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 City of Sonoma Planning Commission 

AGENDA 
Regular Meeting of May 9, 2013 -- 6:30 PM 

Community Meeting Room, 177 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, Chip Roberson  
 
 
    

Commissioners: Gary Edwards 
                             Robert Felder  
                             Mark Heneveld 
                             Matt Howarth 
                             Mathew Tippell 

Bill Willers (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 April 11, 2013. 
CORRESPONDENCE 

ITEM #1 – PUBLIC HEARING 

REQUEST: 
Consideration of a Use Permit allowing 
the conversion of a building into a 
vacation rental as an adaptive reuse of 
an historic structure.  
  
Applicant/Property Owner: 
Moona O’Toole 
 
Staff:  Wendy Atkins 

Project Location: 
180 East Napa Street 
 
General Plan Designation: 
Medium Density Residential (MR)  
 
Zoning: 
Planning Area: Downtown District 
 
Base: 
Medium Density Residential (R-M) 
Overlay: Historic (/H) 

RECOMMENDED ACTION: 
 
Commission discretion. 

ITEM #2 – PUBLIC HEARING 

REQUEST: 
Consideration of a Use Permit to 
operate a nano-brewery in conjunction 
with an existing restaurant use. 
  
Applicant/Property Owner: 
Carlo Cavallo/Richard Cuneo 
 
Staff:  Rob Gjestland 

Project Location: 
400 First Street East 
 
General Plan Designation: 
Commercial (C)  
 
Zoning: 
Planning Area: Downtown District 
 
Base: Commercial (C) 
Overlay: Historic (/H) 

RECOMMENDED ACTION: 
 
Approve with conditions. 
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ITEM #3 – PUBLIC HEARING 

REQUEST: 
Consideration of a Use Permit to 
expand an auto service use by 
legalizing a repair bay and associated 
structure. 
  
Applicant/Property Owner: 
Sonoma Truck & Auto Service/Stu 
Lambert Inc. 
 
Staff:  David Goodison 

Project Location: 
899 Broadway 
 
General Plan Designation: 
Mixed Use (MU)  
 
Zoning: 
Planning Area: Broadway Corridor 
 
Base: Mixed Use (MX) 
Overlay: Historic (/H) 

RECOMMENDED ACTION: 
 
Deny. 

 
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 May 3, 2013.    
 
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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Agenda Item #1  
Meeting Date: 05/09/13

 
Agenda Item Title: Application for a Use Permit allowing conversion of the building into a vacation 

rental as an adaptive reuse of an historic structure. 
 
Applicant/Owner: Moona O’Toole 
 
Site Address/Location: 180 East Napa Street 
 
Staff Contact: Wendy Atkins, Associate Planner  
    Staff Report Prepared: 04/29/13 
  
PROJECT SUMMARY 
 
Description: Application for a Use Permit allowing the conversion of the building into a 

vacation rental located at 180 East Napa Street as an adaptive reuse of an historic 
structure. 

General Plan 
Designation: Medium Density Residential  
 
Planning Area:   Downtown District 
 
Zoning: Base: Medium Density Residential (R-M) Overlay: Historic 
 
Site 
Characteristics: The site is a 13,068 square foot (0.30-acre) parcel located on the north side of 

East Napa Street, just west of the intersection of East Napa Street and Second 
Street East. The parcel, which is long and narrow (having a depth of 250 feet), 
adjoins residential parcels on the north and east and Mixed-Use zoned parcels on 
the west. It has been developed with a single-family residence converted to 
commercial use in 1983. This structure is located toward the front of the 
property. The large yard area behind the building is landscaped, but not otherwise 
developed. A driveway cut on the east side of the structure provides access to the 
rear of the site. 

 
Surrounding 
Land Use/Zoning:       North: Single Family Residence/Low Density Residential (R-L) 
 South: Single Family Residence/Low Density Residential (R-L) 
 East: Single-family residences, vacant parcel/Low and Medium Density Residential 

(R-L and R-M) 
 West: Vacant commercial building, public parking/Mixed Use (MX) 

 
Environmental 
Review: Categorical Exemption Approved/Certified 
 Negative Declaration No Action Required 
 Environmental Impact Report Action Required 
 Not Applicable 
 
Staff 
Recommendation: Commission discretion.
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PROJECT ANALYSIS 
 
BACKGROUND 
The subject property is the site of the historic Bates family home. Built in 1870, the residence was 
damaged by a fire in 1985 and then refurbished in its present configuration. The building is a two-story 
structure constructed in 1870, with a total building area of 2,403 square feet. The building was used a 
single-family residence until 1983, when the current property owner took possession of the property and 
obtained a use permit to convert the residence to a retail establishment. In the mid-1980’s Global Pacific 
obtained a use permit to change the use to an administrative office for their record company. The early 
1990’s, The Young School obtained a use permit to operate a private elementary school on the site. In 
December 2009, the Planning Commission considered and denied an application for a use permit to 
allow special events on the site. Subsequently in February 2010, the item was appealed to the City 
Council and the Planning Commission’s decision upheld. In June 2011, the Planning approved an 
application for a Use Permit to allow an existing school to be operated as a wine tasting facility and gift 
shop. 
 
DETAILED PROJECT DESCRIPTION   
The applicant is requesting approval to operate the residence as a vacation rental. The home has ±2,403 
square feet of living area with four bedrooms and a large rear yard area. As a vacation rental, it would be 
rented on a short-term basis for periods of less than 30 consecutive days. More details on the proposal 
can be found in the attached project narrative. 
 
In addition to being on the League for Historic Preservation’s inventory of historic structures, it has been 
identified as a contributing building to the Plaza National Landmark District and is eligible for listing on 
the California Register of Historic Resources. Based on these factors, a vacation rental use may be 
allowed subject to use permit review as an adaptive re-use of a historic structure. 
 
GENERAL PLAN CONSISTENCY ( Not Applicable to this Project)  
The property is designated Medium Density Residential (R-M) by the General Plan. This designation is 
intended to provide opportunities for multi-family housing and related public improvements. Although 
vacation rentals are not identified as a permitted use within the Medium Density Residential land use 
designation, this use may be allowed in the Historic Overlay Zone subject to the review and approval of 
the Planning Commission, provided that a historic building is being utilized for adaptive reuse purposes. 
If the findings necessary to approve an adaptive re-use can be made by the Planning Commission, then 
the proposal would conform with the goals and policies of the 2020 Sonoma General Plan and the 
purpose of the district in which the subject property is located. 
 
The following goals and policies of the General Plan are potentially applicable to the project: 
 
Community Development Element, Policy 5.4: Preserve and continue to utilize historic buildings as 
much as feasible. (Note: The building is listed in the local survey conducted by the Sonoma League for 
Historic Preservation in 1979, it is identified as a contributing building to the Plaza National Landmark 
District, and is eligible for listing on the California Register of Historic Resources.) 
 
Community Development Element, Policy 5.8: Encourage the designation and preservation of local 
historic structures and landmarks, and protect cultural resources. 
 
Local Economy Element, Policy 1.5: Promote and accommodate year-round tourism that is consistent 
with the historic, small-town character of Sonoma. 
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Housing Element, Goal 3: Maintain and enhance the existing housing stock. 
 
DEVELOPMENT CODE CONSISTENCY ( Not Applicable to this Project) 
Use: The property is zoned Medium Density Residential and it is also located within the Historic 
Overlay Zone. Pursuant to Section 19.42.020 of the Development Code (Adaptive Reuse of Historic 
Structures), limited nonresidential uses (including vacation rentals), are allowed in the Historic Overlay 
Zone with a use permit, provided that the use is consistent with the intent of preserving existing historic 
structures and the historic context of the site. Structures eligible for adaptive reuse within the Historic 
Overlay Zone include officially designated structures and structures with potential historical value. 
Because the structure is listed on the Sonoma League for Historic Preservation’s inventory of historic 
structures, is located within the Historic Overlay zone, is identified as a contributing building to the 
Plaza National Landmark District, and is eligible for listing on the California Register of Historic 
Resources the proposal to use the property as a vacation rental is eligible for consideration under the 
adaptive reuse provisions.  
 
In order to approve the adaptive reuse of an historic structure, the Planning Commission must make 
findings that the alteration or adaptive reuse will: 
 

1. Enhance, perpetuate, preserve, protect, and restore those historic districts, neighborhoods, sites, 
structures, and zoning districts which contribute to the aesthetic and cultural benefit of the City; 
The building on the subject property is identified in the Sonoma League for Historic 
Preservation’s inventory of historic structures, is located within the Historic Overlay zone, is 
identified as a contributing building to the Plaza National Landmark District, and is eligible for 
listing on the California Register of Historic Resources. Allowing an intensified use of the 
property by allowing a vacation rental could increase the value of the property, therefore 
making it more likely that the building will be preserved in the long-term. However, the property 
already has value due it its existing allowance for long-term rentals. In addition other uses, such 
as retail, could be considered under the adaptive re-use provisions. It is not clear that 
intensifying the use of the property as a vacation rental is necessary to assure its preservation. 

 
2. Stabilize and improve the economic value of historic districts, neighborhoods, sites, structures, 

and zoning districts; 
As discussed above, allowing an intensified use of the property could increase its economic 
value.  

 
3. Preserve diverse architectural design reflecting phases of the City’s history, and encourage 

design styles and construction methods and materials that are compatible with the surrounding 
neighborhood(s);  
The proposal for a vacation rental would not result in any exterior alterations to the building. 
 

4. Promote and encourage continued private ownership and utilization of structures now so owned 
and used. 
As discussed above, allowing an intensified use of the property could increase its economic 
value. However, whether this change is significant in terms of encouraging the continued private 
ownership and utilization of the property seems questionable. 
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5. Restore and rehabilitate a historic structure and/or property, which is listed or eligible for listing 
on the State Register of Historic Places, that has fallen into such a level of disrepair that the 
economic benefits of adaptive reuse are necessary to stem further deterioration, correct deficient 
conditions, or avoid demolition as implemented in the conditions of project approval. 
While the applicant has indicated in the project narrative (attached) that $88,261 has been spent 
over the past year to restore and rehabilitate the structure, this work was accomplished with the 
intent of using the property as a long-term rental (30 days or more). The applicant further states 
that because the building was not rented out during the repair of the building a loss of income 
was incurred and may only be recovered if the adaptive reuse as a vacation rental is allowed. 
While the applicant has clearly made a significant investment in preserving the building as a 
historic structure, it is not clear to staff that the economic benefits of adaptive reuse as vacation 
rental are necessary to stem further deterioration, correct deficient conditions, or avoid 
demolition because there are other options for uses available such as a long-term rental or retail 
uses. 

 
On-Site Parking: One parking space is required for each bedroom within a vacation rental. Accordingly, 
four on-site parking spaces would be required for the proposed vacation rental. The applicant is 
proposing to provide six parking spaces in the rear yard of the property. 
 
Vacation Rental Standards: The applicable standards set forth under Section 19.50.110 of the 
Development Code have been included as conditions of approval. These include requirements related to 
fire and life safety, maintaining a business license, payment of Transient Occupancy (TOT) taxes, and 
limitations on signs. 
 
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, conversion of existing small structures 
from one use to another is considered Categorically Exempt from the provisions of CEQA (Class 3 – 
Conversion of Small Structures). 
 
DISCUSSION OF PROJECT ISSUES 
Compatibility with Surrounding Properties: Because vacation rentals are sometimes the subject of noise 
complaints, a potentially significant issue associated with this application is compatibility with 
residential uses in the neighborhood, particularly with the residences that adjoin the property on the east 
and north. As of the date of this staff report one piece of correspondence has been received (attached) 
that indicates support of the vacation rental use. In addition, the property owner has indicated that she 
has spoken to the neighbors and no one has raised objections. 
 
RECOMMENDATION 
Commission discretion. 
Attachments 
1. Findings/Draft Conditions of Approval  
2. Location map 
3. Correspondence  
4. Project Narrative 
5. Pictures of existing conditions 
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6. Development code excerpts for the Center-East Area 
7. Aerial photographs 
8. Site plan 
9. Floor plan 
 
cc: Moona O’Toole 
 19021 Seventh Street East 
 Sonoma, CA  95476 
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City of Sonoma Planning Commission 
FINDINGS OF PROJECT APPROVAL 

  O’Toole Vacation Rental Use Permit – 180 East Napa Street 
May 9, 2013 

 
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). 

 
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. 
 
 
Adaptive Reuse Use Permit Approval  
 
5. Enhance, perpetuate, preserve, protect and restore those historic districts, neighborhoods, sites, 

structures, and zoning districts which contribute to the aesthetic and cultural benefit of the City; 
 

6. Stabilize and improve the economic value of historic districts, neighborhoods, sites, structures, and 
zoning districts; 

 
7. Preserve diverse architectural design reflecting phases of the City’s history, and encourage design 

styles and construction methods and materials that are compatible with the surrounding 
neighborhood(s); and 

 
8. Promote and encourage continued private ownership and utilization of structures now so owned and 

used. 
 
 



City of Sonoma 
Planning Commission Staff Report 

Page 7 
 
 

 DRAFT 
 

City of Sonoma Planning Commission  
CONDITIONS OF PROJECT APPROVAL 

O’Toole Vacation Rental Use Permit – 180 East Napa Street 
May 9, 2013 

 
 
1. The vacation rental shall be operated in conformance with the project narrative and the approved site and floor plan.  
  
 Enforcement Responsibility: Planning, Building and Public Works 
 Timing: Ongoing 
 
2. Four on-site parking spaces shall be provided and maintained for the vacation rental. 

 
Enforcement Responsibility: Planning, Building, and Public Works 
                                 Timing: Ongoing 

 
3. The applicant/property owner shall obtain and maintain a business license from the City for the vacation rental use, and 

shall register with the City to pay associated Transient Occupancy Taxes (TOT). 
 
Enforcement Responsibility: Planning, Building, and Public Works; Finance Department 

                                       Timing: Prior to operation of the vacation rental and ongoing 
 
4. Fire and life safety requirements administered by the Fire Department and the Building Division shall be implemented. 

Minimum requirements shall include approved smoke detectors in each lodging room, installation of an approved fire 
extinguisher in the structure, and the inclusion of an evacuation plan posted in each lodging room. 

 
 Enforcement Responsibility: Building Division; Fire Department 
                                      Timing:     Prior to operation and ongoing 
 
5. The vacation rental shall comply with the annual fire and life safety certification procedures of the Fire Department. 
 
 Enforcement Responsibility: Fire Department 
                                      Timing:     Ongoing 
 
6. One sign, with a maximum area of two square feet, may be allowed subject to the approval of the City’s Design Review 

Commission. 
 
 Enforcement Responsibility: Planning Department; DRC 
                                 Timing:     Prior to installation of a sign for the vacation rental 
 
7. The project shall comply with all applicable Fire and Building Code requirements. 
 
 Enforcement Responsibility: Building Department 
                                 Timing:     Prior to operation 
 
9. The use shall operate in compliance with the noise limits and standards of the City’s Noise Ordinance. 
 

Enforcement Responsibility: Planning Department; Police Department 
            Timing: Ongoing 
 



















































City of Sonoma Planning Commission 
STAFF REPORT 

Agenda Item #2   
Meeting Date: 5-9-13 

 
Agenda Item Title: Application for a Use Permit to operate a nano-brewery in conjunction with an 

existing restaurant use (Burgers & Vine). 
 
Applicant/Owner: Carlo Cavallo/Richard Cuneo 
 
Site Address/Location: 400 First Street East 
 
Staff Contact: Rob Gjestland, Senior Planner  
    Staff Report Prepared: 5/3/13 
  
PROJECT SUMMARY 
 
Description: Application of Carlo Cavallo for a Use Permit to operate a nano-brewery in 

conjunction with an existing restaurant use at 400 First Street East (Burgers & 
Vine). 

 
General Plan 
Designation: Commercial (C) 
 
Zoning: Base: Commercial (C) Overlay:  Historic 
 
Site 
Characteristics: The subject property is a ±3,800-square foot corner lot on the Plaza at the 

intersection of First Street East and East Spain Street. It is currently developed 
with the historic “Old Sonoma Creamery” building, which most recently has 
accommodated restaurant uses. 

 
Surrounding 
Land Use/Zoning: North: Mission San Francisco Solano/Park 
 South: Commercial businesses and offices within the El Paseo complex/Commercial 
 East: La Casa Restaurant/Commercial 
 West: The Plaza (opposite First Street East)/Park 
 
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 
 
DETAILED PROJECT DESCRIPTION 
The applicant is requesting approval of a Use Permit to operate a nano-brewery in conjunction with a 
new restaurant opening on the Plaza (Burgers & Vine). According to the applicant, the brewing system 
would consist of one or two small, custom-designed electric units that would occupy an area of ±30 
square feet within either the basement or a storage area. The applicant intends to brew the minimum 
amount of beer required by the Type 75 ABC Brewpub-Restaurant license, which is 100 barrels per year 
(ABC uses the federal unit of measure for a barrel of beer which is 31 U.S. gallons). This is the 
equivalent of 3,100 gallons per year or just under four typical 15.5-gallon kegs per week on average. As 
proposed, beer would only be sold and consumed on-site and would not be distributed to other locations. 
The brewing processes would be handled by the restaurant management and staff. As noted in the 
attached project narrative, one purpose of incorporating the brewery element is to acquire the Type 75 
license which, in addition to beer manufacturing, allows for the service of beer, wine, and distilled 
spirits but at a fraction of the cost of a Type 47 ABC General-Restaurant license, which is essentially a 
full liquor license. It is staff’s understanding that the availability of Type 47 licenses is very limited, 
which contributes to their high cost. 
 
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, in association with 
apartments and mixed-use developments and necessary public improvements. Microbreweries and 
beverage manufacturing are allowed in the corresponding Commercial zone subject to review and 
approval of a Use Permit by the Planning Commission. The proposal does not raise any significant 
issues in terms of consistency with the General Plan. 
 
DEVELOPMENT CODE CONSISTENCY ( Not Applicable to this Project)    
Use: The property is located within a Commercial (C) zoning district, which is applied to areas 
appropriate for a range of commercial land uses including retail, tourist, office, and mixed-uses. 
Microbreweries and beverage manufacturing are allowed in the Commercial zone subject to review and 
approval of a Use Permit by the Planning Commission. 
 
Development Standards: The brewing system would occupy part of an existing commercial building. As 
a result, the project does not raise any issues in terms of compliance with building setback, FAR, lot 
coverage, open space, and building height standards. 
 
Parking Requirements: The restaurant use is pre-existing and grandfathered in with respect to parking 
(there is no on-site parking as the historic building occupies the entire site). As proposed, the nano-
brewery would be accessory to the restaurant and not significantly intensify the use.  In this regard, staff 
would emphasize that production levels would be roughly the minimum allowed by the ABC license and 
no distribution or off-site delivery would occur (conditions of approval have been included to this end). 
Accordingly, it is staff’s view that the proposal would not increase the parking demand for the 
restaurant. 
 
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, permitting, operation, or minor 
alteration of existing private structures involving negligible or no expansion of use is considered 
Categorically Exempt from the provisions of CEQA (Class 1 – Existing Facilities). 
 
DISCUSSION OF PROJECT ISSUES 
Compatibility with Surrounding Uses: The use would occur on a property appropriately located in the 
downtown commercial district and in conjunction with an existing restaurant use. As previously noted, 
the brewing component would be accessory to the restaurant use with low production levels. Off-site 
distribution is not proposed and any additional activity associated with the brewery would be negligible. 
For these reasons, staff does not anticipate that brewing activities would adversely impact properties in 
the vicinity. 
  
Other Required Permits/Approvals: Depending on the type of brewing system, a building permit may be 
required for its installation and additional water fees may apply subject to review by the City 
Engineer/Public Works Director. In addition, the brewing system and operation will be subject to any 
applicable requirements of County PRMD Sanitation Division and County Environmental Health 
Division in terms wastewater discharge and the production of beverages for public consumption. The 
draft conditions of approval reflect these items. 
 
Police Department Comments: The application was referred to the Police Chief for comment, who 
recommended ABC Responsible Beverage Service training and appropriate identification checking 
procedures for staff/employees of the business (a condition of approval has been included to this end). In 
addition, he expressed concern about late hours of operation for the brewpub-restaurant in conjunction 
with live music and liquor service and suggested the Planning Commission apply a limitation on closing 
hours. This is an item the Planning Commission may consider as part of the review process.  
 
RECOMMENDATION 
Staff recommends approval of the Use Permit, subject to the attached conditions. 
 
Attachments 
1. Findings of Project Approval 
2. Draft Conditions of Approval 
3. Vicinity Map 
4. Project Narrative 
 
 
 
cc: Carlo Cavallo (via email) 
 400 First Street East 
 Sonoma, CA  95476 
 
 Richard Cuneo 
 708 Broadway 
 Sonoma, CA 95476 



 
 

 
City of Sonoma Planning Commission  

FINDINGS OF PROJECT APPROVAL 
Burgers & Vine Nano-Brewery – 400 First Street East 

 
May 9, 2013 

 
 
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 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). 

 
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. 
 

 



 
 

DRAFT 
 

City of Sonoma Planning Commission  
CONDITIONS OF PROJECT APPROVAL 

Burgers & Vine Nano-Brewery – 400 First Street East 
 

May 9, 2013 
 

  
1. The nano-brewery shall operate in conformance with the project narrative, except as modified by these conditions and 

the following: 
  

a. Beer brewed on the premises shall not be distributed or delivered to off-site locations. There shall be no delivery 
vehicles associated with the brewery. 

b. On-site beer production shall not exceed 110 barrels per year. For purposes of this condition, the Federal unit of 
measure for a barrel shall apply, which is 31 U.S gallons. 
 
Enforcement Responsibility: Planning Department 

                          Timing: Ongoing 
 
2. The applicant shall obtain a Type 75 License from the California Department of Alcoholic Beverage Control (ABC) and 

operate the brewpub-restaurant in conformance with the requirements of that license. 
  

Enforcement Responsibility: ABC 
                          Timing: Prior to operation; Ongoing 
 
3. The applicant shall coordinate with the Police Chief on opportunities for ABC Responsible Beverage Service Training 

and appropriate identification checking procedures for employees/staff.  
  

Enforcement Responsibility: Police Department 
                          Timing: Prior to operation; Ongoing 
 
4. All Building Code and Fire Department requirements shall be met. A building permit may be required for installation of 

the brewing equipment/system, as determined by the Building Official. 
 
Enforcement Responsibility: Building Department; Fire Department 

           Timing: Prior to operating and/or issuance of occupancy permit 
 
5. The applicant shall pay for any necessary City water upgrade fees, as determined by the City Engineer/Public Works 

Director. 
 
Enforcement Responsibility: City Engineer; Public Works Director 

           Timing: Prior to operating and/or issuance of occupancy permit 
 
6. The applicant shall obtain any necessary approvals from the Sonoma County Environmental Health Division for the 

brewery element. 
 
Enforcement Responsibility: Building Division; Sonoma County Environmental Health Division. 

                          Timing: Prior to operating and/or issuance of occupancy permit 
 
7. The applicant shall comply with all applicable requirements of the Sanitation Division of Sonoma County Permit & 

Resource Management Department (PRMD) and the Sonoma County Water Agency (SCWA), which may include the 
following: 

 
a.  The applicant shall submit a Wastewater Discharge Survey to PRMD. The Applicant shall obtain a Survey for 

Commercial/Industrial Wastewater Discharge Requirements (“Green form”) from PRMD, and shall submit the 
completed Survey, along with two (2) copies of the project site plan, floor plan and plumbing plan to the Sanitation 
Section of PRMD.  The Survey evaluation must be completed by the Sonoma County Water Agency and submitted 
to the PRMD Engineering Division before a building permit for the project can be approved. 



 
 

b. If additional sewer pre-treatment and/or monitoring facilities (i.e. Grease trap, Sampling Manhole, etc.) are required 
by the Sonoma Valley County Sanitation District per this Survey, the Applicant shall comply with the terms and 
requirements of the Survey prior to commencing any brewing activities. If required, the Sampling Manhole shall be 
constructed in accordance with Sonoma County Water Agency Design and Construction Standards for Sanitation 
Facilities, and shall be constructed under a separate permit issued by the Engineering Division of PRMD. 

c. In accordance with Section 5.05, "Alteration of Use", of the Sonoma Valley County Sanitation District Ordinances, 
the Applicant shall pay any increased sewer use fees that may apply for the new brewery element. The increased 
sewer use fees shall be paid the Engineering Division of PRMD prior to the commencement of the use(s). 

d. 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 
 
 
 







City of Sonoma Planning Commission 
STAFF REPORT 

Agenda Item #3   
Meeting Date: 5-9-13 

 
Agenda Item Title: Application for a Use Permit to legalize the addition of a repair bay in 

conjunction with an existing non-conforming service station. 
 
Applicant/Owner: Rigoberto Bravo/Stu Lambert, Inc. 
 
Site Address/Location: 899 Broadway 
 
Staff Contact: David Goodison, Planning Director  
    Staff Report Prepared: 5/03/13 
  
PROJECT SUMMARY 
 
Description: Application for a Use Permit to legalize the addition of a repair bay in 

conjunction with an existing non-conforming service station. 
General Plan 
Designation: Mixed Use (MU)  
 
Zoning: Base: Mixed Use (MX) Overlay:  Historic 
 
Site 
Characteristics: The subject property is a 0.56-acre parcel located at the northwest corner of 

Broadway and West MacArthur Street (see attached location map). The eastern 
portion of the property is developed with a service station. The remainder of the 
parcel, which extends to First Street West, consists of a fenced gravel yard with a 
large accessory building in the northwest corner of the property. There are three 
secured entrances to the yard: one off of First Street West, one at the northeast 
corner of the yard, and one at the southeast corner of the yard near West 
MacArthur Street. 

 
Surrounding 
Land Use/Zoning: North: Apartments/Mixed Use 
 South: A music school/Mixed Use 
 East: A former car dealership (opposite Broadway)/Mixed Use 
 West: Residential development of various types, including single-family and 

condominiums/Medium-Density Residential 
 
Environmental 
Review: Categorical Exemption Approved/Certified 
 Negative Declaration No Action Required 
 Environmental Impact Report Action Required 
 Not Applicable 
 
Staff 
Recommendation: Deny.



 
PROJECT ANALYSIS 
 
BACKGROUND 
The service station use on the property’s Broadway frontage has been in place for at least 40 years. The 
back of the property was once used as a fueling area, but that use has long been abandoned. In 1999, the 
service station use was closed for a year while underground storage tanks were removed and remediated. 
Following the completion of this work, the property owner applied for a use permit to resume the service 
station use on the property, which had been suspended while the underground storage tanks were 
removed and replaced. This use permit was approved in the year 2000 and the conditions associated 
with that approval are attached.  
 
In 2003, when the City adopted updated zoning regulations, service stations were no longer identified as 
a conditionally-allowed use in the Mixed Use zone. Because the service station at 899 Broadway has a 
valid use permit, it is considered to be a legal non-conforming use, a status that results in a number of 
restrictions on the use and expansion of activities on the site. The Development Code does identify, as a 
separate use category from service stations, “vehicle services—auto repair.” Whether considered 
integral to the service station use or as a separate activity, there are two service bays in the existing 
service station building. The repair business is operated under separate ownership from the fuel 
dispensing business, however.  
 
While not directly relevant to the subject application, staff would also note as background information 
that the property was the subject of two abatement actions: one in 1991 and the other in 2003. Both 
involved the use of the back portion of the property for vehicle storage in conjunction with a towing 
operation, which is not an allowed use on the site. The back portion of the property may be used for 
employee parking and for the short-term parking of vehicles that are awaiting or have completed repair. 
 
DETAILED PROJECT DESCRIPTION 
The applicant is requesting approval of a Use Permit to legalize a covered service bay that was created 
through the installation of a large carport structure immediately behind the existing service station 
building. (This structure was installed without a building permit and no building permit may be issued 
until and unless the use of the structure is authorized.) As stated in the attached project narrative, the 
purpose of the structure is to expand the available work area for the auto repair activity. According to 
the applicant, a vehicle lift was already in place in the area covered by the carport structure, but he 
replaced it with a new lift as it was in poor condition. The carport would further facilitate the use of that 
area for vehicle repair. (Note: the Building Department has no record of a permit for a lift at that 
location, nor is there any reference that staff has found in the planning files on the property to a lift 
being used in that area. So while may have been a vehicle lift, it does not appear to have received any 
permits.) The business hours of the repair service are 8:00 a.m. to 5:00 p.m., Monday through Friday, 
and from 8:00 a.m. to 3:00 p.m. on Saturday. The repair business supports four employees. No 
additional employees would be brought on as a result of the proposal. 
 
The carport structure is approximately 19 feet by 19 feet, with a height of 19 feet. As noted above, it is 
located immediately behind the service station building and was placed on an existing concrete slab. It is 
setback 22 feet from the northern property line, 43 feet from the southern property line, and 148 feet 
from the western property line. 
 
GENERAL PLAN CONSISTENCY ( Not Applicable to this Project)  
The property is designated Mixed Use by the General Plan. The Mixed Use land use designation is 
intended to accommodate uses that provide a transition between commercial and residential districts, to 
promote a pedestrian presence in adjacent commercial areas, and to provide neighborhood commercial 



 

 
services to adjacent residential areas. It is also intended to provide additional opportunities for 
affordable housing, and a residential component is required in new development. This application does 
not raise any particular issues with respect to General Plan policies. 
 
DEVELOPMENT CODE CONSISTENCY ( Not Applicable to this Project)    
Use:  The property is zoned Mixed Use (MX). Service stations are prohibited in the Mixed Use zone, 
while vehicle repair services are allowed, subject to review and approval of a Use Permit by the 
Planning Commission. The provisions in the Development Code concerning non-conforming uses are 
found in section 19.82.020: 
 

Nonconformities may be continued subject to the following provisions, except as otherwise provided by 
Section 19.82.030 (Loss of Nonconforming Status). 

 
A. Nonconforming uses of land. A nonconforming use of land, or within a structure, may be continued, 

transferred, or sold, provided that: 
 

1.  The use shall not be enlarged, increased, or extended to occupy a greater floor area or portion of 
the site than it lawfully occupied before becoming a nonconforming use, except as otherwise 
provided by Subsection C., below; and 

 
2.  Additional uses on the site shall not be allowed unless the nonconforming use is first discontinued, 

and any replacement use complies with all applicable provisions of this Development Code. 
 
In staff’s view, these restrictions preclude the addition of a new repair area. If the repair service is 
considered integral to the service station (fuel dispensing use), it cannot be enlarged because the service 
station use is non-conforming. If the repair service is considered to be a separate activity (which is 
staff’s view), it cannot be enlarged because under section A.2, the non-conforming service station use 
would need to be discontinued.  
 
Site Development Standards: The structure slightly increases site coverage, but since the allowable 
coverage limit on the property is 60% and the existing level of development is well below that amount, 
there is no issue in this regard. As an open structure, the carport would not be considered to increase 
FAR (although there are other issues with the fact that it is open, as discussed below). The carport 
structure does not exceed the 30-foot height limit in the Mixed Use zone. 
 
On-Site Parking: The Development Code requires three on-site parking spaces per service bay. While 
the back portion of the property can accommodate quite a bit of parking, well in excess of the nine 
spaces that would be required for three service bays, currently there are no marked parking spaces.  
 
Requirements for Service Stations: In section 19.50.100, the Development Code sets forth specific 
requirements for service stations, including the provision that “… all activities and operations be 
conducted entirely within the enclosed service station structure.” While some limited exceptions are 
specified, these do not include vehicle repair. The carport structure does not meet this standard. As a 
related matter, it is staff’s understanding that the carport structure could not meet Building Code 
requirements applicable to vehicle repair bays even if the expansion were otherwise allowable with 
respect to the Development Code.  
 
CONSISTENCY WITH OTHER  
CITY ORDINANCES/POLICIES ( Not Applicable to this Project) 
 



 

 
ENVIRONMENTAL REVIEW ( Not Applicable to this Project) 
Staff is recommending that this application be denied. The denial of an application is exempt from 
environmental review. 
 
DISCUSSION OF PROJECT ISSUES 
Non-conforming Use Limitations: The most significant issue associated with this application is that the 
limitations on properties that host a non-conforming use simply do not allow this expansion to occur. 
The only way that this proposal could be considered would be for the service station use to be 
discontinued. Because there is no variance or exception process associated with use limitations, in staff’s 
view this issue cannot be overcome. Note: when the applicant was first advised that the carport structure 
required a building permit and would also be subject to planning review, planning staff had not yet 
performed the analysis of how the Development Code restrictions on non-conforming uses would 
effectively preclude the proposal. When this determination was made, following the submittal of the use 
permit application, staff informed the applicant of our finding and offered a full refund of the application 
fee. However, the applicant decided to proceed to the Planning Commission review because of the 
investment he has made in the carport structure and the new lift and because he feels that the additional 
workspace is vital to his repair business.   
 
Service Station Standards: As discussed above, the Development Code requires that vehicle repair 
activities associated with a service station be conducted within the service station structure. The carport 
structure does not comply with this standard. 
 
Other Issues: There are other issues associated with the proposal, such as the height of the structure, but 
in staff’s view it is not worthwhile to evaluate these given the finding that the use is simply not 
allowable. 
 
RECOMMENDATION 
Staff recommends that the application be denied. 
 
 
 
 
Attachments 
1. Location Map 
2. Project Narrative 
3. Site Plan/Carport Plan 
4. Photographs 

 
 
 
 
cc: Sonoma Truck and Auto Service 
 Rigoberto Bravo 
 899 Broadway 
 Sonoma, CA 95476 
 
 Stu Lambert, Inc. 
 Attn. Marie Lambert 
 899 Broadway 
 Sonoma, CA 95476 
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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: Sonoma Truck & Auto Service Use 
Permit 

Property Address: 899 Broadway

Applicant: Sonoma Truck & Auto

Property Owner: Stu Lambert Inc

General Plan Land Use: Mixed Use

Zoning - Base: Mixed Use

Zoning - Overlay: Historic

Summary:
Application for a Use Permit to expand an auto service use.



April 3, 2013 

From: 
Rigoberto Bravo 
Owner 
Sonoma Truck And Auto Service 
899 Broadway 
Sonoma Ca 95476 

To: 
City of Sonoma 
Planning and Community 
Development 
No.1, The Plaza 
Sonoma Ca 95476 

Re: Sonoma Truck And Auto Service / Services / Locations 

To whom it may concern; 

Sonoma Truck And Auto Service is a full service repair shop. We have two 
locations located on 899 Broadway and 870 Broadway in Sonoma. At the location 870 
Broadway, we are renting a small shop temporarily where we have an alignment 
machine; we patch tires and install tires. At location 899 Broadway, we have three 
automobile racks which two are inside the garage and one is outside. Here we do oil 
changes, transmission service, air condition service, auto tune-ups, smog check, 
suspension service, brake service and diagnostics. 

I am asking to get a permit for a carport to expand my repair shop work area. We 
will be working with it during business hours Monday through Friday 8:00am to 5:00pm 
Saturdays 8:00 am to 3:00pm. Shipping and delivery for automobile parts will be during 
business hours. There will not be any out of control noise. We have four employees 
working at our service department. We use our back lot to park our personal cars and to 
park our customers cars we do not use the 1 st Street West or Broadway to park cars. 

Thank you, 

~~ Rigoberto Bra~~ 
Owner 



Proposed Carport/
Repair Bay



NOTE: 

EXTERIOR WINDOWS AND GLASS DOORS SHALL BE TESTED BY AN 
APPROVED INDEPENDENT TESTING LABORATORY, AND BEAR AN MMA OR 
WDMA OR OTHER APPFWVED LABEL IDENTIFYING THE. MANUFACTURER, 
PERFORMANCE CHARACTERISTICS AND APPROVED PRODUCT EVALUATION 
ENTITY TO INDICATE COMPLIANCE WITH THE REQUIREMENTS OF THE 
FOLLOWING SPECIFICATION: 

ANSI/MMA/NWWDA 101/IS2 2/97 
THE CONSTRUCTION SHALL BE TESTED IN ACCORDANCE WITH ASTM E 330, 
STANDARD TEST METHODS FOR STRUCTURAL PERFORMANCE OF EXTERIOR 
WINDOWS, CURTAIN WALLS, AND DOORS BY UNIFORM STATIC PRESSURE. 
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