City of Sebastopol
Design Review Board Staff Report

Meeting Date: September 5, 2023

Agenda Item: 7A

To: Design Review Board

From: Design Guideline Subcommittee

Kari Svanstrom, Planning Director

John Jay, Associate Planner
Subject: Objective Design Standards Recommendation
Recommendation: = Recommend adoption to City Council

Introduction/Background:

The Design Review Board conducted its first meeting to review the Objective Design Standards
(ODS) on July 25", 2023 where they received a staff report and presentation of the Objective
Design Standards, heard public comments, and began deliberations. As a result of that meeting,
the Board decided to continue this item to a future meeting as the Board noticed discrepancies
in the document that were missing from the previous meetings held with the Design Guideline
Subcommittee, and also felt additional time for members to review the document would be
helpful for full discussion of the document. Opticos, the project consultant, has revised the
document to include those items missed and has submitted a revision with redlines, and this
special Board meeting was scheduled to continue deliberations on the draft document.

Discussion:

As noted above the Board has begun review of the document and gave direction to staff and the
consultant to come back with a redlined version for the board to provide additional comments.
After that meeting the document was also heard at the Planning Commission’s August 15th
meeting, where they approved of a resolution recommending the City Council adopt the
Objective Design Standards, with the understanding that the Board had not completed it's
review, and would likely have edits. However, there were two things to note from that meeting.
First, the Vice Chair provided items he felt the Board should review, and also included some
edits as listed below. Second, the Commission agreed to keep their recommendation to City
Council should the Design Review Board have no major edits to the document. However, if
there are major edits to the document the Planning Commission requested that those changes
be brought back for their review.

Listed below are the discussion points from the Planning Commission meeting:

e 3.030 T3 Neighborhood Edge Building placement setbacks (Pg 30-31). Include note
to defer to underlying Zoning District (R5-R7). General adoption of referring to the
underlying zone.

e 4.020 General to Design Sites Screening (Pg 48). Fencing as a type of screening is
good, but doesn’t have to be an exact match of the building material.



e 4.030 General to Design Sites Required Lighting (Pg 50). Recommended the Board
discuss further the issue of exterior lighting in downtown. Currently 4.030.3.A.(5)
standard reads “All nonessential exterior lighting associated with non-residential uses
shall be turned off within %2 hour after the close of business or when the non-residential
use is not in use in all areas exempt Downtown. Exterior lighting in Downtown shall be
turned off by 3:00 am.” Planning Commission felt that this needed to be discussed a bit
further and questioned if this item was appropriate/needed to stay in document.

e 4.060 Public Frontage Standards Table C (Pg 66). Planning Commission
recommended to remove the Planter Strip requirement and revised to be a more typical
condition as exists on city street configuration in Sebastopol.

e 5.030 Building Types (Pg 70). Planning Commission felt that both up/down duplex and
side by side should be allowed in the T3 zone (the R5 zone). (currently up/down duplex
is under “multiplex medium” definition).

e 5.050 Duplex Side by Side Open Space setbacks (Pg 75). Planning Commission felt
that rear setbacks should be allowed to count towards open space and suggested to
revise that note to state “Required front and side setbacks along with driveways do not
count towards open space.”

e Horizontally configured windows allowed to be grouped to form horizontal windows,
but not allow specifically designed horizontal windows.

e Treeremoval percentage discuss with the Design Review Board on a specific number
of trees or percentage of heritage trees that would be allowed to remove before it
triggers discretionary review.

Additionally, below is a summary of Board comments/references from the prior Board meeting
the Board may wish to deliberate on at this meeting (these were stated by members as possible
edits, but not discussed by the group at the July meeting):

¢ Consider moving the Administration section to the front (better guide for users than at
the end)

e Additional definitions for “Compatible” this is used throughout but needs an objective
standard/definition

e Images in general could show better variety (including less ‘new urbanism/traditional’
images)

¢ Remove text stating “Form Based Codes foster predictable built results” — this is not
necessarily what the City wants to encourage

o Page 14-12 — remove items which do not require City review so this does not create
confusion

e Page 49 -5(B)1 - 70 to 80% opaque would be fine for equipment screening

o Page 49 - 5(B)2(d) — delete words after “Screening shall be architecturally compatible.”

e Page 50 - Section 4(A)c — discuss and provide clarity

e Page 51 - Section 3(c) — did not feel articulation should be required for retaining walls,
consider removing

o Page 57 - 10’ planter area — perhaps for 6-7 parking spaces instead of 5

e Page 60 - Discuss massing

e Page 84 (and others) — For example Keller Court Commons (Petaluma project) would
be a good image example on page 84

o Page 97 - 4(c) should only be required if entries are from street facades (vs rear/non-
frontage areas)

o Page 124 - provide definition of ‘gallery’ in definition section as well.



e Page 131-132 - Discuss corner elements requirements

Public Comment:
No public comments have been received as of the writing of this staff report.

Recommendation:

Staff recommends the Board review the draft and provide any recommended modifications.
Staff further recommends that the Design Review Board adopt the attached resolution
recommending the City Council to adopt this document.

Attachments:
Draft Resolution
Objective Design Standards Final Draft



RESOLUTION NO. 23-xx

RESOLUTION OF THE DESIGN REVIEW BOARD OF THE CITY OF SEBASTOPOL

RECOMMENDING THE CITY COUNCIL ADOPT THE OBJECTIVE DESIGN STANDARDS

WHEREAS, the City of Sebastopol completed a comprehensive General Plan update with
adoption of a new General Plan on November 15, 2016; and

WHEREAS, pursuant to the California Environmental Quality Act (CEQA, codified at Public
Resources Code § 21000 et seq.) and the State CEQA Guidelines (14 CCR, § 15000 et
sed.), on November 15, 2016, the City Council certified and adopted an Environmental
Impact Report (EIR) for the Sebastopol General Plan (the “Project”; State Clearinghouse
No. 2016032001); and

WHEREAS, the project is consistent with the General Plan, in that it conforms to the
following actions:

Goal CD 1: Preserve and Enhance Sebastopol’s Unique Character, Design, and
Sense of Place as a Small, Compact Town

Policy CD 1-1: Ensure that new development is constructed in a manner consistent
with the City’s Design Guidelines, and any design guidelines for specific areas or
types of development.

Policy CD 1-2: Ensure that new residential and commercial development is
sensitive to the surrounding architecture, topography, landscaping, character,
scale, and ambiance of the surrounding neighborhood.

Policy CD 1-3: Discourage repetitive designs in residential and commercial areas,
while establishing a cohesive visual relationship between structures and their
surroundings.

Policy CD 1-6: Maintain and enforce Zoning Ordinance provisions and design
guidelines that prohibit auto-centric strip development.

Policy CD 1-12: Require the design of new residential development to be consistent
with the City’s design guidelines, to ensure that new development contributes to
the small town character of Sebastopol. And,

WHEREAS, the project is consistent with the following City Council Goals:

Goal 4.1 - Create a Safe, Healthy and Attractive Environment for Residents and
Visitors

Goal 7 - Provide and Develop a Plan for the Future for the City of Sebastopol with
the Implementation of the new General Plan

7.2.1 Incorporate the Small Town Character values into the City’s land use policies
7.2.2 Review, evaluate and update the Design Review Guidelines



e Goal 9 - Enhance housing opportunities in Sebastopol and, when possible, provide
assistance to housing projects.

e 9.1.3 Engage with community on housing issues and suggested review of City
policies to facilitate a positive jobs/housing balance. And,

WHEREAS, in 2019 the City Council of the City of Sebastopol created the Design Review
Subcommittee which includes members from the Planning Commission, Design Review
Board, and City Council to review and develop Objective Design Standards for the City;
and,

WHEREAS, in September 2022 the Planning Department began working with Opticos to
develop the Objective Design Standards (ODS) and Senate Bill 9 (SB9) standards; and,

WHEREAS, the Design Review Subcommittee met throughout 2022 and 2023 with
Planning staff to develop the Objective Design Standards; and,

WHEREAS, on February 28, 2023 the Planning Department provided a staff report and
presentation to the Planning Commission update on progress on the Objective Design
Standards; and,

WHEREAS, on May 23, 2023 the Planning Department provided a staff report and
presentation to the Design Review Board to update on progress on the Objective Design
Standards; and,

WHEREAS, on July 25, 2023, and September 5, 2023, the Design Review Board held duly-
noticed public meetings at which they heard a staff presentation, reviewed a staff report,
heard public testimony, and deliberated the Draft Objective Design Standards; and,

NOW, THEREFORE, THE DESIGN REVIEW BOARD DOES HEREBY ADOPT THIS RESOLUTION
finding that the Objective Design Standards are consistent with the City’s General Plan
goals related to community design and recommending the City Council adopt the
Objective Design Standards.

Approved on September 5, 2023 by the following vote:

AYES:
NOES:
ABSTAIN:
ABSENT:

Certified:

Kari Svanstrom, Planning Director



