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 City of Sonoma Planning Commission 

AGENDA 
Regular Meeting of June 13, 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 May 9, 2013. 
CORRESPONDENCE 

ITEM #1 – PUBLIC HEARING 

REQUEST: 
Review and consideration of possible 
sanctions for the Infineon Vintage Car 
event at the Sebastiani Winery, 
including consideration of amendments 
to the temporary use permit for the 
2013 Food Truck Friday series.  
  
Applicant/Property Owner: 
Sebastiani Winery/Foley Family Wines 
Inc. 
 
Staff:  David Goodison 

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: 
 
Commission discretion. 

ITEM #2 – PUBLIC HEARING 

REQUEST: 
Consideration of a Temporary Use 
Permit to hold the annual zucchini car 
race outdoors on the grounds of the 
Sebastiani Winery on Friday, August 2, 
2013. 
  
Applicant/Property Owner: 
Sonoma Valley Certified Farmers 
Market/Foley Family Wines Inc. 
 
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: 
 
Approve with conditions. 
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ITEM #3 – PUBLIC HEARING 

REQUEST: 
Consideration of a Use Permit to install 
a wireless telecommunications facility 
on the Sebastiani Winery site, 
including a 97-foot tall redwood 
monopine tower and fenced equipment 
shelter. 
  
Applicant/Property Owner: 
AT&T/Foley Family Wines Inc. 
 
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: 
 
Approve with conditions. 

ITEM #4 – PUBLIC HEARING 

REQUEST: 
Consideration of an Exception from the 
front yard setback requirement for a 
carport. 
  
Applicant/Property Owner: 
Shawn and Rachel Buckley 
 
Staff:  Wendy Atkins 

Project Location: 
726 Eda Court 
 
General Plan Designation: 
Low Density Residential (LR)  
 
Zoning: 
Planning Area: Northwest Area 
 
Base: Low Density Residential (R-L) 
Overlay: None 

RECOMMENDED ACTION: 
 
Commission discretion. 

ITEM #5 – PUBLIC HEARING 

REQUEST: 
Consideration of a Variance from the 
requirement to construct public 
improvements (i.e. curb, gutter, 
sidewalk, and drainage infrastructure) 
along the frontage of a property. 
  
Applicant/Property Owner: 
William Dimick AIA/Anton Hoffman 
 
Staff:  Rob Gjestland 

Project Location: 
20419 Fifth Street East 
 
General Plan Designation: 
Sonoma Residential (SR)  
 
Zoning: 
Planning Area: Southeast Area 
 
Base: Sonoma Residential (R-S) 
Overlay: None 

RECOMMENDED ACTION: 
 
Approve with conditions. 

ITEM #6 – PUBLIC HEARING 

REQUEST:  
Consideration of a Use Permit 
modification and Parking Exception to 
allow outdoor seating in conjunction 
with a by-appointment wine tasting 
facility. 
  
Applicant/Property Owner: 
Laura and Kenneth Juhasz 
 
Staff:  Rob Gjestland 

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

RECOMMENDED ACTION: 
 
Approve with conditions. 
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ITEM #7 – PUBLIC HEARING 

REQUEST:  
Consideration of a Use Permit to 
occupy a commercial building as a 
medical clinic/office, in conjunction 
with an Exception from the parking 
standards. 
  
Applicant/Property Owner: 
Sonoma Valley Community Health 
Center/Larry Wasserman 
 
Staff:  David Goodison 

Project Location: 
19270 Sonoma Highway 
 
General Plan Designation: 
Commercial (C)  
 
Zoning: 
Planning Area: 
West Napa/Sonoma Corridor 
 
Base: Commercial (C) 
Overlay: None 

RECOMMENDED ACTION: 
 
Continued to the July 11, 2013 
Planning Commission meeting, at the 
request of the applicant. 

 
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 June 7, 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.  
 



July 11, 2013 
Agenda Item #1 

 
 

M E M O 
 
 

To: Planning Commission 
 
From: David Goodison, Planning Director 
 
Re: Review and consideration of possible sanctions for the Infineon Vintage Car event at 

the Sebastiani Winery, including consideration of amendments to the temporary use 
permit for the 2013 Food Truck Friday series 

 
Background 
 
Following the sale of the Sebastiani Winery to the Foley Family Vineyards in 2009, there has 
been a steady increase in the number of special events held on the property. The most notable 
example is the Food Truck Friday series. Other events include an arts and crafts fair benefitting 
the Hospital District, a zucchini car race held by the Sonoma Valley Farmers’ Market, and a 
vintage car rally/display conducted by the Infineon Raceway. The Food Truck Friday event is 
developed and managed by the Winery, while the other events are typically managed by 
community groups, including local non-profits. The events put on by outside organizations are 
not profit centers for the Winery, but are intended for community outreach, building good will, 
and promotional purposes. It has been the Winery’s practice to place the onus of obtaining a 
special events permit on the organization putting on the event. The logic of this policy is 
understandable, but as a practical matter the result was that in many cases organizations were 
applying for an over-the-counter special event permits just prior to the event itself. As a result, 
there was often little or no advance outreach to neighboring residents potentially affected by 
these events and no allowance for any overall assessment of the number of special events 
occurring at the Winery. 
 
To address these problems, staff suggested that it would no longer issue over-the-counter special 
events permits for activities at the Winery. Instead, all special event requests would be referred 
to the Planning Commission. This proposal was made to the Planning Commission—and made 
known to the Winery—as part of its follow-up review of the 2012 Food Truck Friday series, 
which occurred at the meeting of December 13, 2012. In addition, staff had recommended to the 
Winery events staff that an annual calendar of events as a means of streamlining the review 
process while providing the Planning Commission and interested neighbors with an overall 
context for Winery events. However, the Winery staff, after considering that suggestion, stated 
that they would prefer to seek event permits on a case-by-case basis. 
 
Vintage Car Event 
 
On May 17th, Winery staff contacted the City because they had just learned that the vintage car 
event scheduled to take place at the Winery on the following day had not applied for the 
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necessary special events permit from the City. City staff made contact with the event organizer. 
Ultimately, I made the decision to have the event organizer apply for a special events permit, 
which I then approved administratively pursuant to section 19.54.030 of the Development Code. 
While this action was allowed for under the Development Code, it was contrary to my previous 
recommendation to the Planning Commission and to assurances that I had made to neighbors.  
 
According to Winery staff, they informed the event organizers of the requirement for a special 
events permit several months ago in their initial meetings regarding the activity. (It is possible 
that the event organizers thought this referred to the street use permit, that they did obtain from 
the City Council.) Even so, it seems to staff that the Winery’s procedures in this regard are not 
sufficient. Given that it takes some time to complete a Planning Commission review process, the 
Winery Events staff should be asking for proof that an application has been submitted at least 
two months prior to the date of the event.  In any case, the outcome was that, once again, a last-
minute permit was granted for a large-scale event with zero notice to neighboring residents. As 
Planning Director, I acknowledge that I played a significant part in perpetuating this problem by 
agreeing to approve special events permit. 
 
Next Steps 
 
In staff’s view, the permitting issues associated with the vintage car event represent a major lapse 
that must be addressed and corrected. At a minimum, the Winery needs to revise its procedures 
for working with outside organizations on events to ensure timely compliance with the Planning 
Commission review process. In addition, staff recommends that the Planning Commission 
consider imposing a penalty, given that the Winery staff was informed months ago that Planning 
Commission review would needed for future special events and given their decision to apply for 
permits on a case-by-case basis, rather than developing a calendar of events. Options in this 
regard include the following: 
 

1. Eliminate one of the Food Truck Friday dates from the 2013 season. 
2. Decline to authorize the vintage car event at the Winery in 2014.  

 
The public notice for this agenda has been written to allow modifications to the Food Truck 
Friday temporary use permit, if that is the desire of the Planning Commission. 
 
 
 

  
cc: Sebastiani Winery 
 Attn: Christopher Johnson/Misty Roudebush 
 389 Fourth Street East 
 Sonoma, CA  95476 
 
 Linda McGarr 
 486 Lovall Valley Road 
 Sonoma, CA  95476 
 
 Ken and Patricia McTaggart 
 402 Fourth Street East 
 Sonoma, CA  95476 







 

City of Sonoma Planning Commission 
STAFF REPORT 

Agenda Item #2 
Meeting Date: 06/13/13

 
Agenda Item Title: Application for a temporary use permit to hold the annual zucchini car races 

outdoors on the grounds of the Sebastiani Winery at 389 Fourth Street East on 
Friday, August 2, 2013. 

 
Applicant/Owner: Sonoma Valley Certified Farmers Market/Foley Family Wines, Inc. 
 
Site Address/Location: 389 Fourth Street East 
 
Staff Contact: Wendy Atkins, Associate Planner  
    Staff Report Prepared: 05/24/13 
  
PROJECT SUMMARY 
 
Description: Application for a temporary use permit to hold the annual zucchini car races 

outdoors on the grounds of 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 grassy area south of the warehouse building near 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 
 
DETAILED PROJECT DESCRIPTION 
The Sonoma Valley Certified Farmers Market is requesting temporary use permit approval to hold the 
annual zucchini car race outdoors on the grounds of the Sebastiani Winery north of the warehouse in a 
grassy area. As proposed, the zucchini car race will operate on Friday, August 2, 2013, from 4:30 p.m. 
to 8 p.m. (including set-up and clean-up time). The zucchini race will be open to attendees from 6:15 
p.m. to 6:45 p.m. The event will occur concurrently with the Friday Night Music Series held every 
Friday night (April through September) inside the tasting room area. 
 
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 zucchini car races 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. 
 
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. 
 
Temporary Use Permit Approval: Pursuant to Development Code Section 19.54.030.H, the Planning 
Commission may approve a Temporary Use Permit provided that the following findings can be made: 
 

1. That the establishment, maintenance or operation of the use will not, under the circumstances of 
the particular case, be detrimental to the health, safety, or general welfare of persons residing or 
working in the neighborhood of the proposed use; and, 

2. The use, as described and conditionally approved, will not be detrimental or injurious to property 
and improvements in the neighborhood or to the general welfare of the City. 

 
Planning staff referred this temporary use permit application to the Planning Commission because it is 
staff’s view that administrative approvals for special events at the Winery do not provide a sufficient 
opportunity for noticing neighboring residents and allowing them the opportunity to weigh in. That said, 
it appears to staff that in this instance, the findings for a temporary use permit can be made because the 
zucchini car race is a one-time event and will be limited to 4:30 p.m. to 8 p.m. Depending on the number 
of outdoor events that Winery applies for in the future, the Planning Commission may take the 
frequency of events into account as part of its determination as to whether or not to grant approval. In 
that regard, while the Winery has determined that it does not wish to apply for an annual calendar of 
events, it would be useful to get some sense from the Winery as to the number and nature of other 
special events that it anticipates for the remainder of the summer season. 
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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 
In staff’s view, the primary issue to be considered in the review of the zucchini car race is compatibility 
with neighboring residential uses with respect to noise and parking. Because the zucchini car race is 
limited to the hours of 4:30 p.m. to 8 p.m., generators will not be operated, and no outdoor music is 
proposed, it is staff’s opinion that the event will be compatible with the residential neighborhood. The 
zucchini car race will be required to comply with the City of Sonoma Noise Ordinance.  
 
RECOMMENDATION 
Approve the temporary use permit, subject to conditions. 
 
 
 
Attachments 
1. Findings of Project Approval 
2. Draft Conditions of Approval 
3. Location map 
4. Project narrative 
5. Site plans 

 
 
 
cc: Sonoma Valley Certified Farmers Market 
 Attn: Thale Macrostie 
 P.O. Box 1719 
 Boyes Hot Spring, CA  95416 
 
 Sebastiani Winery 
 Attn: Christopher Johnson 
 389 Fourth Street East 
 Sonoma, CA  95476 
 
 
 Bret Sackett, Police Chief 
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City of Sonoma Planning Commission  

FINDINGS OF PROJECT APPROVAL 
Temporary Use Permit for Zucchini Car Races 

389 Fourth Street East 
 

June 13, 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: 
 
 
Temporary Use Permit Findings 
 

1. That the establishment, maintenance or operation of the use will not, under the circumstances of 
the particular case, be detrimental to the health, safety, or general welfare of persons residing or 
working in the neighborhood of the proposed use; and, 
 

2. The use, as described and conditionally approved, will not be detrimental or injurious to property 
and improvements in the neighborhood or to the general welfare of the City. 
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DRAFT 
 

City of Sonoma Planning Commission  
CONDITIONS OF PROJECT APPROVAL 

Temporary Use Permit for Zucchini Car Races 
389 Fourth Street East 

 
June 13, 2013 

 
 

1. The zucchini car race 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 
 

2. Hours of operation in terms of being open to the public shall not exceed 4:30 p.m. to 8 p.m. 
 

Enforcement Responsibility: Planning Division 
Timing: Ongoing 

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

      
Enforcement Responsibility: Planning Department 

Timing: Ongoing 
 

4. 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 

 
5. There shall be no amplification associated with the event. 

 
Enforcement Responsibility: Planning Department 

Timing: Ongoing 

 











City of Sonoma Planning Commission 
STAFF REPORT 

Agenda Item #3  
Meeting Date: 06-13-13

 
Agenda Item Title: Application for a Use Permit to allow a wireless telecommunications facility on 

the Sebastiani Winery site, including a 97-foot tall redwood monopine tower and 
fence equipment shelter. 

 
Applicant/Owner: AT&T/Foley Family Wines, Inc. 
 
Site Address/Location: 379 Fourth Street East (Sebastiani Winery site – APN 127-161-007) 
 
Staff Contact: Wendy Atkins, Associate Planner  
    Staff Report Prepared: 06/03/13 
  
PROJECT SUMMARY 
 
Description: Application of AT&T for a Use Permit to allow a wireless telecommunications 

facility on the Sebastiani Winery site at 379 Fourth Street East. 
 
General Plan 
Designation: Agriculture (A) 
 
Zoning: Base: Agriculture (A) Overlay:  None 
 
Site 
Characteristics: The property is a 3.96-acre parcel that is one of several parcels that make up the 

Sebastiani Winery complex at 379 Fourth Street East. The parcel is largely 
undeveloped, but does serve as a secondary access and loading area of the tasting 
room building adjacent to the west. 

 
Surrounding 
Land Use/Zoning: North: Single family homes/Low Density Residential  
 South: Winery/Wine Production 
 East: Single family homes, open fields/Agriculture 

 West: Winery/Wine Production 
 
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 
AT&T is proposing to install and operate a wireless telecommunications facility on the Sebastiani 
Winery property on Fourth Street East. The project would involve installation of a 97-foot tall stealth 
redwood monopine tree tower, twelve six-inch panel antennas, fifteen remote radio units, three surge 
protectors, and an associated equipment building enclosed within a chain-link fence at its base. An 
equipment area and AT&T emergency generator is also proposed near the monopine tree tower and 
would be enclosed within the chain-link fence. The facility is proposed within an unimproved portion of 
the property 35 feet from the west property line and 135 feet from the north property line. The 
equipment building would have an area of 230 square feet, consisting of prefabricated equipment 
shelter, with an exterior concrete aggregate finish, and a non-reflective [4.5”(avg) Light Weight 
Concrete with air film on the outside] roof that measures 12 feet to the peak. Access to the facility would 
be provided by a 1,296-square-foot leased area within the property. The purpose of the facility is to 
improve AT&T’s network coverage for wireless phone communication in the Sonoma area. Additional 
details on the proposal are contained in the attached project summary.  
 
GENERAL PLAN CONSISTENCY ( Not Applicable to this Project)  
The property is designated Agriculture by the General Plan. This designation is intended to protect 
remaining tracts of productive agriculture within city limits, including grazing land, truck farms, 
vineyards, and cop production areas.  
 
General Plan policies that apply to the project call for the protection of important scenic vistas 
(Community Development Element, Policy 5.3). In staff’s view, the proposed facility does not raise any 
issues in terms of consistency with General Plan (see “Discussion of Project Issues” below). 
 
DEVELOPMENT CODE CONSISTENCY ( Not Applicable to this Project)    
Use: The property is zoned Agriculture (A), which is applied to existing agricultural areas within the 
City. Under the telecommunications ordinance, telecommunications facilities may be located in all 
zoning districts (§5.32.070) and are encouraged to locate on sites that are already developed with public 
or quasi-public uses, excluding parks (§5.32.110.C). Telecommunication facilities that are readily 
visible from any public place or residential use immediately adjacent to the proposed location may be 
permitted subject to approval of a Use Permit from the Planning Commission (§5.32.070.A.2). 
 
Height: The telecommunications ordinance does not specify a maximum height limit for this type of 
facility. As proposed, the monopine would have a maximum height of 97 feet. 
 
Setbacks: Under the telecommunications ordinance, towers must be setback at least 20% of the tower 
height from all property lines. This minimum setback requirement is met as the monopole is proposed 
35 feet from the west property line and 135 feet from the north property line.  
 
CONSISTENCY WITH OTHER  
CITY ORDINANCES/POLICIES ( Not Applicable to this Project) 
Telecommunications Ordinance: The following sections of the Telecommunications Ordinance are 
applicable to the project: 
 
§5.32.110B. All telecommunications facilities shall be designed to blend into the surrounding 
environment to the greatest extent feasible. 
 



§5.32.110B.4. Telecommunications support facilities (i.e., vaults, equipment rooms, utilities, and 
equipment enclosures) shall be constructed out of non-reflective materials (visible exterior surfaces 
only). 
 
§5.32.110B.5. Telecommunications support facilities shall be no taller than one-story (15 feet in height), 
and shall be designed to blend with existing architecture in the area or shall be screened from sight by 
mature landscaping, and shall be located or designed to minimize their visibility. 
 
§5.32.110E. All telecommunications facilities shall be unlit except when authorized personnel are 
actually present at night. 
 
§5.32.110K. Visual Compatibility. Facility structures and equipment shall be located, designed and 
screened to blend with the existing natural or built surroundings, as well as any existing supporting 
structures, so as to reduce visual impacts to the extent feasible. 
 
ENVIRONMENTAL REVIEW ( Not Applicable to this Project) 
Pursuant to Section of 15303 of the State CEQA Guidelines, construction and location of new small 
facilities or structures, and installation of equipment and facilities in small structures is considered 
Categorically Exempt from the provisions of CEQA (Class 3 – New Construction). 
 
DISCUSSION OF PROJECT ISSUES 
Visual Impacts: The telecommunications regulations are clearly aimed at minimizing potential visual 
impacts associated with installation of telecommunications facilities. In addition, General Plan policy 
calls for the protection of scenic vistas. As illustrated by the visual simulations, the facility would not 
significantly degrade public or private views in the area. The facility is proposed in the northwest corner 
of a 3.96-acre property and therefore public/private views of the monopole would be distant and 
obscured by winery buildings, nearby residences, and the riparian corridor. The equipment building 
would only be visible from within the winery property and would not be evident from surrounding 
public or private views. As normally required, the monopine, antennas and accessory building would be 
painted a neutral, non-reflective color. 
 
Electromagnetic Field Study: As required by the telecommunications ordinance, an EMF 
(Electromagnetic Field) study was prepared to confirm that the facility would comply with appropriate 
guidelines limiting human exposure to radio frequency electromagnetic fields. Based on the study, the 
proposed facility would operate well below radio frequency exposure standards, and for this reason 
would not cause a significant impact on the environment or pose a threat to public health. 
 
Lighting: Normally, telecommunications facilities cannot be illuminated except when authorized 
personnel are actually present at night (§5.32.110.E). Two overnight lights are proposed. The applicant 
has indicated that the light uses a motion sensor and will only come on with the cell technician visits the 
site.   
 
Maintenance/Facility Removal Agreement: In accordance with §5.32.070 of the telecommunications 
regulations, an agreement will be required to ensure proper maintenance of the exterior appearance of 
the facility, and ultimate removal of all improvements upon cessation of use (condition of approval No. 
4). 



 
RECOMMENDATION 
Staff recommends approval subject to the attached conditions. 
 
 
Attachments 
1. Findings 
2. Draft Conditions of Approval 
3. Location map 
4. Project Narrative 
5. CCU5801 Zoning Maps 
6. Photo Simulations 
7. EMF Study 
8. Site Plan & Elevations 
 
 
 
 
 
cc: AT&T 
 C/O Rebekah Anderson for SAC Wireless 
 P.O. Box 2088 
 West Sacramento, CA  95691 
 
 Foley Family Wines, Inc. 
 10300 Chalk Hill Road 
 Healdsburg, CA  95448 
 
 
  



 
City of Sonoma Planning Commission  

FINDINGS OF PROJECT APPROVAL 
AT&T Wireless Telecommunications Facility – 379 Fourth Street East (Sebastiani Winery) 

 
June 13, 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: 
 
1. The proposed use is consistent with the General 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 the Development Code; 
 
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 

AT&T Wireless Telecommunications Facility – 379 Fourth Street East (Sebastiani Winery) 
 

June 13, 2013 
 
 

1. The telecommunications facility shall be constructed in substantial conformance with the site plan and elevations, except 
as modified by these conditions. 

 Enforcement Responsibility: Planning, Building and Public Works 
 Timing: Prior to occupancy or final of any building permit. 
 
2. All Building Division requirements shall be met. A building permit shall be required. 
 Enforcement Responsibility: Building Division 
              Timing: Prior to construction 
 
3. All Fire Department requirements shall be met, including but not limited to the provision of fire sprinklers and a rapid 

entry (KNOX) system if deemed necessary by the Fire Chief. 
 Enforcement Responsibility: Fire Department 
 Timing: Prior to issuance of any occupancy permit 
 
4. A maintenance/facility removal agreement, signed by the applicant and the property owner shall be submitted to the 

Community Development Director prior to issuance of any building permit(s) necessary for installation of the facility. 
Said agreement shall comply with all provisions of §5.32.130 of the City of Sonoma’s Municipal Code. 

 Enforcement Responsibility: Planning Director; City Attorney 
              Timing: Prior to issuance of any occupancy permit    
 
5. The monopole, antennas, and equipment building shall be painted a neutral, non-reflective color. 
 Enforcement Responsibility: Planning Division 
              Timing: Prior to issuance of any occupancy permit 
 
6. The telecommunication facility shall comply at all times with all FCC rules, regulations, and standards. 
 Enforcement Responsibility: Planning Division 
              Timing: Ongoing 
 
7. The use permit shall be reviewed every five years for renewal. If the use permit is not renewed by the applicant, it shall 

become null and void upon notice and hearing by the Planning Commission five years after the date of issuance, or upon 
cessation of use for more than a year and a day, whichever comes first. 

 Enforcement Responsibility: Planning Division 
              Timing: Every five years from the date of approval; Ongoing 
 
8. All improvements installed as part of the telecommunication facility shall be removed from the site, and the property 

restored to its natural pre-construction state, within 180 days of non-renewal of the use permit or abandonment of the 
use, whichever comes first. 

 Enforcement Responsibility: Planning Division 
              Timing: Ongoing 









































































































City of Sonoma Planning Commission 
STAFF REPORT 

Agenda Item #4
Meeting Date: 06-13-13

 
Agenda Item Title: Application for an Exception from the front yard setback requirements for a 

carport proposed at 726 Eda Court. 
 
Applicant/Owner: Shawn Buckley 
 
Site Address/Location: 726 Eda Court 
 
Staff Contact: Wendy Atkins, Associate Planner  
    Staff Report Prepared: 06/03/13 
  
PROJECT SUMMARY 
 
 Description: Application of Shawn Buckley for an Exception from the front yard setback 

requirements for a carport proposed at 726 Eda Court. 
General Plan 
Designation: Low Density Residential (LR) 
 
Zoning: Base: Low Density Residential (R-L) Overlay:  None 
 
Site 
Characteristics: The subject property is a ±6,970 square foot parcel located on the west side of 

Eda Court. The property is currently developed with a single-family home with 
an attached garage. 

 
Surrounding 
Land Use/Zoning: North: Single-family residence/Low Density Residential 
 South: Single-family residence/Low Density Residential 
 East: Single-family residence /Low Density Residential 
 West:  Single-family residence /Low Density Residential 
 
Environmental 
Review: Categorical Exemption Approved/Certified 
 Negative Declaration No Action Required 
 Environmental Impact Report Action Required 
 Not Applicable 
 
Staff 
Recommendation: Commission discretion.



 

PROJECT ANALYSIS 
 
BACKGROUND 
On April 2, 2013, the Building Department issued a Code Violation for a garage conversion at 
726 Eda Court. Since that time, the property owners have worked with both the Building and 
Planning Departments to resolve the code violations. 
 
DETAILED PROJECT DESCRIPTION 
According to the applicant, when he began renting the property in June 2008, the garage had 
already been partially converted in that the walls had been insulated (this work was done without 
a building permit). Subsequently, the applicant purchased the property in November 2008. At 
that time the applicant completed the following improvements to the garage in order to use the 
area in conjunction with a daycare facility: 1) constructed an additional wall in front of the 
existing garage door; 2) installed carpet on the floor; 3) painted the walls; and, 4) constructed a 
play castle. When these changes were brought to the attention of City staff, an abatement action 
was initiated and the property owner was informed of the requirement for a building permit and 
of the covered parking requirements of the Development Code. 
 
At this time the applicant is proposing two options in order to comply with the Development 
Code requirements. The applicant’s first choice would be for the Planning Commission to 
approve a parking exception to waive the covered parking requirement for the property. 
Alternatively, the applicant has suggested building a carport structure in front of the existing 
converted garage. As proposed, the carport would be 14 feet wide and 16 feet long and would be 
attached to the front of the existing residence. The carport would be setback between 10 to 12 
feet from the front property line. It should be noted that the front property line of the subject 
property is setback approximately 6 feet from the back of sidewalk. As discussed below, under 
“Project Issues”, both alternatives are problematic. Waiving the covered parking requirement is 
not consistent with the requirement to provide one parking space in a garage or carport per 
single-family unit. With respect to the carport option, apart from being visually intrusive, the 
proposal is not consistent with the front yard setback requirements, combined side yard 
requirements, and the parking space dimensions for a carport. The applicant is requesting 
exceptions from these standards in conjunction with that option. 
 
GENERAL PLAN CONSISTENCY ( Not Applicable to this Project)  
The property is designated Low Density Residential by the General Plan, which allows for 
single-family homes and related accessory structures. The project does not raise any issues in 
terms of consistency with the City of Sonoma 2020 General Plan. 
 
DEVELOPMENT CODE CONSISTENCY ( Not Applicable to this Project) 
Use: The property is zoned Low Density Residential (R-L). Single-family homes and related 
accessory structures are permitted uses in the R-L zoning district. The proposed carport is 
consistent with the property’s zoning in terms of use. 
 
Front Yard Setback: A 20-foot front yard setback is required in the R-L zone. The carport would 
have a minimum front yard setback of 10 feet. 
 



 

Rear Yard Setback: A 20-foot rear yard setback is required in the R-L zone. The carport would 
be setback 50 feet from the rear property line. 
 
Side Yard Setbacks: A five-foot side yard setback is required for single-story construction in the 
R-L zone, and combined side yard setbacks must total 15 feet. Although the five-foot minimum 
setback would be provided on both the north and south sides of the home, the proposed 
combined total (15 feet) falls short of the required combined setback of 15 feet by two feet for a 
short section (4 foot section) on the south side of the proposed carport. The applicant is 
requesting an Exception from the combined side yard setback requirements. 
 
Coverage/ Floor Area Ratio (FAR)/Building Height: The proposed carport is consistent with 
these standards. 
 
Parking Requirement: One space in a garage or carport per unit is required for single-family 
housing. As an alternative to constructing a carport, the applicant is requesting an Exception 
from the covered parking requirement. 
 
Design Review: Additions to single-family homes located outside the Historic Overlay zone are 
exempt from architectural review by the Design Review Commission (§19.54.080.B.1.). 
 
Exception Approval: Pursuant to Development Code Section 19.48.050.A.1, the Planning 
Commission may grant exceptions from parking and setback 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; 
 

In single-family areas, the objective associated with the covered parking requirement is to 
ensure that screened, off-street parking is available for each residence. The carport option 
would meet this objective, while the waiver option would not. 

 
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; 

 
Waving covered parking requirement: In part the exception relates to the historic 
development patterns of the property or neighborhood. The majority of properties in the 
Northwest Area of the City comply with the covered parking requirement. However, as 
presented in the project narrative (attached) and verified by staff, there are approximately 
fourteen residences surveyed that do not provide for covered parking. However, staff 
would note that these properties were developed many years ago when zoning standards 
related to parking were apparently different. None of them represent an example of 
covered parking being waived under the current Development Code. 
 



 

Carport setback exceptions: With respect to the carport alternative, in part, the exception 
request relates to site conditions and the historic development pattern of the property and 
neighborhood. The residence was built toward the middle of the property, with the 
appropriate 20-foot setback from the front property line and the existing and proposed 
side yard setbacks are non-conforming in that they do not meet the combined setback of 
15 feet as the residence was constructed prior to the adoption of this standard. However, 
it is also the case that residence was developed with a garage, so there was no reason 
anticipate setback issues associated with a future carport. 

 
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. 
 

Waving covered parking requirement: The applicant has submitted a signature list of 
forty-three neighbors that support the proposal; based on the list it would appear that the 
exception would not significantly impact other properties or residential uses in the 
vicinity. 
 
Carport: Staff did not observe other carport structures in the immediate surrounding area. 
It is staff’s opinion that a carport with a front yard setback of 10 to 12 feet may not be 
compatible with the surrounding area. However, the signature list supporting the carport 
indicates that the neighbors do not consider the carport structure a significant impact. 
 

In staff’s view, it would be difficult to make the findings for either of the alternatives proposed 
by the applicant. Of the two proposals, staff marginally prefers the waiver approach as it avoids 
the visual impacts associated with the carport. 
 
CONSISTENCY WITH OTHER  
CITY ORDINANCES/POLICIES ( Not Applicable to this Project) 
 
ENVIRONMENTAL REVIEW ( Not Applicable to this Project) 
Pursuant to Section 15305 of the State CEQA Guidelines, minor side yard and setback variances 
not resulting in the creation of a new parcel are Categorically Exempt from the provisions of 
CEQA (Class 5 – Minor Alterations in Land Use Limitations). 
 
DISCUSSION OF PROJECT ISSUES 
As indicated in the project narrative, the applicant converted the garage area into a daycare 
facility use without first obtaining a building permit. Since becoming aware of the California 
Building Code and City of Sonoma Development Code requirements, the applicant has 
cooperated with staff to address the issues. However, he would prefer not to convert the garage 
back to its former function.  
 
Waiving covered parking requirement: Waiving the covered parking requirement in order to 
allow an intensification of the use of the property through the day care business seems 
problematic to staff, at best. That said, the applicant has submitted a signature list of neighbors 
that support the proposal. 
 



 

Carport: As noted above, the proposal does not comply with the front yard and combined side 
yard setback requirements, or the parking space dimensions normally required for a carport. The 
combined side yard setback requirement is intended to provide a buffer between residences. (It 
should be noted that the existing residence provides for side yard setbacks that are non-
conforming as the residence was constructed prior to the 15 foot combined side yard setback 
requirement.) While it is staff’s view that a carport with a front yard setback of 10 to 12 feet 
would be visually intrusive, the signature list supporting the carport indicates that many 
neighbors do not consider a carport structure to be a significant impact. 
 
Failure to Obtain a Building Permit. It is common in abatement proceedings for an applicant to 
attempt to legalize the condition being abated and it is sometimes the case where such a 
legalization is appropriate. However, staff is troubled by circumstances of this application, in that 
the conversion of the garage was undertaken to support what is essentially a business activity. 
Small day care facilities are not subject to use permit review, but in part that is because that they 
are expected to operate within the normal confines of a single-family residence.  
 
RECOMMENDATION 
Staff recommends that an exception be approved allowing for the waiver of the covered parking 
requirement, subject to conditions, including a requirement that the property owner’s enter into a 
recorded agreement with the City to return the garage to its intended function upon the cessation 
of the day care use, along with a surety deposit in a form and amount acceptable to the City. 
       
Attachments 
1. Findings 
2. Draft Conditions of Approval 
3. Location map   
4. Project narrative 
5. Site Plan & Elevations 
 
 
 
cc: Shawn Buckley 
 726 Eda Court 
 Sonoma, CA  95476 
 
 Jason Dooley 
 846 Broadway 
 Sonoma, CA  95476 
 
 Kathy Toohey, Building Inspector



 

 
City of Sonoma Planning Commission  

FINDINGS OF PROJECT APPROVAL 
Buckley Carport Setback Exception – 726 Eda Court 

 
June 13, 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: 

 
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 
Buckley Carport Exception – 726 Eda Court 

 
June 13, 2013 

 
 
1. The project shall be constructed in conformance with the approved site plan 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. A building permit shall be required to legalize and document 

the alternations made to the garage. 
 
 Enforcement Responsibility: Building Department 
             Timing: Prior to construction 
 
3.    All Fire Department requirements shall be met, including the provision of fire sprinklers if necessary. 
 

Enforcement Responsibility: Fire Department; Building Department 
             Timing: Prior to issuance of a building permit & final occupancy 

 
4.  The property owner shall enter into an agreement that shall be recorded on the property guaranteeing the 

conversion of the garage to its originally intended use as such following the cessation of the day care use. The 
terms of this agreement shall be subject to the review and approval of the City Attorney. The property owners 
shall also provide a surety deposit in a form and amount acceptable to the City. 

 
Enforcement Responsibility: Planning Department 
             Timing: Prior to issuance of a building permit & final occupancy 

 
 

























City of Sonoma Planning Commission 
STAFF REPORT 

Agenda Item #5 
Meeting Date: 6-13-13 

 
Agenda Item Title: Application for a Variance from the requirement to construct public 

improvements, including curb, gutter, and sidewalk along the frontage of a 2.5-
acre property. 

 
Applicant/Owner: William Dimick AIA Architect/Anton Hoffman 
 
Site Address/Location: 20419 Fifth Street East 
 
Staff Contact: Rob Gjestland, Senior Planner  
    Staff Report Prepared: 6/7/13 
  
PROJECT SUMMARY 
 
Description: Application of William Dimick AIA Architect for a Variance from the 

requirement to construct public improvements, including curb, gutter, and 
sidewalk along the frontage of the property at 20419 Fifth Street East. 

General Plan 
Designation: Sonoma Residential (SR) 
 
Zoning: Base: Sonoma Residential (R-S) Overlay:  None 
 
Site 
Characteristics: The subject property is a ±2.5-acre parcel located on the west side of Fifth Street 

East between Napa Road and Engler Street. The property is currently developed 
with a single-family home, swimming pool, cabana, and large accessory building 
with an additional dwelling unit. The property frontage is unimproved consisting 
of an open drainage swale with culverted driveway access. 

 
Surrounding 
Land Use/Zoning: North: Single-family homes/Sonoma Residential 
 South: Single-family home on large rural property/County Zoning RR3 
 East: Single-family homes (across Fifth Street East)/County Zoning RR3 
 West:  Single-family homes/Sonoma Residential 
 
Environmental 
Review: Categorical Exemption Approved/Certified 
 Negative Declaration No Action Required 
 Environmental Impact Report Action Required 
 Not Applicable 
 
Staff 
Recommendation: Approve Variance subject to the condition that the property owner enters into a 

Deferred Improvement Agreement. 



 

PROJECT ANALYSIS 
 
BACKGROUND 
The property owner is in the process of residing buildings on the property and remodeling the 
existing residence and large accessory structure. Pursuant to Section 12.14.040 of the City’s 
Municipal Code, improvements to a property that have a building permit valuation exceeding 
$40,000 within any two-year period trigger the requirement for public frontage improvements, 
which can include drainage infrastructure, roadways, curb, gutter and sidewalk. The project 
greatly exceeds this valuation threshold and the applicant is requesting a Variance from the 
requirement to install public improvements along the property frontage. 
 
Staff would note that Sonoma Municipal Code Chapter 12.14 (Public Improvement 
Construction) was amended by the City Council in October 2009. One modification was to 
delegate authority over requests for public improvement Variances to the Planning Commission. 
Staff would also note that the findings necessary to grant a variance from the public 
improvement requirements differ from those required to grant a variance to the normal standards 
of the Development Code (i.e., zoning regulations). 
 
DETAILED PROJECT DESCRIPTION 
In conjunction with the various improvements to buildings on the property, the applicant is 
requesting a Variance from the requirement to install public improvements along the property 
frontage, including curb, gutter, sidewalk, and drainage infrastructure. The applicant is 
requesting the Variance to preserve the rural character of the area and due to the significant costs 
associated with installing the improvements given the length of the frontage (330 feet) and its 
present condition (currently there is an open drainage swale along the frontage with culverted 
driveway access, three utility poles, and a number of mature oak trees). Further details can be 
found in the attached project narrative. 
 
GENERAL PLAN CONSISTENCY ( Not Applicable to this Project)  
In general, goals and policies of the City of Sonoma 2020 General Plan encourage a safe walking 
environment and the elimination of gaps and obstructions in the sidewalk system (Circulation 
Element Goal CE-1 and Policy 1.2). 
 
DEVELOPMENT CODE CONSISTENCY ( Not Applicable to this Project) 
The subject property is located in the Southeast Planning Area. Pursuant to Section 19.22 of the 
Development Code, one potential change identified for this area is the extension of curb, gutter 
and sidewalk, and the undergrounding of drainage along the west side of Fifth Street East, in 
conjunction with development of the Sonoma Residential zone. However, staff would note that 
the project involves the improvement of existing residential buildings rather than a new 
subdivision. 
 
SIDEWALK ORDINANCE ( Not Applicable to this Project) 
Variance Approval: Pursuant to Section 12.14.050 of the Municipal Code, the Planning 
Commission may grant a Variance from the requirement to install public improvements, 
provided that the following findings can be made: 
 



 

1. Granting the Variance will not be materially detrimental to the public welfare or 
injurious to the property in the same zone and vicinity in which the property is located; 
and 

 
2. Based on information provided by the City Engineer, at least one of the following: 
 

a. Existing drainage facilities are inadequate and that installation would endanger the 
public welfare by reason thereof; or 

 
b. It would be in the best interest of the City to cause all or a portion of the required 

work to be done on an area project basis rather than on an individual basis; or 
 

c. There are special circumstances applicable to the subject property such as size, 
shape, topography, location, existing improvements, or surrounding structures, and 
that the strict application of the requirements under this chapter would result in 
practical difficulties or unnecessary hardships inconsistent with the general purpose 
and intent of this chapter; or 

 
d. The nature and extent of the dedication, improvements or both, as required in this 

chapter, do not bear a reasonable relationship to the proposed use or uses of the 
property such that the exactions required would exceed the demands or burdens upon 
traffic, circulation and other factors justifying public improvements. 

 
The request was forwarded to the City Engineer for comment. The City Engineer does not see 
grounds for a complete waiver of frontage improvements and instead recommends deferment of 
improvements through a Deferred Improvement Agreement (as provided for under Section 
12.14.051 of the Municipal Code).  Deferred improvements would include full improvements of 
property frontage at 20419 Fifth Street East, as consistent with City codes and standards that are 
in force at the time when the improvements are to be installed. A draft condition has been 
included to this end. 
 
Deferred improvements may be called at any time, but would generally be triggered by 
subdivision of the subject property or annexation and development of the adjoining property to 
the south at 20455 Fifth Street East. Staff would note that the requirement for a Deferred 
Improvement Agreement has been applied consistently to similar variance requests approved by 
the Planning Commission since 2009. 
 
ENVIRONMENTAL REVIEW ( Not Applicable to this Project) 
 
RECOMMENDATION 
Staff recommends approval of the Variance with the condition that the property owner enter into 
a Deferred Improvement Agreement with the City as provided for under Section 12.14.051 of the 
Municipal Code. 
 
 
 



 

 
Attachments 
 
1. Findings 
2. Draft Conditions of Approval 
3. Location map   
4. Project Narrative 
5. Site Plan, Vicinity Map & Photos of Existing Conditions 
 
 
 
cc: William Dimick A.I.A Architect 
 292 France Street 
 Sonoma, CA 95476 
 
 Anton Hoffman 
 1187 Coast Village Road, Suite 1-602 
 Montecito, CA 93108



 

 
City of Sonoma Planning Commission  

FINDINGS OF PROJECT APPROVAL 
Hoffman Public Improvement Variance – 20419 Fifth Street East 

 
June 13, 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: 

 
Public Improvement Variance Approval: 
 
1. Granting the Variance will not be materially detrimental to the public welfare or injurious to 

the property in the same zone and vicinity in which the property is located; and 
 
2. Based on information provided by the City Engineer: 
 

a. It would be in the best interest of the City to cause all or a portion of the required 
work to be done on an area project basis rather than on an individual basis. 

 
b. There are special circumstances applicable to the subject property such as size, 

shape, topography, location, existing improvements, or surrounding structures, 
and that the strict application of the requirements under this chapter would result 
in practical difficulties or unnecessary hardships inconsistent with the general 
purpose and intent of this chapter. 

 
 



 

 
DRAFT 

 
City of Sonoma Planning Commission  

CONDITIONS OF PROJECT APPROVAL 
Hoffman Public Improvement Variance – 20419 Fifth Street East 

 
June 13, 2013 

 
 
1. As provided for under Section 12.14.051 of the Municipal Code, the property owner shall enter into a Deferred 

Improvement Agreement with the City. Deferred improvements shall include full improvements of property 
frontage at 20419 Fifth Street East, as consistent with City codes and standards that are in force at the time 
when the improvements are to be installed. The agreement shall be subject to the approval of the City Attorney. 

  
 Enforcement Responsibility: City Attorney; City Engineer; City Manager; Planning Department 
 Timing: Prior to final occupancy 
 
 
 





WILLIAM L. DIMICK AlA ARCHITECT 

4-30-2013 
Proposal Statement 
Request to Defer Street Frontage Improvements 
Hoffman Residence 
20419 Fifth Street East 
Sonoma, Ca 
APN 128-281-031 

The original project was designed and built in the mid 1980's on a 5.0 Ac parcel, and was permitted by 
the Sonoma County Building Department. It consisted of a single family residence, cabana and 
swimming pool, and a "barn" structure used for a shop and RV storage with a legal second living unit 
on the second floor. Since then the property was annexed to the City of Sonoma and subdivided as part 
ofa single family housing tract and made part of the Sonoma Valley Sewer District. The net project of 
approx. 2.28 Ac is as shown on the attached Site Plan, Sheet SI -1. 

Through these various stages of development, there were no specific requirements for street frontage 
improvements other than the two as-built driveway accesses with culverts at the pre-existing road side 
drainage course. 

The current owner is now remodeling the existing residence per Building Permit #20464 and has 
obtained Planning Commission's approval to convert the barn structure to a second residence. All work 
is within the footprint of the existing structures and there is no addition building area or intensification 
of use. 

In accordance SMC Public Improvement Construction, Chapter 12.14 the issuance ofa building permit 
triggers the requirement for street frontage improvements to include curb, gutter, sidewalk, storm 
drains, etc. and includes" any other public improvements that may be required for the property." 

Section 12.14.030 further provides that a variance to these requirements can be granted thru the 
Planning Commission's public hearing process. 

As shown on Sheet SI-1 and the attached photos, the existing 330 ft frontage along 5th Street East 
consists of the typical rural make-up of an open drainage swale with culverted driveway access, 
concrete head walls at the culvert, three utility poles, and a number of mature oak trees. It is boarded on 
the north by the terminus of the City's current sidewalk system, built as part of the recently constructed 
single family subdivision. 

Upon consultation with the City'S Planning Staff, the owner has met, on-site, with acting City Engineer, 
Matt Winkleman P.E. in an effort to understand the possible scope of work at hand. It was made clear 
that any attempt at street frontage work would become a significant Public Works project with probable 
new underground power and utility lines, a new subsurface drainage system and related drainage 
structures, a new half street width with curb I gutter I sidewalk, two new street lights and the 
subsequent loss of all trees. Probable costs would far exceed the evaluation of the remodel work at 
hand, and perhaps even the value of the single family property itself. 



Page 2 

It is reasonable to consider that these street frontage improvements be waived, or at least deferred, until 
such time as the property might be developed at a scale that dictated the level of public improvements 
suggested and support the costs involved. At 2.5 plus Ac, the property would generate some future 
single family project of 15, or so, units and would then support site development costs of the 
anticipated magnitude. 

A further, and perhaps compelling reason to waive the improvements, is the physical appearance and 
location of the property. As is readily apparent on the attached zoning map, the parcel exists at the far 
south east comer of the City's limits and is comfortably part of the rural character and overall ambiance 
of the surrounding neighborhood. Any attempt to extend urban street frontage improvements, in this 
instance, would be counter to an aspect of Sonoma living that is unique and very special. 

There has been recent precedence for street frontage improvement waivers for similar rural type 
residential projects along the northerly reaches of both Second and Fourth Streets East. The Owner 
therefore respectfully requests the City of Sonoma Planning Commission grant a variance to waive the 
required improvements. 

Sincerely, 

waL._.1·0~l·LL 
Willam L. Dimick AlA Architect 

S· {- (;O!3 
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City of Sonoma Planning Commission 
STAFF REPORT 

Agenda Item #6    
Meeting Date: 6/13/13 

 
Agenda Item Title: Application for a Use Permit modification and Parking Exception to allow 

outdoor seating in the rear yard of a by-appointment wine tasting facility. 
 
Applicant/Owner: Laura and Kenneth Juhasz 
 
Site Address/Location: 373 First Street West 
 
Staff Contact: Rob Gjestland, Senior Planner  
    Staff Report Prepared: 6/07/13 
  
PROJECT SUMMARY 
 
Description: Application of Laura and Kenneth Juhasz for a Use Permit modification and 

Parking Exception to allow outdoor seating in the rear yard of a by-appointment 
wine tasting facility at 373 First Street West. 

General Plan 
Designation: Medium Density Residential  
 
Planning Area:   Downtown District 
 
Zoning: Base: Medium Density Residential (R-M) Overlay: Historic 
 
Site 
Characteristics: The subject property is a 5,724-square foot parcel located on the west side of 

First Street West in proximity to West Spain Street. The property is currently 
developed with a 1,160-square foot bungalow and detached garage constructed in 
1922 (the building is listed in the local Historic Resources Survey prepared by 
the Sonoma League for Historic Preservation). Two mature magnolia trees are 
located in the property’s front yard. 

 
Surrounding 
Land Use/Zoning:       North: Single-family residence/Medium Density Residential (R-M) 
 South: Wine tasting facility/Medium Density Residential (R-M) 
 East: Wine tasting facility (across First Street West)/Commercial (C) 
 West: Undeveloped land/Medium Density Residential (R-M) 

 
Environmental 
Review: Categorical Exemption Approved/Certified 
 Negative Declaration No Action Required 
 Environmental Impact Report Action Required 
 Not Applicable 
 
Staff 
Recommendation: Approve with conditions.
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PROJECT ANALYSIS 
 
BACKGROUND 
In April 1993 the Planning Commission approved a Use Permit allowing conversion of the residence to 
commercial use (professional offices). At that time, the property was under a prior R-4 zoning 
designation that allowed limited commercial and mixed use development. 
 
DETAILED PROJECT DESCRIPTION   
The applicants currently operate their wine consulting company and premium winery business (Auteur) 
from the property and would like to provide a small amount of outdoor seating in the rear yard for by-
appointment wine tastings that are offered. The outdoor seating would accommodate up to 12 people 
(with an average of 2-6 people) between 10am and 6pm daily. Further details can be found in the 
attached project narrative. 
 
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, especially 
in transition areas between higher density and single-family development. As previously noted, 
commercial use of the property was established by Use Permit in 1993 under different zoning 
regulations. The following policies of the General Plan are applicable to the project: 
 
Local Economy Element, Policy 1.1: Focus on the retention and attraction of businesses that reinforce 
Sonoma’s distinctive qualities – such as agriculture, food and wine, history and art – and that offer high-
paying jobs. 
 
Local Economy Element, Policy 1.5: Promote and accommodate year-round tourism that is consistent 
with the historic, small-town character of Sonoma. 
 
The proposal does not raise any issues in terms of consistency with the policies of the City of Sonoma 
2020 General Plan. However, parking availability must be considered as well as compatibility with the 
adjoining single-family home to the north. 
 
DEVELOPMENT CODE CONSISTENCY ( Not Applicable to this Project) 
Use: The property is zoned Medium Density Residential (R-M) and lies within the Historic Overlay 
Zone. As previously noted, the Planning Commission approved a Use Permit allowing conversion of the 
residence to commercial use in 1993 when the property was under a prior R-4 zoning designation. The 
proposed outdoor seating/tasting would be ancillary to the current use, which includes by-appointment 
wine tasting in conjunction with the applicant’s wine consulting firm and premium winery business. A 
modification to the existing Use Permit is required for this new outdoor activity. 
 
On-site Parking: As part of the 1993 Use Permit review, on-site parking was considered and found to be 
sufficient for conversion of the bungalow to commercial use. The approved parking consists of one 
garage space plus additional tandem driveway spaces. Two additional on-site parking spaces would be 
required for the proposed use, consistent with the method being applied to outdoor seating for wine 
tasting facilities. Since this additional parking cannot be accommodated on-site, an Exception from the 
parking standards is being requested. 
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Parking Exception Approval: Pursuant to Development Code Section 19.48.050.A.1, the Planning 
Commission may grant exceptions from parking 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; 

 
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. 
 
In staff’s view, the findings for an Exception to the parking standards can be made. Recognizing the 
vitality of the downtown as a pedestrian-oriented center and that much of the historic district was 
developed prior to the automobile, the Planning Commission has approved similar parking exceptions 
involving outdoor seating for wine tasting rooms and other food/beverage serving establishments in the 
Plaza area including Adobe Road Winery, Vino Chévere wine and tapas bar, JAQK Cellars, and Hawkes 
Winery next door. Furthermore, wine tasting at Auteur is by appointment only and the outdoor area 
would typically accommodate small groups of 2-6 people, which would minimize potential on-street 
parking impacts. 
 
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 Properties: In staff’s view, the proposed outdoor seating does not raise 
significant issues of compatibility with other land uses in the vicinity. The property is located in a 
mixed-use setting where commercial uses exist, including other wine tasting rooms with outdoor 
seating. The proposed rear yard seating area would be blocked off from the residence to the north by an 
intervening garage and this area would be used for pre-scheduled small groups no later than 6pm in the 
evening. The land behind the rear yard is undeveloped, and another wine tasting facility adjoins to the 
south. 
 
ABC License: A condition of approval has been included requiring any necessary permit modifications 
from the Department of Alcoholic Beverage Control (ABC) for outdoor wine service/consumption. 
 
RECOMMENDATION 
Staff recommends approval of the Use Permit modification and Parking Exception subject to the 
attached conditions of approval. 
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Attachments: 
 
1. Findings 
2. Draft Conditions of Approval 
3. Location map 
4. Project Narrative 
5. Site Plan 

 
 

 
cc: Laura & Kenneth Juhasz 
 373 First Street West 
 Sonoma, CA 95476 
    



City of Sonoma 
Planning Commission Staff Report 

Page 5 
 

 
City of Sonoma Planning Commission 

FINDINGS OF PROJECT APPROVAL 
  Auteur Use Permit Modification & Parking Exception for Outdoor Seating 

373 First Street West 
June 13, 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. 
 
 
Parking Exception Approval 
 
1. That 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. That the 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. That the granting of 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. 
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DRAFT 
  

City of Sonoma Planning Commission 
CONDITIONS OF APPROVAL 

  Auteur Use Permit Modification & Parking Exception for Outdoor Seating 
373 First Street West 

June 13, 2013 
 
 
1. Outdoor seating within the rear yard shall operate in conformance with the project narrative and approved site plan 

except as modified by these conditions and the following: 
  

a. Use of the outdoor seating area shall be limited to by-appointment tastings between the hours of 10am to 6pm daily. 
b. The outdoor seating shall be limited to a maximum of 12 seats/customers. 
c. This permit does not constitute an approval for a Music Venue or Special Event Venue as defined under Section 

19.92.020 of the Development Code 
 

Enforcement Responsibility: Planning Department 
                          Timing: Ongoing 
 
2. The applicant/business shall comply with all applicable regulations of the State Department of Alcoholic Beverage 

Control (ABC), including any necessary permit modifications for the service and/or consumption of alcohol outside.  
 

Enforcement Responsibility: Department of ABC 
                          Timing: Prior to service/consumption of alcohol outside; Ongoing 
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