are generally supportive of the request 
(see attached correspondence). 
 
RECOMMENDATION 
 
Staff recommends approval of the Use Permit and Exception subject to the attached conditions of 
approval. 
  
      
 
Attachments 
1. Findings 
2. Draft Conditions of approval 
3. Location map 
4. Aerial Photo  
4. Project narrative 
5. Correspondence 
6. Photos of Site & Surrounding Conditions on Alley 
7. Historical Evaluation prepared by Brunzell Historical dated November 21, 2016 
8. Site Plans, Floor Plans & Building Elevations 
 
 
 
 
cc: Russ Montgomery (via email) 
 460 Fourth Street East 
 Sonoma, CA 95476 
 
 Hank Martinson (via email) 
 472 Fourth Street East 
 Sonoma, CA 95476 



 
City of Sonoma Planning Commission 

FINDINGS OF PROJECT APPROVAL 
Use Permit & Exception for Montgomery Accessory Building 

460 Fourth Street East 
 

December 13, 2016 
 
 
Based on substantial evidence in the record, including but not limited to the staff report, and upon 
consideration of all testimony received in the course of the public review, including the public review, the 
City of Sonoma Planning Commission finds and declares as follows: 
 
 
Use Permit Approval 
 
1. That the proposed use is consistent with the General Plan and any Specific Plan; 

 
2. That the proposed use is allowed with a conditional Use Permit within the applicable zoning district 

and complies with all applicable standards and regulations of the Development Code (except for 
approved Variances and Exceptions): and 

 
3. The location, size, design, and operating characteristics of the proposed use are compatible with the 

existing and future land uses in the vicinity; and 
 
4. The proposed use will not impair the architectural integrity and character of the zoning district in 

which it is to be located. 
 
 
Exception Approval: 
 
1. The adjustment authorized by the Exception is consistent with the General Plan, any applicable 

Specific Plan, and the overall objectives of this Development Code; 
 
2. An exception to the normal standards of the Development Code is justified by environmental 

features or site conditions; historic development patterns of the property or neighborhood; or the 
interest in promoting creativity and personal expression in site planning and development; 

 
3. Granting the Exception will not be detrimental to the public health, safety, or welfare, or injurious 

to the property or improvements in the vicinity and in the same zoning district. 
 



 
 

 
DRAFT 

 
City of Sonoma Planning Commission  

CONDITIONS OF PROJECT APPROVAL 
Use Permit & Exception for Montgomery Accessory Building 

460 Fourth Street East 
 

December 13, 2016 
 
 

1. The detached accessory structure shall be constructed in conformance with the approved site plan, floor plans and 
building elevations, except as modified by these conditions. 

 Enforcement Responsibility: Planning Department; Building Department 
 Timing: Prior to issuance of a building permit & final occupancy 
 
2. All Building Division requirements shall be met, including provisions related to fire resistant construction for exterior 

walls. A building permit shall be required. 
 Enforcement Responsibility: Building Department 
             Timing: Prior to construction 
 
3.   All Fire Department requirements shall be met, including installation of an automatic fire sprinkler system serving the 

upper floor guest suite portion of the structure. 
Enforcement Responsibility: Fire Department; Building Department 
             Timing: Prior to issuance of a building permit & final occupancy 

 
4.   A sewer clearance shall be provided to the City of Sonoma Building Department verifying that all applicable sewer fees 

have been paid prior to the issuance of any building permit. Note: Substantial fees may apply for new sewer 
connections and/or the use of additional ESDs from an existing sewer connection. The applicant is encouraged to 
check with the Sonoma County Sanitation Division immediately to determine whether such fees apply. 
 
Enforcement Responsibility: Sanitation Division of Sonoma County Planning & Management Resource Department; 

Sonoma County Water Agency: City of Sonoma Building Department 
             Timing: Prior to issuance of a building permit 

 
5. In addition to those already identified, the following agencies must be contacted by the applicant to determine permit or 

other regulatory requirements of the agency prior to issuance of a building permit, including the payment of applicable 
fees: 

 
a. Sonoma Valley Unified School District [For school impact fees] 
 
Enforcement Responsibility: Building Department 
             Timing: Prior to issuance of a building permit  
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Zoning Designations

R-HS    Hillside Residential (1 D.U./10acres, maximum)
R-R      Rural Residential (2 D.U./acre, maximum)
R-L       Low Density Residential (2-5 D.U./acre)
R-S       Sonoma Residential (3-8 D.U./acre)
R-M      Medium Denisty Residential (6-10 D.U./acre)
R-H      High Density (9-12 D.U./acre)
R-O      Housing Opportunity (15-20 D.U./acre)
R-P       Mobile Home Park (7 D.U./acre, maximum)
MX       Mixed Use (12 D.U./acre, maximum)
C          Commercial (15 D.U./acre, maximum)
C-G      Commercial-Gateway (15 D.U./acre, maximum)
W         Wine Production
P          Public Facility
Pk        Park
A          Agriculture

´

Project Summary

Vicinity Map

0 200 400100 Feet

1 inch = 200 feet

Subject Property

Project Name: Montgomery Accessory Structure

Property Addresses: 460 Fourth Street East

Applicant: Marlin Montgomery

Property Owner: Same

General Plan Land Use: Low Density Residential

Zoning - Base: Low Density Residential

Zoning - Overlay: Historic

Summary: Consideration of a Use Permit and 
an Exception to the height and 
setback standards to construct a new 
detached garage with second floor 
guest suite.
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