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City of Sebastopol  
Planning Commission Staff Report 

 
Meeting Date:  April 26th, 2022 
Agenda Item:  7A 
To:   Planning Commission  
From:   John Jay, Associate Planner  
Subject:  Request for ESOS Exemption or ESOS Reduction of Study 
Recommendation: Reduction or modification of resource analysis 
  
Applicant/Owner: Yolanda Mathew/The Barlow/Sebastopol Industrial Park LLC  
File Number:  2021-072  
Address:  385 Morris St  
CEQA Status:  Not yet determined  
General Plan:  LI – Light Industrial  
Zoning:  M – Industrial, Environmental and Scenic Open Space Overlay (ESOS)  
  
Introduction: 
In December 2021 the City received an application from Yolanda Mathew of The Barlow 
proposing to turn a vacant lot at 385 Morris St into a parking lot to support overflow parking of 
the Barlow. With this site being so close to the Laguna Wetlands, a special study under the 
City’s Environmental and Scenic Open Space (ESOS) zoning regulations is required. This 
specific meeting is requesting for the Planning Commission to either: a) exempt the project from 
the required ESOS study or; b) to reduce the scope of the study, which is a contemplated 
request under the ESOS regulations in the Sebastopol Municipal Code (SMC) Section 
17.46.090.  Additionally, the applicant is requesting the ESOS buffer setback be reduced from 
100 feet to 50 feet, as allowed by SMC 17.46.050.B(1).   
 
Project Description: 
The location of this project is along the northern end of Morris Street, and was formally the 
Sebastopol Ready Mix site. A large portion of the lot is paved from the previous use and has 
been used by the Barlow for excess parking for short term events. The site also shares access 
to the Lagunas AmeriCorps trail, which cuts across the back portion of the property.  
 
The December 2021 submittal contemplates a 156-space surface lot.  However, on March 16th, 
2022, the Planning Department received a revised version of the parking lot layout which 
contemplates a two-story parking garage.  Both are included in the packet. Note, either of these 
uses (a stand-along Parking Lot) requires a Conditional Use Permit, however an application for 
such is not submitted at this time (and would require the ESOS study).  
 
Project Location and Surrounding Land Uses: 
The site is located on the northeast corner of town. To the West is an autobody shop along with 
a spa and massage production shop. To the East is the Laguna Preserve which has the 
AmeriCorps trail along the rear of the property, and is currently undergoing restoration along the 
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Laguna channel and bank. The City is in the process of finalizing a Conservation Easement 
over the parcel to the north and east /south-east of this parcel with Sonoma County Ag + Open 
Space, and it is likely future restorations projects will be done in these areas.  To the North there 
is a continuation of the Preserve and the Community Center. To the South are other industrial 
businesses. 
 
The property is within the regulatory floodplain (often called the “100-year’ flood plain), with 
most of the site at an elevation of 68.’  The base flood elevation (the elevation that demarks 
elevation of the floodplain), is 78.’ 
 

 
 
General Plan Consistency: 
The following General Plan policies below relate to the Environmental and Scenic Open Space 
(ESOS) study requirement laid out in our Municipal Code and under discussion tonight.  Any 
subsequent project would also be subject to these, and potential other, General Plan Policies. 
 
Policy COS 1-2: Consider the effects of planning decisions on the overall health and wellbeing 
of the natural environment and regional ecosystems.  
 
Policy COS 2-6: Maintain Zoning Ordinance provisions to ensure that development proposals 
for land which is located within, or adjacent to, an environmentally sensitive area include a 
resources analysis that contains all of the information required in order for the City to determine 
that impacts to sensitive habitat and natural resources have been reduced, avoided, or 
mitigated to the greatest extent feasible. 

• The application follows requirements set forth in Section 17.46 of the Sebastopol 
Municipal Code for requesting the modification or exemption of a site that is already 
developed within the Environmental and Scenic Open Space combining district. 
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Policy COS 3-10: As appropriate, consult with State and Federal agencies during the 
development review process to help identify wetland and riparian habitat that has candidacy for 
restoration, conservation, and/or mitigation. Focus restoration and/or conservation efforts on 
areas that would maximize multiple beneficial uses for such habitat. 

• Staff is working with the Laguna Foundation and Environmental Consultants to provide 
feedback on what would best suit the site for development and still consider the needs of 
the ecosystem.  This will carry through to the ESOS study and any subsequent proposal 
reviews. 

 
The above policies relate to the ESOS zoning.  Additional policies will be reviewed at the time of 
a formal project proposal based on a proposed project. 
 
Zoning Ordinance: 
Any project submitted in conjunction with the site would need to be consistent with the Industrial 
(M) zoning, as well as the ESOS provisions, as outlined in Section 17.46.050(D):..  
 
An application for a conditional use permit in the ESOS Combining District shall not be 
determined complete until a resource analysis of the visual, vegetative, and biotic 
characteristics of the property is prepared and undergoes review by the Planning Commission. 
The resource analysis shall be prepared at the applicant’s expense by an independent 
professional biologist who has met qualifications established by the City and, as appropriate, 
other professional consultants selected by, and under the direction of, the City. The Planning 
Commission shall make findings relative to the development constraints of the site through 
review of the resource analysis. 
 
The objectives of the ESOS combining zoning are to protect the quality of natural environment 
of critical parcels identified within the General Plan. The procedure for the ESOS review tasks 
the Planning Commission to review a resource analysis consisting of visual, vegetative, and 
biotic characteristics of the property.  
 
The applicant may ask the Planning Commission to either exempt or modify the project based 
on the following: 

A. Repair, maintenance, and replacement projects, interior improvement projects, 
installation of minor mechanical equipment. 

• Not applicable. 
 

B. Construction on already paved land and/or impermeable surfaces, except that 
the project shall be subject to the visual and scenic resources analysis and shall 
be required to be reviewed under the resource analysis process set forth in this 
chapter. 

• Applicable 
 

C. Additions or changes to existing structures or improvements where the new 
footprint and elevations do not extend into or adversely affect resources of 
concern. 

• Not applicable 
 

D. Replacement of existing structures involving substantially the same use, location, 
square footage, and height. 
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E. Projects of the City unless they involve construction of buildings for occupancy. 

• Not applicable 
  

The applicant provided a resource analysis document from WRA Environmental Consultants 
which note the first design is within the footprint of the previous development. It is also 
mentioned in this document that it will not impact the biological resources associated with the 
Laguna Wetlands Preserve. The resource analysis mentions that careful grading will be needed 
around the boundary of the site as to minimize the impacts to the mature oaks. The final 
conclusion of this study is that the 50’ setback reduction is a valid request in that the scope of 
the proposed project is within the previously developed footprint. Note, however, that this study 
reviewed only option 1 (and a prior option not submitted by the applicant), and does not review 
a parking garage concept. 
  
Required Findings: 
Sebastopol Municipal Code Section 17.46.090 Modification of analysis requirements states: 
  

Upon application for a modification of analysis requirements, where the applicant 
demonstrates to the satisfaction of the Planning Commission that, due to the existing character 
of the property or the size, nature, or scope of the proposed project or previous development of 
the property, the full scope of studies called for by SMC 17.46.050(D) is not necessary, the 
Commission may modify study requirements of this chapter if it finds, on the basis of substantial 
evidence provided by a qualified professional, that specific resources of potential concern do not 
occur on the property or will not be affected by the project. Any such decision shall be subject to 
appeal to the City Council under procedures set forth in Chapter 17.455 SMC.  
 
The below (SMC Sections 17.46.050) further describes the scope of a full ESOS Resource 
analysis study: 

The resource analysis shall be prepared pursuant to a methodological guidance document that 

has been approved by the City Council and shall include the following: 

1. Characterization of the significant visual elements of the land in terms of scale, form, color, 

and relation to surrounding terrain. 

2. Characterization of the relative significance of the land in terms of visibility from the primary 

scenic perspective and existing settlement areas, and considering the relationship to any scenic 

view corridors identified by the General Plan. 

3. If proposed project information is available, characterization of the change in the above 

which the proposed project may effect, and identify any specific project modifications or 

conditions that may be appropriate to address identified issues. If proposed project information 

is not available, such analysis shall be prepared for any subsequent project, which analysis shall 

be subject to the review process established by this chapter. 

4. The resource and constraints analysis will identify and map the following using, where 

applicable, information collected during the season of potential visibility or availability of the 

resource: 
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a. Identify the type and location of threatened or endangered plant and animal species and their 

habitats; 

b. Drainage patterns, creeks, streams, and riparian vegetation on and within 50 feet of subject 

property; 

c. The location and boundaries of wetlands and vernal pools on the site, if applicable, and if 

such resources are identified, a delineation of them in accordance with standards of and verified 

by the U.S. Army Corps of Engineers; 

d. Potential archaeological resources, if applicable, as identified through records review and a 

site inspection; 

e. Flood hazard areas on the site as identified in Federal Emergency Management Agency and 

City official maps; 

f. Identification of native trees of six inches in diameter or greater, including those protected 

under Chapter 8.12 SMC, Tree Protection. 

5. The resource analysis will contain the following types of investigations and mitigations: 

a. Determine, if applicable, the area and location of existing undeveloped land required to 

preserve, protect, and enhance the continued viability of significant biotic resources, wetlands, 

and environmentally sensitive areas. (This involves identifying land that is functionally a part of 

the wetlands ecosystem and which should be preserved in a natural state.) 

b. Recommend measures for proposed development that will mitigate impacts on identified 

resources in the following in order of preference: 

i. Avoidance of impacts; 

ii. Minimization of impacts; 

iii. Removal with on-site mitigation; 

iv. Removal with off-site mitigation. Any such measures should have the objective of restoring 

and enhancing resources to a level equal or better than existing conditions, and should include 

specific and measurable performance criteria and recommendations for any appropriate 

monitoring. 

6. The above analysis, as well as any other analysis deemed appropriate by the Planning 

Director, shall be presented to the Planning Commission for review, and if required by the 

Planning Commission, thereupon to the Design Review Board for review and comment on visual, 

scenic, and protected tree issues. Review of this analysis shall occur prior to any action by the 

Planning Commission on a conditional use permit for the proposed project. 

8. Review of Resource Analysis. The Planning Commission shall review the resource analysis 

report in relation to the requirements of this chapter. Following a public hearing, the 
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Commission may provide comments regarding the content of and issues identified in the report. 

In its review, the Commission shall make findings whether the report adequately reviews each of 

the required topics set forth in this subsection D, and may require revisions to the report if it is 

incomplete. Such determinations shall be subject to appeal to the City Council under SMC 

17.455.020(B).  

 
Analysis: 
 
A portion of the site has been previously developed, as noted above, while other portions of the 
site, specifically the north and east portions of the site, include natural resources.   
 
The objective of the “Setback Buffer” from Laguna resources is two-fold:  

To protect the character and quality of the natural environment of critical parcels as 
identified within the General Plan: 

1. The elements of scale, form and color derived from the topography and native 
vegetation of the land shall be preserved.  

2. Development should be located in such a manner that the overall natural features 
and processes of the land can still be accommodated. (SMC 17.46.050(A)). 

While it is clear that certain parts of the site (generally the current gravel/foundation areas), at 
this time, the exact nature of the resources on or adjacent to the site is not known in detail.  The 
setback buffer is from the ‘edge’ of wetlands, riparian driplines, endangered species population, 
or State Department of Fish and Wildlife Preserve areas. Therefore, it is difficult for staff to 
provide a recommendation for a reduction of the ESOS setbacks at this time. Staff believes an 
ESOS analysis would provide guidance to the Commission in this matter. 
 
Staff, in conjunction with staff from Prunuske Chatham, which developed the Laguna Wetlands 
Preserve Restoration and Management Plan, have done a preliminary review of the intensity of 
the two proposals submitted to the City, and their potential impact/concerns related to the 
Laguna area, which may help guide the Commission’s discussions. 
 
The surface parking lot that was submitted in December of 2021 had minimal impacts on the 
site as it was proposed. New paving and landscaping were included within the submittal and the 
site was utilized to its basic needs of providing overflow parking for uses at the Barlow. As 
submitted the site would be surfaced with permeable surfaces for the parking aisles and asphalt 
would be used for the driving aisles. The landscaping proposed would blend the site within the 
natural landscape of the Laguna while still providing parking spots. The project development is 
geared towards the street side of the lot facing Morris Street and intends to keep the natural 
look of the site towards the rear.  
 
From the topography map that is provided in the submittal the project doesn’t appear to 
introduce any major grading work on the site other than the work that would be done at the 
south end of parcel where larger storage pits from the previous batch plant are currently 
located. The application does include a grading plan but does not provide any earth work 
numbers. Staffs feels that this should be a consideration that the Planning Commission consider 
when deciding on the ESOS review. The project proposes to have a total of 156 parking spaces 
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and 20 bike spaces. Of that 156, 122 will be full size spaces, 23 compact spaces, 5 bus spaces, 
and 6 ADA spaces (3 van). The proposal does include a note for safety lighting within the 
parking area and those devices would need to be flood resistant. 
 
In March of 2022 the applicant requested the Planning Department place the project on hold as 
they were preparing new designs for the parking lot. The design submitted is attached to this 
staff report indicates a similar footprint but as a two-story parking structure. Staff has a list of 
overall concerns with this revised proposal as a two-story parking structure does not fit within 
the landscape of a natural open space. The southern property line will require a severe amount 
of grading to provide the alley way that leads to the storage area.  
 
Staff has concerns related to the following elements: 

• Light pollution from the parking lot lights 
The applicant should consider limiting the lighting to dark sky-friendly types which has 
multiple benefits of lessening the impacts on wildlife as well as the dark sky views. This 
would also allow the site to be developed and not disrupt the nocturnal wildlife.  This will 
need to be considered in both the ESOS and CEQA review for any project. Of note, the 
City’s treatment of these areas on its own property as well as other development 
applications has been to respect the Dark Sky policies in the General Plan and minimize 
lighting that can impact biotic species (the ballfields are unlit for this reason, etc.). 

 

• Storm water runoff with potential contamination from automobiles. 
If the site is used for a parking lot, the oils and chemicals of vehicle runoff are a concern 
for possible contamination into the Laguna. This should be a consideration in any 
proposal from the applicant in terms of management/containment of these., particularly 
given its location in a floodplain. 
 
Additionally, a a larger setback from the Laguna this could also allow for more extensive 
filtration of water runoff quality. Additional considerations could be made to ensure to 
protect the quality of water from vehicle runoff. 
 

• Grading concerns, especially with option two. 
As the site is within the floodplain and would not be allowed to bring in fill, the grading 
must be minimal and still respect the natural landscape. The first design (surface lot) 
appears to show minimal grading work as some existing features do need to be repaired 
or replaced. However, the second design does not fit the character of minimal site work 
and could cause major concerns. As mentioned above this site is within the floodplain 
and when cuts are made on the site you are not only affecting the surface, but since this 
is an environmentally sensitive area the natural habitat should also be considered for 
potential disruption. 
 

• Visual and scenic disruptions 
As this site has been vacant for quite some time, the proposal to put something on this 
site will inherently disrupt the visual and scenic views. However, that shouldn’t dissuade 
anyone from developing the site, but it should be considered of how that development 
fits within the land and natural environment. The scope of the first design does respect 
the environment in that it provides landscaping that is closely found within the general 
area and is site appropriate. Also, the added lighting on the site would negatively impact 
the existing views and loss of night-time dark sky views. 
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• Appropriate landscaping within the Laguna habitat area 
The applicant’s first proposal includes site-appropriate native trees and shrubs, which 
would help improve both view issues and provide additional habitat restoration.  
However, the native oaks and buckeyes are ecologically more site-appropriate than the 
maple trees, in addition to being more drought tolerant than most maples. 

 
Additionally, the Commission may wish to consider that the redevelopment of the site could 
provide the opportunity to better meet ESOS standards, and to improve conditions along the 
Laguna, rather than just not worsening them relative to historic uses.  Staff believes this could 
be done in partnership with The Barlow and development of the site. 
 
 
Public Comment: 
No public comments have been received as of the writing of this staff report. 
 
 
Planning Commission Options: 
As noted above, the consideration before the Commission at this time is the level of analysis 
required by the Planning Commission for an ESOS study, including any exemptions or 
reductions, and any potential reduction to the setback buffer on the north and east side of the 
site. 
 
Planning Commission Options include: 

1) Require a full ESOS study and no provision for a reduction in the setback (or defer decision 
as noted in option 4); 

2) Exempt the project from the biological elements of an ESOS study requirements (visual 
analysis is still required per Code) and allow a reduction from 100’ down to a minimum of 
50’ setback from resources (this could be different on the north and east sides, and 
southeast corner); 

3) Exempt a portion of the site (such as the previously developed areas) from Study; 
4) Defer any determination of setback reduction until such time as an ESOS study has been 

completed to allow for additional information on which to base this decision (this can be 
done in combination with option 1 or 3) 

 
If it is the consensus of the Planning Commission that a reduction in the scope of the resource 
analysis is appropriate, they will need to determine what aspects of the analysis are appropriate 
given the information presented on the past development of the site. 

 
In the event the Commission determines that option 2 or 3 is selected, the Commission should 
provide direction to staff for the basis of this determination. 
 
Attachments: 
Application Materials 
Laguna Preserve diagrams (excepts) 
 
Additional information regarding the Laguna Wetlands Preserve Restoration and Management 
Plan can be found here: https://www.ci.sebastopol.ca.us/City-Government/Departments-
Services/Planning/Parks-Planning  under “Documents” 

https://www.ci.sebastopol.ca.us/City-Government/Departments-Services/Planning/Parks-Planning
https://www.ci.sebastopol.ca.us/City-Government/Departments-Services/Planning/Parks-Planning


City of Sebastopol 

Planning Department 

APPLICATION ROUTING FORM 

 

City Hall, 7120 Bodega Avenue, Sebastopol, CA 95472 

T 707-823-6167 / www.ci.sebastopol.ca.us 

 

 

 

 

To:  [X] Kari Svanstrom, Planning Director 

  [X] Becky Duckles, City Arborist 

  [X] Bill Braga, Fire Chief  

  [X] Dante Del Prete, Public Works Superintendent  

  [X] Pattie Murphy, Senior Administrative Assistant 

  [X] Kevin Kilgore, Police Chief 

  [X] Toni Bertolero, RGH, City Engineer 

  [X] Larry McLaughlin, City Manager / City Attorney 

  [X] Mary Gourley, Assistant City Manager / City Clerk 

  [  ] Sonoma County Health, Environmental Health Division (via email) 

  [  ] Graton Racheria, Tribal Heritage Preservation Officer (via email) 

  [  ] Laguna Foundation (via email) 

 

From: Elise Blindauer, Planning Temp 

Date:  January 03, 2022  

Subject: Minor Use Permit – 385 Morris Street – 2021-072 – Request to modify ESOS 

requirements for a proposed parking lot development.  

Deposit: Please Track Your Time (City Departments)  

 

Proposal is to build a 156-space parking lot on a previously developed 2.9-acre site to 

support The Barlow. The proposed lot will include 122 full-size space, 23 compact space, 5 

bus spaces, 6 ADA spaces, and 24 bicycle parking spaces. The lot will include interior 

pathways, a Laguna overlook pathway, and native plant landscaping. The proposal is 

requesting to remove the existing concrete block walls on the Morris Street frontage and 

northern property line.  

 

 
 
 
 
 
 
______________________________________________________________________ 

Please provide any comments and/or conditions by Thursday, January 13, 2022.  

   
City Departments: Please input your time for this review:    hours. 

 

http://www.ci.sebastopol.ca.us/


Date:

To:

From:

Subject

Memoradum

John Jay, Associate Planner, City of Sebastopol

Yolanda Mathew, The Barlow

Submittal of Preliminary Use Permit Application

Attached is our submittal for Planning Commission review of a Use Permit request to exempt or modify
ESOS requirements for a proposed parking lot development at 385 Morris Street.

Please contact us if you have any questions or need more information or additional copies.

lncluded are: I

-1 application form
-1 project description
-L Environmental lnformation Form
-1 preliminary title report for the parcels
-1WRA report
-2 sets of plans



City of Sebostopol
Planning Department
7120 Bodega Avenue

Sebastopol, CA 95472
(707) 823-6167

MASTER PLANNING

APPLICATION FORM

AppI-IcRIoN TYPE

n Administrative Permit Review

tr Alcohol Use Permit/ABCTransfer

tr Conditional Use Permit

tr Design Review

tr Lot Line Adjustment/Merger

n PreapplicationConference

E Preliminary Review

tr Sign Permit

Temporary Use Permit

Tree Removal Permit

Variance

61hsp ESOS exemption/modification

tr
!
U

a
This opplication includes the checklist(s) or supplement form(s) for the type of permit requested:

Revrrw/HeARTNG Boorrs

nYesVNo

tr Staff/Admin tr Design Review/Tree Board V Planning Commission il City Council n Other_

Appr-rcnnoN FoR

Street Address: 385 Morris Street Assessor's ParcelNo(s): 004-011'017 and -020

Present Use of Property: Vacant Zoning/General Plan Designrlion' M/ESos; Ll

Appr.rcnrur I ruronrunnoru

Property owner Name: Sebastopol lndustrial Park, LLC, attn: Yolanda Mathew

Mailing Address; 6770 McKinley Street Phone: 707-806-9797

City/State/ZlP: Sebastopol, CA 95472 Email : yolanda@thebarlow.net

Signatu re: Date:

Authorized Agent/Applicant Name: Sandra Reed

Mailing Address: 405 East D Street, Suite H Phone: 707-696-2967

City/State/ZlP: Petaluma, CA 94952 Email : sp@2sclandscape.com

Signature: Date

Contact Name (lf different from above): Phone/Email

Pnolrcr DrscntptloN AND Ptnutrs RrQuesreo (errncn ADDmoNArpAces rr rurcessnnv)

156-space parking lot to support The Barlow. Most of the site has been previously developed,
with a significant portion of the proposed development area paved. The easternmost, more
natural area would be undeveloped. The project includes l22fullsize spaces; 23 compact
spaces; 5 bus spaces; 6 ADA spaces; and 24 bicycle parking spaces. The project includes
interior pathways, as well as a Laguna overlook pathway. There will be extensive native plant
landscaping. The project includes removal of existing concrete block walls on the Morris Street
lrontaoe. and north orooertv line. Permeable oavino material will be used in Darkino areas.

Crw Usr OrulY

Fill out upon receipt:

Application Date:

Planning File #:

Received By:

Fee(s):

Completeness Date:

s

Action:
Staff/Admin:

Planning Director:

Design Review/Tree Board:

Planning Commission:

City Council:

Action Date:

Date:

Date:

Date:

Date:

Date:

L



Srre Darn TesLe

lf an item is not applicable to your project, please indicate "Not Applicable" or "N/A" in the appropriate box; do not leave

cells blank.

Srrr Dnrn Tnele
Rrqurnso / Zorurrue

StnruoaRo
Exrsnrue PRoposeo

Zoning N/A M/ESOS M/ESOS

Use N/A Vacant Parking

Lot Size 2.9 acres 2.9 acres
Square Feet of Building/Structures
(if multiple structures include all
separotelv)

0 0

Floor Area Ratio (F.A.R) FAR FAR FAR

Lot Coverage
o/^ of lot o/^ of lot %of lot

sq. ft so. ft sq. ft.

Parking 0 1 56 spaces

Buildine Heicht

Number of Stories
Building Setbacks - Primary

Front
Secondary FrontYard (corner lots)

Side - lnterior
Rear

Building Setbacks - Accessory

Front
Secondary Front Yard (corner lots)

Side - lnterior
Rear

Special Setbacks (iI opplicable)

Other

Number of Residential Units

Residential Density

Dwelling Unit(s) Dwelline Unit(s) Dwelling Unit(s)

1 unit per sq. ft. L unit per sq. ft. L unit per sq.ft.

Useable Open Space _sq. ft. sq. ft. sq. ft.

Grading
Grading should be

minimized to the
extent feasible to
reflect existing
topography and
protect significant site
features, including
trees.

N/A

Total: _ cu. yds

Cut: _ cu. yds.

Fill: _ cu. yds.

Off-Haul: _cu. yds

lmpervious Surface Area N/A
20 %of lot 29 %of lot
25,5e3 5q. f[. 37,1ae 5q. f1

Pervious Surface Area N/A
80% %of lol 71% of loto/^

100,731 sq. ft. 89,175 ft

2



1.

2.

3.

4.

5.

Coruotnolvs or AppllcATtoN

All Materials submitted in conjunction with this form shall be considered a part of this application.

This application will not be considered filed and processing may not be initiated until the Planning Department determines

that the submittal is complete with all necessary information and is "accepted as complete." The City will notify the applicant

of all application deficiencies no later than 30 days following application submittal.

The property owner authorizes the listed authorized agent(s)/contact(s) to appear before the City Council, Planning

Commission, Design Reviewfiree Board and Planning Director and to file applications, plans, and other information on the

owner's behalf.

The Owner shall inform the Planning Department in writing of any changes'

INDEMNIF|CATION AGREEMENT: As part of this application, applicant agrees to defend, indemnify, release and hold

harmless the City, its agents, officers, attorneys, employees, boards, committees and commissions from any claim, action or

proceeding brought against any of the foregoing individuals or entities, the purpose of which is to attack, set aside, void or

annul the approval of this application or the adoption of the environmental document which accompanies it or otherwise

arises out of or in connection with the City's action on this application. This indemnification shall include, but not be limited

to, damages, costs, expenses, attorney fees or expert witness fees that may be asserted by any person or entity, including

the applicant, arising out of or in connection with the City's action on this application, whether or not there is concurrent

passive or active negligence on the part of the City'

lf, for any reason, any portion of this indemnification agreement is held to be void or unenforceable by a court of competent

jurisdiction, the remainder of the agreement shall remain in full force and effect.

NOTE: The purpose of the indemnification agreement is to allow the City to be held harmless in terms of potential legal costs

and liabilities in conjunction with permit processing and approval.

REPRODUCTTON AND CTRCULATION OF PLANS: I hereby authorize the Planning Department to reproduce plans and exhibits

.r *..g.ry for the processing of this application. I understand that this may include circulating copies of the reduced plans

for public inspection, Multiple signatures are required when plans are prepared by multiple professionals.

NOTICE OF MAILING: Email addresses will be used for sending out staff reports and agendas to applicants, their

representatives, property owners, and others to be notified.

DEPOSIT ACCOUNT INFORMATION: Rather than flat fees, some applications require a 'Deposit'. The initial deposit amount is

based on typical processing costs. However, each application is different and will experience different costs. The City staff

and City consultant time, in addition to other permit processing costs, {i.e., legal advertisements and copying costs are

charged against the application deposit). lf charges exceed the initial deposit, the applicant will receive billing from the City's

Finance department. lf at the end of the application process, charges are less than the deposit, the City Finance department

will refund the remaining monies. Deposit accounts will be held open for up to 90 days after action or withdrawal for the City

to complete any miscellaneous clean up items and to account for all project related costs.

NOTTCE OF ORDINANCE/PLAN MODIFICATIONS: Pursuant to Government Code Section 65945(a), please indicate, by

.f*.fing the b*es below, if you would like to receive a notice from the City of any proposal to adopt or amend any of the

following plans or ordinances if the City determines that the proposal is reasonably related to your request for a

development permit:

[l A general plan Pl A sPecific Plan

I An ordinance affecting building permits or grading permits" pl A zoning ordinance

NOTE: lt is the responsibility of the applicant and their representatives to be aware of and abide by City laws and policies. City

staff, Boards, Commissions, and the City Councilwill review applications as required by law; however, the applicant has

responsibility for determining and following applicable regulations.

6.

7.

8.

9

3

t, the undersigned owner of the subiect property, hove read this application for a

above ond certify thot the information, drawings and specificotions herewith submitted are true and correct to the best of my

knowledge ond belief ond are submitted under penalty of perjury. I hereby gront members of the Planning Commission, Design

l, the undersigned opplicant, have read this opplication for a development permit and ogree with oll of the above and certify that

the informotion, drawings ond specifications herewith submitted are true ond correct to the best of my knowledge and belief and

ore submitted under penalty of periury.

the

(

development permit and agree with all of the

property os necessory forReview Boord and City Staff

Property Owner's Signatu

of the project applicotion.

Certif ication



Neighbor Notification

ln the interest of being a good neighbor, it is highly recommended that you contact those homes or businesses directly

adjacent to, or within the area ofyour project. Please inform them ofthe proposed project, including construction activity

and possible impacts such as noise, traffic interruptiont dust, larger structures, tree removals, etc.

Many projects in Sebastopol are remodel projects which when initiated bring concern to neighboring property owners,

residents, and businesses. Construction activities can be disruptive, and additions or new buildings can affect privacy,

sunlight, or landscaping. Some of these concerns can be alleviated by neighbor.-to-neighbor contacts early in the design and

construction process.

It is a "good neighbor policy" to inform your neighbors so that they understand your project. This will enable you to begin

your construction with the understanding of your neighbors and will help promote good neighborhood relationships'

Many times, development projects can have an adverse effect on the tranquility of neighborhoods and tarnish relationships

along the way. lf you should have questions about who to contact or need property owner information in your immediate

vicinity, please contact the Building and Safety Department for information at (707) 823-8597, or the Planning Department

at (707) 823-6t67.
I have informed site neighbors of my proposed proiect: n Yes E No

lf yes, or if you will inform neighbors in the future, please describe outreach efforts:

Website Required for Maior Proiects
Applicants for major development projects (which involves proposed development of 10,000 square feet ofnewfloorarea

or ereater. or X5 or more dwelling units/lotsl. are required to create a project we

application for Planning approval (including but not limited to subdivisions, Use

Required information may be provided on an existing applicant web site.

bsite in conjunction with submittal of an

Permits, Rezoning, and Design Review).

The website address shall be provided as part of the application. The website shall be maintained and updated, as needed

until final discretionary approvals are obtained for the project.

Such website shall include, at a minimum, the following information

V Project description

V Contact information for the applicant, including address, phone number, and email address

V Map showing project location

V Photographs of project site

V Project plans and drawings

4



Batch Plant Site Parkinq Lot Development
Proiect Description

Application: This is an application for modification of the ESOS study requirements for
a proposed parking lot project at 385 Morris Street. The proposed project is a 156-
space parking lot to support uses at the Barlow.

Zoning: The site is zone M, lndustrial, and ESOS, Environmental and Scenic Open
Space. The ESOS designation imposes special review requirements and development
restrictions.

Site: While vacant and unutilized at this time, most of the site has been previously
developed. lt was used for industrial purposes (concrete batch plant) for decades. As a
relic of previous use, over 25,000 square feet of the site is paved. The prolect concept
includes parking lot development only within the footprint of previously-
disturbed/developed areas, leaving the rear (east) area undeveloped.

The last long-term use of the site was by Sebastopol Ready Mix, an intense industrial
concrete batch plant use. A large portion of the property where the parking lot would be
developed appears to have been paved with concrete from the former operation. The
Ready Mix business has been out of operation for many years. ln the time since the
Barlow acquired the property, the site has occasionally been used for City-approved
shortterm parking purposes, supporting events at the Barlow, and also serving as a
temporary parking area for a film production company.

The easternmost area of the developed site slopes off sharply, with concrete rubble
presumably deposited by the former Ready Mix plant protruding from the slope. The
eastern area, while likely at some point previously disturbed, appears more natural in
character, and includes a seasonal shallow pond area that may have served as a
catchment area for prior industrial uses.

The Laguna Preserve's AmeriCorps Trail slices across a portion of the back of the
property. Another informal Laguna Preserve trail parallels the north property line just
north of the property and emerges at the Morris Street sidewalk. An industrial use is on
the property to the south. Concrete block walls line the Morris Street frontage and the
north property line. Both of these walls are proposed for removal.

The site is below the 10O-year flood elevation, which together with adjacency to the
Laguna Preserve and the ESOS regulations, makes development a challenge.

In general, the site presents a poor appearance, weedy and dusty, disused, and
detracting from the Morris Street area.

Proposed project: The proposed project is a 156-space parking lot to support uses at
the Barlow. A parking lot presents relatively low flood risk for property damage or risk to
persons.



The project includes 5 bus parking spaces, a mix of compact and standard parking
spaces, and 24 bicycle parking spaces. Given flood concerns at the site, Planning staff
suggested othenryise-required electric vehicle charging stations instead be located at
the main Barlow development. This request can be reviewed in the formal Use Permit
application.

Parking areas would be surfaced with permeable road base gravel. For durability, drive
aisles would be asphalt.

The concrete block walls would be removed, and safety lighting (minimized to address
night sky and biotic impacts)would be provided.

Extensive landscaping would be provided within bioswales, serving the dual purposes of
providing parking lot landscaping as well as providing drainage/percolation of
stormwater. The bioswales would be extensively landscaped, focused on native plants
and trees. Pedestrian pathways would be provided at several locations, including an
overlook trail at the back of the proposed development footprint.

The easternmost portion of the property would be undeveloped. The applicant has had
some discussions with City staff about providing an open space easement to the City to
ensure that this more natural area remains as open space, and to also grant an
easement to the City for the portion of the AmeriCorps Trail that traverses the
property. We remain open to this discussion.

Request: This application requests that the project either be exempted from the ESOS
study requirements, or alternatively, that the study requirements set forth by the ESOS
regulations be modified. The ESOS District is a combining district that imposes
additional review requirements and development standards and requires that virtually
any development otherurrise permitted by the underlying M lndustrial zoning be subject
to a Use Permit.

There are extensive study and related procedural requirements for proposed
development projects within the ESOS district, however the ESOS regulations also
include exemptions for development on already paved land. Of the total site area of
130,079 sq. ft., the previously-developed portion of the property comprises
approximately 81,000 sq. ft. The proposed project would leave 48,831 sq. ft. of the site
in a 'natural' or undisturbed state, and within the 81 ,248 sq. ft. area proposed for
development, there would be 57,976 sq. ft. of parking lot and paved areas and 1 1,424
sq. ft. of bioswales and 11,848 sq. ft. of native landsaping.

Of the previously developed area, approximately 25,000 square, or 31o/o, is currently
paved. Given the high proportion of the proposed project area previously paved and
previously disturbed/developed, an exemption from the study requirements is
appropriate.



lf the Commission finds that a full exemption is not warranted, Section 17.46.090
provides for Planning Commission modification of study requirements, "...where
the applicant demonstrates to the satisfaction of the Planning Commission that, due to
the existing character of the property or the size, nature, or scope of the proposed
project or previous development of the property, the full scope of studies called for by
SMC 17.46.050(D) is not necessary, the Commission may modify study requirements of
this chapter if it finds, on the basis of substantial evidence provided by a qualified
professional, that specific resources of potential concern do not occur on the property or
will not be affected by the project." The project fully qualifies for such modification as
discussed below, and the applicant requests that the study it commissioned be
determined adequate for purposes of the study requirement, and that a reduced setback
of 50' be authorized.

. As noted, the area of the site within the proposed development footprint was
previously developed for intense industrial purposes and the provides no
naturalfeatures, includes no special status plants and has no natural habitat.

. Large portions of the development footprint are paved, meeting one element of a
site that othenruise would be fully exempt from the study requirements.

. The eastern area of the site would not be developed. This area, while likely also
previously disturbed many decades ago, did not appear to be utilized by the
most recent industrial use, has a natural appearance, and includes native
plants and trees and other resources as well as a portion of the City's
AmeriCorps Trail.

. After discussions with City staff, the applicant commissioned a biotic study of the
site by WRA Environmental Consultants (see attached report). This detailed
study found no resources of concern within the proposed development
footprint, however the preliminary findings recommended several modifications
to the project design to better achieve compliance with ESOS regulations and
environmental concerns in the transition area from the parking lot development
to the undeveloped area to the east, which the applicant performed. The
report determined that the revised design complies with ESOS concerns and
qualifies for reduced study requirements and reduction of the required 100'
setback from resources of concern, to 50'.

.lt is the applicant's understanding that the Commission previously granted a
similar modification of ESOS requirements for the Davis Townhome project.

lf the Commission approves these requests, the applicant will proceed with filing a
formal Use Permit application which will be subject to full review by the Commission



City of Sebustopol

E}IVIRONMENTAT
INFORMATIONIASSESSMENT

FORM
(To he complete.d bv appllcjnt\

Thc sabmtttal Infotsatlon ohII hc prcvtdd to thc Plara,lag Dqattmat

Date Flled:

Geiriqal Information:

l. Name of developer or project

I

?r & LLc
Address

No. llo J o?1r+Tz
2. Address of o r\'(tt EYeEe{

Assessor's Block and Lot Number oo-tl-- o tl - D I 'l +' Oz o

3. Name of person to be contacted concerning this project::

Address of person to be contacted conceming thls proJect
Telephone Number of person to be contacted concerning this project-

4. lndicate number of the permit application for the proJect to which this form pertalns:

5 List and describe any other related permits and other public approvals required for this
project, including those required by City, Re$onal, State and Federal Agencies:

DE9tGr.t &Fu re fi $xultdC- fg<Acf4Jr Pr<l rT

6. Existing Zonlng

7. Propose Use of Site for which this form is filed):

Existing General Plan Designation: LE
rJ

Ervironmental Information Form September 2003



PfrOTECTDEJCRWTIQN:

8. Site Size:

9. Square Footage:

10. Number of floors of construction:

11. Amount of off-street Parking:

12. Attach plans

13. Proposed scheduling

14. ,Associated project

lr| S f+<ef

15. Anticipatedinmementaldevelopmentl

16. If residential, include the number of units, schedule of unit sizes, range of sale prices or
rents, and type ofhousehold size expected'

17. If commercial, indicate the type, whether neighborhood, clty or regionally oriented,

square footage of sales irea, and loading facilities.

18. If industrial, indicate t5pe, estimated employment per shift, and loading facilities.

19. If institutional, indicate the major function, estimated employment per shift, estimated

occupancy, loadtng facihties, and community beneflts to be derived from the project.

20. If the project involves a variancg condidonal use or rezoning application, state this and

indicate clearlywhy the application is required.

Atothcfollowlqg.ftrlrc appllcailetotheprcJut orlts &ants? Discues }drow aII ltrrrris chr;ked
yu (attaah aildlttoml sMs as ner;esrro4r).

2

21. Change in existing feature.s of any bays, tidelands, beaches or hills, or
substantial altemation of ground contour.

Yes
o

Nod
22. Change in scenic views or vistas from existing residential areas or

nublic lands or roads.

Yes
g

NoX
23. Change ln pattern, scale or character ofgeneral area of project. Yes

D

NoX
24. Significant amounts of solid waste or litter. Yes No>.
25. Change in dust, ash smoke, fumes or odors in vicinity Yes

tr
No

-k
26. Chanse in ocean, baY, lake, pround water oualitv or Yes No )(
Environmental lnfonnatior Fonn Septsmber 2003



quantitv, or alteration of existing drainage patterns. EI {

27 Substantial change in existing noise or vibration levels in the vicinity Yes
tr

No
)s(

28. Site on filled land or on slope of l0 percent or more. Yes
o

NoX
30. Substantial change in demand for muricipal seMces (police, fire,

water, sewage, etc).
Yes

a
No.t

31. Substantially increase fossil fuel consumption ielectricity, oil, natural
gas, etc).

Yes
n

No
-r(

32. Relationship to a larger proJect or series of proJects. Yes
u

No
{

Favlmnmantal Seififng

33. Describe the project site as lt exists before the proJect, including information on
topography, soil stability, plants and animak, and any culhual, historicd or scenic
aspects. Describe any existing sfuctures on the site, and the use of the shuctures.
Attach photographs of the site. Snapshots or Polaroid photos will be accepted.

34. Describe the surrounding properties, lncluding information on plant and animals and
any cultural historical, or scenic aspects. Indicate the type of land use (residential,
commercial, etc), intensity of land use (one-family, apartment houses, shops, department
stores, etc), and scale of development (height, frontage, set-bach rear yard, etc). Attach
photographs of the site. Snapshots or Polaroid photos wil be accepted.

A. Does the Proiect involve any of the followind
1. No change in the square footage to the edstilrg structure? x
2. An addition of more than 50% of square footage to the existing
shucture? x
3. An addition of more than 2500 square feetto the e:rdsting
structure? A
4. An addition of more than 10,000 square feet to the existing
sffucture? K
5. Demolition of the existing structure?

B. Does the Project involve the replacement or reconstruction of
existing structures or facilities at the site which:

l. Wtll have substantially the same purpose and capacity as

edstlnE sFuctures at the site? x
?. WiU result in an increase in square footage or capacity as
comoared to the edstlns structure? x

3Envimnmental Information Form Sepember 2003



C. Does the Proiect involve new construction of:

1. 35 or more dwelline units? {
2. More than 15,000 square feet of commercial, industrial,
qovernmental, or insfitutional floor area? f
3. Stores, motels, ofilces, restauranB, and similar structures
designed for an occupant load of more than 30 persons? r
D. Does the ProJect involve dlvision of propeny into more than
four parcels or consolidation of more than four parcels? F
E. Will the Project require issuance of a Variance, Use Permit,
Zoning Ordinance Amendment, Zoning Map Amendment, or
General Plan Amendment? 6
F. Will the Project result in a change in use at the site (for
example: from residential to commercial or from office to
restaurant?)

x
G. Is this Proiect:
1. Similar to the other projects for wlrich you have received
permits in the last two years in the City of Sebastopol? X
2. Similar to other proJects, which you are planning to develop
within two years in the City of Sebastopol? ?<

H. Does the Proiect involve changes to an official City landmark? X
L Does the Project involve use of disposal of potentially
hazardous materials, such as toxic substances, flammables, or
explosives?

f
J. If the Project is located within 500 feet of a residential zone or
noise-sensitive land uses, will the corutrucdon of the project

involve the use of pile driving, night time track hauling, blasting,
?4 hour pumping, or other equipment that creates high noise
levels and or vibrations?

x

K. Does Project involve the construction, substantial remodel,
ar 50o/a or more addition to the following Wpes of uses?

Mobile home, amphitheater, concert hall, auditoriurn, meeting
hall, hospital, church, Iibrary, school classrooms, or day care? 6

the information in this form is correct to the best of

s
Signature

I

4Environmental lofotrnation Form Sept€rnb€r 2003

Date

knowledge.



Crrfcfrcafron:

I hereby certify that the statements fumished above and in the attached exhibits present the
data and information required for this inidal evaluatlon to the best of my ability, and that the
facts, statements, and informaffon represented are 8ue and correct to the best of my knowledge
and belief.

Date: s

Prlnted hh*-Mgh-
s

5Envirunmental lnformation Form Septernber 2$3
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COUNTY ASSESSOR,S PARCEL TIAP
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Parcel Report Parcel #: OO4-O11-017

County Assessor Information LLlLSl202t 11:32:05 AM

Situs Address:

Situs CSZ:

385 MORRIS ST

SEBASTOPOL, CA 95472

Land User

Tax Area:

Jurisdictionl

Recordlng#r

Rs Date:

Land Value:

Imprcvementsr

Owner Exempt:

SubdMsion:

VACANT INDUSTRI,AL LND Wt

005014

SEBASTOPOL

2018R033775

slgpa]f

$399,47

$o

$0

Commercial Units:

Resldentlal Unlts:

Eedrooms:

Bathrooms:

t{ain Bldg SqFtr

Year Built:

Lot Acresl

0

0

0

1.40

GIS Calculated Information Local Information

f;,:r.{.3E}
,. ..* -^ r^ a\f il

n'. F, ili. Il':3:*r\ r;'i'
Bl'{ j -

- a- r , -1i:*jtii: 'rt: 
;'

Lot Acres:

centuf Tnct!

Census Block:

Latitude:

Longltudc:

1.49

153401

1005

38.4059

-122.8193

ZoningCode: M

Gsnsal Plan Code U

This report is a user generated slatic output from an Intemet mapplng site and is for reference only. Data that appear on this
report may or may not be accura@ cunent, or otherwise reliable, GIS Calculated Lot Acr€s is NOT official. Assessessor Data is

maintalned by Sonoma County.



Parcel Report Parcel #: 00+011-020

County Assessor Inforrnation tLlLSl202l11:32:38 AM

Situs Addrscr

Situs CS|Z:

O MORRIS ST

SEBASTOPOL, CA 95472

land Uee:

TaxArea:

Jurisdiction:

Raodlng#l

Rec Date:

Land Valuc:

Improvements:

Owner ExemPt:

Subdivision:

VACANT INDUSTRIAL LND Wt

005014

SEBASTOPOL

2018R033775

sl9l2ot8

$21,023

$0

$0

Commercial Units:

R€sldentlal Unlts:

Bedrcoms:

Bathrcoms:

llain Bldg Sqft:

Year Built:

Lot Actes:

0

0

0

1.s0

GIS Calculated Information Local Information

li

i1

rl

1l

ii
i-l

n
ii'i
ii
!i
'i

1.1 I 
"i 

f* ;\ l''; F.:#' $f: : i

Lot Acres:

Gensus Trtct:

Census Blockl

Latitudc:

longltudel

1,51

153,l0l

1005

38,4060

-122.8185

Zoning Cods M

GoneralPlanCode: LI

Thls report is a user generated statlc ougut frorn an Internet rnapping site and is for reference only. Data that appear on this

report it.v or may n6t be accurate, cunent, or otherwise rdiable. GIS Glculated Lot Acres is NoT official. Assessessor Data is

maintained by Sonoma CountY'



CLTA Prelimlnary Raport Form
(Rev, 11/06)

Order Number: 4903-5690290
Page Number: I

Firct Americaa Title

First American Title Company
105 l.lorris Street, Suite 100

Scbastopol, CA 95474

Amy Adamson s

(707)823-1045
(866X.r0-2064
aadamson@ftrstam.com

t \t

t",

'i't'Rr{Fl-l l:1?

,rl'RFfFIPI

i)r{[ t'

Escrow Offcer:
Phone:
Fax No,:
E-Mail:

Tltle Officer:
Phone:
Fax No.:
E-Mail:

E-Mail Loan Documents t0
Euyer
Property:

sebasmpoEdocs.ca@fi rstam. com

Sebastopol Industrial Park, LLC

385 Monis Street
Sebastopol, CA 95472

PRELII',IINARY REPORT

In response !o $e ab$/e refercnced applicabon for a pollcv of title insJrsncer this company herebv repor* that it is prepared to
issre. or caus€ to be issucd, as of the date hereof, a Policy or Fallcies of Title lnsurance describing thc land ond the estate or
inter$t ther€in herelnafter set fodh. insuring aqEinst b8s whldr rnay be 

'{statned 
by reason of any d€fect lle* or encumbnnce not

shoyn or refened to as an Exceptlon below or not excluded fro,fl cwerage purEu8nt tq the printed Schedubr. Conditrlon5 ond

SUpulabons of said Poli{y forms,

The printed Cxcedlone and ExcLrsirns frorn the coverage and Uraibntioos on Covered Risks of 6aid polky or policies are set forBr ln

Exhibit A aEach€d, me Nky fr & iffir€d nay finaln an tttihation clause Whefl the Afiount of Insurance is trets dtan frarset
lorfi in the atbitatiot cbuse, aI artltrdbte matbrs $ld/ll be a$ltnted at tlre ofiioo of eittnr tile Com$ty or fhe lnatrcd as the

ar;i,)d',t twngly of dw parttes, Limitations on Coyered ftisks appllcable b the CLTA and ALT,q Ho{fleoutn€f's Policies of Tftte

tosurane rvhich establish a Oeductble Amount and a I'laximum Ctollar Limit of Liability for cerbin coverag€s arc also 9et Forth in

Frfiibit A, Copi€s of tfie potlcy furm$ should he read, Tt*y are avallau€ frorn he office whiclt iss{ed this repott,

Plcara ned tlrc aroaptlonr rhown or rtfrrrrd to bclow end tJte oxceptionr rnd axclurlons *t lorth in Exhibit A of
thir r.port c.ilfslly. Tha sxcoptioor rnd .xclurlont rre mcant to prcvidc you wlt'h notlcc ol rnficfi which ers not
Gov.nd undcr tho tcrmc of tha dtlc in'llr'na. polky end rhould br crnfulty conddctud.

It b irnpotbnt to nott thrt tib pr€liminlrT ruport li not r wrltton llpruGntrtlon t to th€ condition of titlG ind
lnry not llrt rll llcnr, d€frcb, lltd.mrmbrtnccr affccdng ti6G to t|l. Itnd'

Thls repo* (and any supplemenb or amendm€n$ hereb) is issued soh,y for he purpose of facilibating the issuance of a pobcy o{

title inslrince and no liability ls assum€d hereby. If lt is desir€d that llabilty be assufiled prior to the issuance of a polic'y of b.tle

lnsuranc*, a Sinder or Commitment shoulrl be equested'

FlrstAmeian Tide
Pnge I of 13



0rder Numben 4903-569O2tO
Page l,lumberi 2

Dated as of April 13, 2018 at 7:30 A.M.

The form of Policy of $tle insurance contemplated by this report is:

To Be Detennined

A specific request should be made lf anodrer fo'rm or additlonal coverage is desired.

Tide to said estate or intenest at the date hereof is vested in:

SEBASTOPOL READY MIX, INC., A CAUFORNIA CORFORATiON

The e$tate or interest in the land hereinafter descflbed or refenrd to cover"ed by thls Report is:

FEE

The Land refened to herein is described as follows:

(See attaded Legal Desaip$on)

At $e data hereof elmepdons to covemge in addition to the printed €xcptions and Exclusions in said
follcy brm w<ruld be as follo$rs:

I
L Csteral and spedal tares and ass.ssrlenE for the llscal year 2018-2019, a lien not yet due or

payable.

2, The ften d eupglemental taxes, if any, affised pursuant to Chap&r 3,5 comrnEncing wisr Section 75
of the Calffomb Revenue and Taxatim Code.

3 The lad tfiat the lard lies wlthln the borndarles of the SSSASIOPOI mMilUl{lTY DEVELOPMENT
PROJggf Rcrlevelopment Projsct Area, as dlsclosed by the doctrment rEcorded iuly 29, t983 as
INSTRU'vIEf{T t'to. 83{50090 of OlTicial Records.

dt€d of trust to Eccure an original lndebtedness of $153,860.76 recorded December 07, 1983 as
NSTRu|i,IEMT NO. T983-81817 OF OFFTCIAL RECORDS,
Dated: November 23, 1983
TTUSIOT: SEBASTOFOL READY MIX, INC., A CAUFORNIA

CORPORATION
Trustee; SONOMA TmE GUARAIITY COMPANY, A CORPORATION
BENCfiC|AT: JOHN L, WTNTERS AND IENOHE WNTERS, HUSBAND AND

WIFE, A5 ]OINT TENANTS

Ffust Amerlan ntle
Page 2 of t3



5.

8.

Mer Nunrber: 490!-56902S0
Pag€ Nunrber: 3

Notesi
a. If $is deed of trust is to be eliminated in the policy or policies contemplated by this
repofl/cornmiblent, we will require all of the following prior to the recordation of any documents or
the issuance of any pclicy of title insurance:
I, Origtnal note and deed af trust.
ii. Payoff dernand stahement sfgned by all Fesent benEficiaries, .

iii. Request for reconveyance signed by all present beneficiaries.
b. If the payoff demand statement or the request for reconveyance ls to be signed by a servicer, we
will also require a full copy of the loan servicing agreement ex€cuted by all present beneftciaries.
c. lf any of the beneficial lntercst is presently held by tru tees under a trust agreement we wlll
requlre a certlflcation pursuant to 9ection 181m.5 of the California Probate Code in a forrn
satisfactory to the Company

Docurnent re-rcmrded February 09, 1984 as TNSIRUMEMI NO. 1984-8656 of Official Records.

The effect of a map purporting to shour the land and other property, flled BOOK 767, PAGE i7 of
Record of Surveys.

Water rights, clalrns or titl€ to water, whedter or not shown by the puHic records.

Rights of partl€s in possession.

Pdor to the iccuanoe of any pollcy of dtlo iniumncG, tfte Company will require:

Iti$ respect b SCBASTOPOL READY MIX, INC., a corporation:
a. A cerfficate of good standing of recent date lssued by tfie Secretary of State of the corpora$on's
state of dornldk.
b. A cerdn€d copy of a resolution of the Board of Directors authorlzlng the contemp{ated transaction
and designating which corporate ofricers strall have the Bower io€xecute on behalf of the
coryoratisn,
c. O$rer requirements whldl the Company may impse iollowing its review of the materlal raqulred
herein and other information whidr the Company may reguire,

fitst,Ameican nile
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t{oTEs

Note: The policy to be issued may contain an arbibation clause, When the Amount of Insurance is less

than the certain dollar amount set for$r in any applicable arbitration claute, all arbitrable matters shall be

arbitrated at the optjon of either the Company or the Insured as the exclusive remedy of the parties. If
you desire t0 review the terms of the policy, including any arbltration clause that may be included,

contact the office that lssued this Commitrnent or Report to obtain a sample of $e policy jacket for the
policy that is to be lssued in connection with your bansaction.

l. General and special taxes and assessments for the fiscal year 2017-2018.

2. General and special taxes and assessments for the flscal year 2017'2018.

First Installment:
Penalty:
Second Installment:
Penalty:
Tax Rate Area:
A, P. No.:

Filst Installment!
Penaltyr
Second Installment:
Penalty:
Tax Rate Area:
A. P. No.:

$,103.08, PAID

$s.00
$403.08, PAID

$0,00
005014
001-011-017-000

$209.13, PAID

$0.00
$209.13, pAID

$0.00
0050x4
004-011-020-000

3. According to the lat€st available equalized assessment roll in the office of the county tax assessor,

there is located on the land a(n) COMMERCIAL STRUCruRE known as 385 llloRRls
STREET. SEBAST0POL, CAUFORNLA.

tAtrects 004-01 t-017-000)

4. The propefi covered by $E report is vacant land.

(Affeca 00+01 1-020-000 )

5. According to the publlc records, there has been no conveyane of the land within a period of twenty-
four months prlor to the date of this repoft, except as fiollows:

Nona

The map attached, if any. may sr may not be a suiley of the land depicted hereon. First American

expressly disclaims any liability for loss or damage which may result from reliance on this map except to
sre extent coverage for such loss or damage ls expressly provided by the terms and provlsions of lhe tide
lnsurance policy, if any, to which this map ls attached.

First American Title
Page 4 of 13
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LEGAL DESCRIFTIOI{

Real property in the Oty of Sebastopol, County of Sonoma, State of California, dexribed as follows:

BEGINNING AT A POINT WI.IICH IS THE SOUTHWEST CORNER OF THE HEREINAFTER DESCRIBED

PARCEL, SAIO pOItff BEING NORTH 11o 07'WEST 904.68 FEET AND NORTH 760 45'EAST 550.37 FEET

FROM THE 3/4',IRON pIpE (p.M. NO. 1) WHICH iS SOttTH 11o 07', EAST, ONE FOOT FROM THE INITTAL
poINT OF THE EIRDIe MILLER CNOPIUS SUBOIVISION, AS ReCORDFD IN BOOK 3s OF MAPs, Ar PAGE

21, 22 AND 23, SONOMA COUNTY RECORDS; TI'IENCE ALONG THE SOUTH LINE OF Tl'lE PARCEL

NORTH 78O 53' EAsT, 4?0.66 FEFT TO AN IRON PIPE AT SOUTHEAST CORNER; THENCE ALONG THE

E{ST LINE OF THE PARCEL NORTH 1Io 07 WEST ?78.00 FEET TO AN IRON PIPE AT THE NORTHE l.ST

CORNER; THENCE ALONG THE NORTH UNE SOUTII 78o 53' WEST 420.66 FEET TO THE TANGENT

POINT OF A CURVE WHOSE RADIUS IS 50 FEET WITH A CEIITRAL ANGLE OF 90 ; THENCE ATONG THE

ARC, A DISTANCE OF 78.54 FEET TO THE END OF THE CURVE; THENCE SOUTH 1lo 07' EAST, 228.00

FEET TO fiE POINT OF BEGINNING.

APN : 004-Ol 1-017-000 AND 004.01 1-020.000

Fist Amerkan 77tte
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Order Nurnber:,f903ll690290
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T(OTICE

Section 12413,1 of the California lnsuraRce Code, effective January 1, 1990, requires that any tiUe insurance

company, undenl,ritten UHe company. or conholled escrow company handling funds in an escrow or sub-
escror^, capacity, wait a speclfied number of days after depositing funds, before recording any documents in
connectlon with the transacdon or disbursing funds. Thls statute allows for funds deposited by wirc transfer
to be disbursed $e same day as depoeit. In dre case of cashier's ch€cks or certified check, funds rnay be
disbursed the next day after deposit, In order to avoid unnecessry delays of three to seven days, or more,
please use wire transfer, cashier's checks, or certified checks whenerrer possible,

FistAmsican Tltte
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ItHttIT I
usT oF Pfft{TtD lxcfmoxs AilD gclusroils (ry pouclt wpE}

CLTA sTAT{OAND COVENACE FOTICY - T99O
€xcLustor{s FRoM covERAG€

The bllg{ring mafte,s aru €xprsssly €xcluded frpm Sre (overage gf lhis policy and he Company wilt not p;y hr$ or damage, cost$,
atbrneys' feer or expenses whch arise by reason of:
l. (a) Any law, ordlnance or go\retnmsntal regulatlon ({ncluding but not limited to building or eoning laws, ordinances. or regulabons)

resbicting. rsgulrllng, prohibiting or relAung (ii the occupancy, use, o. enJoyrnent of ttle tand; (ii) th€ dlaracter, dlmensiofls or
locafton of any lmprovernent now or hereafter eracbd on tne bnd; {iii) a t€parabon in orrrnership Er a ctlange in the
dimen$otts or area of the land or any parcd of which the lafid is or was a padj or (tv) environrnentat protection, or Sre efrect
of any violation of ties€ lav{t ordlnancei or govBrnmental rtgulrtions, cxcept to h€ extent that a noilce of the enforcemeflt
thereof or a notice ol a #ect, lis{l, or encumbrance re$ulllng fiom a violadon or alleged violation affiecung the land has been
rccorded in the publlc ecords at Date of Folicy.

{b) A'ly gwemmental pollc€ poffer not excludEd by (a) above, except to He extenl lhal a notice of rle ererdi$€ thereof or notice
ofa defsct lien or encumbranc€ rcsuldng fro*n a violatlon or alleg€d vlolatlon affecting tie land hes been recorded in the
rubllc records at Date of 9olhy.

2, Rights of €olnent domain unle$6 nouce of the e{srci$€ ttereof has been recorded ln tl* pubtic records at Date of policy, tur not
gxdudinQ from corcragr any tating whidr has occened prior to Date of fulicy wtrkh would be bindinE on dle rlghts of i purdraser
for value wlthout knwltedge,

3. DefucE, llens. snqtmbrane3, tdverse dalmg or odrer matters:
{.} wh€$tsr or not rEcorded in the rublic recordg rt Datc of fu'1ry, but oeated, srfiered, a$surned or agraed to h the incured

cld,manC
(bl not known b the Company, not r€corded tn tfie public reords at Dats of Folicy, but known !o ttle insurod clalmant and not

di5cJ06€d fi wdffng b the Company by ttre in*rted cbimrnt prior b dre dabe the insursd clahant becamo an lnsured under
this polky;

(c) resulUng ln no loss or d.ruga to &e in$ured chimrnt;

(d) attaching or created sub*quent b Oate ofpoli{-y; or

(e) rEsrlting in hs; or dimage $,ihh would not have been $ustained if the incrr€d clairnant had paid value for the insured
morEagE or fur the estab sr htercst anrored bV thlg policy.

4, Unenforceabilty of $e li€n of the lns0l€d mortgag€ beqarrsc ol ttre inability o. fiilur€ of tie insured at Oate of bticy, 0r the inabitiry
or failurc ol any subsequsnt o'sner of thc indebtedn'q. !o emply r,vith fre applicable doing buslness laws of tie state ln yt'hich the
lard ls rituaEd.

5. lnwlldity or unenforeaUlity of the lleo of fte inetrert mortgage, or claim tfiereaf, whidt ari$es stt of fie trdnsaction evtdenft{t by
the lnsured mortgag€ tnd b based upofl usury or any conrumsr cedit protecton or tru$ in lending law"

6' Any chlm, whidt arises out of the transacbm vesing in dre insured the estcte of lnt€re$ insured by this pollcy or the transactl6n
creaung the hterest of the lnsured lender, by rearon of the operatlon of fuder.l bankruptcy, sbte insoh'Erry or similar c'€ditors'
righ$ larw,

EXCEPnONS FROH Co\'ERAGE . SCHEHJTE B, PART I

Thls polity dotu nol trdur€ against loss or damage (and fie Company wlll not poy @sE, attornsyr'feec or expenses) wfttch a.ise bv
reason of:
l. Tax65 or 455€*smenb wlidt are not thown as exlstlng lteng by ttre recods of any bxing authorlty that levies taxes or asse$ments

on real propeily or by tie pub[c emnds.
Proceedings by a Oublic agancy whlch may resJlt ln tax€6 or asressrnsnts, tr nodc€s of sitdr poceedings, whether or not sio\.m by
the records of srdr rgerry or by the publig rmrds.

2. Any frds, righls, int€.erb, or clairns whicft aru not shown by the publn r€cqrds but $fiich coulcl be t$certnin€d bV an inipection of
the land or whlch may be asserted by persoru ln po!9e$slsn ttler€of.

3. Easefients, licns or encumbran@s, or clalms thereof, not fJrourn by the puHlc r€€ords,

4, Oitcreprncies, con0tcts in bourdory llnet, sirortage in area, errcroadr.nenB, or any other facls which a corect survey would
dlsclose, and whkh a.e not $o$,n by tie 6tblic mcods,

5. (a) Unpabented mining clalr}$; (b) r€ssr/ttlofls or exce@ng h plbnE or ln Acts authorizing th'€ tssrance thereof; (c) wtter rights.
daimi or tit e t0 water, l/vhe$cr or not the matbrs €xcepbd under tal (b) ar (c) are shor,dl bV th€ prrblic r€cords,

6. tuy llen or right bo a llen for servics, labor or maberial not slrorrn by the p{lbllc records.

CLTTIAITA tlOtrlEOUtt{ER'S FOLICY Of ?rn.E IITSURAI{CE {r2.Of-13)
EXCLUsloilS

In additlon b the Erceptloas in sch€dule B, You ar€ rlot insr,red
l- Gotremmcntal golke po'rver, and the exbt€ytca or violatim

r, buildng;
b, :oolrg;
c- land use;

against loss, co$s, attorneys'l'ees, and eeenre6 r€sjlting ftom:
of thoce pofions of any law or gol€mmmt rsgulauon concemlng:

firstAmerican Title
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d- rmprovements on the tand;
e. land divi*)n; and
f. enviranmsntal protectioo.
Thls Excluslon does not lirflrt the coverage defcrlbed in Covel€d Rlsk 8,a,r l4r 15, 16, 18. 19, 20, 33 or 27.

Z. The fallure of Your oristing s$ucl!,res, or any part of thern, bo be con5tructed in accordance vrith apgllcable tluikling codes. Thls Exclusion
does not llmlt the coverage desatbed in Cov€red Rlsk 14 or 15.

3, The right to take lhe Land by cmdernnlnq it. This Erclusion do€5 not limlt the €verage described in Cov€red Rsk 17.
4. Risks:

a, ttrat are s€ated. allo+red, or agrsed to by You, whedrer or ftot they are recorded in the Pultic Records;
b. that orc Knortrn to You at the Fohq) D€ter but nol to Us, unl€ss figy are recorded in fie fublic R€(ords at Ole Policy Date;
c. tfiat rejult in no los b You; or
d, that first occur after the Policy Date - $is does not lrmlt the coverage described in Covered Ri$k 7, 8.e,, 25, 26 27 or 28,

5, Failure to pay value for Yo{r Titlc.
6. lad of a r*Jht:

t. to any lantl outstde $e area speciffcally described and rcferred to in paragraph 3 of Sdredule A; and
b, ln streeE, altsys, or vralerways that tou(h the tand.
This Erclusion does not limit th€ couerage d€scribe{t in Co^/ered Risk 11 or 21.

7, The tnnsferof the Tide to Yo<,r is invalld a$ o preferentlal transfer or r a ftaudulent Fansfer or convevance under f€deral bontruptry, sbte
lngolwrKyf or $rnilar credlbr$' righb la' r9.

8. Contaminatirr, exploslon, fire. flooding, vibration, fracturing, earthquake, or subsidence.
9, Negligence by a percon or an Enuty erercJslng a right to exFact or develop mlnerrls, wahr, or any other subrhncs.

urirTAltoils ofl cotaERlD Rtsr(s

Your insqranee for the follonlng Corcrd Risks ls l|mltsd on the Ournerl Coverag€ Staternent as follo, ,s:

fur Covercd nbk 16, 18, 19, aod 2t Your Doduc'tible Anount and Our Maximum Dollar Umlt of Liability shown ln Schedule A,
The deductible amounB and maximum dolbr limiu shown on Schcdulo A are a$ follows:

@vered Risk t6;

Cover€d Ris( l8:

Cov€rad Risk 1,9

Covered Rlst 2l:

Your Oedrlctible Arnount

1% of Follcy Arrnount Sho$in ln Schedllle A or 92,500
(whichever 15 less)

l% of Poliry Amount Shoe',n in Schedul€ A or *5.000
(wfiichewr fs les)

l% of Policy Ailount Shoyun in Schedule A or 95,000
(whichwer is less)

lvo of Polica Amount Shown in Sclxdule A or f2,500
(vrhlchewr is less)

Our Haximum Ogllrr Ljrlt of Liabilatv

f10,000

s25,000

s25,000

$5,000

1006 ALTA LOAil FOTICY {0ri-17.{l6l
EX€LUSIOT{S FROFI M\€RAG€

The follorving fnatters .re e(p€s$ly €x(ludBd from the co\E age of Srls policy, and the Company vrill not pay los' or damage, cogts, attorneys'
feet or erper16e5 tiat arlle by reason ofl

l, (a) Any ler, ordinanoe, permit, or go\'urnfiental reguladon (including thole reiaung to building and roning) restrictlng, regulnting, prohrbit,ng,
or rchdng b

(i) tn€ occuF ncy, u9e. or enioyrneni of the land;
(ii) thc chnracter. dimenslons, or l0cation of any lmprovement erecied on the Lard;

{iiii fte suMlvlsiofl of land; or

{lv} cnvl'onmental prote(tO.l;

or the cffEct of any vinlation of thcse laws, ordinancss, ar govemmentd regulaboos. This Exdu$on lta) does not nDdify or limiq the covernge
provid€d undar Cover€d Risk 5.
(b) Any gpwnnEntal polie power. This Exdusim l{b} dms nol mdiry or limit the coverage p.ovkt€d under Covered Risk 6.

1. Rights of emlnent domain. lhis Exdusion does noi rnodify or limit the cdverage provided under Ccvered Risk 7 or 8.
3. Defecb, lienl. encumbrancer, advers dairns, or other matters

(a) creabd, suffered. a$um€d, or agreed hc by th€ ln*rred Oaimant;
(b) not Knorm !o fie Company, not reorded in the Publlc Records.t Date ot Pqlicy, but Known to the lneured Clalmrnt aod not dircloeed in
wrtttng b the Company by the In*red Clairnant prior t0 the date tfte lnslred Claimant became an lnsured under thi.r policy;

Ft:tst American Title
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{c) resulting ln no loss or damaeE to tfie lnqired Oalmnou
{d) attaching or created subxquant to oite of Policy {hot^rever, this does not rnodify or limit the covcrage provided under frvered Ri5k 11,

ll, or 14li or
(e) resulting in loss or dsfiage that wouH not hav€ been rustalned lf the Insured Clalmant had pai<l value for the Insured Mortgdgc,

4, Unenforceability of the llen ol the lnsured Mortgage because of the tnability or fallure of an Insured to comply $rith applrable dolng.lx,sinese
laws of the stab 'Ahere the Lrnd is silgjat€d"

5. lnvalidity or unenforceabrlity in wfioh or in parl ot the lien of the Insured Nortgdge that arises out of the transaction e$denced by fle
lnsured Ftortgage and is based upon u$Jry or any cgniumer credit p.gt€ctton or tslllh-in-lending law,

6. Any claim, fu reason of th€ op€ration of federal bankuptcy, stat€ lntshency, or similar creditors'rights lavrs, $at the tr0n5adion creaung the
lien of the Insured Mortgage, it
(a) a fraudulent conveyancg or &audulent transfer. 0r
(b) a preferenttal transfer for any reoson not stated in Covered Risk l3ib) of this policy,

7, Any lim on the Title for real e$tate taxes or assessments imposed by govemmenbl authority rfid cr€aH or attachlng between Date of Pollcy
and the datr of recording of the In$red Mortgage in the Public Records. This Exchrsion docs nol modify or limit the coveroge grovided under
Covcred ftt$k lt{bJ.

The above polic} fonn may be iEsued to rfrofd either Standard Cnverage or Ext€nded Coverage. In.ddlllon to the above Exclurlons from
Coverage, the Exceptions frorn Coverage ln a Standard Coverage p0lic.y rvill also lnclude the followlng Exeptlons lrom Coverage:

EXCEF{IONs ROI4 SVEMGE

lgxcept as provided in Schedule B - Part II,[ {or fjhig poliq does not i*s$rt tgainst loss or damage, and th€ C.ornpany rvill not pay msts.
attomEy€' feec or experses, olar arise by reason of:

IPAFTI
flhe abqve policy form may ba lssrxd to afibrd either Stsn&rd Covffag. or Extended Co'ver.ge. In eddition to the above Excluspns from
Coverage, the Excepbons frgm Co/€rage in a Sfdndard Cover*ge policy will also lnclude the followin€ Exceptions from @erage:
t. (a) Tares or asse$snenb ttlat am mt shov{n as e,risting lleru bry dre records of any taxing aufiority that lcvles taxes or assessment$ on real

groperty or by the Publk Records; (b) proeedingr by a pblic rgencf that may result In taxes or assesstmntf, or nouces of sudr
prorsdingsr whefier or not shov.n by $e recods of *$ agency or by the Publlc Recordi,

2. Any facts. rights, intere{ts, or claims that ar€ not shoiln by &e Publlc Recordi but that could be ascertained by an inspection of the Lond cr
that may be asserted by persons in possession ofthe Land.

3. Easementg, liens or emumbrlnce$, or claims ttrrcof, not shown by th@ Puuic Records.

4. Any erxroadrmenq €ncumbranae, violat*rn, varlatlon, or adverse clroJmstatrce arfecting the TlUe $at wo$ld be disclo$ed by an accurate and

compH€ land survey of the Lard and not shor{r by the Pub.lic Records,
5. (a) Unpat€nt€d mining clalms; (b) reservatto$ or exceptions in patenB or in Acts authodring Lhe iEzuance thereof; (c) vrat€r rights. claims or

tid€ to water, $,h€ther or not the rnauers exceptad under (a), (0), or (c) arc shoffn by the Publk Records,
6, Any licn or rlght to a lien for servlces, labor or maierlal not stpwn bV tlre publlc rrords,

PART IT

ln addilion to tho mafi€rc ael forth in Part I ot thas $chedute, fi€ Tltl6 is 6ubject to tho follcwing matt€r3. and tho Company ineur€$ against loss

or damaga grrstained in rls ovent lhat they ar6 nol $ubordinat€ to ths lion of the lnsurEd Morlgage:l

to06 tLT owilER's PoucY (06-17{6)
EXCTUSIOIIS Ff, OM COVEMGE

The fotlowlDg mattcrs are erer€ssly excluded from the cor,efoge of this poli$/, a$d the Crmpany will not pay loss or damage, costs, attome)s'
fees, or expaues dlst arise by reason of:

1. (a) Any law, ordinance. permlt, or gavemmental regulatlon (induding tho6e relating to building and roning) resFicting, rcgulaiing, prohibiting,
or r8lating to

{l) d1e occupancy, usc, or enjoym€nt of the tnnd;
(ii) fle character, dlmenslonq or location of any impeovernent erected on th€ Land;

(ili) Rte idMivislon of land; or
(iv) environmental protaction ;

or the eff€ct of any vlolation oF these laws, ordinances, or go/ernfientnl regulations, This Erdusion Ua) does not modify or limit the co\r€rage
prwi# under Covered Rid( 5.
(b) Any gpvenmefitsl pollc€ power. Thi$ erdusron f(b) does not ilodify or limit ti€ coverage prot/ided under Covered Risk 6.

?, Rights of eminent domain. This Exduslm rbes aot modiry or llmit lhe coverage provlded under Covered Rlsk 7 or 8.
3, pefects, lensr enoJmkanc€s, advene clalms. or other matters

(a) croakd, 5uffered, aEsu.ned, or ngread to 4 the Insured Claimant;
(b) not Koown to the Company, not recorded ln tre fubhc R€cord$ at Oate of Policy, but Known to the Insured Cloimailt and not disclosed rn
y{ntng t'o th€ Company by the lnsred Claimant prlor to th€ dabe the lniurcd Oaimant bocrme an InsuEd under thig policy;

first American Title
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(c) resultlng in no loss or damage to tsc Inrured Orimant;
{d} attaching or crcated $bscqueflt to Dabe of Policy {however, this doog not modify or linlit th€ coverage provide{ und€r Covered Rrsk 9 0i
l0); ot
(e) asulling in loss or darnage that $,,ould not har/e been futbined if the Insured claimant had pald value lor the ]]tlc.

4, Any clarm, by reason of the operatbn of ft#eral bankruptcl, state insolvencv. or similar creditors' rlghts laws, tlat the transactian vesung the
Tltle a5 Srourn in Scheduh d is

ta) a fraudulent conveyartce or fraudulent transfer, or
{b} a preferential transfer for any rmson not stabed in Covered Ri$k 9 of this policy.

5. Any lien on the nde for real estab tax€! or tssessn}Bnts irnposed by governmental authority and created or attaching befween Oate of Policy
and the date of rerordlrq of the deed o{ other insurrneni of trarufs in the Publlc Records that vests fitle as shown in Schedqre A,

Th€ abow pclicy form may be issued to afford elthe. $tandard C'overlge or brtendcd Coverage, In additjon to th€ above fxclusr{M$ from
C.overage, the Exceptbrs from Corerage in a Standard goverage policy will also in€lude fie foilowing Exccptions from Coverage:

EX&PTIONS FROM COVERAGE 
.

Thls polley dces not insure agalnst loss or damage, and the Company v/ill not fay cofl9, aRgrneys' fees or expenses, that arlre by reason oi:
{The above policy form may be irsued to afford elther Standard Coverage or Extended CovercAe, In addltlon to the above Exclueions from
Cov*frge, the Exceptioru fron Qoverage in a Sland|rd Cwerage poliqy will also includ€ the following Exc€pttofls frorn f-overage;

1. (a) Taxes or als€ssrne'lB $at are not ghown os €xBting llens by the records of any t€xing authorlty that l€vies bxes or alsesiments on real
prqperty or by the tubllc Rgerds; (b) proceediogs by a puHlc .gency that may result in tax€s or assessments, or notices $f such
g,roce€dings, $rhether or not shoriln by th€ records of such agency or h/ the Public Fecords.

2. Any facts, nghbr int€rests. o. clainrs tiat are not iho$dr by lhe Rrblic Records but thtt {ould be ascertainrd by an inspecdon of fre Land or
that may be asserbd by pergon$ in pofsesslo{l of thc Land.

3. Ea5€fientg, hens or encumbronce5, or daims nergof, not sho\rin by $e Public Rerords.

4, Any encrqachment encumktnce, violathn, varladon, or advenrc clrcumstance affecung tlw Title $rat would be disclosed by an accurat€ and
co{nplete land survey of the LaM and not shown by &e Publk Records,

5. (a) t,npatent€d mining chin6; (b) reservations or exceilions in patents or in Acts autlrorirlng the issuance thcreof; ic) ft'ater rights, daims or
title b wat€r. whether or not thc mgt$rs excepted under (a), (bl, or {c) are shown by thc public Records.

6, Any li€n or rlght t0 a lien for servieg, lrbor or matcrlal not rho,.rn bV the fubllc Records.

7, fvadabh e)0reptlons ruch as bxes, eissments, CC&R'S, eh, slro|n here.l

ALTA EXPAilOCD COVEnIGE RESTDE'{TIAL LOA{{ pOLtCY (07.16-10)
EXCLUSIONS FROI'4 COVERAGE

The bllowing matters are expcessly excluded frorn the coverage of this policy, ard the Company will not pay loss or damage, costs, attorneys"
feas. or experses tfiat arisc by reason of:

l. (a) Any I,aw, ordinance, permit, orgovErnmenbl regulation {lncluding tiose rclaling to ruilding and roning) restricting, regulating, prahibitinq,
or r€lating to

(i) the occupancy, use, or enjoyrnent of the Land;
(ii) the fiaracler, dimension' or locotion of arry lmprovwent erecbed on the Land;
(iii) lh€ subdivisian of land; or
(iv) envl nortmental proecdon;

or the effect of tny violation of rile$e laws, ordinances, or governmenul regulstio.rs. This Exelusisn l(a) &es not modify or limit the
soverage prwided under Co'rered Rl$k 5, 6, t3(c). 13{d), 14 or 16,
(b) Any govemmental poliae power, This Exdrrsidr l{b} does not nudlfy or limit ttre coverage frow€d under Covere<l Riih 5, 6, 13(c), l3(d),
l{ or 16.

2, Righb of eminent domain. Thii Excluslon does not modlFy or limit the sverngE provided undar Covered Ri5k 7 or 8,
3. oefeds, liens, encumbrances, adveBe claim$, or other matters

{i) cr€ated, eufte$d, assurned/ or agreed to by tfie Insured Claimantl
(b) not Krrorym !o tie C.ompany, not recorded in the PuHlc Records at Date of Folicy, but Known to the Insufed Clalmant and not disclosed ln

wrlting b the ComFny by the lnsured Clalmant prior to the date the Insured Claimant bec.me an lnsured under thls potlcy;

tc) resultlng in no loss or damage b t'le lnsured Claimanf
(d) atlacffng or created subEequent to Dabe d Policy {horricver, this do€s not modify or limit the co\,€rage provided und*r Cwered Risk t l.
16, 17, 18, 19, 20, 21. 22,23,14,2? or 28); or
(e) resulting in bss or damage fiat urrould not halre b€en su$ained if the In*rcd Claimant had pald vatue for the Insured l"lorlgage,

{. Unentorceability of the lten of the Insured liongage becaus€ of the inability or fallure of an lnsured t+ c0tnply yrith applicable dcring-business
law$ o{ the state whelc the Lind is sibratcd,

5, lwafrdity or un€ofo.ceabrllty in wioh or in pan of the lien of ffe lnsured l,longage lhat arises out of the transaction evidenced bV th€
Insured Morigage and is based upon usiJry or lny snsurner credlt pmtection or truth-ln-lending law. ThiS Ex{tilsion doff not rnodify or limit
the coverage provided in Co€red Risk 26.

6. Any clalfi of iovalidity, unenforc€ability or lack of priortty of the lien of th€ trniured iqotgage as to Advances or rnodifications made aft€r th€

First American fitte
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Ordcr llurnber; 4003"5600290
Pagetiumber: ll

ln9tlred hos Knowledge that the ve$ee rhonn h Schedule A l$ rF longnr the o\vner oF th* €crte or int€resr co/erod bv thi$ poli{y. l}is
Exclurhn do€t ootmodfy or llmlt l'le coy€rage prodded ln Cwered Ri6k 11,

7. tuty ll€n on ure Tltlc lbr real €$at€ ti)(Er or ass€ssfflclts imps€d by governmental aqfiority lnd geat€d or attacfiing suhEequ€nt to Date of
Folicy. fhE Exctudon does not modlfo or llrnlt the cov€rage pfsvlded ln Cov€red Rirft ll{b} or 25.

8. The fallure of the rcildentid structur€r or {ny portion of c, b hava b6en sflguucted bebre, on or after oste oF Policy in acco.dance with
ap$icabb bulU|ng code$. This Excfililon does not rnodify or limlt the cov*rage provided in Cwered Rlsk 5 or 6.

9. Any claim, by r*asol d the operadon of fuleol bankup,Ey, state inrolucncy, or similor credibn' rlghtc lar,s, that the transactbn cre.ung the
lieri of the lnerred tbrtgage. ir
(a) | frEu{tubnt conv€y6n@ or fraudul€nt tran6f€r, 0r
(b) a prderffthl tander for any rcrion not stated in Coyered Rl$k 27(b) ol this policy,

10. Contami[ation, axplooiur, lirg lloodlng. vlbrsUon, frocfrring, €arthquaks, or subsidence.

11, l{egligare by a person or tn Enuty excrcising a rlght to odract or develop mlnorals. water, or any other subctanc*s.
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MEMORANDUM

To

Yolanda Mathew

Sebastopol lndustrial Park, LLC

yolanda@thebarlow,net
From

Hope Kingma

Hope. ki ngma @wra-ca.com

Date

Subject

December 3,202t

THE BATCH PLANT PARKING LOT _ RESOURCE ANALYSIS

This memorandum provides a resource analysis of the existing vegetative and biotic characteristics of the
property and the changes that may occur as a result of the Batch Plant Parking Lot proposed at the 385

Morris Street project site (Project Site), located in the City of Sebastopol (City), California (Figures 1 -3,

Attachment A). The Project Site is bordered by Morris Street and commercial properties to the west, an

existing construction equipment yard and storage building to the south, and open space and riparian

vegetation associated with Laguna de Santa Rosa to the north and east.

The conclusions and recommendations of this report are based on conditions observed at the time of the
field assessment and regulatory policies and practices in place at the time the report was prepared;

changes that may occur in the future regarding conditions, policies, or practices could affect the

conclusions presented in this assessment.

Methods

Prior to the site visit, background literature was reviewed to evaluate whether special-status species or

other sensitive biological resources (e.g., wetlands) could occur in the Project Area and vicinity.

Background literature reviewed include aerial photography and the California Department of Fish and

Wildlife's (CDFW)California Natural Diversity Database (CNDDB) (CDFW 20211.

On September L,2O21., WRA biologists Hope Kingma and Matt Richmond traversed the Project Area and

vicinity on foot to determine the presence of plant communities, special-status plant and wildlife species,

essential habitat elements for any special-status plant or wildlife species, and the presence and extent of
wetland and non-wetland waters on the site and the immediate surroundings.

WRA biologists also identified wetland and non-wetland waters adjacent to the Project Site potentially

subject to regulation by the federal government (U.S. Army Corps of Engineers [USACE]), the state of
California (Regional Water Quality Control Board IRWQCB] and California Department of Fish and Wildlife

[CDFW]], and the City of Sebastopol (ESOS Environmental and Scenic Open Space).

2169-G East Francisco Blvd, San Rafael, CA 94901 (415) 454-8868 info@wra-ca.com www w...r iiit.co,ri



Existing Conditions

The Project Site is currently a vacant lot with a remnant concrete pad in the center, old concrete walls

around the perimeter of the site, with concrete blocks, piles of fill material, gravel piles and crumbling
sandbags scattered throughout the site. The site was formerly a cement plant known as the "Sebastopol

Ready Mix Plant Site" that was in operation pre-1985, likely much earlier, but the date is unknown. Historic

aerial photographs are provided in Attachment B. Historically, land between Morris Street and the Laguna

de Santa Rosa was filled with dredged spoils from Laguna by the City (Cummings 2003) in order to make
it useful for commercial and industrial purposes.

There are pockets of ruderal (weedy) vegetation throughout the site and around the edges ofthe parcel.

The ruderal herbaceous vegetation is dominated by slim oat (Avena barbatal, ripgut brome (Bromus

diondrus), soft chess (Bromus hordeaceus), Bermuda grass (Cynodon dactylonl, ltalian ryegrass (Festuca

perennis), sweet fennel (Foeniculum vulgarel, ltalian thistle (Carduus pycnocephalus) and summer
mustard (Hirschfeldia incana). There is a depressional wetland that extends into the project site along the
eastern project site boundary that is dominated by willow (Salx sp.) and Himalayan blackberry (Rubus

armeniocusl. A list of plant and wildlife species observed during the site visit is included as Attachment C.

Photographs taken of the Project Site are included in Attachment D.

Vegetation Communities Adjacent to the Project Site

The Laguna de Santa Rosa creek channel is located approximately 200 feet to the west of the project site,
with riparian vegetation and an associated floodplain between the creek and the project site. This area is
part of the City of Sebastopol's Laguna Wetlands Preserve. This Preserve provides habitat for a suite of
wetland- and riparian-dependent species, as well as critical flood protection and water storage for the
lower Russian River region by retaining floodwaters during high winter flows (Prunuske Chatham, lnc.

201s).

The eastern edge of the project site is characterized by a steep slope dominated by mature valley oaks
(Quercus lobatol that descends to the floodplain that is 15 to 20 feet lower in elevation than the project
site. The floodplain is dominated by wetland species including tallflatsedge (Cyperus erogrostisl, common
cocklebur (Xonthium strumoriuml, pennyroyal (Mentha pulegiuml, prostrate knotweed (Polygonum

oviculore), triangle orache (Atriplex prostratal, California wild rose (Rosa colifornrca), Santa barbara sedge

(Corex borbarael, broadleaf plantain (Plantogo majorl, perennial pepperweed (Lepidium latifoliuml, and
curly dock (Rumex crispusl, among others.

There is an existing unpaved Americorps Trail that meanders through the floodplain east of the project

site. This trail is connected to another unpaved trail that runs parallel to the northern site boundary that
connects to Morris Street. The northern edge of the project site is also at least 10 to L5 feet higher than
the adjacent floodplain area. The steep slope along this boundary of the project site is dominated by plum
(Prunus sp.), coast live oak (Quercus agrifoliol, California grape (Vifrs californical, a few mature willows
and Himalayan blackberry. There are homeless encampments along this edge of the project site resulting

significant litter and trash surrounding the site.

Special-Status Species

Due to the extremely disturbed and historic land use of the project site, no special-status plant or wildlife
species have potential to occur within the proposed parking lot development envelope. Based on the
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CNDDB records, no special-status plants or wildlife species are known to occur on or adjacent to the

project site.

Laguna Wetlands Preserve Restoration and Management Plan

The purpose of the Laguna Wetlands Preserve Restoration and Management Plan is to guide the City's

long-term management of the properties consistent with the Laguna Master Plan (Prunuske Chatham,

lnc. 2015). The Plan includes an inventory of the natural, cultural, and recreational resources of the

Preserve; describes restoration and management objectives and actions as well as environmental

compliance requirements. The goals and policies most relevant to this document, include:

A. Preservation of Laguna habitats, including sensitive habitats and lands that serve as buffers

between the Laguna and urban or agricultural development.

B. Establish a Specific Park Development Plan Compatible with Protection and Enhancement

Goals.

r Native tree buffer between park uses and adjacent land uses, from 8-40' wide,

designed to provide wildlife resources as well as screening. This buffer now exists in

most places where it is feasible.

City of Sebastopol ESOS Environmental and Scenic Open Space Requirements

The purpose of the ESOS Environmental and Scenic Open Space Combining District is to control land use

within areas of great scenic or environmental value to the citizens of the Sebastopol General Plan area, to

control any alteration of the natural environment and terrain in areas of special ecological and educational

significance to the entire community as unique vegetative units or wildlife habitats or as unique geological

or botanic specimens, and to enhance and maintain for the public welfare and well-being the public

amenities accrued from the preservation of the scenic beauty and environmental quality of Sebastopol.

The ESOS Combining District was established to implement the goals, policies and objectives of the

Conservation, Open Space and Parks Element of the General Plan.

The ESOS Combining District includes setback requirements to protect the quality and integrity of certain

unique scenic, ecologic or biotic environments (Zoning Code Chapter 17.92, ESOS - Environmental and

Scenic Open Space District). The site is zoned M lndustrial and ESOS, Environmental and Scenic Open

Space, The ESOS zone requires a 100-foot minimum setback buffer from the edge of a wetland or

identified riparian dripline, unless a reduced setback of no less than 50 feet is determined to be

appropriate by the Planning Commission, based on review of a resource analysis. The requirements of the

resource analysis are detailed subsection D; however, Section 17.46.090 states that the Planning

Commission can modify the study requirements on the basis of substantial evidence provided by a

qualified professional that specific resources of potential concern do not occur on the property or will not

be affected by the project.

Conceptual Development Plan Modifications and Recommendations

WRA recommended that the Conceptual Development Plan, datedT/1,4/21 (Sheet L1.OC and Figure 4,

Attachment 1) be revised, since the proposed Laguna Promenade trail shown on those plans encroached

into the willow wetland on the eastern edge of the project site, and the proposed terraced seating would

be located within this wetland, which would be inconsistent with ESOS policies and requirements. WRA

recommended that the proposed Laguna Promenade trail and seating be confined to the limits of existing
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disturbance, as illustrated in Figure 3. Finally, the Conceptual Development Plan datedT/74/21showed
the Laguna Promenade trail extending off the project site to connect with the existing dirt trail to the
north; however, there is a very steep slope that would make a trail extension infeasible at that location,
and would likely result in impacts to mature willows.

Other considerations

Sheet L1.OC illustrated (Attachment A) that there are several stormwater treatment facilities, such as a

bioretention basin and bio-treatment swales with native plantings, proposed throughout the parking lot
to retain and treat stormwater run-off. lt is assumed that the treated stormwater will be discharged to
the existing storm drain system in Morris Street.

To further ensure that there are no water quality impacts to adjacent floodplain that is located north and
east of the project site, the grading of the parking lot should be sloped away from the wetland and
floodplain. lnstalling a concrete barrier around the site perimeter would provide an additional measure
of protection for the adjacent biological resources by preventing any run-off from the parking lot from
flowing into the adjacent wetland. This would be a significant improvement over the current site
conditions, since there is no barrier between the limits of disturbance and the adjacent wetlands at this
time.

Revised Plans for the Batch Plant Parking Lot

The revised plans for the Batch Plant Parking Lot prepared by ZAC Landscape Architects lnc. dated
Lt/17 /27 (Attachment A) show that the proposed Laguna Promenade trail and overlook on the eastern
edge of the project site are located within the limits of existing disturbance (see Sheets 11.0 and 11.1).

The trail connection to the north has been removed from the plans. The Conceptual Grading Plan (Sheet

12.0) shows that the site will be sloped away from the wetland and floodplain towards Morris Street. The
Conceptual Landscape Plan (Sheets 13.0 and 13.1) illustrates the proposed native plantings.

Conclusion

This report provides a resource analysis of the existing vegetative and biotic characteristics of the property
and the changes that may occur as a result of a development project. The revised plans for the Batch Plant
Parking Lot dated tt/17/23, were modified as recommended above, and the stormwater treatment
facilities do not discharge directly into the Laguna floodplain. As such, the proposed parking lot will not
impact the biological resources associated with the Laguna Wetlands Preserve.

Careful site grading around the project site boundary will be require to minimize impacts to the roots of
the mature oaks growing on the northern and eastern edges of the project site. Finally, if project
construction is initiated during the breeding season (February 15 - September L), a preconstruction
nesting bird survey will be required to ensure that project activities do not disturb raptors or other native
birds that likely nest in the adjacent.floodplain that is located north and east of the project site. lf active
nests are identified, suitable buffers will be required, as determined by a qualified biologist.

It is WRA's professional opinion that due to the existing character of the property and the proposed scope

of the proposed project, the fullscope of studies called for bySMC 17.45.050(D)is not necessary, given

the fact that the parking lot footprint was previously intensely developed and disturbed, and the proposed
project would not expand beyond the limits of prior disturbance on the site. Therefore, a reduced setback
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of 50 feet is appropriate. The existing mature valley oaks on the eastern edge of the project site provide

a SO-foot native tree buffer between the edge of the project site (limits of the proposed parking lot) and

the wetland floodplain associated with the Laguna de Santa Rosa.

Please contact me if you have any questions regarding the conclusions of the resource analysis report.

Sincerely,

&'ffid,w
Hope Kingma

Senior Regulatory Permitting Specialist

Attachments:

o Attachment A. Figures, Conceptual Development Plan (Sheet L1.OC), and Batch Plant Parking Lot

plans dated L1.lL7/27
o Attachment B. Historic Aerial Photographs of the 385 Morris Street Project Site

o Attachment C. List of Observed Plant and Wildlife Species

. Attachment D. Project Site Photographs
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Attachment A. Figures, Conceptual Development Plan (Sheet L1.OC), and

Batch Plant Parking Lot plans dated tt/L7 /2t
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Figure 2. Aerial Vicinity Map

The Barlovr Overflow Parking at Batch Plant

Sebatopol, California
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Figure 3. Study Area Aerial Map

The Barlow Overflow Parking at Batch Plant
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Figure 4. Site Plan
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Attachment B. Historic Aerial Photographs of the 385 Morris Street Project Site
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Attachment C. List of Observed Plant and Wildlife Species
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Plant Species

Ripgut bromeBromus diandrus

Soft chessBromus hordeoceus

Slim oatAvena barbota
Italian ryegrassFestuco perennis

Bermuda grassCynodon doctylon
Harding grassPholaris aquotico
Rabbitsfoot grassPo ly pogon mo nspe I i e n sis

Sweet fennelFoeniculum vulgore

Italian thistleCarduus pycnocephalus

French broomGenisto monspessulana

Canada horseweedErigeron canodensis

Common bird's-foot trefoilLotus corniculatus

White sweet cloverMelilotus albo

Prickly lettuceLactuca serriola
Prickly sow-thistleSonchus osper

English plantainPlantago lanceolata
Summer mustardHirschfeldia incana

German ivyDelairea odorata
Field bindweedConvolvulus arvensis

Spanish cloverAcmispon omericanus

Wild CarrotDaucus caroto
StinkwortDittrichia graveolens

Rose cloverTrifolium hirtum
Hairy cat's earHypochaeris radicata
Common chicoryCichorium intybus

Coyote bushBoccharis pilularis

Poison oakToxico de n d ro n d iv e rsi I ob u m

Hayfield tarweedHemizonia cangesta

Frog fruitPhyla nodiflora
Himalayan blackberryRubus armeniacus

California grapeVitis colifornica
WillowSalix sp.

Coast live oakQuercus agrifolia
Valley oakQuercus lobata

Common NameScientific Name

Attachment C. Plant and Wildlife Species Observed on the Proiect Site on September 1, 2021.

1,1



Psoltriparus minimus American bushtit

Aphe I ocomo ca I iforn ica California scrub jay

Calypte anna Anna's hummingbird

Zenaida mocrouro Mourning dove

Corvus brachyrhynchos American crow

Cathartes aura Turkey vulture

Melospiza melodio Song sparrow

Melozone uissolis California towhee

Poecile rufescens Chestnut-backed chickadee

Mephitis mephitis Striped skunk

Odocoi I e us vi rgi nia n u s I e ucu ru s Columbian white-tailed deer

Procyon lotor Raccoon

Sce Io po r u s occid e ntol i s western fence lizard

Wildlife Species

Scientific Name Common Name

12



Attachment D. Project Site Photographs
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