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City of Sonoma Planning Commission

AGENDA

Regular Meeting of December10, 2015 -- 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, Bill Willers

Commissioners: Michael Coleman
James Cribb
Robert Felder
Mark Heneveld
Chip Roberson
Ron Wellander
Robert McDonald (Alternate)

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

PLEDGE OF ALLEGIANCE

COMMENTS FROM THE PUBLIC: Presentations by audience members on items not appearing on the agenda.
MINUTES: Minutes from the meetings of May 14, 2015, September 10, 2015, and November 12, 2015.

CORRESPONDENCE

ITEM #1 - PUBLIC HEARING
REQUEST:

Consideration of a request to
voluntarily revoke the Conditional Use
Permit allowing a B&B inn at 316 East
Napa Street.

Applicant/Property Owner:
Christopher Murray and Steve Evans

Staff: Rob Gjestland

Project Location:
316 East Napa Street

General Plan Designation:
Low Density Residential (LR)

Zoning:
Planning Area: Central-East Area

Base: Low Density Residential (R-L)
Overlay: Historic (/H)

RECOMMENDED ACTION:

Revoke B&B Use Permit.

CEOQA Status:
Categorically Exempt

ITEM #2 - PUBLIC HEARING
REQUEST:

Consideration of a Use Permit to
operate a take-out food establishment at
14 West Spain Street in conjunction
with the adjoining Mary’s Pizza Shack
restaurant at 8 West Spain Street.

Applicant/Property Owner:
Mary’s Pizza Shack/Spain Street
Partners

Staff: Rob Gjestland

Project Location:
8 and 14 West Spain Street

General Plan Designation:
Commercial (C)

Zoning:
Planning Area: Downtown District

Base: Commercial (C)
Overlay: Historic (/H); Plaza Retail

RECOMMENDED ACTION:

Approve with conditions.

CEOQA Status:
Categorically Exempt
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ITEM #3 - STUDY SESSION Project Location: RECOMMENDED ACTION:
) 216-254 First Street East and 273-299
v econd Street East ostponed to the January 14,
REQUEST Second Street E p d to the J 14,2016

Study session on a proposal to develop
a mixed-use project on a 3.4-acre site, . L
. . . General Plan Designation:
including a hotel, with restaurant and -

. Mixed Use (MU)
spa, commercial space, and 35
residential units with an allowance for
use as vacation rentals.

meeting at the applicant’s request.

Zoning:
Planning Area: Northeast Area

'é‘gp;:ﬁzrgg Pirt(;?ertv Owner: Base: Mixed Use (MX)
Y P Overlay: Historic (/H)

Staff: David Goodison

ELECTION OF OFFICERS

ISSUES UPDATE

COMMENTS FROM THE COMMISSION
ADJOURNMENT

I do hereby certify that a copy of the foregoing agenda was posted on the City Hall bulletin board on December 4, 2015.
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.



CITY OF SONOMA
PLANNING COMMISSION
REGULAR MEETING
May 14, 2015
Community Meeting Room, 177 First Street West, Sonoma, CA
Draft MINUTES

Chair Willers called the meeting to order at 6:30 p.m.

Roll Call:
Present: Chair Willers, Comms. Heneveld, Cribb, Wellander, Roberson, Felder,
Coleman, McDonald (Alternate)
Absent:
Others Planning Director Goodison, Stormwater Compliance Specialist,
Present: Administrative Assistant Morris

Chair Willers stated that no new items would be heard after 10:30 p.m. unless the Planning
Commission so decides. Any decisions made by the Planning Commission can be appealed
within 15 days to the City Council. Comm. Cribb led the Pledge of Allegiance.

Chair Willers stated that Item #2 will not be heard tonight.

COMMENTS FROM THE PUBLIC: David Cook, resident/Mayor of Sonoma, thanked all the
commissioners for their community involvement and wished them well.

APPROVAL OF MINUTES: Comm. Roberson made a motion to approve the Minutes of April 9,
2015. Comm. Cribb seconded. The motion was unanimously approved. (Comms. Felder and
McDonald abstained).

CHANGES TO AGENDA ORDER: None

CORRESPONDENCE: Late Mail was received on Items # 5 fence height requirements and Item
# 2 is continued to the June 11™ meeting at the request of the applicant.

Item #1 — Consideration of an Exception to the Floor Area Ratio (FAR) standards to construct a
replacement sunroom at the back of a residence at 422 York Court.

Applicant/Property Owner: Amy Flores
Planning Director Goodison presented staff's report.
Comm. Heneveld confirmed with staff that it was permitted in 1977.

Chair Willers opened the item to public comment.
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Amy Flores, applicant, said the sunroom was one of the main selling features when she
purchased the home. She spoke to neighbors and there was no opposition.

Chair Willers closed the item to public comment.

Commes. Felder and Cribb supported the sunroom since it improved the property and there is no
negative impact to the neighbors.

Chair Willers is concerned with the modification since he felt allowing enclosures as solid
buildings, based on FAR, is not the same as an enclosed built in space. His main concern is
that there are many similar properties and this should not be the basis for allowing this
modification. Although he recognized that the lot coverage is low on the site, he opposed the
conversion of open carports to solid buildings.

Comm. Cribb made a motion to approve the application subject to the conditions of approval.
Comm. Felder seconded. Ayes: Comms. Cribb, Felder, Wellander, Roberson Noes: Chair
Willers, Comms. Heneveld and Coleman. The motion was approved 4-3.

Iltem #2 —Public Hearing — Consideration of a Use Permit Amendment to allow an outdoor
seating area for a coffee service trailer (Coffee & Coco) at 195 West Napa Street.

Applicant/Property Owner: Rocio Fuentes/Northwest Dealerco Holdings L.L.

ltem #2 is postponed to the June 11" meeting at the request of the applicant.

Item #3 — Public Hearing — Consideration of a Use Permit to allow an existing residence
to be operated as a vacation rental at 289 First Street East.

Applicant/Property Owner: Benchmark- Hoover L.L.C./City of Sonoma

Planning Director Goodison presented staff’s report.

Comm. Roberson questioned if parking will be allowed on the dead end access road.

Planning Director Goodison will verify if parking for the vacation rental will be permitted in this
area. The primary issue is making the findings to support a parking exception. The Development
Code was amended to allow vacation rentals in the Park zone.

Comm. Cribb confirmed with staff that tandem parking is an option within the request for the
parking exception. He recognized that although the property is not listed on the State Registry it
is a locally significant historic resource. The property reverts back to the City in 20 years and the
future use has to be within the limitations of the bequest; park or memorial.

Chair Willers inquired about a disabled parking space.

Comm. Heneveld confirmed that ADA upgrades were triggered with the major interior
renovation.

Comm. Felder confirmed with Planning Director Goodison that the 20 year lease has no

extension provision and that the rental payments will assist the City in making future
improvements.
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Chair Willers opened the item to public comment.

Sid Hoover, applicant, is pleased to operate a vacation rental and staff supported the change in
use.

Chair Willers closed the item to public comment.

The Commissioners are satisfied that the project conformed to the Development Code and the
terms of the bequest to the City of Sonoma.

Chair Willers felt that a second parking space is important given the vacation rental occupancy.

Comm. Roberson made a motion to approve a Use Permit for the vacation rental as submitted.
Chair Willers seconded. The motion was unanimously approved.

Iltem # 4 —Discussion— Consideration of an amendment to the Development Code as it
pertains to the City’s legal authority and ability to comply with National Pollutant
Discharge Elimination System Permit 2013-001-DWQ, a permit regulating discharges of
storm water runoff from the City’s storm drains to waters of the United States.

Chris Pegg, Stormwater Compliance Specialist presented staff’s report.

He explained the background leading up to tonight's discussion about amending the
Development Code. The following are the changes proposed:

1. Modify open space requirements to promote development that provides open spaces with
beneficial storm water and groundwater recharge impacts. (SMC 19.38.010 & 19.40.080) 2.
Modify screening requirements for trash enclosures to better prevent stormwater
pollution. (SMC 19.40.100) 3. Modify off-site parking requirements to close a loophole
that may be exploited to reduce stormwater mitigation requirements for some
development projects. (SMC 19.48.030) 4. Modify discretionary review requirements for
wheel stops in parking lots when parking areas are adjacent to landscaped areas and
drainage is directed to the landscaped area. (SMC 19.48.070) 5. Modify subdivision
requirements to protect natural channels from a process called “hydro modification”
whereby the shape and size of a natural channel is altered when it conveys increased
flows due to storm drain improvements. (SMC 19.62.140) 6. Modify subdivision
requirements to require off-site improvements if off-site storm water impacts to abutting
properties cannot be mitigated on-site. (SMC 19.62.140)

Comm. Wellander asked about the pros and cons of the amendment and the changes to
regulations for curbs in parking lots. .

Stormwater Compliance Specialist Pegg said a goal of the review was to identify unnecessary
impediments for Developers. He identified the requirement for continuous curbs in parking lots
to be in conflict with new requirements for parking lot drainage to be routed into landscaped
areas before discharging to the storm drain system.
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Planning Director Goodison noted that the design standard of the code addressed wheel stops
and curbing.

Chair Willers opened the item to public comment.

Robert McDonald, resident/Commissioner, supported the new standards proposed and
suggested that Public Works review stormwater and conservation measures during the Use
Permit application process. He recommended that restaurant parking lots have grease traps.
Chair Willers closed the item to public comment.

Planning Director Goodison stated that Stormwater Compliance Specialist Pegg routinely visits
construction sites to review stormwater mitigation measures. He responds to complaints from
residents and commercial business owners and receives calls from Sonoma County Public
Health.

Comm. Roberson encouraged residents to take advantage of the City’s turf rebate program and
is satisfied that the City is combining water conservation and stormwater efforts.

Item #5 —Discussion — Review of possible changes to fence height regulations, including
new permit requirements and penalties for illegal construction.

Planning Director Goodison presented staff's report.
Chair Willers opened the item to public comment.

Patricia Cullinan, is disappointed that many fence companies continue to ignore the fencing
regulations in Sonoma even though the rules are readily available.

Chair Willers closed the item to public comment.

Comm. Roberson is frustrated with contractors not following the height limits for fences.

Chair Willers recommended adjusting the fence ordinance and recommended an “over the
counter” administrative review for fences. He is of the opinion that local fence companies should

pay fines for building non-compliant fences.

The Commissioners felt there should be stricter enforcement and consequences for owners and
fencing contractors that build non-compliant fences.

Comm. Coleman favored more accountability from the contractors.

Planning Director Goodison clarified that a building permit is not a prohibition for constructing a
higher fence but fencing installers must meet the standards.

The consensus from the commissioners is for more oversight regarding fences with the potential
for an administrative permit review before construction.

Comm. Wellander confirmed with staff that Planning Commission and Design Review and
Historic Preservation review is required for decorative fences.

Planning Director Goodison reported the following:
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The Chateau/Sonoma Hotel proposal initial study is underway and the Commission will review
the scope of the EIR at a future meeting.

Staff is scheduled to meet with a new project manager for the mixed use development site at
the corner of Broadway and East MacArthur Street.

Commissioner comments: None
Comments from the Audience: None

Adjournment: Chair Willers adjourned the meeting at 8:30 p.m. to the next meeting scheduled
for 6:30 p.m. on Thursday, June 11, 2015.

| HEREBY CERTIFY that the foregoing minutes of 2015 were duly and regularly adopted at a
regular meeting of the Sonoma Planning Commission on the day of May , 2015.

Approved:

Cristina Morris, Administrative Assistant
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CITY OF SONOMA
PLANNING COMMISSION
REGULAR MEETING
September 10, 2015
Community Meeting Room, 177 First Street West, Sonoma, CA

Draft MINUTES

Chair Willers called the meeting to order at 6:30 p.m.

Roll Call:
Present: Chair Willers, Comms. Heneveld, Cribb, Wellander, Roberson, Felder,
McDonald
Absent: Comm. Coleman
Others Planning Director Goodison, Senior Planner Gjestland, Associate Planner
Present: Atkins, Administrative Assistant Morris

Chair Willers stated that no new items would be heard after 10:30 p.m. unless the Planning
Commission so decides. Any decisions made by the Planning Commission can be appealed
within 15 days to the City Council. Comm. McDonald led the Pledge of Allegiance.

COMMENTS FROM THE PUBLIC: Carol Lynn requested to move Item #6 to be first on the
Agenda. As a compromise, Chair Willers agreed to hear the item following Item #3.

APPROVAL OF MINUTES: Comm. Roberson made a motion to approve the Minutes of July 9,
2015. Comm. Heneveld seconded. The motion was unanimously approved.

CORRESPONDENCE: Late mail was received on ltems 2, 4 and 6.

Iltem #1 — Consent Calendar — Request for a one-year extension to the Planning approvals
allowing an 11-unit apartment development at 840 West Napa Street.

Applicant/Property Owner: Mike Rabbitt
Comm. Felder made a motion to approve the one-year of the planning approvals to allow an 11-

unit apartment development at 840 West Spain Street. Comm. Roberson seconded. The motion
was unanimously approved, Comm. Wellander abstained.

Item #2 — Public Hearing — Consideration of a Use Permit to allow café seating for Crisp
Bake Shop at 720 West Napa Street.

Applicant/Property Owner: Moaya Scheiman/Maria Lounibos

Senior Planner Gjestland presented staff's report.
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Chair Willers opened the item to public comment.

Moaya Scheiman, business owner, explained that the Alcohol and Beverage Control Board
(ABC) required a license for the bakery to serve wine and beer, which they would like to provide
as an ancillary option.

Maya Craig, neighbor, is concerned with any changes to the existing hours of operation.
The applicant stated that no changes to the hours are proposed.
Chair Willers closed the item to public comment.

Chair Willers asked about the impact an ABC license had for special events on site. He
confirmed with staff that there are no limitations on hours of operation from the City for the
bakery.

Comm. McDonald inquired as to whether any alcohol consumption is proposed to occur outside
of the building. Staff noted that the bakery provides six outdoor seats which would be
encompassed by the ABC permit.

Comm. Cribb is primarily concerned that the business might morph into a wine bar. However, he
is satisfied that the limitations on hours of operation would address this concern.

Chair Willers is concerned with the potential for an intensification of use if the business is sold.
He agrees that the hours of operation should be limited. After further discussion the
Commission determined that retail hours of 7 a.m. to 4:30 p.m. for the bakery would be
appropriate.

Comm. Roberson made a motion to approve the Use Permit as submitted with the conditions of
approval amended to specify retail hours of operation between 7-4:30 p.m. for the bakery, as
well as staff review of the required ABC barrier for the outdoor seating. Comm. McDonald
seconded the motion. The motion was unanimously approved.

Item #3 — Public Hearing — Consideration of an Exception to the fence height standards
for an over height fence within the street side yard setback of a residential property at
826 Lasuen Street.

Applicant/Property Owner: Josef Cuneo

Associate Planner Atkins presented staff's report.

Chair Willers opened the item to public comment.

Joe Cuneo, property owner, replaced the fence to provide improved safety and privacy. He said
the addition of the extra foot added to the aesthetics and it would be cumbersome if he were
required to remove the fencing.

Timothy Bennett, tenant, preferred the taller fence and is concerned with his privacy.

Chair Willers closed the item to public comment.
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Comm. Felder is disappointed the fence was built too high without a permit and recommended
reducing the fence height.

Comm. Roberson agreed with Comm. Felder that the fence height is excessive and dominates
the space. He agreed with staff's recommendation to reduce the fence height.

Comm. Cribb recommended the tenant discuss his security concern directly with the landlord.
He felt the fence should never have been constructed and was a mistake. He recommended
reverting back to the normally-required 20-foot setback.

Comm. McDonald concurred with Comm. Cribb’s recommendation and opposed. He suggested
that planting trees and shrubs could help mitigate lighting and privacy concerns.

Comm. Wellander supported lowering the fence, as well as installing additional landscaping
materials.

The Planning Commission engaged in a lengthy discussion regarding options for addressing the
application.

Comm. Wellander made a motion to approve the Exception subject to the conditions of
approval, including the condition to reduce the height of the fence to a maximum height of five
feet above the header board. Comm. Heneveld seconded. The motion was unanimously
approved.

Item #6 — Public Hearing — Consideration of a Tentative Map to subdivide the two parcels
into three parcels at 226 and 230 Newcomb Street. [Heard out of order from the Agenda]

Applicant/Property Owner: Newcomb Holdings LLC

Comm. Wellander recused due to proximity and left the room.

Senior Planner Gjestland presented staff's report.

Chair Willers opened the item to public comment.

Bill Uthehmer, applicant, reached out to the neighbors and received many positive responses.
He spoke to 6 of 7 neighbors on Fryer Creek that are fairly understanding of the proposal and
he is working to minimize negative impacts to the neighbors with a new drainage plan. He
confirmed that the building permits and grading permits are approved for two-story homes on 3

lots. The planned pool houses/cabanas are not intended as rentals or second units.

Carol Lynn, resident, is concerned with the impacts of the development for her mother,
Bernadette Fruth (property owner in close proximity to the project).

Bernadette Fruth, neighbor, stated that she is primarily concerned with maintaining her existing
fence, but also has concerns about traffic and neighborhood compatibility.

Mark Vogler, neighbor, opposed the project because, in his opinion, the proposed development

is not compatible with the existing neighborhood. He is interested in the exact location of the
pool houses since they were not depicted on the plans he reviewed. He is very concerned with
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the possibility that the pool houses might be used as vacation rentals since it would negatively
affect the neighbors.

Brian Dingman, neighbor, did not oppose developing the site but is concerned with potential
negative impacts to the drainage in the area. Since the construction of the new home at 199
Malet Street, more water drains south and is accumulated/concentrated at the corner of his

property.

Denise Willow, resident, requested that the applicant address the drainage issues on Malet
Street upfront. She is concerned with the non-permeable surfaces for the streets and driveways.
Her main concern is drainage.

Chair Willers closed the item to public comment.

Chair Willers confirmed with staff the historic flow pattern for the drainage is to the south and is
identified in the new drainage plan, which will be reviewed by the City Engineer and the Storm
Water Coordinator.

Comm. McDonald stated that the drainage plans and calculations should include the potential
for accessory structures such as pools and cabanas.

Comm. Heneveld confirmed with staff that the trees proposed for removal are not significant in
terms of height.

Comm. Cribb confirmed the setbacks are in conformance.
Comm. Heneveld confirmed with the applicant that the pool house/cabanas will be 18 x 42 feet.
Chair Willers allowed another public comment from a neighbor.

Bernadette Fruth, neighbor, stated that drainage appears to have improved in the area since the
culvert was built.

The Planning Commission engaged in a lengthy discussion regarding the pros and cons of the
project. In consultation with staff, the Planning Commission identified a series of amendments to
the conditions of approval addressing drainage considerations, tree preservation, and setbacks.

Comm. Cribb did not support the proposed subdivision and recommended a reduction in
intensity of use.

Chair Willers supported the plan since it complied with the General Plan and Development Code
including the subdivision standards. He is satisfied that any accessory structures would be
incorporated into the Engineer’s approved drainage plan.

Comm. McDonald made a motion to approve the Tentative Map to subdivide the two parcels
into three parcels, with amendments to the conditions of approval. Comm. Heneveld seconded.
The motion was approved 5-1, Comm. Cribb dissenting.

Comm. Wellander returned to the dais.
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Iltem #4 — Public Hearing — Consideration of an Exception to the fence height standards
for an entry arbor and an Exception to the setback standards for a shed at 639 Third
Street West.

Applicant/Property Owner: Tommy DeHennis/Diann Sorenson
Comm. Cribb recused due to financial reasons and left the room.
Planning Director Goodison presented staff’s report.
Chair Willers opened the item to public comment.

Tommy DeHennis, applicant, discussed the application with the neighbors on either side of his
home and they had no objections.

Chair Willers closed the item to public comment.

Comm. Wellander is concerned with the height of the arbor. He has no objections to the basic
concept, but in his view the height is excessive.

Comm. Roberson agreed with Comm. Wellander that the arbor is to tall and too massive as
proposed. He does not have any issue with the spacing of the fence posts at the corner of the

property.

Comm. Felder is concerned with the accessory structure and he will not support another
exception on the property.

Comms. McDonald, Heneveld, and Felder agreed that the arbor in the entry should be scaled
back and they would not support a reduced setback for the accessory structure.

Chair Willers is not comfortable with allowing an accessory structure to encroach into the front
yard setback and he agrees that that the scale of the arbor is excessive.

Chair Willers made a motion to approve the fence exception allowing a reduced transparency
for the segment adjoin the street corner and to approve the arbor subject to reducing the spring
point to 7'6” and moving the rear posts one foot to the west. Comm. Felder seconded. The
motion was approved 4-2. Comms. Wellander and Roberson opposed.

Comm. McDonald made a motion to deny the setback exception for the accessory structure.
Chair Willers seconded. The motion was approved 5-1, Comm. Roberson dissenting.

Iltem #5 — Public Hearing — Consideration of a Use Permit to convert an office building
into a 2-bedroom vacation rental at 835 Broadway.

Applicant/Property Owner: 835 Broadway LLC
Chair Willers recused due to proximity and left the dais.
Planning Director Goodison presented staff’s report.

Chair Felder opened the item to public comment.

September 10, 2015 Page 5 of 7



Ryan Snow, partner, stated that he was available to answer questions.

Pat Coleman, neighbor, asked if the owners would provide a local contact number in case
issues arose. She supported the use and is interested in effective communication with the
neighbors.

Ryan Snow stated that the unit will be under the care of a reputable local property manager who
will be readily available for contact if issues arise.

Chair Willers closed the item to public comment.

Comms. Roberson and Cribb supported vacation rentals in the Broadway corridor as a
replacement for office uses, stating that they will encourage pedestrian traffic in the area.

Comm. Roberson made a motion to approve the use permit to convert an office building into a
2-bedroom vacation rental. Comm. Heneveld seconded. The motion was unanimously
approved.

Chair Willers returned to the dais.

Iltem # 7 — Discussion — Review of procedures and conditions of approval related to tree
protection.

Planning Director Goodison suggested that it should be a consistent requirement that a pre-
construction meeting be conducted before a grading permit is issued to ensure that designated
trees are protected.

Comm. Wellander, Landscape Architect/Licensed Contractor, felt there should be more
consequences if trees are removed without City permission.

Planning Director Goodison reviewed the current penalty system, which is based on the
estimated value of trees that are removed. In determining tree values, the City retains an
arborist who makes the assessment based on the values determined by the ISA trade
association.

Comm. McDonald recommended requiring a surety bond to help assure that trees are
protected.

Planning Director Goodison agreed with Comm. McDonald that a bond is a good idea and he
will discuss this concept with the City Engineer.

Chair Willers concurred that additional controls and incentives are necessary.

Issues Update:

Planning Director Goodison reported on the following:
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e On appeal, the City Council unanimously upheld the Planning Commission decision for
348 Patten Street.

o Staff met with a new project team for a proposed residential development for 870
Broadway.

e An EIR is underway for the Chateau Sonoma Hotel site on West Napa Street.

e The Mission Square project at 165 East Spain Street is on hold pending a Sonoma
County Water Agency variance needed for the improvement and construction plans.

e The 2-acre site at 20269 Broadway is owned by the Sonoma County Housing Authority
and has issued a RFP seeking a development partner for an affordable housing project
on the site to build low-income rental units.

A study session on the Circulation Element will be held on September 24™,

Commissioner comments: None

Comments from the Audience: None

Adjournment: Comm. Heneveld made a motion to adjourn the meeting at 10:25 p.m. to the
next meeting scheduled for 6:30 p.m. on Thursday, October 8, 2015. Comm. Roberson
seconded. The motion was unanimously adopted.

| HEREBY CERTIFY that the foregoing minutes of were duly and regularly adopted at a regular
meeting of the Sonoma Planning Commission on the day of, 2015.

Approved:

Cristina Morris, Administrative Assistant
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CITY OF SONOMA
PLANNING COMMISSION
REGULAR MEETING
November 12, 2015
Community Meeting Room, 177 First Street West, Sonoma, CA
Draft MINUTES

Chair Willers called the meeting to order at 6:30 p.m.

Roll Call:
Present: Chair Willers, Comms. Felder, Wellander, Heneveld, Roberson, Coleman,
Roberson, McDonald (Alternate)
Absent:
Others
Present: Planning Director Goodison, Associate Planner Atkins, Administrative

Assistant Morris

Chair Willers stated that no new items would be heard after 10:30 p.m. unless the Planning
Commission so decides. Any decisions made by the Planning Commission can be appealed
within 15 days to the City Council. He reminded everyone to turn off cell phones and pagers.
Comm. Cribb led the Pledge of Allegiance.

COMMENTS FROM THE PUBLIC: Ellen Fetty, representative of the St. Francis Place
Homeowners Association, requested weekly updates on the status of the Sonoma County
Housing Authority’s site at 20269 Broadway. She would like the names of the prospective e
developers and contact numbers and clarification of the roles of the other agencies participation
in the proposal for the development of the site with affordable housing.

Bob Mosher, neighbor, is concerned with traffic safety issues with an increase of the expected
housing density for the site as well as the impact for property values. He agreed with Ellen Fetty
that weekly dialogues on the progress is important so the neighbors can provide input.

APPROVAL OF MINUTES: Comm. Roberson made a motion to approve the minutes of August
13, 2015. Comm. Cribb seconded. The motion was unanimously adopted. (7-0).

CHANGES TO AGENDA ORDER: Item #4 was withdrawn at the request of the applicant.

CORRESPONDENCE: Late mail was received for Items 2, 4, and 5, along with a letter from
Pierriette Duriez.

Item #1 — Public Hearing — Consideration of a Music Venue License transfer to allow live
music performances in conjunction with a new restaurant use at 122 West Napa Street.

Applicant/Property Owner: Tasca Tasca Inc./Linda & David Detert
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Chair Willers recused due to a financial conflict of interest and left the room. Comm. McDonald
(Alternate) came to the dais.

Planning Director Goodison presented staff’s report.
Chair Felder opened the item to public comment.
Jason Santos, Restaurant Manager, said the new business proposes to operate with the same
allowances as the current music license with no modifications to the hours of 7-10 pm, with a

maximum of three days a week.

Comm. Felder asked whether Sunday afternoon performances were proposed. Jason Santos
stated that they were not.

Chair Felder closed the item to public comment.
Comm. Roberson made a motion to approve the transfer of the Music Venue License to allow
live music performances in conjunction with a new restaurant use at 122 West Napa Street.

Comm. Heneveld seconded. The motion was unanimously adopted. (7-0)

Chair Willers returned to the dais.

Item #2 — Public Hearing — Year-end review of a seasonal outdoor food truck event (Food
Truck Fridays) and an application for the 2016 outdoor food truck event for the
Sebastiani Winery at 389 Fourth Street East.

Applicant/Property Owner: Sebastiani Winery/Foley Family Wines

Associate Planner Atkins presented staff’s report.

Chair Willers opened the item to public comment.

Thomas Power (433 Sonoma Ave. Santa Rosa), Special Events Manager/Sebastiani Winery,
confirmed that all food trucks obtained City of Sonoma business licenses and Sonoma County
Health department clearances.

Chair Willers closed the item to public comment.

Comm. Felder is pleased that the conditions of operating the seasonal outdoor food truck
special event have been met, including the prohibition of generators, keeping the doors closed
during music hours, and posting business licenses.

In response to a question from Comm. Roberson, staff reported that neighbors had made no
calls for service or noise complaints during the Food Truck events, but there had been one
noise complaint regarding a Friday music series event that was not on a Food Truck Friday.
Staff attended 3 events and confirmed that all the conditions of approval were met.

Comm. Felder made a motion to receive the report on the 2015 series and to approve the

application for the 2016 series, subject to the conditions of approval. Comm. Cribb seconded.
The motion was unanimously adopted. (7-0)
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Item #3 - Public Hearing — Consideration of an Exception to the fence height
requirements to allow a 6-foot tall fence within the street side yard setback of a
residential property at 597 Third Street East.

Applicant/Property Owner: Clifford Clark

Comm. Cribb recused due to a financial conflict of interest and left the room. Comm. McDonald
(Alternate) came to the dais.

Planning Director Goodison presented staff’s report.
Chair Willers opened the item to public comment.

Clifford Clark, homeowner, stated that the fence was proposed in order to provide additional
privacy the back yard on a corner lot.

Chair Willers closed the item to public comment.

Comm. Roberson appreciated that the applicant asked for fence changes in advance instead of
building and asking for a fence height exception later.

Comm. McDonald stated that while he supported the proposal in concept, he felt that it could be
better integrated with the placement of the residence.

Comm. Wellander asked whether the large maple tree will be retained.
Clifford Clark, applicant, confirmed that the maple tree will be preserved.

Comm. Wellander stated that he had some concern regarding the viewshed for the neighbor.
He respected the goals of the applicant.

Chair Willers re-opened the item for public comment.

Dee Matthews, neighbor, said the existing hedge partially blocks the view. She has a good
rapport with the applicant and is satisfied with the proposal.

Chair Willers closed the item for public comment.
Comm. Heneveld suggested bringing the fence back to align with the porch of the residence.

Chair Willers agreed with Comm. McDonald’s comments and supported aligning the fence with
the eave of the porch, which would result in a setback of approximately 15 feet.

Comm. McDonald made a motion to approve the fence height Exception, with an amendment to
the conditions of approval requiring that the fence setback be adjusted to align with eave of the
porch. Comm. Heneveld seconded. The motion was unanimously adopted. (7-0)

Item #4 — Public Hearing — Consideration of a Variance from the height standards for a
detached pool house at 557 Fourth Street East.
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Applicant/Property Owner: Strata AP/Martin & Alicia Herrick

The application was withdrawn by the applicant.

Item #5 — Study Session — Study session on a proposal to develop a 25-unit multi-family
project on a 1.86-acre site at 870 Broadway

Applicant/Property Owner: Olympic Residential Group
Chair Willers recused due to proximity and left the room.
Planning Director Goodison presented staff’s report.
Chair Felder opened the item to public comment.

Dan Diebold, the applicant, and Alex Seidel, the project architect reviewed the changes made to
the proposal in response to the comments received at the previous study session.

Matt Howarth, neighbor/former Planning Commissioner, recommended smaller residential units
since the intent for mixed use zoning sites is higher density workforce housing. He attended the
developer-sponsored meeting last Thursday night.

Carol Marcus, resident, appreciated the applicant meeting with the neighbors and agreed with
Matt Howarth’s comments about not supporting the proposed use for the site. She is of the
opinion that the developer should give something back to the City on this important site.
She objected to the concept of “shared walls single family homes”.

Patricia Cullinan, resident, is concerned that an urban development will detract from the
character of the town since the Broadway corridor is listed on the State Register of Historic
Districts.

Victor Conforti, local Architect/resident, opposed the proposed housing plan. He owns a building
on Broadway and has designed many buildings in Sonoma over the years. He felt the proposal
under consideration did not fit the criteria for a mixed-use zoning site and suggested that the
developer should focus on more affordable housing in the range of 500-700 square foot units.

Michael Ross, neighbor, felt the described project did not meet the spirit of the mixed use zone
and improvements to the number of units and size should be made. He recommended a
workforce housing concept and more green space.

Kelso Barnett, resident/DRHPC Chairman, echoed the comments of the previous speakers and
is disappointed with the proposal for the development for the site. He cited the following
reasons: all residential housing units is not the intention for the mixed-use zone, deterioration of
the cultural and historic significance of the site, product, units that are too large and too
expensive, massive scale of buildings, no common good since there are no retail opportunities
or jobs for residents.

Jack Wagner, resident, agreed with Matt Howarth and Kelso Barnett that workforce rental
housing should be the main focus for the site development.

November 12, 2015, Page 4 of 7



Chair Felder closed the item to public comment.

Comm. Roberson noted that it is an important and a tough project. When he thinks about the
existing and future character of Broadway, one concern that comes to his mind is the noise
complaints received from residents on Broadway, so he is concerned about developing this site
with residential from that perspective. Another issue that occurred to him when he saw this
project was to ask what happened to the stone wall? He appreciated that the earlier proposals
proposed to re-use stone from the site. Then there is the question of the City’s intention in
designating this site for mixed use. In his view, the balance of the benefit seems to be leaning
toward the developer, not the community. The site is visually prominent and how it is developed
will be an important statement. He has concerns about an all-residential project with a 36-foot
building height with a long face on the site. Just north of the site, building heights drop down.
However, he is not one to say that the same building types used in the past must happen again.
Architectural styles evolve, but this project feels visually intense. Having a project that will
contribute to the vitality of Broadway is important and he is not sure how this project does that.
In addition, he has some concern about the prospect vehicles cutting thought the site. While the
proposed project has many features that he likes, he is not sure it fully rises to the challenge of
the site.

Comm. Cribb stated that the comments he made at the previous meeting have not been
changed much by this revision. He remains concerned about the massing of the project,
especially along Broadway. He regrets that there is no commercial component, but recognizes
that this applicant does not wish to incorporate that element. In his view, the project needs to
bring something to the community and in his view the City does not need more 2000 square-foot
plus residences. He would prefer to see a greater variety in unit sizes, in particular a larger
number of smaller units and preferably a higher density. Looking back to the four-story building
centered on the site that was on the property historically, he felt that a similar approach, but in
the form of high density housing, would work on the site today and would be viewed as
acceptable by the community.

Comm. Wellander stated that he attended the neighborhood meeting hosted by the developer
last week, which was helpful in getting a sense of where the project was heading. This is a
challenging site and it is important not to get caught in the idea that anything would be better
than what is there now. Broadway is boulevard and in that sense it lends itself to larger
buildings, but the site also needs be viewed in the context of nearby development. He
appreciates many aspects of the current proposal including the fact it addresses parking
demand realistically, in contrast to the mixed-use proposals, which were lacking in that regard.
While he feels that the mini-plaza at the corner looks good, he is concerned that high school
students might tend to hang out there. With regard to the specific uses, he goes back and forth
in that mixed-use lends vitality, but the site may not be large enough to accommodate that
concept. He agrees with comments that the project should provide a better mix of unit sizes. He
wants to get the project right, but he feels that the current proposal needs to go further. He is
concerned that the massing does not relate to the surrounding neighborhood.

Comm. Coleman stated that there is a visual rhythm to the Broadway corridor that blends
residences and businesses. The site is prominent and has an interesting history. He could see
the site being developed with a recreational facility that would benefit young people in the
community. As with other Commissioners, he feels that the current proposal includes too many
larger, three-bedroom units. He would like to see more two-bedroom units. He concerned that
then corner mini-plaza would be a magnet for high-school students. Visually, he does not feel
that the project would blend in with its surroundings.
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Comm. McDonald thanked the developer for returning and for making changes to the plan that
responded to a number of comments received at the previous meeting. The circulation has
improved and additional open space has been provided. While this is a better version of what
the Commission saw at the previous meeting, he still has concerns about the interface of the
units on Broadway and the existing historical homes elsewhere on Broadway. In his view, the
massing on Broadway still needs to be scaled back, with three-story elements centered on the
site. The project is still set too close to Broadway. He too feels that the mini-plaza on the corner
is problematic. He would prefer a building presence on the corner. In his view, the townhomes
feel too urban for this setting and the open spaces in the front of the buildings are too small as
proposed. The dormer roofs do bring the massing down but there is nothing like that on
Broadway and in his view the hipped roof approach used in the earlier plan is superior.

Comm. Heneveld concurred with Comm. McDonald that it is a nice look but not for the
Broadway Corridor. The step-up approach to the townhomes results in too much height. He is
concerned that people will park on the site frontage. He would like to see the taller buildings
placed toward the back of the site, with a reduction in building heights along Broadway.

Chair Felder stated that he shared many of the views expressed by his fellow Commissioners.
While there were a lot of problems with the previous mixed-use proposals, it seems that several
members of the Planning Commission may not ready to give up on that concept. Because the
property has a mixed-use zoning it does present an opportunity for the development of smaller,
more affordable units, which is a direction that needs to be pursued. It is clear that the
Commission still has concerns about the massing of the units adjoining Broadway. The long
townhome element so close to the street is problematic. He would prefer to see smaller units
that are set further back from the street.

Planning Director Goodison stated that it would be useful to hear whether the Planning
Commission would support a 100% residential project, assuming that it included a substantially
greater component of smaller units and was responsive to the other concerns that had been
expressed.

Comm. Roberson stated that there should be greater diversity in unit sizes and even a greater
intensity, but with reduced height and greater setbacks on Broadway.

Chair Felder asked for a straw poll:

Comms. Heneveld, Roberson, McDonald, Cribb, Wellander, Felder, Coleman stated that, in
principle, they could support a purely residential project for the site.

Dan Diebold, the applicant, thanked the Planning Commission for its input.

Chair Willlers returned to the dais.

Issues Update:

Staff distributed an issues update memo to the Planning Commission.

Comments from the Audience: None

Comm. Roberson made a motion to adjourn. Comm. Felder seconded. The motion was

unanimously adopted.
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Adjournment: The meeting adjourned at 9:09 p.m. to the next regular meeting scheduled for
6:30 p.m. on Thursday, December 10, 2015

| HEREBY CERTIFY that the foregoing minutes were duly and regularly adopted at a regular
meeting of the Sonoma Planning Commission on the day of, 2015

Approved:

Cristina Morris, Administrative Assistant
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December 10, 2015
Agenda Item 1

MEMO
Date: December 10, 2015
To: Planning Commission
From: Senior Planner Gjestland

Subject:  Request for Voluntary Revocation of the Use Permit for a B&B inn at 316 East
Napa Street

In 1982 the Planning Commission approved a Use Permit allowing a B&B inn at 316 East Napa
Street. Donna Lewis, the owner and operator of the B&B (the Victorian Garden Inn), passed
away earlier this year and the property was subsequently sold. The new owners, Christopher
Murray and Steve Evans, purchased the property for strictly residential purposes and have no
desire or intention of continuing the B&B use. As the Commission is aware, Use Permits are an
approval that run with the land and transfer upon change in ownership of a property. As noted in
the attached letter of request, the former B&B use, which lenders view as a commercial use, has
created difficulties in gaining favorable refinancing for the new owners. Accordingly, they are
requesting a voluntary revocation of the Use Permit in order to resolve the issue. With revocation
of the Use Permit, the B&B use would no longer be allowable on the property under the current
ownership or in the future with any transfer of the property. Staff has no concerns about the
proposal and recommend that the Planning Commission revoke the Use Permit as requested.

Attachments:
1. Vicinity Map
2. Letter of Request

cc: Christopher Murray and Steve Evans (via email)
3509 Springbrook Street
Dallas, TX 75205



Vicinity Map
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Project Summary

Project Name: B&B Use Permit Revocation
Property Address: 316 East Napa Street
Applicant: Chris Murray & Steve Evans
Property Owner: Same

General Plan Land Use: Low Density Residential

Zoning - Base: Low Density Residential

Zoning - Overlay: Historic

Summary:
Application to voluntarily revoke the Conditional Use
Permit allowing a B&B inn at 316 East Napa Street.
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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
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oy (=]




November 25, 2015

City of Sonoma Planning Department
1 The Plaza
Sonoma, CA 95476

Re: Voluntary Revocation of Conditional Use Permit
Dear Planning Commission:

We have recently purchased the property located at 316 E. Napa Street in Sonoma,
where a business formerly known as The Victorian Cottage Inn previously operated.
We purchased the property to use as our personal residence, which is supported by
current zoning and we believe to be its highest and best use. We will be developing
a plan to preserve this historic property and update its interiors for this purpose.

Since the property has been previously run as a Bed & Breakfast under a Conditional
Use Permit (CUP) granted by the City in 1982, we are experiencing difficulties
securing favorable mortgage financing as a single-family property. We are '
requesting the voluntary revocation of the existing CUP, so the property will solely
designated a single-family property for the development of our improvement plan
for our permanent home in Sonoma.

Please contact us if you require additional information.

Sincerely,
e &)

;\-

Steve Evans Christopher M. Murray



City of Sonoma Planning Commission

STAFF REPORT

Agenda Item #2
Meeting Date: 12-10-15

Agenda Item Title:

Applicant/Owner:

Site Address/Location:

Application of Mary’s Pizza Shack for a Use Permit to operate a take-out food
establishment at 14 West Spain Street in conjunction with the adjoining Mary’s
restaurant at 8 West Spain Street.

Mary’s Pizza Shack/Spain Street Partners

8 and 14 West Spain Street

Staff Contact: Rob Gjestland, Senior Planner
Staff Report Prepared: 12/04/15
PROJECT SUMMARY
Description: Application of Mary’s Pizza Shack for a Use Permit to operate a take-out food
establishment at 14 West Spain Street in conjunction with the adjoining Mary’s
restaurant at 8 West Spain Street.
General Plan
Designation: Commercial (C)
Zoning: Base: Commercial (C) Overlay: Historic (/H); Plaza Retail (/P)
Site
Characteristics: The subject property is a 7,300-square foot parcel on the north side of the Plaza.
The property is currently developed with a 4,600 building (constructed between
1941 and 1953) containing a Mary’s Pizza Shack restaurant and small retail
tenant space.
Surrounding
Land Use/Zoning: North: Back of Sonoma Cheese Factory property/Commercial
South: Sonoma Plaza (across Spain Street)/Park
East: Sonoma Cheese Factory/Commercial
West: Restaurant and hotel/Commercial

Environmental
Review:

Staff
Recommendation:

[|Approved/Certified
XINo Action Required
[]Action Required

X|Categorical Exemption

[ INegative Declaration
[_|Environmental Impact Report
[_INot Applicable

Approve with conditions.




PROJECT ANALYSIS

DETAILED PROJECT DESCRIPTION

The project involves expanding Mary’s Pizza Shack into the adjoining tenant space (740-square feet in
area) to operate a takeout food establishment (“Slice by Mary’s) from that location. Takeout items
available for purchase would include sliced pizza, hotdogs in a blanket, pizza wraps, meatballs, salads
and beverages. No seats or tables are proposed. A small lobby with queueing area would be provided for
walk-in customers to order or pick up food with the remaining space devoted to food
preparation/cooking areas and associated facilities. Approximately eight employees would work on a
shift at the busiest times. Proposed hours of operation are 11a.m. to 9p.m. daily. The front entry would
be modified slightly to meet accessibility requirements and a door would be installed at the back of the
interior to provide employee access to the existing restaurant space. Additional details are provided in
the attached project narrative and drawings.

GENERAL PLAN CONSISTENCY ([_INot 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. The following General
Plan policies apply 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 1.8: Preserve and enhance the historic Plaza as a unique, retail-oriented
commercial and cultural center that attracts both residents and visitors.

Local Economy Element, Policy 1.10: Promote ground-floor retail uses in commercial areas as a means
of generating pedestrian activity

The proposed takeout food operation is a type of retail use consistent with the intent of the Commercial
land use designation and applicable General Plan policies.

DEVELOPMENT CODE CONSISTENCY ([_INot 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.
Restaurants (or the expansion of a restaurant) are allowed in the Commercial land use designation
subject to review and approval of Use Permit by the Planning Commission. In addition, the expansion of
a small formula business within the Historic Overlay Zone is subject to review and approval of Use
Permit by the Planning Commission.

Development Standards: The proposed use would operate within an existing tenant space. 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 subject property has no on-site parking with the exception of a two or three
employee spaces behind the building. However, for structures that face the Plaza additional parking is
not required for a new use unless the new use results in: 1) an increase in the square footage of the
structure, or 2) an off-street parking requirement that exceeds one parking space for each 300 square feet
of floor area (Development Code Section E.19.48.040.F). The proposed use would not enlarge the



building and the Development Code does not have a standard for takeout food establishments. In
absence of any other standard, staff is comfortable applying the general retail ratio for the takeout
operation, which is consistent with the parking allowance for the property. Staff would note that the use
would draw pedestrians already parked or within the Plaza area, and would accommodate order pick-ups
that currently occur at the existing Mary’s restaurant.

Formula Business Regulations: With over 10 locations, Mary’s Pizza Shack qualifies as a small formula
business under the City’s zoning regulations. The Planning Commission may approve a Use Permit for
the expansion of a small formula business within the Historic Overlay Zone provided the three findings
below can be made in addition to those normally required for a Use Permit.

1.  The Formula Business establishment will promote diversity and variety to assure a balanced mix
of commercial uses available to serve both resident and visitor populations; and,

2. The proposed use, together with its design and improvements, is consistent with the unique and
historic character of Sonoma, and will preserve the distinctive visual appearance and
shopping/dining experience of Sonoma for its residents and visitors; and,

3. The Formula Business establishment will be compatible with existing uses in the zone and will
promote the zone’s economic vitality as the commercial, cultural, and civic center of the
community.

It is staff’s opinion that these findings can be made. The proposal is a modest expansion or new aspect
of an existing restaurant use within a diverse commercial center. The building’s appearance would be
maintained with only a minor modification to the entry. In addition, the first Mary’s Pizza Shack was
established in the Sonoma area in Boyes Hot Springs. The local business and family have contributed
positively the community and have had a presence on the Plaza for many years.

Design Review: As previously noted, the front entry would be modified slightly to comply with ADA
requirements. Specifically, the door and transom window would be relocated forward to provide ADA
accessibility to the space from the sidewalk. Under Section 19.54.080.B.2 of the Development Code,
exterior modifications to commercial buildings are subject to design review by the DRHPC (signs are
also subject to DRHPC review). A condition of approval has been included to address this design review
requirement.

CONSISTENCY WITH OTHER

CITY ORDINANCES/POLICIES ([_INot Applicable to this Project)

Water Demand Analysis & Will-Serve Letter: Pursuant to Resolution No. 46-2010, the restaurant
expansion will be subject to the requirement for a water demand analysis and will-serve letter from the
City Engineer to confirm that adequate water capacity exists prior to the issuance of a building permit
for the project. These items have been included in the draft conditions.

ENVIRONMENTAL REVIEW ([_INot Applicable to this Project)
Pursuant to Section of 15301 of the State CEQA Guidelines, the leasing, permitting, or operation 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
In staff’s view, the proposal does not raise significant issues. Sufficient area is provided within the lobby
for queuing so that customers do not obstruct the sidewalk. In terms of parking, the use would focus on




existing customers and pedestrians in the Plaza area. In general, the proposal is a modest expansion of a
longstanding local business that contributes to the vitality of the downtown.

RECOMMENDATION
Staff recommends approval of the Use Permit, subject to the attached conditions.

Attachments:

1.  Draft Findings of Project Approval
2.  Draft Conditions of Approval

3. Vicinity Map

4.  Project Narrative

5. Project Use Permit Drawings

cc: Chuck Drulis (via email)
RDC Architecture, Inc.
18924 Sonoma Highway
Sonoma, CA 95476

Vince Albano, CEO (via email)
Mary’s Pizza Shack

19327 Sonoma Highway
Sonoma, CA 95476



DRAFT
City of Sonoma Planning Commission
FINDINGS OF PROJECT APPROVAL
Slice By Mary’s Use Permit
14 West Spain Street

December 10, 2015

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.

2.

That the proposed use is consistent with the General Plan and any Specific Plan;

That the proposed use is allowed with a conditional Use Permit within the applicable zoning district
and complies with all applicable standards and regulations of the Development Code (except for
approved Variances and Exceptions): and

The location, size, design, and operating characteristics of the proposed use are compatible with the
existing and future land uses in the vicinity; and

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

Formula Business Approval

1.

The Formula Business establishment will promote diversity and variety to assure a balanced mix of
commercial uses available to serve both resident and visitor populations; and,

The proposed use, together with its design and improvements, is consistent with the unique and
historic character of Sonoma, and will preserve the distinctive visual appearance and
shopping/dining experience of Sonoma for its residents and visitors; and,

The Formula Business establishment will be compatible with existing uses in the zone and will
promote the zone’s economic vitality as the commercial, cultural, and civic center of the community



DRAFT
City of Sonoma Planning Commission
CONDITIONS OF PROJECT APPROVAL
Slice By Mary’s Use Permit
14 West Spain Street

December 10, 2015

The building/tenant space shall be improved and used in conformance with the project narrative dated November 11,
2015, and approved Project Use Permit Drawings prepared by RDC Architecture dated 11/19/2015, except as modified
by these conditions and the following:

a. The expanded restaurant use within the tenant space at 14 West Spain Street shall be strictly takeout with no seating
or tables for customers.

Enforcement Responsibility: Planning Department; Building Department; Fire Department
Timing: Prior to issuance a building permit

All Building Department requirements shall be met, including applicable Building Code requirements related to the
provision of commercial kitchen hood(s), and ADA requirements (i.e. disabled access including at the entrance,
accessible paths of travel, etc.). A building permit shall be required.

Enforcement Responsibility: Building Department
Timing: Prior to construction

All Fire Department requirements shall be met, including applicable requirements related to emergency access, kitchen
hood(s), fire sprinkler systems, and water line/connections for fire service.

Enforcement Responsibility: Fire Department; City Engineer; Building Department
Timing: Prior to issuance of any building permit; Prior to operation

If the building permit valuation for the project or other improvements to the property exceeds $40,000 within any two-
year period, the property owner shall be responsible for completing public frontage improvements such as the provision
or repair of curb, gutter, and sidewalk as determined necessary by the City Engineer.

Enforcement Responsibility: City Engineer; Public Works Department; Building Department
Timing: Prior to final inspection approval/occupancy

An encroachment permit from the City shall be required for all work within the public right of way on West Spain Street.

Enforcement Responsibility: City Engineer; Public Works Department; Building Department
Timing: Prior to any work/construction within the public right of way

The applicant shall obtain any necessary permits, licenses, and/or clearances from the Sonoma County Environmental
Health Division and the State Department of Alcoholic Beverage Control (ABC) for food/beverage preparation, cooking,
and service associated with the use. Food/beverage preparation, cooking, and service shall conform to the limitations of
those permits.

Enforcement Responsibility: Department of ABC; Sonoma County Health Division; Planning Department
Timing: Prior to operation; Ongoing

The applicant shall comply with the following requirements of the Sanitation Division of Sonoma County Permit &
Resource Management Department (PRMD) and the Sonoma County Water Agency (SCWA):

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



10.

11.

12.

13.

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 the Wastewater Discharge Survey, the Applicant shall comply
with the terms and requirements of the Survey prior to commencing any food or beverage service. 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.

¢. Inaccordance with Section 5.05, "Alteration of Use", of the Sonoma Valley County Sanitation District Ordinances,
the Applicant shall pay increased sewer use fees as applicable for changes in the use of the existing structure. 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

The Applicant shall pay any required increased water fees applicable to the changes in use in accordance with the latest
adopted rate schedule.

Enforcement Responsibility: Public Works Department; Water Operations Supervisor; City Engineer
Timing: Prior to final occupancy

In addition to those already identified, the following agencies must be contacted by the applicant to determine permit or
other regulatory requirements of the agency prior to issuance of a building permit, including the payment of applicable
fees:

a. Sonoma Valley Unified School District [For school impact fees]

Enforcement Responsibility: Building Department
Timing: Prior to issuance of a building permit

The project shall be subject to design review by the Design Review & Historic Preservation Commission (DRHPC),
encompassing exterior building modifications and exterior materials.

Enforcement Responsibility: Planning Department; DRHPC
Timing: Prior to the issuance of a building permit

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

Enforcement Responsibility: Planning Department or Design Review Commission
Timing: Prior to installation of signage

All applicable stormwater requirements shall be met and implemented on site prior to final occupancy.

Enforcement Responsibility: Stormwater Coordinator; City Engineer
Timing: Prior to final occupancy

Prior to the issuance of any building permit, water demand analysis shall be prepared by a licensed civil engineer and
submitted by the applicant and shall be subject to the review and approval of the City Engineer. Said analysis shall be in
compliance with the City’s current policy on water demand and capacity analysis as outlined in Resolution 46-2010.
Building permits for the project shall only be issued if the City Engineer finds, based on the water demand analysis in
relation to the available water supply, that sufficient capacity is available to serve the proposed development, which



finding shall be documented in the form of a will-serve letter, prepared by the City Engineer. Any will-serve letter shall
remain valid only so long as the use permit for the project remains valid.

Enforcement Responsibility: City Engineer; Public Works Department
Timing: Prior to issuance of any building permit
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Project Summary

Project Name: Mary's Expansion-Takeout
Property Address: 14 West Spain Street
Applicant: Mary's Pizza Shack
Property Owner: Spain Street Partners

General Plan Land Use: Commercial

Zoning - Base: Commercial
Zoning - Overlay: Historic; Plaza Retail
Summary:

Application of Mary’s Pizza Shack for a Use Permit to
operate a take-out food establishment at 14 West
Spain Street in conjunction with the adjoining Mary’s
restaurant at 8 West Spain Street.

Zoning Designations

0 95 190 380 Feet
I T TN (NN AN NN N N

1 inch = 200 feet

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

. N

oy (=]




TEL
FAX

ARCHITECTURE

18294

Sonoma Highway
Sonoma

CA 95476

707 996 8448

707 996 8542

November 11, 2015

PROJECT NARRATIVE

Application Type: City of Sonoma Minor Conditional Use Permit
Project Name: Mary's Pizza Shack / "Slice by Mary's" expansion
Project Location: 8 and 14 West Spain Street, Sonoma, CA 95476
APN: 018-162-003-000

Owner: West Spain Partners

Developer: Mary's Pizza Shack

Project Architect: RossDrulisCusenbery Architecture, Inc.

PROJECT OVERVIEW - Owner's statement

Mary's Pizza Shack is very excited about the opportunity to expand our business on the

Sonoma plaza. Our guests have been asking for a quick service pizza slice for takeout for
many years now. The space adjacent to our Mary’s store, 14 Spain Street, provides that

opportunity under one roof to accommodate our guest needs. We will be offering sliced
pizza, hotdogs in a blanket, pizza wraps and fresh made salads. We will also offer house
made meatballs in a bowl, soda, beer and wine.

This is a takeout concept only. There are no seats or tables in this new space. We
estimate about eight employees on shift at the busiest times. We will include a door
inside the back of 14 Spain Street with access to our existing facility to allow our
employees to get to our existing Mary's kitchen and restrooms. Hours of operation are
11 AM until 9 PM seven days a week.

Vince Albano, CEO

Scope: The +/- 740 square foot renovation project will require interior demolition and
construction as shown on the drawings. The sidewalk slopes at the store front entry to
the new take out area from the street will be impacted to provide ADA accessibility
requirements. The street elevation of the building will not have any major changes.
Signage for the new use will be provided.

SI|NJICESOY



19327 Sonoma Highway * Sonoma, CA + 95476  707.938.3602 + Fax 707.938.5976 * maryspizzashack.com

Sonoma Planning Commission
Mary’s Pizza Shack
Request For Use Permit at 14 Spain Street

November 10, 2015

Mary's Pizza Shack is very excited about the opportunity to expand our business on the
Sonoma plaza. Our guests have been asking for a quick service pizza slice for takeout for
many years now. The space adjacent to our Mary’s store, 14 Spain Street, provides that
opportunity under one roof to accommodate our guest needs. We will be offering sliced
pizza, hotdogs in a blanket, pizza wraps and fresh made salads. We will also offer house
made meatballs in a bowl, soda, beer and wine.

This is a takeout concept only. There are no seats or tables in this new space. We estimate
about eight employees on shift at the busiest times. We will include a door inside the back
of 14 Spain Street with access to our existing facility to allow our employees to get to our
existing Mary's kitchen and restrooms. Hours of operation are 11 AM until 9 PM seven
days a week.

Vince Albano, CEO
vince@maryspizzashack.com
707-938-3602 X108
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SLICE BY MARY'S REMODEL

8 WEST SPAIN STREET, SONOMA, CA. 95476
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PROJECT USE PERMIT DRAWINGS

Preliminary Design Concepts. Design Subject To Change. Not For Construction Purposes.

18294

Sonoma Highway
Sonoma

CA 95476

TEL 207 996 8448
FAX
707 996 8542

RosPDrulisCusenbery

ARCHITECTURE

SLICE BY MARY'S

8 West Spain Street,
Sonoma, CA. 95476
A.P.N. # 018-162-003

PROJECT USE PERMIT
DRAWINGS

Sheet Title

COVER SHEET

Drawn By ER Checked By Checker

Scale:

Date:

11/19/2015

Project No.  Project Number

AQ.00

Drawing No.

If this drawing is not 24" x 36", it is a reduced print - scale accordingly.
All rights reserved. Material may not be reproduced in any form
without permission from RossDrulisCusenbery Architecture, Inc.
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PROJECT DIRECTORY

PROJECT INFORMATION

SCOPE OF WORK

SHEET INDEX

Owner

Mary's Pizza Shack
19327 Sonoma Hwy
Sonoma Ca. 95476
(707) 938-3602 x108
Vince Albano

Architect of Record

RossDrulisCusenbery Architecture Inc.
18294 Sonoma Highway

Sonoma, CA 954776

(707) 996 - 8448

Structural Engineer
TBD

Mechanical Engineer
TBD

Civil Engineer
TBD

Electrical Engineer
TBD

APN:

PROJECT:

DESCRIPTION:

BUILDING AREAS:

BUILDING FLOOR AREA RATIO:

FIRE SPRINKLERED:

T.I. USE/OCCUPANCY:
ZONING:

TOTAL BUILDING STORIES:

DEFERRED SUBMITTALS:

018-162-003

SONOMA CHEESE FACTORY
8 W SPAIN STREET,
SONOMA, CA 95476

Renovation and Construction of New Tenant Improvements in Existing Retail
Space

Existing: 4,626 SF SQFT

Proposed: 4,626 SF SQFT

NO ADDITIONAL SQFT TO BE ADDED

66% LOT COVERAGE

YES

M, B, A-2, S-2

DOWNTOWN DISTRICT COMMERCIAL / HISTORIC OVERLAY
SINGLE STORY WITH PARTIAL SECOND STORY

T.B.D.

GENERAL SCOPE OF WORK SINGLE CONSTRUCTION PHASE PROJECT
The scope of work includes but is not limited to the following:

TBD

GENERAL

A0.00 COVER SHEET

A0.01 PROJECT INFORMATION
A0.02 GENERAL NOTES, LEGENDS, AND ABBREVIATIONS
CIVIL

C1 SITE MAP

ARCHITECTURAL

A1.00 PROPOSED SITE PLAN

A2.01 FLOOR PLANS (E)

A2.05 FLOOR PLANS - DEMOLITION
A2.10 FLOOR PLANS (N)

VICINITY MAP: SONOMA, CA

PROJECT SITE

Preliminary Design Concepts. Design Subject To Change. Not For Construction Purposes.

18294

Sonoma Highway
Sonoma

CA 95476

TEL 207 996 8448
FAX
707 996 8542

RosPDrulisCusenbery

ARCHITECTURE

SLICE BY MARY'S

8 West Spain Street,
Sonoma, CA. 95476
A.P.N. # 018-162-003

PROJECT USE PERMIT
DRAWINGS

Sheet Title

PROJECT INFORMATION

Drawn By ER Checked By Checker

Scale:

Date:

11/19/2015

Project No.  Project Number

A0.01

Drawing No.

If this drawing is not 24" x 36", it is a reduced print - scale accordingly.
All rights reserved. Material may not be reproduced in any form
without permission from RossDrulisCusenbery Architecture, Inc.
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ABBREVIATIONS

MATERIAL DESIGNATIONS

GENERAL NOTES
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V N T H ©

AIC
AB
ACONC
ACOUS
ACT
AD
ADA
ADJ
AFF
AGGR
AL
ALUM
APPROX
APT
ARCH
ASPH
AUTO
AVG
AV

BD
BFI
BITUM
BLDG
BLK
BLKG
BM
B.O.
BOT
BSMT
BUR
BUWP

CAB
CB
cc
CEM
CER
CG

C
CIp
cl
CLG
CLKG
CLO
CLR
CNTR
(60
CoL
COMB
COMP
COORD
CMU
CONC
CONN
CONSTR
CONT
CORR
CPT
CS
CT
CTR
CTSK
CYL

DBL
DEPT
DET
DF
DFPT
DH
DIA
DICA
DIF
DIM
DIMP
DISP
DN
DO
DR
DS
DSP
DW
DWG
DWR

(E)

EA
EFOS.
EJ
EL
ELEC
ELEV
EMER
ENCL
EO.
EP
EQ
EQPT
EWC
EXH
EXP
EXPO
EXT

FA
FAU
FD
FDN
FE
FEC
FF
FHC
FHMS
FIN
FIXT
FL
FLASH
FLUOR

AND

ANGLE

AT

CENTERLINE

DEGREES (45 DEGREES)
DIAMETER OR ROUND
INCHES (9 AND %2 INCHES)
POUND OR NUMBER
PROPERTY LINE

LESS THAN

GREATER THAN

AIR CONDITIONING
ANCHOR BOLT
ASPHALTIC CONCRETE
ACOUSTICAL
ACOUSTICAL CEILING TILE
AREA DRAIN

AMERICANS WITH DISABILITIES ACT
ADJUSTABLE

ABOVE FINISH FLOOR
AGGREGATE

ALUMINUM

ALUMINUM

APPROXIMATE
APARTMENT
ARCHITECTURAL
ASPHALTIC

AUTOMATIC

AVERAGE HB
ACOUSTICAL VENT

BOARD

BLACK-FACED INSULATION
BITUMINOUS

BUILDING

BLOCK

BLOCKING

BEAM

BOTTOM OF

BOTTOM

BASEMENT

BUILT-UP ROOF

BUILT-UP WATERPROOFING

CABINET
CATCHBASIN
CENTER TO CENTER
CEMENT
CERAMIC
CORNER GUARD
CASTIRON
CAST IN PLACE
CONTROL JOINT
CEILING
CAULKING
CLOSET

CLEAR
COUNTER
CLEAN OUT
COLUMN
COMBUSTION
COMPOSITION
COORDINATE
CONCRETE MASONRY UNIT
CONCRETE
CONNECTION
CONSTRUCTION
CONTINUOUS
CORRIDOR
CARPET
CASEMENT (WINDOW)
CERAMIC TILE
CENTER
COUNTERSUNK
CYLINDER

DEEP

DOUBLE

DEPARTMENT

DETAIL

DRINKING FOUNTAIN
DOUGLAS FIR PRESSURE TREATED
DOUBLE HUNG (WINDOW)
DIAMETER

DRILLED IN CONCRETE ANCHOR
DIFFUSER

DIMENSION

DIMENSION POINT
DISPOSAL

DOWN

DOOR OPENING

DOOR

DOWNSPOUT

DRY STANDPIPE
DISHWASHER

DRAWING

DRAWER

EXISTING

EAST

EACH

EXTERIOR FACE OF STUD
EXPANSION JOINT
ELEVATION

ELECTRICAL

ELEVATOR

EMERGENCY
ENCLOSURE

EDGE OF

ELECTRICAL PANEL
EQUAL

EQUIPMENT

ELECTRICAL WATER COOLER
EXHAUST

EXPANSION

EXPOSED

EXTERIOR

FIXED POSITION (WINDOW)
FIRE ALARM

FORCED AIR UNIT

FLOOR DRAIN

FOUNDATION

FIRE EXTINGUISHER

FIRE EXTINGUISHER CABINET
FINISH FLOOR

FIRE HOSE CABINET

FLAT HEAD MACHINE SCREW
FINISH

FIXTURE

FLOOR

FLASHING

FLUORESCENT

F.0. FACE OF

F.O.F. FACE OF FINISH
F.O.S.  FACEOFSTUD
F.O.T. FACE OF TREAD
FPL FIREPLACE
FPRF FIREPROOF

FR FIRE RESISTIVE
FRMG ~ FRAMING POLYFS FULL SIZE
FSK FLOOR SINK

FT FEET OR FOOT
FTG FOOTING

FURR FURRING

GA GAUGE
GALV GALVANIZED
GB GRAB BAR
GEN GENERAL

GFRC  GLASS FIBER REINFORCED CONCRETE

GFI GROUND FAULT INTERRUPTED
Gl GALVANIZED IRON

GL GLASS OR GLAZING

GLU GLUE

GND GROUND

GR GRADE

GRAN  GRANITE
GSM GALVANIZED SHEET METAL
GYP GYPSUM

H HIGH

HB HOSE BIB

HC HOLLOW CORE
HCP HANDICAPPED
HD HEAD

HDRY  HAND DRYER
HDWD  HARDWOOD

HDWE  HARDWARE

HM HOLLOW METAL
HO HOPPER (WINDOW)
HORIZ ~ HORIZONTAL

H.P. HIGH POINT

HR HOUR

HT HEIGHT

HVAC HEATING VENTING & AIR CONDITIONING

HWH HOT WATER HEATER

D INSIDE DIAMETER
INCAN  INCADESCENT
INSUL  INSULATION

INT INTERIOR SCD
JAN JANITOR

JCT JUNCTION

JST JOIST

JT JOINT

KIT KITCHEN

KHB KEYED HOSE BIB

LAM LAMINATE

LAND LANDING

LAV LAVATORY

LCC. LEAD COATED COPPER

LH LEFT HAND

LIQ LIQUID

LKR LOCKER

LL LIVE LOAD

LLV.  LONGLEG VERTICAL
LP. LOW POINT

LSD LINEAR SLOT DIFFUSER
LT LIGHT

LWT LIGHTWEIGHT

MAT MATERIAL
MAX MAXIMUM

MB MACHINE BOLT
MBL MARBLE
MBX MAILBOX

MC MEDICINE CABINET
MD MEDIUM DENSITY
MECH  MECHANICAL

MED MEDIUM

MEMB  MEMBRANE

MET, MTL METAL OR METALLIC
MFR MANUFACTURER
MH MANHOLE

MIN MINIMUM

MIR MIRROR

MISC MISCELLANEOUS
MO MASONRY OPENING
MTD MOUNTED

MUL MULLION

MW MICROWAVE

(N) NEW

N NORTH

NA NOT APPLICABLE
NIC NOT IN CONTRACT
NO. NUMBER

NOM  NOMINAL

NR NON RATED

NTS NOT TO SCALE

o/ OVER

OA OVERALL

0BS OBSURE (GLASS)
oC ON CENTER

oD OUTSIDE DIAMETER
OFD OVERFLOW DRAIN
OHS OPPOSITE HAND SIMILAR
oP OPENING

OL OCCUPANT LOAD
OPER  OPERABLE

OPP OPPOSITE

0z OUNCE

P+T POWER AND TELEPHONE
PA PUBLIC ADDRESS
PC PIECE

P.C. PRECAST

PERP  PERPENDICULAR
PKT ~ POCKET (DOOR)
PL PLATE

PLAM  PLASTIC LAMINATE
PLAS  PLASTER

PLYWD  PLYWOOD

PNL  PANEL

POL  POLISH(ED)

POLY  POLYETHYLENE

PR PAIR
PRCST  PRECAST

PREFAB PREFABRICATED

PT POINT

PTCL  PARTICLE

PTDIS  PAPER TOWEL DISPENSER
PTD  PAINTED

PTN PARTITION

PVC  POLY VINYL CHLORIDE

QT QUARRY TILE

QTY  QUANTITY

QUAL  QUALITY

R) REVISED

R RISER

RAD  RADIUS

RD ROOF DRAIN

REBAR  REINFORCING BAR

REF  REFERENCE

REFL  REFLECTED OR REFLECTIVE
REFR  REFRIGERATOR

REG  REGISTER

REINF  REINFORCED

REQD  REQUIRED

RET  RETAINING

REV.  REVISION OR REVISED

REVER  REVERSED

RF RESILENT FLOORING

RH RIGHT HAND

RM ROOM

RND  ROUND

RO ROUGH OPENING

ROW.  RIGHT OF WAY

RWD  REDWOOD

RWL  RAINWATER LEADER

S SOUTH

S&P  SHELF AND CLOTHES POLE
SAD  SEE ARCHITECTURAL DRAWINGS
SAFF  SELF-ADHERING FLEXIBLE FLASHING
SAVD  SEE AUDIONVISUAL DRAWINGS
sc SOLID CORE

SCD  SEE CIVIL DRAWINGS

SCHED ~ SCHEDULE

SCP  SECURITY COMMUNICATION SYSTEM PANEL
D SOAP DISH OR DISPENSER
SECT  SECTION

SED  SEE ELECTRICAL DRAWINGS
SF SQUARE FEET

SFPD  SEE FIRE PROTECTION DRAWINGS
SFRM  SPRAY-APPLIED FIRE-RESISTIVE MATERIAL
SGD  SLIDING GLASS DOOR

SLD  SEE LANDSCAPE DRAWINGS
SLTD  SEE LIGHTING DRAWINGS
SMD  SEE MECHANICAL DRAWINGS
SNHG  SINGLE HUNG (WINDOW)

SH SHELF

SHR  SHOWER

SHT  SHEET

SHTG  SHEATHING

SIM SIMILAR

SMW  SHEET METAL WATERPROOFING
SND  SANITARY NAPKIN DISPENSER
SNR  SANITARY NAPKIN RECEPTACLE
sp STANDPIPE

SPD  SEE PLUMBING DRAWINGS
SPEC  SPECIFICATION

STANDPIPE OUTLET

SPRM  SINGLE PLY ROOF MEMBRANE
sQ SQUARE

ss STAINLESS STEEL

SSD  SEE STRUCTURAL DRAWINGS
SSED  SEE SECURITY ELECTRONICS DRAWINGS
ssL STAINLESS STEEL

STA  STATION

STD  STANDARD

STL STEEL

STLD  SEE TELECOMMUNICATIONS DRAWINGS
STN  STAINLESS

STOR  STORAGE

STRL  STRUCTURAL

SUSP  SUSPENDED

sV SHEET VINYL

SYM  SYMMETRICAL

T TREAD

788 TOP ANDBOTTOM

T&G  TONGUE AND GROOVE

TB TOWEL BAR

TC TRASH COMPACTOR

TDIS  TOWEL DISPENSER

TEL TELEPHONE

TEMP  TEMPERED

TEMPOR TEMPORARY

TER  TERRAZZO

TERM  TERMINATION

THK  THICK

THRSD  THRESHOLD

TO0. TOP OF

TOW.  TOP OF WALL

TPH  TOILET PAPER HOLDER

v TELEVISION OUTLET

TRASH  TRASH RECEPTACLE

TS TUBE STEEL

TYP  TYPICAL

uL UNDERWRITERS LABORATORIES INC.
UNF  UNFINISHED

UON  UNLESS OTHERWISE NOTED
UR URINAL

VCT  VINYL COMPOSITE TILE

VERT  VERTICAL

VEST  VESTIBULE

VIF VERIFY IN FIELD

Wi WITH

WD WASHER AND DRYER

w WEST OR WIDE

WO WITHOUT

e WATER CLOSET

WD WOOD

WH WATER HEATER

e WHERE OCCURS

WP WATERPROOF

WPM  WATERPROOFING MEMBRANE
WR WATER RESISTANT

WS WEATHERSTRIPPING

WSCT ~ WAINSCOT

WSP  WET STANDPIPE

WT WEIGHT

m CONCRETE MASONRY UNIT

/
T e
—
—

GYPSUM BOARD

[-"""7 CEMENT PLASTER

STEEL

ALUMINUM

PLYWOOD

E= GLASS

E—- wOOD: FINISH

(== WOOD: ROUGH - CONTINUOUS

[——1 WOOD: ROUGH - BLOCKING

1. DEFINITIONS:
A."TYPICAL" OR "TYP." MEANS IDENTICAL FOR ALL CONDITIONS, UNLESS OTHERWISE
NOTED;
B. "SIMILAR" OR "SIM" MEANS COMPARABLE CHARACTERISTICS FOR THE CONDITION
NOTED. VERIFY DIMENSIONS AND ORIENTATIONS;
C. "PROVIDE" MEANS TO FURNISH AND INSTALL;
D. "FURNISH" MEANS TO FURNISH, AND OTHERS TO INSTALL;

17. AT ALL TIMES THE CONTRACTOR SHALL BE SOLELY AND COMPLETELY RESPONSIBLE FOR THE
CONDITIONS OF THE JOB SITE INCLUDING SAFETY OF PERSONS AND PROPERTY, AND FOR ALL
NECESSARY INDEPENDENT ENGINEERING REVIEWS OF THESE CONDITIONS. THE OWNER'S OR
ENGINEER'S JOB SITE VISITS ARE NOT INTENDED TO INCLUDE REVIEW OF THE ADEQUACY OF THE
CONTRACTOR'S SAFETY MEASURES.

18. THE DESIGN ADEQUACY AND SAFETY OF THE ERECTION BRACING, SHORING AND TEMPORARY

ARCHITECTURAL SYMBOLS

o GRID LINE

o ROOM IDENTIFICATION

ROOM NAME
T
OFFICE ~__—
ROOM NUMBER
SECTION
m SECTION IDENTIFICATION
w LOCATION OF SECTION

ELEVATION
ELEVATION IDENTIFICATION

LOCATION OF ELEVATION

DOOR NUMBER

REFER TO DOOR SCHEDULE

WINDOW TYPE

REFER TO WINDOW / LOUVER SCHEDULE
WALL TYPE
REFER TO WALL SCHEDULE

REVISION

( _~ REVISION NUMBER

AREA OF REVISION

Q WORK POINT

(OR CONTROL OR DATUM POINT)

235.00" FINISH GRADE ELEVATION
(DECIMAL FEET)

x——  CHAIN LINK FENCE

PROPERTY LINE

INTERIOR ELEVATION IDENTIFICATION
ELEVATION DESIGNATION NUMBER

GROUP NUMBER

SHEET WHERE LOCATED

DETAIL DESIGNATION

SHEET WHERE LOCATED

FIRE EXTINGUISHER CABINET

———————— EXISTING WALL TO BE REMOVED

— :1 -~ EXISTING DOOR TO BE REMOVED
/
| 4
| P
-~
—
CASEWORK TAG
000 WOODWORK INSTITUTE CDS NUMBER

w V' D

2. DIMENSIONING RULES

SUPPORTS IS THE SOLE RESPONSIBILITY OF THE CONTRACTOR, OBSERVATION VISITS TO THE JOB SITE
BY OWNER SHALL NOT INCLUDE INSPECTION OF APPROVAL OF THE ABOVE ITEMS.

A. HORIZONTAL DIMENSIONS ARE SHOWN FROM FACE OF FINISH UNLESS OTHERWISE

NOTED;

B. DIMENSIONS NOTED "HOLD", "CLEAR" OR "CLR" MUST BE PRECISELY MAINTAINED;

19. THESE PLANS ARE THE PROPERTY OF ROSS DRULIS CUSEBERY INC. AND ARE NOT TO BE USED IN
WHOLE OR IN PART FOR ANY WORK OTHER THAN THE LOCATIONS SHOWN HEREIN.

C. DIMENSIONS ARE NOT ADJUSTABLE WITHOUT APPROVAL OF THE ARCHITECT OR

UNLESS NOTED (+/-);

D. DIMENSIONS TO THE EXTERIOR WALL ARE TO THE OUTSIDE FINISHED FACE OF WALL

UNLESS OTHERWISE NOTED;

E. VERTICAL DIMENSIONS FOR CASEWORK, TOILET ACCESSORIES, HANDRAILS AND
GUARDRAILS ARE FROM THE FINISHED FLOOR, UNLESS OTHERWISE NOTED;

F. DO NOT SCALE DRAWINGS. IF CONTRACTOR IS UNABLE TO LOCATE DIMENSIONS FOR
ANY ITEM OF WORK, CONSULT WITH THE ARCHITECT BEFORE PROCEEDING WITH

CONSTRUCTION;

G. DIMENSIONS MARKED V.I.F. SHALL BE "VERIFIED IN FIELD" BY THE CONTRACTOR AND
COORDINATED WITH THE ARCHITECT PRIOR TO THE START OF CONSTRUCTION.

20. BUILDING INSPECTOR NOTE: ACCEPT NO INK OR PENCIL CORRECTIONS TO THESE DRAWINGS. ALL
CHANGES SHALL BE MADE TO THE ORIGINALS BY THE ARCHITECT. THE ARCHITECT SHALL BE HELD
HARMLESS FOR ALL CHANGES NOT IN ACCORD WITH THIS REQUIREMENT. ALL USERS OF THESE
DRAWINGS AGREE BY USING SAID DRAWINGS TO HOLD THE OWNER HARMLESS FOR ANY AND ALL WORK
THAT DOES NOT CONFORM TO REQUIREMENTS AND MINIMUM STANDARDS OF

THE UNIFORM BUILDING CODE IN FORCE, APPLICABLE LOCAL ORDINANCE AND ACCEPTED STANDARDS OF
GOOD CRAFTSMANSHIP.

21. HAZARDOUS MATERIALS DISCOVERY, TESTING AND ABATEMENT: OWNER SHALL BE RESPONSIBLE
FOR THE DISCOVERY, TESTING AND ABATEMENT OF ANY HAZARDOUS MATERIALS SHOULD THEY OCCUR
IN THE WORK AREA, PRIOR TO COMMENCEMENT OF WORK.

3. THE ORIGINAL OF THESE DRAWINGS MEASURE 24"x36". IF THE SHEETS IN USE ARE SMALLER

THAN THE ORIGINAL SHEETS HAVE BEEN REDUCED IN SIZE AND THE SCALE MUST BE REDUCED

ACCORDINGLY.

4. REPETITIVE ITEMS NOTED IN ONE CONDITION ARE TO BE PROVIDED COMPLETE IN ALL SIMILAR

CONDITIONS.

22. ALL PRODUCTS AND MATERIALS SHALL BE INSTALLED IN ACCORDANCE WITH INDUSTRY AND CODE
STANDARDS AND MANUFACTURER'S RECOMMENDATIONS, GUIDELINES AND REQUIREMENTS.

23. THE CONTRACTOR SHALL MEET ALL REQUIRED 2013 CAL GREEN BUILDING STANDARDS CODE
REQUIREMENTS AS MARKED IN THE CALGREEN CHECKLIST DOCUMENT ATTACHED TO THE PERMIT
DOCUMENTS

5. DETAILS ARE KEYED TO REPRESENTATIVE LOCATIONS ONLY AND APPLY TO ALL SIMILAR

CONDITIONS.

24. CONTRACTOR TO PROVIDE AN OPERATIONS, MAINTENANCE AND WARRANTY MANUAL FOR ALL
BUILDING SYSTEMS TO THE OWNER UPON COMPLETION OF THE WORK.

6. CONTRACTOR SHALL VISIT SITE AND BE FULLY COGNIZANT OF ALL FIELD CONDITIONS PRIOR TO

SUBMITTING BID. CONTRACTOR SHALL VERIFY ALL DIMENSIONS AND SITE CONDITIONS BEFORE
SUBMITTING BID AND STARTING WORK. ANY CONFLICT OR DISCREPANCY BETWEEN THE

DRAWINGS AND ACTUAL

CONDITIONS SHALL BE BROUGHT TO THE ATTENTION OF THE ARCHITECT IN WRITING, BEFORE
PROCEEDING WITH ANY WORK OR PRESENTATION OF BID. ONLY WRITTEN DIMENSIONS ON THE

DRAWINGS SHALL BE USED. DO NOT SCALE THE DRAWINGS.

7. ALL WORK SHALL CONFORM TO ALL GOVERNING CODES, AMENDMENTS, RULES,

25. ALL BUILDING MATERIALS MUST MEET THE VOC LIMITS AS OUTLINED IN THE 2013 CALIFORNIA GREEN
BUILDING STANDARDS CODE.

26. CONTRACTOR TO RECEIVE APPROVAL FROM THE ARCHITECT FOR ANY PROPOSED SUBSTITUTIONS
PRIOR TO PURCHASE, FABRICATION OR INSTALLATION.

27. CONTRACTOR TO PROVIDE FULL SCALE ROOM LAYOUTS FOR APPROVAL BY OWNER PRIOR TO
CONSTRUCTION OF NEW PARTITIONS.

REGULATIONS, ORDINANCES, LAWS, ORDERS, APPROVALS, ETC., THAT ARE REQUIRED BY

PUBLIC AUTHORITIES WITH JURISDICTION OVER THIS PROJECT. IN THE EVENT OF CONFLICT, THE

MOST STRINGENT REQUIREMENT SHALL APPLY.

8. THE CONTRACT DOCUMENTS INCLUDE THE DRAWINGS, ALL SEPARATE DOCUMENTS LISTED
ON SHEET A0.01 , THE GENERAL CONDITIONS, SPECIAL CONDITIONS AND ALL ADDENDA ISSUED

BY THE ARCHITECT.

9. THE CONTRACTOR SHALL VERIFY DIMENSIONS AND COORDINATE WORK WITH INSTALLATION

28. CONTRACTOR IS RESPONSIBLE FOR OBTAINING, SCHEDULING AND PAYING FOR ALL PERMITS, FEES,
INSPECTIONS, AND APPROVALS.

29. SUPERVISION AND CONSTRUCTION PROCEDURES: THE CONTRACTOR SHALL SCHEDULE AND
COORDINATE ALL SUBCONTRACTORS AND SUPERVISE AND DIRECT THE WORK USING THE
CONTRACTOR'S BEST SKILL AND ATTENTION. THE CONTRACTOR SHALL BE SOLELY RESPONSIBLE FOR
AND HAVE CONTROL OVER, CONSTRUCTION MEANS, METHODS, TECHNIQUES, SEQUENCES AND
PROCEDURES AND FOR COORDINATING ALL PORTIONS OF THE WORK UNDER THE CONTRACT.

OF "NOT IN CONTRACT" (NIC) ITEMS, COORDINATE DESIGN DETAILS WITH ALL OTHER DISCIPLINES

BEFORE ORDERING OR INSTALLING ANY WORK.

10. ANY SURFACES DAMAGED DURING CONSTRUCTION SHALL BE PATCHED AND REFINISHED OR
REPLACED TO MATCH SIMILAR/SAME FINISHES EXISTING ON SITE.

11. CONTRACTOR SHALL VERIFY THAT NO CONFLICTS EXIST BETWEEN THE LOCATION OF ANY
NEW AND EXISTING MECHANICAL, TELEPHONE, ELECTRICAL, LIGHTING, PLUMBING, SPRINKLER

30. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ACTS AND OMISSIONS OF THE CONTRACTOR'S
EMPLOYEES, SUBCONTRACTORS AND THEIR AGENTS AND EMPLOYEES, AND OTHER PERSONS OR
ENTITIES PERFORMING PORTIONS OF THE WORK FOR OR ON BEHALF OF THE CONTRACTOR OR ANY OF ITS
SUBCONTRACTORS.

31. THE CONTRACTOR SHALL BE RESPONSIBLE FOR INSPECTION OF WORK ALREADY PERFORMED TO
DETERMINE THAT SUCH WORK IS IN PROPER CONDITION TO RECEIVE SUBSEQUENT WORK.

EQUIPMENT (INCLUDING ALL PIPING, DUCTWORK AND CONDUIT); AND ENSURE THAT ALL

REQUIRED CLEARANCES FOR INSTALLATION AND MAINTENANCE OF ABOVE EQUIPMENT ARE
PROVIDED. ANY CONFLICT MUST BE RESOLVED IN WRITING BEFORE INSTALLATION OF WORK IN
THE AREA OF CONFLICT. THE CONTRACTOR SHALL SUBMIT COORDINATION DRAWINGS PRIOR TO

STARTING OF THE WORK.

12. SHOP DRAWINGS FOR ALL MILLWORK AND CASEWORK TO BE SUBMITTED TO AND REVIEWED

BY THE ARCHITECT PRIOR TO FABRICATION.

13. PROVIDE STRUCTURAL BACKING FOR ALL NEW CABINETS, GRAB BARS, TOILET ROOM,
EQUIPMENT, SHELVES, HARDWARE, LIGHTING FIXTURES, SERVER CABINETS/RACKS FLAT

32. WARRANTY: THE CONTRACTOR WARRANTS TO THE OWNER AND ARCHITECT THAT MATERIALS AND
EQUIPMENT FURNISHED UNDER THE CONTRACT WILL BE OF GOOD QUALITY AND NEW UNLESS THE
CONTRACT DOCUMENTS REQUIRE OR PERMIT OTHERWISE. THE CONTRACTOR FURTHER WARRANTS
THAT THE WORK WILL CONFORM TO THE REQUIREMENTS OF THE CONTRACT DOCUMENTS AND WILL BE
FREE FROM DEFECTS. WORK, MATERIAL OR EQUIPMENT NOT CONFORMING TO THESE REQUIREMENTS
MAY BE CONSIDERED DEFECTIVE. THE CONTRACTOR'S WARRANTY EXCLUDES REMEDY FOR DAMAGE OR
DEFECT CAUSED BY ABUSE, ALTERATIONS TO THE WORK NOT EXECUTED BY THE CONTRACTOR,
IMPROPER OR INSUFFICIENT MAINTENANCE, IMPROPER OPERATION, OR NORMAL WEAR AND TEAR AND
NORMAL USAGE. THE CONTRACTOR SHALL FURNISH SATISFACTORY EVIDENCE AS TO THE KIND AND
QUALITY OF MATERIALS AND EQUIPMENT.

SCREEN VIDEO MONITORS AND OTHER BUILDING ELEMENTS REQUIRING SECURE ANCHORAGE.

14. CONTRACTOR SHALL MAINTAIN STRICT CONTROL OF CLEANLINESS AND PREVENT DUST FROM
LEAVING CONSTRUCTION AREAS. CONSTRUCTION WORK SHALL NOT PREVENT OWNER FROM
USING THE PREMISES IN AREAS NOT AFFECTED BY THE NEW WORK. CONSTRUCTION VEHICLES
AND EQUIPMENT SHALL BE DEPLOYED IN A MANNER WHICH CAUSES AS LITTLE DISRUPTION AS

POSSIBLE.

15. SEALANT, CAULKING AND FLASHING LOCATIONS SHOWN ON DRAWINGS ARE NOT INTENDED
TO BE INCLUSIVE. FOLLOW MANUFACTURERS' INSTALLATION RECOMMENDATIONS AND
STANDARD INDUSTRY PRACTICES FOR THE USE OF ALL SEALANTS.

33. THE CONTRACTOR SHALL BE RESPONSIBLE FOR PREVENTING THE DISCHARGE OF POLLUTANTS OR
WASTE FROM THE PROJECT SITE DURING AND AFTER CONSTRUCTION. THE CONTRACTOR SHALL EMPLOY
BEST MANAGEMENT PRACTICES (BMP) FOR EFFECTIVENESS: SILT FENCING, STRAW WATTLES, EROSION
BLANKETS, CHECK DAMS, RIP RAP CONSTRUCTION, CONSTRUCTION ENTRANCES TO CONTROL SOIL
DISCHARGE, PRIMARY AND SECONDARY CONTAINMENT OF FOR PETROLEUM PRODUCTS, PAINTS, LIME
AND OTHER MATERIALS OF CONCERN AND PERMANENT MEASURES SUCH AS INFILTRATION GALLERIES,
RAIN GARDENS, AND STORM WATER TREATMENT SYSTEMS THAT ADDRESS POST CONSTRUCTION

STORM WATER RUNOFF. THE CONTRACT DOES NOT DICTATE ONE BMP OVER ANOTHER, HOWEVER THE
CONTRACTOR MUST PROVIDE AN EFFECTIVE COMBINATION OF BPM'S TO MEET THE INTENT OF
PREVENTING OR MINIMIZING THE DISCHARGE OF POLLUTANTS FROM THE SITE.

16. THE CONTRACTOR IS RESPONSIBLE FOR LOCATING UNDERGROUND UTILITIES PRIOR TO
CONSTRUCTION, PROVIDING TRENCHING, CONDUIT AND CONNECTIONS TO AND BETWEEN THE
BUILDINGS FOR ALL UTILITIES AND CONFORMING WITH ALL UTILITY COMPANY AND GOVERNMENT

AGENCY REQUIREMENTS AS REQUIRED BY THE CONTRACT DOCUMENTS.

CODE ANALYSIS

BUILDING CODE SUMMARY

1. APPLICABLE REGULATIONS: CONFORM TO MOST CURRENTLY ADOPTED
EDITION OF THE FOLLOWING CODES, GUIDELINES AND STANDARDS

2013 C

ALIFORNIA BUILDING CODE

NFPA 101, LIFE SAFETY CODE - CHAPTERS 5 AND 13

NFPA 13, SPRINKLER SYSTEMS WITH APPROVED CALIFORNIA
AMENDMENTS

CALIFORNIA MECHANICAL CODE

CALIFORNIA PLUMBING CODE

CALIFORNIA ELECTRIC CODE

CALIFORNIA ENERGY CODE

2013 CALGREEN BUILDING REQUIREMENTS AND CITY OF MENLO PARK

ADDITI

UNIFORM FIRE CODE WITH APPROVED CALIFORNIA AMENDMENTS

ONAL MANDATORY STANDARDS 1/1/12

TITLE 19 - PUBLIC SAFETY, STATE FIRE MARSHAL

TITLE 24 - CALIFORNIA CODE OF REGULATIONS, AMERICANS WITH

DISABI

CALIFORNIA CODE OF REGULATIONS

LITIES ACT
ACCESSIBILITY GUIDELINES (ADAAG)
UNIFORM ACCESSIBILITY STANDARDS

APPLICABLE STANDARDS

UL - UNDERWRITERS LABORATORIES FIRE RESISTANCE DIRECTORY
UL - UNDERWRITERS LABORATORY BUILDING MATERIALS DIRECTORY
SMACNA - FIRE, SMOKE AND RADIATION DAMPER INSTALLATION GUIDE

FOR HVAC SYSTEMS

2. BUILDING TYPE
(TABLE 503 2013) TYPE V-B, OCCUPANCY A-2, M

OCCUPANT LOAD FACTOR

(REFERENCE: TABLE 1004.1.2) APPROX. TOTAL BUILDING T.I. AREA 4,626 SF
BUILDING TYPE TYPE V-B
ACCESSORY STORAGE, MECH. EQUIPMENT ROOM 300 gross MALE FEMALE
ASSEMBLY WITHOUT FIXED SEATS (TABLES AND CHAIRS) 15 net OCCUPANCY TYPES (SECTION 303.3, 309.1) M, B, A-2, S-2
a) a) o) o)
BUSINESS AREAS (OFFICE, LOBBY) 100 gross 508.3.2 ALLOWABLE BUILDING AREA AND HEIGHT & g % g
Shall be based on the most restrictive allowances for the occupancy FIXTURES 5 S 5 S
KITCHENS (COMMERCIAL) 200 gross groups under consideration for the type of construction. A-2 is most 8‘ o 8 O
restrictive and shall be used. REQU|RED o EE o EE
MERCANTILE (BASEMENT AND GRADE FLOOR AREAS) 30 gross
TABLE 503 - BASIC ALLOWABLE AREA:
MERCANTILE (STORAGE, STOCK, SHIPPING AREAS) 300 gross A-2 Occupancy 6,000 SF PER FLOOR WATER CLOSETS 2 2 2 2

OCCUPANT LOAD

ALLOWABLE BUILDING AREA PLUMBING FIXTURE ANALYSIS

1 STORY MAX.
506.1 BUILDING AREA MODIFICATIONS
Aa = 24,751 SF PER FLOOR URINALS 1 1 - }
2 STORY MAX
Aa = {At + [At x If] + [At x Is]}
Aa = {6,000 + [6,000 x .125] + [6,000 x 3]} = 24,751 SF LAVATORIES 1 2 1 2

At = 6,000 sf

If = [F/P - 0.25]W/30
If = [200/533 - 0.25]30/30 = .125

F =200 ft
P =533 ft
W =30 ft

504.2 BUILDING HEIGHT AUTOMATIC SPRINKLER SYSTEM INCREASE
Where a building is equipped throughout with an approved automatic
sprinkler system in accordance with Section 903.3.1.1, the value specified

in Table 503 for maximum buliding height is increased by 20 feet and the
maximum number of stories is increased by one.
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EQUIPMENT LIST
HSM QTY|EQUIPMENT CATEGORY
1 1 |WALK-IN COOLER, MED TEMP
2 1 |EVAPORATOR COIL, MED TEMP
3 1 |CONDENSING UNIT, MED TEMP
4 1 |STRIP CURTAIN
5 LOT [PIZZA BOX ON DOLLY
6 LOT [SHELVING UNIT
7 1 |CAN RACK
8 LOT [SHELVING UNIT
9 — |- SPARE NUMBER -
10 — |- SPARE NUMBER -
1 1 |FREEZER, REACH—IN
12 1 |WORK TABLE WITH PREP SINK
13 1 |FAUCET, DECK MOUNT
14 1 |SHELF, WALL MOUNTED
15 1 |REFRIGERATED PIZZA PREP TABLE
16 1 |SHELF, WALL MOUNTED
17 1 |HAND SINK WITH SPLASH GUARDS
18 LOT |DISPENSERS, SOAP/PAPER TOWEL
19 1 |REFRIGERATOR, GLASS DOOR REACH IN
20 1 |DISPENSER, SODA/ICE W/ CARBONATOR

EQUIPMENT LIST
HSM QTY|EQUIPMENT CATEGORY
21 — |— SPARE NUMBER -
22 — |- SPARE NUMBER -
23 1 |PIZZA OVEN, SINGLE DECK
24 1 |EXHAUST HOOD, CLASS I
25 1 |INSULATED WALL LINING
26 1 |FAN, EXHAUST
27 1 |FAN, SUPPLY
28 1 |WORK TABLE, MAPLE TOP
29 1 |SHELF, TABLE MOUNTED
30 — |— SPARE NUMBER -
31 — |— SPARE NUMBER -
32 1 |POS UNIT
33 1 [FRONT COUNTER, CASHIER SECTION
34 1 |FRONT COUNTER, LIFT UP SECTION
35 1 |SERVING COUNTER
36 1 |DROP—IN, HOT WELLS
37 1 |REFRIGERATOR, SANDWICH/SALAD PREP
38 1 |SNEEZE GUARD WITH SHELF
39 1 |TRAFFIC GUARD

Preliminary design. Not for bidding or construction purposes.
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	12-10-15 Revised PC Agenda
	CORRESPONDENCE
	Election of Officers
	ISSUES UPDATE
	ADJOURNMENT

	05_14_2015 Draft Minutes
	May 14, 2015
	Community Meeting Room, 177 First Street West, Sonoma, CA
	Draft MINUTES
	Chair Willers stated that Item #2 will not be heard tonight.
	COMMENTS FROM THE PUBLIC: David Cook, resident/Mayor of Sonoma, thanked all the commissioners for their community involvement and wished them well.
	Item #3 – Public Hearing – Consideration of a Use Permit to allow an existing residence to be operated as a vacation rental at 289 First Street East.
	Applicant/Property Owner: Benchmark- Hoover L.L.C./City of Sonoma
	Planning Director Goodison presented staff’s report.
	Comm. Roberson questioned if parking will be allowed on the dead end access road.
	Planning Director Goodison will verify if parking for the vacation rental will be permitted in this area. The primary issue is making the findings to support a parking exception. The Development Code was amended to allow vacation rentals in the Park z...
	Comm. Cribb confirmed with staff that tandem parking is an option within the request for the parking exception. He recognized that although the property is not listed on the State Registry it is a locally significant historic resource. The property re...
	Chair Willers inquired about a disabled parking space.
	Comm. Heneveld confirmed that ADA upgrades were triggered with the major interior renovation.
	Comm. Felder confirmed with Planning Director Goodison that the 20 year lease has no extension provision and that the rental payments will assist the City in making future improvements.
	Chair Willers opened the item to public comment.
	Sid Hoover, applicant, is pleased to operate a vacation rental and staff supported the change in use.
	Chair Willers closed the item to public comment.
	The Commissioners are satisfied that the project conformed to the Development Code and the terms of the bequest to the City of Sonoma.
	Chair Willers felt that a second parking space is important given the vacation rental occupancy.
	Comm. Roberson made a motion to approve a Use Permit for the vacation rental as submitted. Chair Willers seconded. The motion was unanimously approved.
	Chris Pegg, Stormwater Compliance Specialist  presented staff’s report.
	He explained the background leading up to tonight’s discussion about amending the Development Code.  The following are the changes proposed:
	1. Modify open space requirements to promote development that provides open spaces with   beneficial storm water and groundwater recharge impacts. (SMC 19.38.010 & 19.40.080) 2. Modify screening requirements for trash enclosures to better prevent stor...
	Comm. Wellander asked about the pros and cons of the amendment and the changes to regulations for curbs in parking lots. .
	Stormwater Compliance Specialist Pegg said a goal of the review was to identify unnecessary impediments for Developers. He identified the requirement for continuous curbs in parking lots to be in conflict with new requirements for parking lot drainage...
	Planning Director Goodison noted that the design standard of the code addressed wheel stops and curbing.
	Chair Willers opened the item to public comment.
	Robert McDonald, resident/Commissioner, supported the new standards proposed and suggested that Public Works review stormwater and conservation measures during the Use Permit application process.  He recommended that restaurant parking lots have  grea...
	Chair Willers closed the item to public comment.
	Planning Director Goodison stated that Stormwater Compliance Specialist Pegg routinely visits construction sites to review stormwater mitigation measures. He responds to complaints from residents and commercial business owners and receives calls from ...
	Comm. Roberson encouraged residents to take advantage of the City’s turf rebate program and is satisfied that the City is combining water conservation and stormwater efforts.
	Planning Director Goodison presented staff’s report.
	Adjournment: Chair Willers adjourned the meeting at 8:30 p.m. to the next meeting scheduled for 6:30 p.m. on Thursday, June 11, 2015.

	9_10_2015  Draft Minutes
	September 10, 2015
	Community Meeting Room, 177 First Street West, Sonoma, CA
	Draft MINUTES
	COMMENTS FROM THE PUBLIC: Carol Lynn requested to move Item #6 to be first on the Agenda. As a compromise, Chair Willers agreed to hear the item following Item #3.
	Chair Willers opened the item to public comment.
	Chair Willers closed the item to public comment.
	Comm. Roberson made a motion to approve the Use Permit as submitted with the conditions of approval amended to specify retail hours of operation between 7-4:30 p.m. for the bakery, as well as  staff review of the required ABC barrier for the outdoor s...
	Applicant/Property Owner: Josef Cuneo
	Associate Planner Atkins presented staff’s report.
	Chair Willers opened the item to public comment.
	Joe Cuneo, property owner, replaced the fence to provide improved safety and privacy. He said the addition of the extra foot added to the aesthetics and it would be cumbersome if he were required to remove the fencing.
	Timothy Bennett, tenant, preferred the taller fence and is concerned with his privacy.
	Chair Willers closed the item to public comment.
	Comm. Felder is disappointed the fence was built too high without a permit and recommended reducing the fence height.
	Comm. Roberson agreed with Comm. Felder that the fence height is excessive and dominates the space. He agreed with staff’s recommendation to reduce the fence height.
	Comm. Cribb recommended the tenant discuss his security concern directly with the landlord. He felt the fence should never have been constructed and was a mistake. He recommended reverting  back to the normally-required 20-foot setback.
	Comm. McDonald concurred with Comm. Cribb’s recommendation and  opposed. He suggested that planting trees and shrubs could help mitigate lighting and privacy concerns.
	Comm. Wellander supported lowering the fence, as well as installing additional landscaping  materials.
	The Planning Commission engaged in a lengthy discussion regarding options for addressing the application.
	Comm. Wellander made a motion to approve the Exception subject to the conditions of approval, including the condition to reduce the height of the fence to a maximum height of five feet above the header board. Comm. Heneveld seconded. The motion was un...
	Senior Planner Gjestland presented staff’s report.
	Chair Willers opened the item to public comment.
	Bill Utnehmer, applicant, reached out to the neighbors and received many positive responses. He spoke to 6 of 7 neighbors on Fryer Creek that are fairly understanding of the proposal and he is working to minimize negative impacts to the neighbors with...
	Carol Lynn, resident, is concerned with the impacts of the development for her mother, Bernadette Fruth (property owner in close proximity to the project).
	Bernadette Fruth, neighbor, stated that she is primarily concerned with maintaining her existing fence, but also has concerns about traffic and neighborhood compatibility.
	Mark Vogler, neighbor, opposed the project because, in his opinion, the proposed development is not compatible with the existing neighborhood. He is interested in the exact location of the pool houses since they were not depicted on the plans he revie...
	Brian Dingman, neighbor, did not oppose developing the site but is concerned with potential negative impacts to the drainage in the area. Since the construction of the new home at 199 Malet Street, more water drains south and is accumulated/concentrat...
	Denise Willow, resident, requested that the applicant address the drainage issues on Malet Street upfront. She is concerned with the non-permeable surfaces for the streets and driveways. Her main concern is drainage.
	Chair Willers closed the item to public comment.
	Chair Willers confirmed with staff the historic flow pattern for the drainage is to the south and is identified in the new drainage plan, which will be reviewed by the City Engineer and the Storm Water Coordinator.
	Comm.  McDonald stated that the drainage plans and calculations should include the potential for accessory structures such as pools and cabanas.
	Comm. Heneveld confirmed with staff that the trees proposed for removal are not significant in terms of height.
	Comm. Cribb confirmed the setbacks are in conformance.
	Comm. Heneveld confirmed with the applicant that the pool house/cabanas will be 18 x 42 feet.
	Chair Willers allowed another public comment from a neighbor.
	Bernadette Fruth, neighbor, stated that drainage appears to have improved in the area since the culvert was built.
	The Planning Commission engaged in a lengthy discussion regarding the pros and cons of the project. In consultation with staff, the Planning Commission identified a series of amendments to the conditions of approval addressing drainage considerations,...
	Comm. Cribb did not support the proposed subdivision and recommended a reduction in intensity of use.
	Chair Willers supported the plan since it complied with the General Plan and Development Code including the subdivision standards. He is satisfied that any accessory structures would  be incorporated into the Engineer’s approved drainage plan.
	Comm. Wellander returned to the dais.
	Comm. Cribb recused due to financial reasons and left the room.
	Planning Director Goodison  presented staff’s report.
	Chair Willers opened the item to public comment.
	Tommy DeHennis, applicant, discussed the application with the neighbors on either side of his home and they had no objections.
	Chair Willers closed the item to public comment.
	Comm. Wellander is concerned with the height of the arbor. He has no objections to the basic concept, but in his view the height is excessive.
	Comm. Roberson agreed with Comm. Wellander that the arbor is to tall and too massive as proposed. He does not have any issue with the spacing of the fence posts at the corner of the property.
	Comm. Felder is concerned with the accessory structure and he will not support another exception on the property.
	Comms. McDonald, Heneveld, and  Felder agreed that the arbor in the entry should be scaled back and they would not support a reduced setback for the accessory structure.
	Chair Willers is not comfortable with allowing an accessory structure to encroach into the front yard setback and he agrees that that the scale of the arbor is excessive.
	Chair Willers made a motion to approve the fence exception allowing a reduced transparency for the segment adjoin the street corner and to approve the arbor subject to reducing the spring point to 7’6” and moving the rear posts one foot to the west. C...
	Comm. McDonald made a motion to deny the setback exception for the accessory structure. Chair Willers  seconded. The motion was approved  5-1, Comm. Roberson dissenting.
	Chair Willers recused due to proximity and left the dais.
	Planning Director Goodison  presented staff’s report.
	Chair Felder opened the item to public comment.
	Ryan Snow, partner, stated that he was available to answer questions.
	Pat Coleman, neighbor, asked if the owners would provide a local contact number in case issues arose. She supported the use and is interested in effective communication with the neighbors.
	Ryan Snow stated that the unit will be under the care of a reputable local property manager who will be readily available for contact if issues arise.
	Chair Willers closed the item to public comment.
	Comms. Roberson and Cribb supported vacation rentals in the Broadway corridor as a replacement for office uses, stating that they will encourage pedestrian traffic in the area.
	Adjournment: Comm. Heneveld made a motion to adjourn the meeting at 10:25  p.m. to the next meeting scheduled for 6:30 p.m. on Thursday, October 8, 2015. Comm. Roberson        seconded. The motion was unanimously adopted.

	11_12_15 Draft Minutes
	1_ENapa316-B&B CUP Revocation
	ENapa316-Murray-Memo
	December 10, 2015

	ENapa316-zoning map
	Sonoma CUP Revocation_316 E Napa St

	2_WSpain14-Mary's Takeout
	WSpain14-Mary's Expansion-Takeout
	City of Sonoma Planning Commission
	Surrounding
	CONDITIONS OF PROJECT APPROVAL

	a. Sonoma Valley Unified School District [For school impact fees]
	13. Prior to the issuance of any building permit, water demand analysis shall be prepared by a licensed civil engineer and submitted by the applicant and shall be subject to the review and approval of the City Engineer. Said analysis shall be in compl...
	Enforcement Responsibility: City Engineer; Public Works Department
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