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City of Sebastopol  
Planning Commission Staff Report 

 
Meeting Date:  January 28, 2025 
Agenda Item:  6A 
To:   Planning Commission  
From:   John Jay, Associate Planner  
Subject:  Temporary Use Permit 
Recommendation: Approval with conditions 
  
Applicant/Owner: Mercedes Hernandez /Barlow Star LLC 
File Number:  2025-002 
Address:  6770 McKinley Street 
CEQA Status:  Project is Exempt from CEQA Section 15301, Class 1 Existing facilities  
General Plan:  Light Industrial 
Zoning:  Commercial Industrial (CM)  
  
 
Introduction: 
The applicant for the Trade Marketplace is proposing a temporary local marketplace focused on 
local Makers, Merchants, Crafters, Designer and Artists to take the third Sunday of the month 
on the Barlow’s streets. Roughly 75-100 vendors are proposed to set up 10’x10’ canopies and 
tables within their vendor booths and, depending on the vendor, some may display clothing on 
clothing racks and shelves. The applicant would also like to promote local musicians to 
participate in performing at the events.  
 
Project Description: 
As discussed above, the project proponent of the Trade Marketplace is proposing a curated 
outdoor retail marketplace experience. The Trade intends to provide an ‘in-real-life’ platform for 
new, emerging and established local brands and small businesses to have physical selling 
space. The event will include an outdoor market featuring local vintage and antique vendors, 
local makers, plant vendors, jewelry and more. In the event amplified music is desired by the 
applicant, proposed performances shall comply with Code Section 8.25.120 as set forth in the 
attached conditions of approval.  
 
The applicant proposes for the Marketplace to occur on the third Sunday of the month from 
February to the end of 2025. The operating hours of the event will be from the daytime hours of 
9am to 5pm inclusive of event setup and breakdown. The Trade Marketplace will take place on 
the privately owned portions of McKinley Street (6780) and Pink Lady Court in the City of 
Sebastopol. Notably, this event would be similar, and in some ways a replacement to, the 
“Headwest Marketplace” which has operated in the Barlow for several years. 
 
Project Location and Surrounding Land Uses: 
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The project is located within the Barlow District and will include sections of McKinley Street from 
the western edge of 6790 McKinley to the eastern edge of 180 Morris Street; and the southern 
edge of 6791 McKinley to the northern edge of 6751 Laguna Park Way. The Barlow is home to 
some local establishments such as Pax Wines, Woodfour Brewing Company, Acre Pizza, and 
Crooked Goat Brewing. The surrounding land uses are High Density Residential to the North 
and Downtown Core to the West, and Industrial to the East. 
 

 
 
General Plan Consistency: 

The project is consistent with the following General Plan goals listed below: 

 

• Policy EV 1-11: Work with and support local business organizations in order to 
promote a strong business base through joint business attraction and retention 
efforts that include marketing and outreach, technical assistance, workforce 
development, training, and welcome/orientation activities for new businesses, in 
that . 

 

• Policy EV 1-13: Assist efforts to attract new industries and businesses that develop 
new products and expand markets, particularly those that involve research and 
development of agricultural, sustainable, green, medical, and/or technological 
products, in that. 

 

• Policy EV 2-3: Develop a distinct image and brand for Sebastopol that 
reflects its unique identity and sets it apart from the region, in that. 
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• Policy EV 2-4: Encourage businesses and programs that emphasize and 
promote shopping locally, in that. 

 

• Policy EV 4-3: Encourage amenities needed to support tourism, including 
hotels, bed- and breakfasts, eco-lodging, and a variety of restaurants, 
shopping, and services, in that. 

 

• Policy EV 4-4: Encourage the development of civic amenities, entertainment 
venues, retail and restaurants, and services that increase visitation, spending, 
and tourism, in that. 

 
Zoning Ordinance Consistency: 

The project is located within the Commercial Industrial (CM) district, which is intended to 
encourage local production, innovation, and sales of local art, textile, food, beverage, and 
other tangible goods by allowing a range of complementary, community-oriented building 
types and spaces that accommodate small- and mid-size makers, fabricators, producers, 
and manufacturers, as well as specified commercial, residential, and other uses.  

The temporary outdoor marketplace use require a Temporary Use Permit greater than six 
months approved by the Planning Commission. 
 
As the proposed public outdoor marketplace will have a recurring community-minded 
space for local vendors, artisans, and businesses too, this use would be consistent with 
the Zoning Ordinance and CM district with the approval of a Temporary Use Permit. 
 
Staff has identified the following items the Commission may wish to consider in its review 
of this Use Permit: 

 
Parking 
The Trade Marketplace will take place on McKinley Street and Pink Lady Court (parking 
between 6760 and 6770 McKinley Street). In addition to on-site parking, The Barlow 
owns the vacant lot at 385 Morris Street which can be used for overflow parking and can 
accommodate 150 +/- vehicles. The Barlow and the Trade Marketplace will advertise no 
parking on private property near the Rialto Theater. Signage will be put up at two 
entrances to the Rialto theaters reminding drivers that a portion of the car park is private. 
 
Staff recommends that the gravel area at 385 Morris Street be allowed (and required) to 
be utilized for overflow parking, with signage posted in the Barlow.  Additionally, as 
required previously, monitoring of the Rialto lot shall be required. 

 
Signage 
Temporary parking signage, in compliance with Code standards, will be installed at least 
24 hours prior to the event, removed within 24 hours after the event. Any event vehicles 
that are not removed are towed offsite by no later than set up time the day of the event by 
Ace Towing, the contracted Towing Company. Event signage is not permitted on City of 
Sebastopol light poles, sidewalks, or right-of way. 
 
 

Required Findings: 
As the project requires a temporary use permit for the proposed local marketplace in this 
district. With that, the required findings for both are below: 
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17.430.040 Findings: 
That the event will not be detriment to the health, safety, peace, comfort, and general welfare 
of persons residing or working in the neighborhood of such proposed use or development, or 
be detrimental or injurious to property and improvements in the neighborhood or to the 
general welfare of the City. 
 
Analysis: 

The applicant proposes that they will create an affordable and accessible space for creatives 
to connect with their customers in the neighborhoods in which we reside. The project applicant 
aims to also bring a focus on local musicians, ranging from solo musicians to groups of up to 3-
4 bandmembers, the proposed location of this stage would be at the corner of 6770 McKinley 
St and Pink Lady Court. Any proposed amplified music shall comply with provisions set forth in 
the Municipal Code.  
 
Environmental Review: 
The project is exempt from CEQA under Section 15301, Class 1 which consists of the 
operation, repair, maintenance, permitting, leasing, licensing, or minor alteration of existing 
public or private structures, facilities, mechanical equipment, or topographical features, involving 
negligible or no expansion of existing or former use. As the Trade has been in operation of the 
existing Barlow Campus since 2019. 
 
City Departmental Comments: 
The project was routed out to the various city agencies, such as the City of Sebastopol Police, 
Building, Police, Public Works, and Fire Departments. The departments conditions have been 
added to the recommended conditions of approval. 
 
Public Comment: 
As prescribed by Section 17.460 of the Zoning Ordinance, the Planning Department completed 
the following: (1) Provided written notice to all property owners within 600 feet of the external 
boundaries of the subject property; (2) provided a written notice that was published in the Press 
Democrat; and (3) posted three written notices publicly on and within vicinity of the subject 
property. 
 
No public comments have been received regarding this Temporary Use Permit. 
 
Recommendation: 
If it is the consensus of the Planning Commission that the proposed use is compatible with the 
site and surrounding uses, staff recommends that the application be approved based on the 
facts, findings, and analysis set forth in this staff report and as found in Exhibit A - 
Recommended Findings of Approval, and subject to the Recommended Conditions of Approval 
found in Exhibit B, and any additional or modified conditions the Planning Commission 
determines is appropriate. 
 
 
Attachments: 
Exhibit A – Recommended Findings of Approval  
Exhibit B – Recommended Conditions of Approval  
Application materials 
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EXHIBIT A 
RECOMMENDED FINDINGS OF APPROVAL 

Temporary Use Permit Amendment 
6770 McKinley Street 

004-750-031, 2025-002 
 

Based on the evidence in the public record, the Planning Commission finds that: 

 
1. The proposed use is categorically exempt from the requirements of CEQA under Section 

15304 Class 4 “Minor Alterations to Land, which consists of minor public or private 
alterations in the condition of land, water, and/or vegetation which do not involve 
removal of healthy, mature, scenic trees except for forestry or agricultural purposes. 
 

2. The use is consistent with the provisions of the General Plan as follow: 
A. Policy EV 1-11: Work with and support local business organizations in order to 

promote a strong business base through joint business attraction and retention 
efforts that include marketing and outreach, technical assistance, workforce 
development, training, and welcome/orientation activities for new businesses in 
that the Trade will bring in new and local businesses to Sebastopol to sell their 
wares to the residents of Sebastopol and those who travel in for the event. 

 
B. Policy EV 1-13: Assist efforts to attract new industries and businesses that 

develop new products and expand markets, particularly those that involve 
research and development of agricultural, sustainable, green, medical, and/or 
technological products, in that the Trade expands the local market of makers to 
the residents of Sebastopol and those who travel to the event. 

 
C. Policy EV 2-3: Develop a distinct image and brand for Sebastopol that 

reflects its unique identity and sets it apart from the region in that the 
Trade focuses on local makers to come together and collaborate to sell 
their products residents of Sebastopol and those who have travelled 
from afar. 

 
D. Policy EV 2-4: Encourage businesses and programs that emphasize and 

promote shopping locally in that the Trade will prioritize local sellers to 
come to this event to showcase their products. 

 
E. Policy EV 4-3: Encourage amenities needed to support tourism, including 

hotels, bed- and breakfasts, eco-lodging, and a variety of restaurants, 
shopping, and services in that the Trade provides a local tourist event for 
local makers to showcase their products to a wide range of residents and 
tourists. 

 
F. Policy EV 4-4: Encourage the development of civic amenities, entertainment 

venues, retail and restaurants, and services that increase visitation, 
spending, and tourism in that the Trade will provide a venue for these local 
makers to sell their products to a variety of customers. 

 
3. The project is consistent SMC 17.430.040 Temporary Use Permit as follows: 
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A. That the event will not be detriment to the health, safety, peace, comfort, and 
general welfare of persons residing or working in the neighborhood of such 
proposed use or development , or be detrimental or injurious to property and 
improvements in the neighborhood or to the general welfare of the City, in that, 
the event will comply with all Health Order requirements at the time of the events, 
the events will be within a controlled portion of The Barlow campus and the event 
will provide overflow parking to minimize impacts on adjacent businesses. 
 

B. That the event will not be detriment to the health, safety, peace, comfort, and 
general welfare of persons residing or working in the neighborhood of such 
proposed use or development or be detrimental or injurious to property and 
improvements in the neighborhood or to the general welfare of the City. This 
Criterion is met in that, the event will comply with all Health Order requirements 
at the time of the events, the events will be within a controlled portion of The 
Barlow campus and the event will provide overflow parking to minimize impacts 
on adjacent businesses. 



EXHIBIT B 
RECOMMENDED CONDITIONS OF APPROVAL 

Temporary Use Permit Amendment 
6770 McKinley Street 

004-750-031, 2025-002 
 

 
1. The Use shall be in substantial conformance with the proposed operations as described in 

the application materials prepared by Mercedes Hernandez for The Barlow, and stamped 
received on January 7th, 2025, and on file at the City of Sebastopol Planning Department, 
except as modified herein: 

a. Live music is allowed as part of this approval. However, it is subject to the Noise 
Ordinance set forth in the Sebastopol Municipal Code section 8.25. 

b. No sound may emanate from the property which causes a disturbance more than 50 
feet from the event site or violates the Noise Ordinance. The Police Department has 
the authority to require modifications or require termination of the noise source in the 
event of a noise issue.  
 

2. This approval allows for the Trade Market to occur on the third Sunday of each month until 
the end of calendar year 2025. 
 

3. Applicant shall provide a written request to the City Managers office requesting the 
allowance to exceed the 65 dBA as specified in section 8.25.060 of the Sebastopol 
Municipal code. This exception can be granted on an annual basis for multiple live music 
events within stage locations mentioned in the application documents. 
  

4. A professional security firm shall be present and provide a minimum of one parking guard to 
ensure the Barlow/Trade Market patrons do not park in the Rialto Parking lot (6868 
McKinley St) during the event.  

 
5. All applicable permits shall be obtained from other agencies prior to commencement of this 

use, including, but not limited to Building and Safety Department, Health Department, and 
Fire Department clearances. 

 
6. The applicant shall ensure all businesses participating in the Trade Market event have 

received a business license. 
 

7. In addition to providing a local amenity and visitor draw for promotion of the local economy, 
sales of the products at the Trade should point sales tax revenue to the City of Sebastopol, 
the point of sale, rather than the location of the vendor’s business or location of product 
growth or production. For this reason, the Market manager (applicant) shall provide written 
materials to all vendors indicating incorporated Sebastopol as the point of sale.  

 
8. The applicant shall be responsible for implementing an Alcohol Awareness and Security 

Plan, which shall be submitted to the Police Department for review and approval within 60 
days from the effective date of the Use Permit approval. The Plan shall describe building 
security and fire safety; how the operation will address staff training relative to alcohol 
consumption and operational security; and how the operation will coordinate with the Police 
Department.  

a. Applicant shall submit a copy of the approved plan to the Planning Department, 
to be added to the project file. 



 
9. All persons serving or distributing alcoholic beverages are required to attend the 

Responsible Beverage Service training program or an equivalent, either in-person or online 
to the satisfaction of the Police Chief.  
 

10. The Barlow shall ensure that employees are drug and alcohol free while on duty. 
 

11. The hours of operation shall be between 9 am to 5 pm on the days stated in the application.  
If requested by the applicant, the Planning Director shall have the authority to modify the 
hours of operation. 

 
12. The applicant, or their designee shall be on site at the time of the event. If the applicant is 

not present, the applicant shall contact the Planning Department and provide the contact 
information of the designee prior to the event. 

 
13. The maximum number of booths shall be limited to 100 booths. 
 
14. All street and access point closures must provide a physical barrier. Individuals must be 

present at all closure points throughout the duration of the event to ensure removal of the 
barricades for emergency vehicle response. 

 
15. The applicant shall be responsible for installing signage informing attendees that the Rialto 

portion of the movie theater parking lot is not for Barlow Parking and not to be used for this 
event. 

 
16. The property at 385 Morris Street may be used as vendor parking and overflow parking. 

However, a 50’ buffer from any green vegetation to the north or east shall be cordoned off. It 
is the applicant’s responsibility to ensure that no parking or pedestrian activity shall occur 
inside these buffers. 

 
17. Should any debris, mud, etc. be tracked out of 385 Morris St. onto the street it shall be the 

applicant’s responsibility to clean the debris from the street.  
 
18. Barricades which block access to the privately owned section of McKinley Street shall not be 

erected prior to 7:00a.m. on the mornings of the event and shall be located on the privately 
owned sections of the street. Signage stating that the private street parking will be closed is 
permissible prior to the date of the event so long as it does not restrict parking prior to the 
event. The barricades shall be promptly removed after the event ends and is safe. 

 
19. Applicant shall place “No through Access” signs on at the entrance of the private parking 

lots off of Laguna Park Way at Pink Lady Court as part of the setup for the event. 
  
20. Should public safety personnel determine that through access is needed due to health and 

safety issues, the City reserves the right to require through access and/or a traffic guard to 
ensure safety. The City will work with the Barlow to provide advance notice if possible if this 
arises. 

 
21. All sidewalks must be kept clear for pedestrian access. 
 
22. If traffic control on the public right-of-way is proposed to occur within City limits as part of 

this event, it must first be approved through the Special Event Permit process administered 



by the Engineering/Public Works Departments. Should any area of the event encroach into 
the City right of way an encroachment permit will be required. 

 
23. Event signage is not permitted on City of Sebastopol light poles, sidewalks, or right-of way. 
 
24. Applicant shall ensure that all storm drains within the event area are protected from debris 

and/or wash water.  
 
25. The applicant shall clean-up the site after each event. 
 
26. All tent structures, when used shall be labeled by the State Fire Marshal’s Office as 

fire/flame retardant shall meet the requirements of Title19 of the California Code of 
Regulations. No propane devices are allowed in any tents or structures. Please contact the 
Fire Chief for inspection prior to use, if applicable, at (707)823-8061. 

 
27. The applicant shall contact the Police, Fire, and Planning Departments at least seven (7) 

days in advance of the event for coordination. 
 

28. The applicant shall be responsible for ensuring consistency with any County Health Orders. 
 
29. The City of Sebastopol and its agents, officers and employees shall be defended, 

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

30. The Community Development Director shall interpret applicable requirements in the event of 
any redundancy or conflict in the conditions of approval. 
 

31. The City shall have the right to modify or terminate this Temporary Use Permit at any time if 
any of the terms of such permit or the conditions of approval for said permit are violated, or 
for other good cause deemed necessary to maintain or improve the public right-of-way or to 
preserve and protect the health, safety and welfare of the public. 

 
 

 
 
 
 

 



  

Assessor’s Parcel No(s):

 
 

12/16/2024

12/16/2024

✔

✔

6770 McKinley St 004-750-031

The Barlow McKinley St and Pink L

Barlow Star LLC
6770 McKinley St Suite 110 (707) 228-5548
Sebastopol, CA 95472 events@thebarlow.net

Mercedes Hernandez
6770 McKinley St Suite 110 (707) 228-5548
Sebastopol, CA 95472 events@thebarlow.net

The Barlow is hosting The Trade Market on McKinley St. the thrid Sunday of every month
beginning January 19, 2025. The Barlow is requesting a tempoary use permit to allow for street
closure on McKinley St through December 2025

planningtemp
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applicable to your project, please indicate “Not Applicable” or “N/A” in the appropriate box; do not leave 

–

–

–

–

 
 



  

 
 

 

owner’s behalf.
 
 

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

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

 

 

 Rather than flat fees, some applications require a ‘Deposit’. The initia

City’s 

 

’s Signature: __________________________________ Date:_____________________

Applicant’s Signature:

 

5/24/24

5/24/24



  

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

 

√ 
√ 
√ 
√ 
√ 

 


