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City of Sebastopol  
Design Review Board Staff Report 

 
Meeting Date:  April 6th, 2022 
Agenda Item: 6B   
To:  Design Review Board     
From:  John Jay, Associate Planner     
 
Subject:  Design Review    
Recommendation:  Approval with conditions   
Applicant/Owner:  Elizabeth Valerio/Starbucks   
File Number:  2022-001    
Address:  700 Gravenstein Highway North    
CEQA Status:  Exempt    
General Plan:  Office Commercial (CO)     
Zoning:  General Commercial (CG)    
  
Introduction: 
This is a design review request for a new Starbucks within the Redwood shopping center at 700 
Gravenstein Highway North. The applicant has already been approved for the continuance of a 
nonconforming drive through use at the March 8th, 2022, Planning Commission meeting. The 
Planning Commission did recommend for the Design Review Board to consider additional 
bicycle parking, if space accommodates for it, and to add EV charging stations as the proposal 
removed two parking spaces. The Planning Commission also recommended that the Design 
Review Board consider safe travel additions from the parking area to the entrance of the 
building across the drive through lane. 
 
 
Project Description: 
Starbucks is requesting Design Review approval for their new location at 700 Gravenstein 
Highway North. The proposal includes modifications to the exterior which also include the 
relocation of the current drive through window, restriping the parking lot, new roof, parapet caps, 
new paint, new landscape, and outdoor dining.  
 
 
Environmental Review: 
The project is categorically exempt from the requirements of CEQA pursuant to Section 15301 
Existing Facilities (a) which includes Interior or exterior alterations involving such things as 
interior partitions, plumbing, and electrical conveyances. The proposed project would be 
consistent with this exemption in that it proposes to use an existing facility under the same use 
and have minor exterior and interior modifications and will not create any new environmental 
impacts as it will be in an already developed area. 
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General Plan Consistency: 
The project is consistent with the General Plan in that it meets Policy LU 8-4 Support the 
continued development and intensification of office and professional employment centers 
throughout all non-residential areas because the Starbucks will help revitalize an older shopping 
center. 
 
 
Zoning Ordinance Consistency: 
The applicant is proposing to remove two parking spaces on site to update ADA and parking 
conditions on site. In doing so, the applicant would be altering the parking stall area to the north 
of the building which would remove the ability for patrons exiting the drive through window to 
park within that area. The Planning Commission has already approved the parking reduction 
request, but recommended the Design Review Board consider alternative options to this parking 
reduction by adding EV charging stations and additional bicycle parking. 
 
The exterior modifications to the building will provide a much-needed update to an outdated 
building and shopping center. The applicant has provided a materials list within the plan set that 
will meet the requirements of a typical Starbucks but will also blend in with some of the existing 
buildings in the shopping center and neighboring locations. 
 
 
Public Comment: 
As of writing this staff report the Planning Department has not received any public comments.   
 
 
City Departmental Comment: 
The Planning Department routed this to the various city departments and those departments 
had no special conditions other than those set forth in conditions of approval. 
 
  
Required Findings: 
Chapter 17.450.030(b) sets forth the required findings of Design Review permits. 
 
In considering an application for design review, the Design Review Board, or the Planning 
Director, as the case may be, shall determine whether: 
 

1. The design of the proposal would be compatible with the neighborhood and with the 
general visual character of Sebastopol; 
 
2. The design provides appropriate transitions and relationships to adjacent properties 
and the public right-of-way; 
 
3. It would not impair the desirability of investment or occupation in the neighborhood; 
 
4. The design is internally consistent and harmonious; 
 
5. The design is in conformity with the guidelines and standards adopted pursuant to 
this chapter. 
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Analysis: 
Design Review 
All Design Review projects are subject to the Design Review Guidelines and staff feels that this 
project meets those guidelines as described in the analysis below: 
 
Site Planning:  

Neighborhood context: This project meets the site planning requirements in that it 
proposes to take over the existing use of a drive thru that is currently under the operation of 
Burger King and will make minor interior and exterior modifications.  
 

Parking: Circulation and parking have been considered for the project in that Starbucks 
is proposing to restripe the parking lot and make modifications to the parking area to allow for a 
better flow of traffic. Both staff and the Planning Commission reviewed the modifications to the 
drive through, and believe the proposed changes will actually relieve some of the congestion 
now present in the nearby parking lot travel aisles. Some additional considerations could be 
adding a safe path of travel to the building from the parking lot as the shortest path of travel is 
across the drive thru exit. Additionally, including bicycle parking spots at a minimum of four with 
the opportunity to add more with site considerations would help for those traveling through the 
shopping center as this site is close to a transit stop and the West County Trail. 

 
Open space: This project meets this standard in that they are proposing in adding  

additional outdoor dining and landscaping for a better use of the space. 
 
 Trash enclosures: This project meets this requirement in that the location for the trash 
enclosure is away from the main entrance of the building, is screened, and is accessible for 
collection and loading. 
 
 Utilities and mechanical equipment: This project meets this requirement in that the 
rooftop equipment will be screened and where away from the public view, where feasible. 
 
Architecture: 
 Relationship to surrounding architecture: This project meets this requirement in that the 
color scheme is like the stand alone building at the north end of the shopping center. While this 
is a Starbucks and they have a set color pallet, the proposal still respects the surrounding 
businesses in blending architectural styles. 
  
 Materials: This project meets this requirement in that it proposes similar color schemes 
of the neighboring buildings in relationship to the shopping center. The color pallet is neutral in 
tone and doesn’t promote any reflective material that would be against the Design Guidelines. 
The grey metal roof and white painted block mimics the smaller stand-alone structure on the 
north side of the shopping center; the adjacent Ace Hardware and new Exchange Bank building 
also have grey metal roofs.  While these are different from the main shopping center structure, 
these structures are all directly adjacent to the street frontage and provided an updated 
aesthetic to the area.  
 
Landscaping: 
 General: This project meets this requirement in that the landscape plan introduces a 
better use of the space available and promotes low to moderate water use. The landscape plan 
also includes protecting the six trees on site and incorporating trees on the site adequately 
spaced. 
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Special Development Guidelines: 
 Fast Food Restaurants: This project meets these requirements in that they propose 
outdoor dining areas that are integrated and compatible with the main building architecture. The 
site design provides logical and safe vehicle and pedestrian circulation and limits the interface 
between onsite parking spots. 
 
As noted above, the Planning Commission recommended, and staff requests, the Design 
Review Board discuss the potential modifications related to: 

• Additional bicycle parking 

• Requiring EV charging station/parking 

• Additional pedestrian improvements to connect the parking area to the building entry 
 
Recommendation: 
If it is the consensus of the Board that the proposed Starbucks restaurant and drive thru is 
compatible with the site, staff recommends that the application be approved based on the facts, 
findings, and analysis set forth in this staff report, and subject to the conditions of approval 
outlined.   
 
Alternatively, the Board may find that revisions are necessary and a continuance is appropriate.  
Staff recommends that the Board provide direction for redesign to the applicant in the event of a 
continuance or rationale in the event of a denial. 
 
Attachments: 
Exhibit A: Recommended Findings for Approval 
Exhibit B: Recommended Conditions of Approval 
Project Plans 
Planning Commission Report and final Findings and Conditions 
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EXHIBIT A 
RECOMMENDED FINDINGS OF APPROVAL 

Design Review 
700 Gravenstein Highway North 

004-430-042, 2022-001 
 

 
1. The project/use/proposal is categorically exempt from the requirements of CEQA under 

Section 15301. Existing Facilities (a) Interior or exterior alterations involving such things 
as interior partitions, plumbing, and electrical conveyances. 
 

Design Review findings: 
 

2. The design of the proposal would be compatible with the neighborhood and with the 
general visual character of Sebastopol in that the proposal incorporates architectural 
features seen within the shopping center, much like the stand alone building at the north 
end of the center as it has a darker metal roof with a painted white block exterior; 
 

3. The design provides appropriate transitions and relationships to adjacent properties and 
the public right-of-way in that the drive thru line limits the overflow of queued cars into 
the public streets; 
 

4. It would not impair the desirability of investment or occupation in the neighborhood in 
that it proposes to revitalize an already existing drive thru with modifications, and will 
provide opportunities for outdoor dining and improved landscape design; 
 

5. The design is internally consistent and harmonious in that the design is typical of a fast-
food restaurant indoor dining; 
 

6. The design is in conformity with the Zoning Ordinance standards, in that a Use Permit 
was approved by the Planning Commission for the modifications to the existing drive 
through and the reduction in parking spaces, and with the Design Review guidelines. 
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EXHIBIT B 
RECOMMENDED CONDITIONS OF APPROVAL 

Design Review 
700 Gravenstein Highway North 

004-430-042, 2022-001 
 
 
1. Plans shall be in substantial conformance with application documents prepared by Valerio 

Architecture and Interiors and stamped received on January 10th, 2022, and on file at the 
City of Sebastopol Planning Department, except as may be modified by the Design Review 
Board: 

a. Applicant shall provide a minimum of 4 bicycle parking spaces provided on site.  
b. A minimum of two electric vehicle charging spaces shall be provided either in the 

parking lot to the north or the parking area to the west of the building. 
c. Applicant shall strengthen the pedestrian connection from the north parking area 

across the drive through exit to the building entry, through design or asphalt striping.  
Applicant shall propose improvements for staff review and approval prior to issuance 
of a building permit. 

 
 
2. All construction shall conform to the approved plans. 

 
 
3. The applicant shall obtain a Building Permit prior to commencement of construction 

activities. 
 

4. Inspection and business license as required by the Fire Department. 
 

5. Encroachment permit for any work done in the public right of way as required by the Public 
Works Department. 

 

6. The City of Sebastopol and its agents, officers and employees shall be defended, 
indemnified, and held harmless from any claim, action or proceedings against the City, or its 
agents, officers and employees to attach, set aside, void, or annul the approval of this 
application or the environmental determination which accompanies it, or which otherwise 
arises out of or in connection with the City’s action on this application, including but not 
limited to, damages, costs, expenses, attorney’s fees, or expert witness fees. 

 

7. Minor changes may be approved administratively by the Planning Director of their respective 
designee upon receipt of a substantiated written request by the applicant. Prior to such 
approval, verification shall be made by each relevant Department or Division that the 
modification is consistent with the application fees paid and environmental determination as 
conditionally approved. Changes deemed to be major or significant in nature shall require a 
formal application or amendment.  
 

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

9. This approval does not include any signs. Any new signs that will identify the use of this 
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property are subject to the prior approval of the Design Review Board or City staff, as 
appropriate.   
 

10. Approval is valid for three (3) years, except that the applicant may request a one (1) year 
extension of this approval from the Planning Director, pursuant to Section 17.400.100 of the 
Zoning Ordinance. 

 


