City of Sebastopol
Design Review Board/Tree Board Staff Report

Meeting Date: August 19, 2025

Agenda ltem:

To: Design Review and Tree Board
From: John Jay, Contract Associate Planner
Subject: Design Review and Tree Removal
Recommendation:  Approval with conditions
Applicant/Owner: Lars Langberg/Owner

File Number: 2025-033

Address: 7580 Washington Ave

CEQA Status: Exempt 15303.a

General Plan: Medium Density Residential (MDR)
Zoning: R4 (Single-Family Residential)

Introduction:

The project before the Design Review and Tree Board is for a Single-Family residence with an
Accessory Dwelling Unit (ADU) and the removal of one Oak Tree on site. The applicant is
requesting approval for the board to build on an undeveloped parcel that was part of a larger lot
split in 2005. Since that parcel split, the subject lot has been vacant for 20 years.

Project Description:

The applicant is proposing to develop a single-family residence that will include a detached
ADU. The primary residence will have one main story, with a partial second story, and a small
basement space. The size of the basement is 415 sq. ft., and will be used as a simple storage
space. The first floor is 1050 sq. ft., and has a main space with kitchen, dining, and living areas,
as well as a bedroom, full bathroom, and laundry room. The second floor is 515 sq. ft., and has
a primary suite consisting of a bedroom, bathroom, walk-in closet, and small office space. The
ADU space will be 510 square feet with 190 square feet of unconditioned space.

Environmental Review:

The project has been reviewed in compliance with the California Environmental Quality Act
(CEQA) and fits the Categorical Exemption of Section 15303.a “Class 3 consists of construction
and location of limited numbers of new, small facilities or structures; installation of small new
equipment and facilities in small structures; and the conversion of existing small structures from
one use to another where only minor modifications are made in the exterior of the structure.” in
that it is a new construction of single-family residence within an urbanized area in a residential
zone.

General Plan Consistency:
This project is consistent with the following General Plan policies, as shown below.




e Goal LU1 - Maintain Sebastopol as a unique, charming, and environmentally
sensitive small town that provides residents, businesses, and visitors with
opportunities to enjoy a high quality of life.

e Policy LU 1-2: Avoid urban sprawl by concentrating development within the City
limits; favor infill development over annexation.

e Policy LU 5-5: Strongly encourage residential development in a balanced and
efficient pattern that reduces sprawl, preserves open space, and creates
convenient connections to other land uses.

e Policy LU 6-1: Promote increased residential densities.

e Policy LU 6-2: Promote compact urban form that provides residential
opportunities in close proximity to jobs, services, and transit.

e Policy LU 7-1: Maintain an inventory of developable and appropriately zoned
office, commercial, industrial, and mixed-use land sufficient to attract and provide
regional services.

e Housing Element Policy C-4: The City will encourage development of new
housing to meet a range of income levels, including market-rate housing, and a
variety of housing sizes and types.

o Housing Element Goal D-1: Promote Housing Affordability for both Renters and
Homeowners

Zoning Ordinance Consistency:

The project is on a Single-Family Residential (R4) parcel, which allows for the construction of
Single-Family dwelling units up to 8.7 units per acre. Additionally, the parcel does allow for the
construction of an ADU of up to 850 square feet on parcels less than 10,000 square feet per
Section 17.220 of the Sebastopol Municipal Code. Therefore, the construction of the single-
family home and ADU are allowed by right under the Sebastopol Municipal Code. Although the
Zoning Code does not normally require design review for a new single-family home and ADU,
design review is required for any development on the lot as a condition of approval of the prior
lot split pursuant to City Council Resolution 5462.

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.

City Departmental Comment:

As part of the review of the plan set, the Community Development Department circulated the
application package to the various city departments. As part of their review, there are conditions
of approval that are included within Exhibit B Conditions of Approval. Additionally, the plan set
was referred to the City Arborist for review of the request to remove the one Oak tree on site,
and their conditions are included within the same Exhibit.

Required Findings:
Chapter 17.450.030(b) sets forth the required findings of Design Review permits.

In consideration of an application for design review, the Design Review Board, or the Planning
Director, as the case may be, shall determine whether:



1. The design of the proposal would be compatible with the neighborhood and with the
general visual character of Sebastopol in that the project breaks down the massing by
proposing twenty separate structures, retains the majority of trees between the site and
adjoining residential uses, and maintains two-thirds of the site as open space;

2. The design provides appropriate transitions and relationships to adjacent properties
and the public right-of-way in that the project provides additional tree screening to the
adjoining property owners, increased setbacks from what is required by the Zoning
Code, and provides two-thirds of the site as open space;

3. It would not impair the desirability of investment or occupation in the neighborhood in
that the project will provide new development on a vacant parcel and increased vibrance
on the north gateway into Sebastopol;

4. The design is internally consistent and harmonious, as conditioned, will be met;

5. The design is in conformity with any guidelines and standards adopted pursuant to
this chapter, as conditioned, will be met along with the analysis in the report.

The project will also be subject to the findings set forth in Chapter 8.12.060(D) for tree removal:

Tree Removal Criteria. An application for a tree removal permit may be approved only when at
least one of the following conditions is satisfied, and that condition has been verified by the City
Arborist. In the case of single-family and duplex properties, upon noticing the tree removal
request, the City Arborist shall consider the application and its merits under the requirements of
this chapter. For all other applications, the Tree Board shall conduct a public hearing, consider
the concerns of the applicant, as well as the value of the tree to the greater community during its
review of a tree removal permit, and issue a determination.

1. The tree is diseased or structurally unsound and, as a result, is likely to become a
significant hazard to life or property within the next two years.

2. The tree poses a likely foreseeable threat to life or property which cannot be
reasonably mitigated through pruning, root barriers, or other management methods.

3. The property owner can demonstrate that there are unreasonably onerous recurring
maintenance issues, which are deemed necessary for safety or protection of property.
The property owner is responsible for providing documentation to support such a claim.

4. A situation exists or is proposed in which structures or improvements, including, but
not limited to, building additions, second units, swimming pools, and solar energy
systems, such as solar panels, cannot be reasonably designed or altered to avoid the
need for tree removal.

5. The tree has matured to such an extent that it is determined to be out of scale with
adjacent structures and utilities, or with other landscape features.



Analysis:
Site Analysis

1.

Neighborhood Context: As the project is located within a residential neighborhood and
the last parcel to be developed within this small subdivision, the project would finalize
and complete the development of these lots. As the site is sloped and includes a variety
of complications, the applicant has provided a product that does not overgrade the site
and works well within the bounds of the natural slope. While the site includes a variety of
trees and there is a request for removal of one tree that triggers the need for a permit,
the applicant includes a landscape plan which includes the replacement of on-site trees
to cover the loss of the trees needed to be removed for development.

Building Orientation: The site is peculiar as it is a key lot and does not have a direct
street frontage, and has a single-family home directly to the north blocking the view of
the public right of way. However, the site does place the structure parallel with the street
frontage as much as possible. The placement of the structures on the site are placed in
a way that orients the street frontage and existing driveway. The project also includes a
variety of windows and skylights to provide natural light and natural ventilation.

Circulation and Parking: While the project does not include a covered parking garage,
there are two parking spaces on the front of the parcel to meet the parking requirements
of the Zoning Code. The project includes a walkway from the parking spaces that directs
the owners to the front door of the residence, along with access to the ADU. While the
project plans do not show any bicycle parking spaces, there is a storage space of
roughly 400 square feet that would allow for the storage of bicycles.

Open Space: As the project is a private development on a parcel within City limits, the
project does include well more than the required 50 square feet of open space. The
project includes outdoor space in the manner of decks, porches, and outdoor
landscaped space. The plan set also includes privacy fencing along the perimeter of the
parcel and between the two units.

Grading and Stormwater Management. As mentioned earlier in the report, the site is
sloped and does require some grading work to accommodate the single-family residence
and the ADU. As noted in the preliminary grading plan, the work to be done does its best
to minimize the amount of grading work, and the design of the project fits with the
naturally occurring slopes. Also included in the grading plan is how the project will deal
with storm water runoff. As designed, the site will capture surface water to drainage lines
and those lines will carry the water to the existing systems located within the driveway
and street network.

Auxiliary Structures: As there is no trash enclosure designated area on the plan set, it
would be assumed that the trash cans for both the residential unit and the ADU would be
inside the designated storage areas, as noted on sheets 4 and 9. If their trash is not
intended to be located in those storage areas, staff would recommend that there be a
designated trash area that is screened from the neighbors, included as part of the
project. While there is no roof plan included as part of the project plan set, and is not
required as part of the design review application, staff will ensure that all rooftop
equipment will be screened during the building permit submittal package. The project
plan set does not include a lighting plan, but it should be recommended that the
applicant use downlit energy efficiency lighting where possible in the project.



Architecture
1. Relationship to surrounding architecture: While the new project is newer in its building
style than what is already on the adjoining sites, there are some similarities in the way
that the deck and porch space are used on the site. The adjoining buildings use variety
in their roof pitches to create breaks in the massing, and the main dwelling uses this
same feature to blend into the surrounding area. While the ADU has a flat roof, it does
use the same wrap-around porch style that is seen on other parcels.

2. Massing: The massing on the main structure is broken up with color and material
changes, along with the pitch variation in the roof. The second story does scale down its
street presence and is set further back on the site than the lower story.

3. Elements: The project includes a variety of window sizes on all sides of the building to
break up the massing of the structures. The design features of the chosen materials
continue around the entirety of both structures, along with the windows and trim
treatments. The main structure uses a variety of roof pitches to break up one large flat
roof. However, the ADU does use a flat roof system, but as noted within the landscape
plan provides a living roof concept to function as an extension of the natural landscape
in the surrounding area. The roof for the main structure will also be designed in a way
that will accommodate solar panels, as is now required by the California State Building
Code.

Landscape

1. General: The landscape materials selected do complement the structure in a way that
blends the structure into the site and surrounding existing topography. Within the
proposed plan, there are no large areas designated that will be left unplanted, and all
zones show appropriate coverage, which leaves no bare spots. While the design
guidelines mention the need for seating in the landscaped area, the project includes a
larger deck area to accommodate the need for seating. The paths provided within the
landscape plan do provide for pedestrian access around the remainder of the site.

2. Plant Type: The proposed plan set includes mostly native and drought-tolerant plants
and does not include any lawn areas, and only limited high water use plant species.

3. Trees: The project does have a request for the removal of one on-site tree that is
impeding the development of the ADU. With that, the landscape plan incorporates a few
Western Redbud and Gravenstein Apple trees on site.

As the site also includes the request for a tree removal of an Oak tree larger than 20” in
diameter breast height (dbh), the applicant has also included this as part of the approval
request. Ben Anderson, who serves as the City’s Arborist, visited the site and provided a
detailed report dated July 10, 2025, and in that report, he mentions that he conducted a site visit
on July 2, 2025, to inspect the one tree requesting removal. As part of his report, he mentions
that he was unable to locate the trees that would be removed, as they were not located properly
on the provided site plan. In the report Ben notes the five criteria that would allow for a removal
and only one of them needs to be met as part of the Sebastopol Municipal Code, number four
which allows for the removal of a tree if a situation exists or is proposed in which structures or
improvements, including, but not limited to, building additions, second units, swimming pools,
and solar energy systems, such as solar panels, cannot be reasonably designed or altered to
avoid the need for tree removal. Ben notes in the report that he is unfamiliar with the required
setback and building separation for the zoning district the site is in, but from his perspective, the



structures could be developed in a different location that would allow for the preservation of the
tree. The conclusions of Ben’s report indicate that he is not in agreement with the code
requirements and is not recommending removal of the Oak tree. He also states that the
landscape plan includes the replanting of a Japanese Maple, and he recommends that the
applicant replant a Vine Maple in its place, as it serves the same purpose as the other.

This report was shared with the applicant on July 16, 2025, and the applicant responded the
same day, indicating that the tree locations did not make it onto the first set of drawings. Staff
recommended that the applicant revise these drawings, include justification on the location of
the buildings, and have the City Arborist return to the site if needed.

As requested by staff, the City Arborist reviewed the updated site plans and made a second site
visit to ensure the requested oak tree was consistent with the Municipal Code for removal. The
revised report indicated that the tree did not meet any of the required findings to allow the
Arborist to recommend removal. However, staff does not agree with this conclusion. If the tree is
not removed, the only way for the project to proceed would be to completely redesign the
proposed project, resulting in an entirely new project. Accordingly, the proposed project “cannot
be reasonably designed or altered to avoid the need for tree removal. Additionally, the Arborist
is recommending the replanting of a vine maple in place of the Japanese Maple as noted within
the landscaping plan.

Recommendation:

If it is the consensus of the Board that the proposed single-family residence and ADU are
compatible with the site, staff recommends that the application be approved based on the facts,
findings, and analysis set forth in this staff report, and subject to the conditions of approval
outlined.

Alternatively, the Board may find that revisions are necessary, and a continuance is appropriate.
Staff recommends that the Board provide directions for redesigning for the applicant in the event
of a continuance or rationale in the event of a denial.

Additional recommendations that the board should consider.
o If there are outside trash enclosures, they should be designed and screened in a way
that hides the cans.
o Staff recommend that downlit and energy-efficient lighting be used where appropriate.

Attachments:

Application materials

Exhibit A Recommended Findings of Approval
Exhibit B Recommended Conditions of Approval
Exhibit C Standard Conditions of Approval

City Arborist Report

Public Comment



City of Sebastopol

Planning Department MASTER PLANNING
7120 Bodega Avenue
Sebastopol, CA 95472 APPLICATION FORM

(707) 823-6167

APPLICATION TYPE

O  Administrative Permit Review O Lot Line Adjustment/Merger O Temporary Use Permit

O  Alcohol Use Permit/ABC Transfer O Preapplication Conference ) Tree Removal Permit

O Conditional Use Permit O  Preliminary Review O Variance

Design Review O  Sign Permit O Other

This application includes the checklist(s) or supplement form(s) for the type of permit requested: O Yes No

REVIEW/HEARING BODIES

O Staff/Admin Design Review/Tree Board [] Planning Commission [] City Council [0  Other

APPLICATION FOR

Street Address: 7580 WaShingtOn Ave Assessor’s Parcel No(s): 004-223-030

Present Use of Property: vacant Zoning/General Plan Designation: R4/MDR

APPLICANT INFORMATION

Property Owner Name: Sharon Besser

Mailing Address: 708 Graventstein Hwy N., #3013 Phone: 608-852-7588

City/State/ZIP: Sebastopol/CA/95472 Email: sharonbesser @gmail.com

Signature: ﬁw Date:
g I/ @1&(

Authorized Agent/Applicant Name: | ars angberg

Mailing Address: 108 Petaluma Ave Phone: 707-338-6235
City/State/ZIP: Sebgstopol/CA/95472 Email: [ars@larsarchitects.com
Signature:w/ Date: £ .20.%:2%

Contact Nam:a/(lf er;m/from above): Phone/Email:

fo
PROJECT DESCRIPTION AND PERMITS REQUESTED (ATTACH ADDITIONAL PAGES IF NECESSARY)

Design Review Board approval requested for a new single family dwelling plus ADU on a
previously undeveloped parcel.

R@'HVA) G'F l Go,q'f !:UC- sk +F€C ,Z—/h DB K,

CiTy Use ONLY
Fill out upon receipt: Action: Action Date:
Application Date: Staff/Admin: Date:
Planning File #: Planning Director: Date:
Received By: Design Review/Tree Board: Date:
Fee(s): S Planning Commission: Date:
Completeness Date: City Council: Date:




SITE DATA TABLE

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

cells blank.

REQUIRED / ZONING

SITE DATA TABLE EXISTING PROPOSED
STANDARD
Zoning N/A R4 R4
Use N/A residential residential
Square Feet of Building/Structures n/a 1980-Primary
(if multiple structures include all 700 ADU
separately)
Floor Area Ratio (F.A.R) FAR n /[ a _ FAR 3 7 3 3 FAR
Lot C %oflot | N/a % of lot 24 % of lot
ot Coverage sq. ft. n/a sq. ft. 7179 sq. ft.
Parking 0 spaces 2 spaces
Building Height n/a 29’-11 3/4”
Number of Stories n/a 2
Building Setbacks — Primary
Front 20’ 20’
Secondary Front Yard (corner lots) n/a n/a
Side — Interior 6’ 6’
Rear 25’ 25’
Building Setbacks — Accessory
Front 20’ 20’
Secondary Front Yard (corner lots) n/a n/a
Side — Interior 6’ 6’
Special Setbacks (if applicable)
Other ( )
Number of Residential Units 2 Dwelling Unit(s) | © Dwelling Unit(s) | 2 Dwelling Unit(s)
Residential Density 1unitper V@ sq.ft. | 1unitper /8  sq.ft. | 1unit per /@  sq ft.
Useable Open Space n/a sq. ft. n/a 5q. ft. 3660 sq. ft.
] Grading should be Total: cu. yds
Grading minimized to the Cut: ___ cu.yds.
extent feasible to Fill: cu. yds.
reflect existing Off-Haul: cu. yds
N/A —_—
topography and
protect significant site
features, including
trees.
. N/A % of lot 1885 % of lot
Impervious Surface Area N/A 7179 oy =175 —ry
N/A % of lot % of lot
Pervious Surface Area
N/A 7179 sq. ft. sq. ft.




CONDITIONS OF APPLICATION

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

2. 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.

3. The property owner authorizes the listed authorized agent(s)/contact(s) to appear before the City Council, Planning
Commission, Design Review/Tree Board and Planning Director and to file applications, plans, and other information on the
owner’s behalf.

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

INDEMNIFICATION 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.

If, 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.

6. REPRODUCTION AND CIRCULATION OF PLANS: | hereby authorize the Planning Department to reproduce plans and exhibits
as necessary for the processing of this application. | 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.

7. 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.

8. 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). If charges exceed the initial deposit, the applicant will receive billing from the City’s
Finance department. If 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.

9. NOTICE OF ORDINANCE/PLAN MODIFICATIONS: Pursuant to Government Code Section 65945(a), please indicate, by
checking the boxes 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:

[] A general plan [] A specific plan

[:l An ordinance affecting building permits or grading permits D A zoning ordinance

Certification

|, the undersigned owner of the subject property, have read this application for a development permit and agree with all of the
above and certify that the information, drawings and specifications herewith submitted are true and correct to the best of my
knowledge and belief and are submitted under penalty of perjury. | hereby grant members of the Planning Commission, Design
Review Board and City Staff admittance to the subject property as necessary for procegsing of the projectylication.

Property Owner’s Signature:

|, the undersigned applicant, have read this application for a development permit and agree with all of the above and certify that
the information, drawings and specifications herewith submitted are true and correct to the best of my knowledge and belief and

are submitted under penalty of gerjury. 67{
zZ
Applicant’s Signature: Date: é’ : 25 6’

NOTE: It is the responsibility of the appficant and #eir representatives to be aware of and abide by City laws and policies. City
staff, Boards, Commissions, and the City Couneil will review applications as required by law; however, the applicant has
responsibility for determining and following applicable regulations.




Neighbor Notification

In 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 of your project. Please inform them of the proposed project, including construction activity
and possible impacts such as noise, traffic interruptions, 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. If 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) 823-6167.

| have informed site neighbors of my proposed project: Yes O No

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

Have spoken informally to 2 of the neighbors on the shared driveway. Planning to show the
design plan te  the 6 neighbors directly adjacent whose property will be impacted

Website Required for Major Projects

Applicants for major development projects (which involves proposed development of 10,000 square feet of new floor area
or greater, or 15 or more dwelling units/lots), are required to create a project website in conjunction with submittal of an
application for Planning approval (including but not limited to Subdivisions, Use Permits, Rezoning, and Design Review).
Required information may be provided on an existing applicant web site.

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:

Project description

Contact information for the applicant, including address, phone number, and email address
Map showing project location

Photographs of project site

L <<

Project plans and drawings
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Lars Langberg

Architects

July 17, 2025

City of Sebastopol Community Development Dept.
Attn: Emi Theriault, Director

7120 Bodega Ave, Sebastopol, CA 95472

Re: Design Review Application, Project Narrative 7580 Washington Avenue

We are submitting an application to the Design Review Board for the development of a single family
residence and ADU on a previously undeveloped parcel at 7580 Washington Avenue. This parcel is
part of a subdivision created in 2005; one of the parcels had an existing house that remained, while
the other two were developed many years ago. There is a shared driveway for three of the parcels
(including the subject property) off of Washington Avenue; site utilities are stubbed out to the subject
property as well. The site is steeply sloping, bordered by single family dwellings on all four sides,
with expansive views to the east.

The primary residence will have one main story, with a partial second story, and a small basement
space. The size of the basement is 415 sq. ft., and will be used as a simple storage space. The first
floor is 1050 sq. ft., and has a main space with kitchen, dining, and living areas, as well as a
bedroom, full bathroom, and laundry room. The second floor is 515 sq. ft., and has a primary suite
consisting of a bedroom, bathroom, walk-in closet, and small office space. The exterior spaces
include a concrete patio outside the lower level that is 295 sq. ft, a stepped terrace outside the main
level of 470 sq. ft, and a balcony on the second floor thatis 110 sq. ft.

In the design of the project, we have taken measures to limit the impact on the adjacent neighbor, at
7584 Washington. The upper roof slopes up away from the neighbor, and the second story is only a
partial floor, not taking up much of the site. The mass of the building is set back to maintain the
neighbor's view of the eastern Santa Rosa hills. Additionally, there are no windows on the second
floor of the elevation adjacent to the neighbor, and only seven small windows on the first floor of that
elevation. These seven windows will have frosted glass. And the balcony on this floor has a screen
wall on the neighbor's side.

The material palette for the project is as follows:

e Primary Residence
o Painted cement fiberboard siding will clad the majority of the building. There is also
a pop-up stair volume that clad in clear-sealed cedar siding.
o Windows and doors will be Sierra Pacific aluminum-clad wood; exterior color will

108 Petaluma Avenue Sebastopol, CA 95472 707 823 9899 larsarchitects.com



be #002-Brown. There is also a roll-up garage door to access the basement
storage space

o Roofing on the uppermost volume will be corrugated galvalume; the remainder of
the low-slope roofs will have PVC membrane roofing

o Soffits will also be clear cedar, except at the stair pop-up, which will have painted
cement fiberboard panels

o Lighting selections include downcast wall sconces, and step lights in the risers of
the stairs

o Stairs to be redwood, with stainless steel guardrails with a wood cap

o Landscape/hardscape features will include a combination of redwood decks,
concrete pavers, and rusting steel retaining walls & planters

o Clear-sealed cedar will be the siding material

o Windows and doors will be Sierra Pacific aluminum-clad wood; exterior color will
be #002-Brown

o Roofing will be a planted living roof; this is purposely chosen so the view from the
main house will look at a nice garden space

o Soffits will be painted cement fiberboard panels.

We are also proposing to remove one coast live oak tree of greater than 20” DBH, in the location of
the ADU. Given the setbacks of the property, there is very little space to locate the residence and
ADU, and we have worked to keep both buildings as compact as possible in both their square
footage and footprint. See our Site Plan (drawing #2, keynote #15). Given that, it is our feeling that
the tree can be removed using criteria #4 in the Sebastopol Municipal Code 8.12.060, as follows:

4. A situation exists or is proposed in which structures or improvements, including, but not limited
to, building additions, second units, swimming pools, and solar energy systems, such as solar
panels, cannot be reasonably designed or altered to avoid the need for tree removal.

An arborist report has been prepared to document this tree removal, as well the condition of 2 other
coast live oak trees that will be removed, as they would also be within or just outside the footprint of
the foundation. Two replacement trees will be planted for the one needing the permit to remove.
This is outlined in the landscape plan, along with the other proposed landscape design additions to
the site. And while we are removing the majority of the trees on site, there are many mature trees
bordering the property.

We have compiled a drawing set outlining the proposed development, including existing photos of
the property, and a sample material/color board. As mentioned, there is also a preliminary
landscape plan, arborist report, as well as preliminary grading/drainage plans.

Please let us know if there’s anything else you need from us to illustrate the project. We look
forward to your response.

Sincerely,

108 Petaluma Avenue Sebastopol, CA 95472 707 823 9899 larsarchitects.com
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VIEW FROM SOUTH EAST

VIEW FROM NORTH EAST ON PRIMARY RESIDENCE

THE PROJECT IS FOR THE DEVELOPMENT OF A SINGLE FAMILY
RESIDENCE AND ADU ON A PREVIOUSLY UNDEVELOPED PARCEL.
THE RESIDENCE IS PROPOSED TO BE 1980 SQUARE FEET, OF WOOD
FRAME CONSTRUCTION ON A SLAB ON GRADE FOUNDATION.

THE ADU IS PROPOSED TO BE 700 SQUARE FOOT, OF CONCRETE AND

WOOD FRAME CONSTRUCTION ON A SLAB ON GRADE FOUNDATION.

Q PROJECT DESCRIPTION

BESSER RESIDENCE
7580 WASHINGTON AVENUE
SEBASTOPOL, CA 95472

VIEW FROM NORTH WEST ON PRIMARY RESIDENCE

AREA OF NEW PRIMARY RESIDENCE: SQ.FT.
CONDITIONED SPACE: 1565
UNCONDITIONED SPACE: 415
COVERED BALCONY: 110
UNCOVERED PORCHES/DECKS/PATIOS: 765
AREA OF NEW ADU: APN: 004-223-030
CONDITIONED SPACE: 510
UNCONDITIONED SPACE: 190
UNCOVERED PORCHES/DECKS/PATIOS: 0 ISSUED FOR:
DESIGN REVIEW | 06.23.25
PARKING SPACES REQUIRED: 2
PARKING SPACES PROVIDED: 2 /\
LOT AREA: 7179 SQ.FT.
LOT COVERAGE: 24% /\
FLOOR AREA RATIO: 37.33
OCCUPANCY GROUP: R-3 /\
CONSTRUCTION TYPE: TYPV-B, SPRINKLERED
ASSESSORS PARCEL NUMBER: 004-223-030 /\
ZONING: R4
FIRE PROTECTION ZONE: LOCAL /\
Q PROJECT DATA 4
ID NAME €§\‘ OQ~ O
| COVER SHEET \> &Q é
2 SITEPLAN QQg’ O Q})
3 SITE SECTIONS é C,}
4 PRIMARY RESIDENCE BASEMENT/ FOUNDATION PLAN Oé
5 PRIMARY RESIDENCE FIRST FLOOR PLAN C/
6 PRIMARY RESIDENCE SECOND FLOOR PLAN
7 ELEVATIONS - PRIMARY RESIDENCE
8 ELEVATIONS - PRIMARY RESIDENCE
9 ADU FLOOR PLAN
10 ELEVATIONS - ADU
Il SITE PHOTOS
12 MATERIAL & COLOR BOARD
Q SHEET INDEX
OWNER: COVER SHEET

SHARON BESSER
7580 WASHINGTON AVENUE
SEBASTOPOL, CA 95472
(608) 852-7588

ARCHITECT:

LARS LANGBERG ARCHITECTS
108 PETALUMA AVE
SEBASTOPOL CA 95472

(707) 823-9899

DATE: July 10,2025

SCALE: AS NOTED
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PRIMARY RESIDENCE

ADU

PROPERTY LINE (TYP)

BUILDING SETBACK LINE (TYP)

(E) SANITARY SEWER LINE

(E) WATER LINE

MAILBOXES

PARKING FOR 2 CARS

CONCRETE LANDING/ WALKWAY

WOOD DECK & STAIRS

STEEL PLANTER BED

WOOD FENCE

(E) WOOD FENCE TO REMAIN

WOOD GATE

(E) LIVE OAK TREES TO BE REMOVED

(N) REPLACEMENT TREE, SEE LANDSCAPE DRAWINGS
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PERFORM EROSION PREVENTION AND SEDIMENT CONTROL <EPSC> IN ACCORDANCE WITH CHAPTER 11
AND 11A OF THE SONOMA COUNTY CODE (SCOCO.

THE APPROVED PLANS SHALL CONFORM TO THE PERMIT AND RESOURCE MANAGEMENT
DEPARTMENT’S (PRMD> EPSC BEST MANAGEMENT PRACTICES <(BMP’S> GUIDE AS POSTED ON THE
PRMD WEBSITE.

THE PROPERTY OWNER IS RESPONSIBLE FOR PREVENTING STORM WATER POLLUTION GENERATED
FROM THE CONSTRUCTION SITE YEAR ROUND. WORK SITES WITH INADEQUATE EROSION PREVENTION
AND/OR SEDIMENT CONTROL MAY BE SUBJECT TO A STOP WORK ORDER AND/OR ADDITIONAL
INSPECTION FEES TO VERIFY COMPLIANCE WITH SCC.

IF DISCREPANCIES OCCUR BETWEEN THESE NOTES, MATERIAL REFERENCED ON THE APPROVED
PLANS OR MANUFACTURER’S RECOMMENDATIONS, THEN THE MOST PROTECTIVE SHALL APPLY.

AT ALL TIMES THE PROPERTY OWNER IS RESPONSIBLE FOR OBTAINING AND COMPLYING WITH THE
STATE OF CALIFORNIA NATIONAL POLLUTANT DISCHARGE ELIMINATION SYSTEM (NPDES) GENERAL
PERMIT FOR STORM WATER DISCHARGES ASSOCIATED WITH CONSTRUCTION AND LAND DISTURBING
ACTIVITIES SUCH AS CLEARING, GRADING, EXCAVATION, STOCKPILING, AND RECONSTRUCTION OF
EXISTING FACILITIES INVOLVING REMOVAL AND REPLACEMENT.

THE PROPERTY OWNER MUST IMPLEMENT AN EFFECTIVE COMBINATION OF EPSC ON ALL DISTURBED
AREAS DURING THE RAINY SEASON <OCTOBER 1 - APRIL 30). GRADING AND DRAINAGE
IMPROVEMENT SHALL BE PERMITTED DURING THE RAINY SEASON ONLY WHEN ON-SITE SOIL
CONDITIONS PERMIT THE WORK TO BE PERFORMED IN COMPLIANCE WITH SCC.

DURING THE RAINY SEASON, STORM WATER BMP’S REFERENCED OR DETAILED IN PRMD’S BMP
GUIDE SHALL BE IMPLEMENTED AND FUNCTIONAL ON THE SITE AT ALL TIMES AND THE AREA OF
ERODIBLE LAND EXPOSED AT ANY ONE TIME DURING THE WORK SHALL NOT EXCEED ONE ACRE OR
20 PERCENT OF THE PERMITTED WORK AREA, WHICHEVER IS GREATER, AND THE TIME OF
EXPOSURE SHALL BE MINIMIZED TO THE MAXIMUM EXTENT PRACTICABLE.

DURING THE NON-RAINY SEASON, ON ANY DAY WHEN THE NATIONAL WEATHER SERVICE FORECAST
IS A CHANCE OF RAIN OF 30 PERCENT OR GREATER WITHIN THE NEXT 24 HOURS, STORM WATER
BMP’S REFERENCED OR DETAILED IN PRMD’S BMP GUIDE SHALL BE IMPLEMENTED AND FUNCTIONAL
ON THE SITE TO PREVENT SOIL AND OTHER POLLUTANT DISCHARGES. AT ALL OTHER TIMES,

BMP’S SHOULD BE STORED ON SITE IN PREPARATION FOR INSTALLATION PRIOR TO RAIN EVENTS.

EPSC BMP’S SHALL BE INSPECTED BY THE PROPERTY OWNER BEFORE FORECASTED STORM EVENTS
AND AFTER STORM EVENTS TO ENSURE BMP’S ARE FUNCTIONING PROPERLY. EPSC BMP’S THAT
HAVE FAILED OR ARE NO LONGER EFFECTIVE SHALL BE PROMPTLY REPLACED. EPSC BMP’S SHALL
BE MAINTAINED UNTIL DISTURBED AREAS ARE STABILIZED.

THE LIMITS OF GRADING SHALL BE DEFINED AND MARKED ON SITE TO PREVENT DAMAGE TO
SURROUNDING TREES AND OTHER VEGETATION. PRESERVATION OF EXISTING VEGETATION SHALL
OCCUR TO THE MAXIMUM EXTENT PRACTICABLE. ANY EXISTING VEGETATION WITHIN THE LIMITS OF
GRADING THAT IS TO REMAIN UNDISTURBED BY THE WORK SHALL BE IDENTIFIED AND PROTECTED
FROM DAMAGE BY MARKING, FENCING, OR OTHER MEASURES.

CHANGES TO THE EPSC PLAN MAY BE MADE TO RESPOND TO FIELD CONDITIONS IF THE
ALTERNATIVE BMP’S ARE EQUIVALENT OR MORE PROTECTIVE THAN THE BMP’S SHOWN ON THE
APPROVED PLANS. ALTERNATIVE BMP’'S ARE SUBJECT TO REVIEW AND APPROVAL BY PRMD
STAFF,

DISCHARGES OF POTENTIAL POLLUTANTS FROM CONSTRUCTION SITES SHALL BE PREVENTED USING
SOURCE CONTROLS TO THE MAXIMUM EXTENT PRACTICABLE. POTENTIAL POLLUTANTS INCLUDE BUT
ARE NOT LIMITED TO: SEDIMENT, TRASH, NUTRIENTS, PATHOGENS, PETROLEUM HYDROCARBONS,
METALS, CONCRETE, CEMENT, ASPHALT, LIME, PAINT, STAINS, GLUES, wOOD PRODUCTS,
PESTICIDES, HERBICIDES, CHEMICALS, HAZARDOUS WASTE, SANITARY WASTE, VEHICLE OR
EQUIPMENT WASH WATER, AND CHLORINATED WATER.

ENTRANCECS)> TO THE CONSTRUCTION SITE SHALL BE MAINTAINED IN A CONDITION THAT WILL
PREVENT TRACKING OR FLOWING OF POTENTIAL POLLUTANTS OFFSITE. POTENTIAL POLLUTANTS
DEPOSITED ON PAVED AREAS WITHIN THE COUNTY RIGHT-OF- WAY, SUCH AS ROADWAYS AND
SIDEWALKS, SHALL BE PROPERLY DISPOSED OF AT THE END OF EACH WORKING DAY OR MORE
FREQUENTLY AS NECESSARY., THE CONTRACTOR SHALL BE RESPONSIBLE FOR CLEANING
CONSTRUCTION VEHICLES LEAVING THE SITE ON A DAILY BASIS TO PREVENT DUST, SILT, AND
DIRT FROM BEING RELEASED OR TRACKED OFFSITE. ALL SEDIMENT DEPOSITED ON PAVED
ROADWAYS SHALL BE REMOVED AT THE END OF EACH WORKING DAY OR MORE OFTEN, AS
NECESSARY.

ALL DISTURBED AREAS SHALL BE PROTECTED BY USING EROSION PREVENTION BMP’S TO THE
MAXIMUM EXTENT PRACTICABLE, SUCH AS ESTABLISHING VEGETATION COVERAGE, HYDROSEEDING,
STRAW MULCH, GEOTEXTILES, PLASTIC COVERS, BLANKETS, OR MATS. TEMPORARY REVEGETATION
SHALL BE INSTALLED AS SOON AS PRACTICAL AFTER VEGETATION REMOVAL, BUT IN ALL CASES
PRIOR TO OCTOBER 1. PERMANENT REVEGATATION OR LANDSCAPING SHALL BE INSTALLED PRIOR
TO FINAL INSPECTION.

WHENEVER IT IS NOT POSSIBLE TO USE EROSION PREVENTION BMP’S ON EXPOSED SLOPES,
SEDIMENT CONTROL BMP’S SUCH AS FIBER ROLLS AND SILT FENCES SHALL BE INSTALLED TO
PREVENT SEDIMENT MIGRATION. FIBER ROLLS AND SILT FENCES SHALL BE TRENCHED AND KEYED
INTO THE SOIL AND INSTALLED ON CONTOUR. SILT FENCES SHALL BE INSTALLED APPROXIMATELY
2 TO S FEET FROM TOE OF SLOPE.

HYDROSEEDING SHALL BE CONDUCTED IN A THREE STEP PROCESS. FIRST, EVENLY APPLY SEED
MIX AND FERTILIZER TO THE EXPOSED SLOPE., SECOND, EVENLY APPLY MULCH OVER THE SEED
AND FERTILIZER. THIRD, STABILIZE THE MULCH IN PLACE. AN EQUIVALENT SINGLE STEP
PROCESS, WITH SEED, FERTILIZER, WATER, AND BONDED FIBERS IS ACCEPTABLE.

APPLICATIONS SHALL BE BROADCASTED MECHANICALLY OR MANUALLY AT THE RATES SPECIFIED
BELOW. SEED MIX AND FERTILIZER SHALL BE WORKED INTO THE SOIL BY ROLLING OR TAMPING.
IF STRAW IS USED AS MULCH, STRAW SHALL BE DERIVED FROM WHEAT, RICE, OR BARLEY AND
BE APPROXIMATELY SIX TO EIGHT INCHES IN LENGTH. STABILIZATION OF MULCH SHALL BE DONE
HYDRAULICALLY BY APPLYING AN EMULSION OR MECHANICALLY BY CRIMPING OR PUNCHING THE
MULCH INTO THE SOIL. EQUIVALENT METHODS AND MATERIALS MAY BE USED ONLY IF THEY
ADEQUATELY PROMOTE VEGETATION GROWTH AND PROTECT EXPOSED SLOPES.

MATERIALS APPLICATION RATE (POUNDS PER ACRED
SEED MIX
Bromus mollis (BLANDO BROME) 40
Trifolium hirtum (HYKON ROSE CLOVERD 20
FERTILIZER
16-20-0 & 15% SULPHUR 500
MULCH
STRAW 4000
HYDRAULIC STABILIZING*
M-BINDER OR SENTINEL 75-100

EQUIVALENT MATERIAL PER MANUFACTURER

¥NON-ASPHALTIC, DERIVED FROM PLANTS

DUST CONTROL SHALL BE PROVIDED BY CONTRACTOR DURING ALL PHASES OF CONSTRUCTION.

STORM DRAIN INLETS SHALL BE PROTECTED FROM POTENTIAL POLLUTANTS UNTIL DRAINAGE
CONVEYANCE SYSTEMS ARE FUNCTIONAL AND CONSTRUCTION IS COMPLETE.

ENERGY DISSIPATERS SHALL BE INSTALLED AT STORM DRAIN OUTLETS WHICH MAY CONVEY
EROSIVE STORM WATER FLOW.

SOIL, MATERIAL STOCKPILES, AND FERTILIZING MATERIAL SHALL BE PROPERLY PROTECTED WITH
PLASTIC COVERS OR EQUIVALENT BMP’S TO MINIMIZE SEDIMENT AND POLLUTANT TRANSPORT
FROM THE CONSTRUCTION SITE.

SOLID WASTE, SUCH AS TRASH, DISCARDED BUILDING MATERIALS AND DEBRIS, SHALL BE PLACED
IN DESIGNATED COLLECTION AREAS OR CONTAINERS. THE CONSTRUCTION SITE SHALL BE CLEARED
OF SOLID WASTE DAILY OR AS NECESSARY. REGULAR REMOVAL AND PROPER DISPOSAL SHALL BE
COORDINATED BY THE CONTRACTOR.

A CONCRETE WASHOUT AREA SHALL BE DESIGNATED TO CLEAN CONCRETE TRUCKS AND TOOLS. AT
NO TIME SHALL CONCRETE PRODUCTS AND WASTE BE ALLOWED TO ENTER COUNTY WATERWAYS
SUCH AS CREEKS OR STORM DRAINS. NO WASHOUT OF CONCRETE, MORTAR MIXERS, OR TRUCKS
SHALL BE ALLOWED ON SOIL. CONCRETE WASTE SHALL BE PROPERLY DISPOSED.

PROPER APPLICATION, CLEANING, AND STORAGE OF POTENTIALLY HAZARDOUS MATERIALS, SUCH AS
PAINTS AND CHEMICALS, SHALL BE CONDUCTED TO PREVENT THE DISCHARGE OF POLLUTANTS.

TEMPORARY RESTROOMS AND SANITARY FACILITIES SHALL BE LOCATED AND MAINTAINED
DURING CONSTRUCTION ACTIVITIES TO PREVENT THE DISCHARGE OF POLLUTANTS.

APPROPRIATE VEHICLE STORAGE, FUELING, MAINTENANCE, AND CLEANING AREAS SHALL BE
DESIGNATED AND MAINTAINED TO PREVENT DISCHARGE OF POLLUTANTS.
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PERFORM GRADING AND DRAINAGE IMPROVEMENTS IN ACCORDANCE WITH CHAPTER 11 AND 11A
OF THE SONOMA COUNTY CODE <SCC)>, APPLICABLE SONOMA COUNTY REGULATIONS.

ALL WORK SHALL BE DONE IN COMPLIANCE WITH THE APPROVED PLANS AND SPECIFICATIONS.
THE APPROVED PLANS AND SPECIFICATIONS SHALL NOT BE CHANGED WITHOUT THE WRITTEN
APPROVAL OF THE SONOMA COUNTY PERMIT AND RESOURCE MANAGEMENT DEPARTMENT (PRMD).
PROPOSED MODIFICATIONS TO THE APPROVED PLANS AND SPECIFICATIONS SHALL BE
SUBMITTED TO PRMD IN WRITING, TOGETHER WITH ALL NECESSARY TECHNICAL INFORMATION
AND DESIGN DETAILS. THE CONTRACTOR SHALL IMMEDIATELY NOTIFY THE PROPERTY OWNER
AND ENGINEER OF RECORD, IF APPLICABLE, UPON DISCOVERING DISCREPANCIES, ERRORS, OR
OMISSIONS IN THE APPROVED PLANS., PRIOR TO PROCEEDING, THE PROPERTY OWNER SHALL
HAVE THE APPROVED PLANS REVISED TO CLARIFY IDENTIFIED DISCREPANCIES, ERRORS, OR
OMISSIONS., PRMD MAY REQUIRE UNAUTHORIZED WORK TO BE REDONE OR REMOVED TO VERIFY
COMPLIANCE WITH SCC. PRMD MAY INITIATE ENFORCEMENT ACTION AND SEEK THE IMPOSITION
OF CIVIL PENALTIES FOR VIOLATIONS OF SCC.

THE GRADING OR DRAINAGE PERMIT AND A COPY OF THE APPROVED PLANS SHALL BE
MAINTAINED ON THE PROJECT SITE THROUGHOUT THE DURATION OF CONSTRUCTION ACTIVITIES.

PRMD MAY ORDER THAT ANY WORK STOP IMMEDIATELY IF IT IS PERFORMED CONTRARY TO
CHAPTER 11 AND 11A OF THE SCC, THE APPROVED PLANS AND SPECIFICATIONS, PERMIT
CONDITIONS, OR ANY WORK THAT HAS BECOME HAZARDOUS TO PROPERTY OR THE PUBLIC. A
GRADING OR DRAINAGE PERMIT MAY BE SUSPENDED, REVOKED, OR MODIFIED BY PRMD IN
ACCORDANCE WITH SCC 11.24.080.

ISSUANCE OF A GRADING OR DRAINAGE PERMIT BY PRMD DOES NOT ELIMINATE THE
RESPONSIBILITY OF THE PROPERTY OWNER TO SECURE PERMITS FROM OTHER AGENCIES WITH
REGULATORY RESPONSIBILITIES FOR THE USES AND CONSTRUCTION ACTIVITIES ASSOCIATED
WITH THE WORK SHOWN ON THE APPROVED PLANS. FAILURE TO OBTAIN ALL REQUIRED
PERMITS MAY RESULT IN FINES FROM OTHER AGENCIES.

EXISTING DRAINAGE COURSES RECEIVING WATERS FROM THE PROJECT SITE AND LOCATED
THROUGHOUT THE PROJECT SITE SHALL REMAIN OPEN AND CLEAR OF DEBRIS TO PROPERLY
CONVEY STORM WATER. IF EXISTING DRAINAGE COURSES RECEIVING WATERS FROM THE
PROJECT SITE ARE LOCATED IN THE COUNTY RIGHT-OF WAY AND NEED MAINTENANCE,
CONTACT THE DEPARTMENT OF TRANSPORTATION AND PUBLIC WORKS AT (707> 565-2231 FOR
FURTHER ASSISTANCE. IN ANY EVENT, THE PROPERTY OWNER AND/OR CONTRACTOR SHALL BE
HELD LIABLE FOR ANY DAMAGE DUE TO OBSTRUCTING NATURAL DRAINAGE PATTERNS.

THE CONTRACTOR SHALL CONTACT THE UNDERGROUND SERVICE ALERT (USA>, AT 811, AT
LEAST TwO WORKING DAYS, BUT NOT MORE THAN 14 CALENDAR DAYS, PRIOR TO EXCAVATION.
THE CONTRACTOR SHALL UNCOVER RELEVANT UTILITIES TO VERIFY THEIR LOCATION AND
ELEVATION. IF UNEXPECTED OR CONFLICTING UTILITIES ARE ENCOUNTERED DURING
EXCAVATION, NOTIFY USA, THE UTILITY OWNER, AND/OR THE ENGINEER OF RECORD, IF
APPLICABLE, IMMEDIATELY. UTILITIES INCLUDE BUT ARE NOT LIMITED TO WATER, SEWER,
ELECTRICAL, GAS, TELEPHONE, AND CABLE/TV. THE EXCAVATOR SHALL DELINEATE WITH PAINT
OR OTHER SUITABLE MARKINGS THE AREA TO BE EXCAVATED.

IN THE EVENT CULTURAL RESOURCES (SUCH AS HISTORICAL, ARCHAEOLOGICAL, AND
PALEONTOLOGICAL RESOURCES, AND HUMAN REMAINS) ARE DISCOVERED DURING GRADING OR
OTHER CONSTRUCTION ACTIVITIES, WORK SHALL IMMEDIATELY BE HALTED WITHIN THE
VICINITY OF THE FIND. THE NORTHWEST INFORMATION CENTER SHALL BE NOTIFIED AT (707>
588-84535. A QUALIFIED ARCHEOLOGIST SHALL BE CONSULTED FOR AN ON-SITE EVALUATION.
ADDITIONAL MITIGATION MAY BE REQUIRED BY THE COUNTY PER THE ARCHEOLOGIST'S
RECOMMENDATIONS AND SCC 11.16.050. IF HUMAN BURIALS OR HUMAN REMAINS ARE
ENCOUNTERED, THE CONTRACTOR SHALL ALSO NOTIFY THE COUNTY CORONER AT <707>
565-5070.

SHOULD GRADING OPERATIONS ENCOUNTER HAZARDOUS MATERIALS, OR WHAT APPEAR TO BE
HAZARDOUS MATERIALS, STOP WORK IMMEDIATELY IN THE CONTAMINATED AREA AND CONTACT
911 OR THE APPROPRIATE AGENCY FOR FURTHER INSTRUCTION.

RETAINING WALLS, UNLESS EXEMPTED PER SCC 7.13C(AX(3>4, ARE NOT APPROVED UNDER A
GRADING PERMIT. A SEPARATE BUILDING PERMIT IS REQUIRED.

EQUIPMENT SHALL NOT CROSS OR DISTURB CHANNELS OF ACTIVELY FLOWING STREAMS
WITHOUT A PRMD APPROVED ROILING PERMIT AND BEST MANAGEMENT PRACTICES (SCC 23.1
AND 11.16.060.D>.

GRADING AND DRAINAGE IMPROVEMENTS SHALL BE SET BACK FROM LAKES, PONDS, STREAMS,
AND WETLANDS IN COMPLIANCE WITH THE REQUIREMENTS OF SCC 11.16.100, 11.16.120, AND
1116.130. EXISTING VEGETATION SHALL BE RETAINED IN STREAM SETBACK AREAS TO FILTER
SOIL AND OTHER POLLUTANTS CARRIED IN STORM WATER.

EXCESS SOIL SHALL BE REMOVED FROM THE PROJECT SITE UNLESS DEPICTED TO REMAIN ON
SITE PER THE APPROVED PLAN. THE SITE RECEIVING SOIL MAY REQUIRE A GRADING PERMIT
UNLESS EXEMPTED BY SCC 11.04.010.C.

CONTOURS, ELEVATIONS, AND SHAPES OF FINISHED SURFACES SHALL BE BLENDED WITH
ADJACENT NATURAL TERRAIN TO ACHIEVE A CONSISTENT GRADE AND NATURAL APPEARANCE.
BORDERS 0OF CUT SLOPES AND FILLS SHALL BE ROUNDED OFF TO A MINIMUM RADIUS OF FIVE
FEET TO BLEND WITH THE NATURAL TERRAIN.

FILL MATERIAL SHALL NOT INCLUDE ORGANIC, FROZEN, OR OTHER DELETERIOUS MATERIALS. NO
ROCK OR SIMILAR IRREDUCIBLE MATERIAL GREATER THAN SIX INCHES IN ANY DIMENSION
SHALL BE INCLUDED IN FILLS EXCEPT WHERE APPROVED BY THE SOILS ENGINEER. FILLS
SHALL BE CONSTRUCTED IN LIFTS NOT EXCEEDING EIGHT INCHES IN DEPTH. COMPLETED FILLS
SHALL BE STABLE, WELL-INTEGRATED, AND BONDED TO ADJACENT MATERIALS AND THE
MATERIALS ON WHICH THEY REST. FILLS SHALL BE COMPETENT TO SUPPORT ANTICIPATED
LOADS AND BE STABLE AT THE DESIGN SLOPES SHOWN ON THE APPROVED PLANS AND
SPECIFICATIONS OR AS DIRECTED BY THE SOILS ENGINEER.

GROUND SURFACES SHALL BE PREPARED TO RECEIVE FILL BY REMOVING VEGETATION,
TOPSOIL, AND OTHER UNSUITABLE MATERIALS, AND SCARIFYING THE GROUND TO PROVIDE A
BOND WITH THE FILL MATERIAL.

FILL SHALL NOT BE PLACED ON NATURAL SLOPES STEEPER THAN 2H:1V (50 PERCENT),
UNLESS DIRECTED BY THE PROJECT GEOTECHNICAL ENGINEER.

FILLS INTENDED TO SUPPORT STRUCTURES OR SURCHARGES SHALL BE COMPACTED TO A
MINIMUM OF 90 PERCENT OF MAXIMUM DRY DENSITY, AS DETERMINED BY ASTM D 1357,
MODIFIED PROCTOR. A HIGHER COMPACTION PERCENTAGE MAY BE REQUIRED BY THE SOILS
ENGINEER.

FILLS NOT INTENDED TO SUPPORT STRUCTURES OR SURCHARGES SHALL BE COMPACTED AS
FOLLOWS:

an E IN DEPTH SHALL BE COMPACTED TO THE DENSITY

R.
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EARTHWORK:

CUT = 259 CY
FILL = 104 CY
NET = 155 CY <CUT><TO BE OFFHAUL>

NOTES:

1. THE QUANTITIES LISTED ARE THE ENGINEER’S ESTIMATE OF
SURFACE GRADING ONLY. ADDITIONAL SUBSURFACE GRADING WILL
BE REQUIRED FOR UTILITY TRENCHES, BENCHING, KEYWAYS, OVER
EXCAVATION, IMPORT FILL, ETC AND/OR OTHER MEASURES DEEMED
NECESSARY BY THE GEOTECHNICAL ENGINEER DURING PROJECT
CONSTRUCTION.

2. CONTRACTOR IS RESPONSIBLE FOR HIS OWN EARTHWORK
QUANTITIES.,

3. NO EXPANSION/CONTRACTION FACTORS HAVE BEEN APPLIED.
EXPANSION AND/OR CONTRACTION MAY BE EXPERIENCED DUE TO
ACTUAL FIELD CONDITIONS.

4. NEW OR REPLACED IMPERVIOUS AREA = 1,885 SFT.

S. APPROXIMATE DISTURBED AREA OF SITE = 012 ACRES.

GRADING AND DRAINAGE PLAN
7980 WASHINGTON AVE

APN 004-223-030
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SOILS ANALYSIS

THE USDA-SCS SONOMA COUNTY SOIL SURVEY MAPS THE PROJECT SITE AS:

GaD

GOLDRIDGE FINE SANDY LOAM, 9 TO 15 PERCENT SLOPES

CONSTRUCTION SCHEDULE

AUGUST 15, 2025
AUGUST 15, 2025
OCTOBER 15, 2025

CLEARING, GRUBBING AND SITE PREP.
START WORK ON GRADING IMPROVEMENTS.
IMPROVEMENTS COMPLETED AND WINTERIZED.

INSPECTION NOTES

NO SCALE

OWNER

©
Va ?éi pODECH W
N\ S
A N
W-—E o % <
S K @ m?;
S Z
-
PROJECT
SITE <
S
BODEGA AVE
LOCATION MAP
NO SCALE
CONTACT INDEX OF DRAWINGS

SHARON BESSER

7580 WASHINGTON AVENUE
SEBASTOPOL, CA 95472
SHARONBESSER@GMAIL.COM

CORT MUNSELLE
MUNSELLE ENGINEERING
513 CENTER STREET
HEALDSBURG, CA 935448
(707> 395-0968

PROJECT DESCRIPTION

Cl1 COVER SHEET, NOTES, LOCATION MAP
C2 NOTES AND OVERALL SITE PLAN
C3 GRADING AND DRAINAGE PLAN

THE PROJECT PROPOSED GRADING AND DRAINAGE IMPROVEMENTS FOR
CONSTRUCTION OF A NEW SINGLE FAMILY RESIDENCE AND ADU.

GENEHAL UNDERGROUND NOTES

SURVEY NOTES

1. TOPOGRAPHIC INFORMATION SHOWN HERE IS BASED UPON A

1.

THE PERMITTEE AND THE PROPERTY OWNER SHALL BE RESPONSIBLE
FOR THE WORK TO BE PERFORMED IN COMPLIANCE WITH THE
APPROVED PLANS AND SPECIFICATIONS, CHAPTER 11 AND 11A OF THE
SONOMA COUNTY CODE (SCC>, AND ANY PERMIT CONDITIONS., WORK
SHALL BE SUBJECT TO INSPECTION AS REQUIRED BY THE SONOMA
COUNTY PERMIT AND RESOURCE MANAGEMENT DEPARTMENT (PRMD> TO
VERIFY COMPLIANCE. THE CONTRACTOR SHALL CONSULT THE
PROJECT JOB CARD FOR COORDINATION OF INSPECTION REQUESTS.

PRIOR TO THE START OF ANY GRADING OR DRAINAGE WORK, THE
PERMITTEE SHALL HAVE A PRE-CONSTRUCTION CONSULTATION WITH
PRMD STAFF TO DISCUSS THE SCOPE OF THE PROJECT, PERMIT
CONDITIONS, REQUIRED INSPECTIONS, APPROPRIATE APPLICATION OF
BEST MANAGEMENT PRACTICES (BMP’S> AND ANY OTHER
CONSTRUCTION ISSUES.

INSPECTION REQUESTS SHALL BE MADE THROUGH THE SONOMA
COUNTY AUTOMATED INSPECTION REQUEST SYSTEM (SELECTRON), AT
PHONE NUMBER (707> 565-3551.

. PRMD MAY REQUIRE PROFESSIONAL INSPECTIONS AND CERTIFICA-

. PRMD SHALL FINAL A

TIONS TO VERIFY PROPER COMPLETION OF THE WORK. WHERE THE
USE OF PROFESSIONAL PERSONNEL IS REQUIRED, THESE PERSONNEL
SHALL IMMEDIATELY REPORT IN WRITING TO PRMD AND THE
PERMITTEE ANY INSTANCE OF WORK NOT IN COMPLIANCE WITH THE
APPROVED PLANS SPECIFICATIDNS, OR ANY_ PERMIT CONDITIONS. IF
PREIFESSIEINAL E’R L IS CHANGED DURING THE COURSE OF THE
WORK, THE WOR ALL BE STOPPED UNTIL THE REPLACEMENT
INDIVIDUAL HAS NOTIFIED PRMD IN WRITING OF THEIR AGREEMENT
TO ACCEPT RESPONSIBILITY FOR_APPROVAL OF THE COMPLETED
WORK WITHIN THE AREA OF THEIR TECHNICAL COMPETENCE.

PERMIT WHEN ALL WORK, INCLUDING THE
INSTALLATION OF ALL DRAINAGE IMPROVEMENTS AND THEIR
PROTECTIVE DEVICES, AND ALL STORM WATER BMP’S, HAVE BEEN
COMPLETED IN COMPLIANCE WITH THE APPROVED PLANS AND
SPECIFICATIONS, AND ALL FINAL REPORTS REQUIRED BY SCC
11.14.040.A HAVE BEEN SUBMITTED AND ACCEPTED. FINAL REPORTS
MAY INCLUDE:AS-BUILT PLANS, TESTING RECORDS, PROFESSIONAL
OPINIONS, AND DECLARATIONS ABOUT COMPLETED WORK FROM
PROFESSIONAL PERSONNEL. SIMILAR REPORTS MAY BE REQUIRED AT
OTHER STAGES OF THE WORK.

. THE PERMITTEE SHALL PROVIDE ADEQUATE AND SAFE ACCESS TO

THE PROJECT SITE FOR INSPECTION DURING THE PERFORMANCE OF
ALL WORK.

. DURING CONSTRUCTION ACTIVITIES, THE PROJECT SITE ADDRESS

SHALL BE POSTED AS FOLLOWS:

(1> THE STREET NUMBERS MUST BE AT LEAST FOUR INCHES TALL,
WITH A REFLECTIVE SURFACE.

THE ADDRESS MUST BE VISIBLE FROM BOTH DIRECTIONS ALONG
THE ROAD.

THE ADDRESS MUST BE POSTED AT ALL FORKS IN ANY ACCESS
ROAD AND AT THE PROJECT SITE.

@
¢C))

. NO GUARANTEE IS INTENDED THAT UNDERGROUND OBSTRUCTIONS, NOT SHOWN ON
THESE PLANS, WILL NOT BE ENCOUNTERED. THOSE SHOWN ARE BASED ON THE

FIELD SURVEY PREPARED BY MUNSELLE CIVIL ENGINEERING
DATED JUNE 2025.

BEST INFORMATION AVAILABLE AND THE CONTRACTOR IS CAUTIONED THAT THE

OWNER, THE ENGINEER, AND THE COUNTY OF SONOMA ASSUME NO RESPONSIBILITY 2
FOR ANY OBSTRUCTIONS EITHER SHOWN OR NOT SHOWN ON THESE PLANS. THE
CONTRACTOR SHALL COOPERATE WITH ALL UTILITY COMPANIES WORKING WITHIN THE

LIMITS OF THIS PROJECT.

2. CONTRACTOR SHALL NOT BEGIN EXCAVATION UNTIL ALL EXISTING UTILITIES HAVE
BEEN MARKED IN THE FIELD BY THE APPLICABLE ENTITY RESPONSIBLE FOR THAT
PARTICULAR UTILITY, THE CONTRACTOR SHALL NOTIFY EACH APPLICABLE ENTITY

BOUNDARY LINES SHOWN HEREON ARE DELINEATED FROM
FIELD TIES TO MONUMENTS SHOWN ON THE PARCEL MAP NO.
149, RECORDED IN BOOK 705 OF MAPS AT PAGE 06, SONOMA
COUNTY RECORDS, AND DOES NOT CONSTITUTE A BOUNDARY
SURVEY. THE BEARINGS SHOWN HAVE BEEN ROTATED FROM
RECORD TO NORTH AMERICAN DATUM OF 1983 (NAD83> ZONE
2 GRID NORTH. THIS MAP IS NOT INTENDED TO PROVIDE A
BOUNDARY RESOLUTION FOR THE SUBJECT PROPERTY.

AT LEAST 24 HOURS BEFORE STARTING WORK. HAND DIGGING IS REQUIRED IF
TRENCH IS WITHIN 12° OF ANY EXISTING UTILITY.

3. UNDERGROUND SERVICE ALERT:
HOURS PRIOR TO EXCAVATION.

4, THE CONTRACTOR SHALL OBTAIN A TRENCH PERMIT FROM THE CALIFORNIA DIVISION
OF INDUSTRIAL SAFETY BEFORE EXCAVATION OF TRENCHES. A COPY OF THE
PERMIT MUST BE ON FILE WITH THE CITY BEFORE TRENCH EXCAVATION MAY BEGIN.

S. CONTRACTOR SHALL UNCOVER EXISTING BURIED UTILITIES WITH UTILITY OWNER TO 4.
VERIFY LOCATIONS AND ELEVATIONS OF UTILITIES., BURIED UTILITIES INCLUDE
BUT ARE NOT LIMITED TO WATER MAINS AND LATERALS, SEWER MAINS AND
LATERALS, STORM DRAINS, GAS MAINS AND LATERALS, ELECTRICAL DISTRIBUTION

CALL TOLL FREE <800> 642-2444 AT LEAST 48

3. UTILITIES SHOWN HEREON ARE BASED UPON PHYSICAL
FEATURES OBSERVED AT THE TIME OF THE SURVEY. THE
SURVEYOR ACCEPTS NO LIABILITY FOR THE LOCATION,
EXISTENCE OR NON-EXISTENCE OF THOSE UNDERGROUND
STRUCTURES, UTILITY LINES AND RELATED APPURTENANCES.
LOCATION OF UNDERGROUND UTILITIES SHALL BE
PERFORMED BY A SUBSURFACE UTILITY LOCATING COMPANY
(IF DESIRED.

BASIS OF BEARINGS:GRID NORTH BASED ON GPS
OBSERVATIONS BETWEEN SET CONTROL POINTS POST
PROCESSED USING OPUS (ONLINE POSITIONING USER
SERVICED.

LINES, CABLE TELEVISION LINES, AND TELEPHONE LINES. ALL UTILITIES

CONFLICTING WITH THE PROPOSED CONSTRUCTION SHALL BE RELOCATED BEFORE S

THE START OF CONSTRUCTION.

6. THE CONTRACTOR SHALL VERIFY EXISTING INVERTS PRIOR TO THE COMMENCEMENT

ELEVATIONS SHOWN HEREON ARE BASED UPON THE NORTH
AMERICAN VERTICAL DATUM OF 1988 (NAVD 88>, BENCHMARK
CONTROL POINT #5202 FOUND BRASS NAIL.

ELEVATION = 129.76’ NAVD 88

OF ANY CONSTRUCTION. THE PROJECT AND/OR DESIGN ENGINEER MAY ADJUST THE
GRADE OF NEW SEWER AND STORM DRAIN CONSTRUCTION ACCORDINGLY WITH
CONCURRENCE FROM THE COUNTY ENGINEER.

7. DISTANCES AND INVERTS ARE TO AND AT THE CENTER OF THE MANHOLES,
CLEANOUTS, DROP INLETS, CATCH BASINS, AND YARD DRAINS OR AS MARKED ON THE
DRAWINGS.

8. ALL UNDERGROUND IMPROVEMENTS SHALL BE INSTALLED AND APPROVED PRIOR TO
PAVING.

ABBREVIATIONS/LEGEND

AB
AC
ARCH
BC
BSW

BVCE

BVCS

BW
CB
cL

CONC

CPP
DI
DIP
DIA
DWY
EC
EG

ELEV
EP

ESMT

EX>
FF
FG
FS
FL
GB
GR

AGGREGATE BASE
ASPHALT CONCRETE
ARCHITECTURAL
BEGIN CURVE
BACK OF SIDEWALK

BEGIN VERTICAL CURVE
ELEVATION

BEGIN VERTICAL CURVE
STATION

BOTTOM DOF WALL
CATCH BASIN
CENTERLINE
CONCRETE
CORRUGATED PLASTIC PIPE
DROP INLET
DUCTILE IRON PIPE
DIAMETER
DRIVEWAY

END CURVE
EXISTING GROUND
ELEVATION

EDGE OF PAVEMENT
EASEMENT
EXISTING

FINISH FLOOR
FINISH GRADE
FINISH SURFACE
FLOWLINE

GRADE BREAK
GRATE ELEVATION
HEIGHT

HIGH DENSITY
HDPE  pOl YETHYLENE

HP  HIGH POINT

INV  INVERT ELEVATION
LP  LOW POINT

(N> NEW/PROPOSED

O0.C. ON CENTER

PC  POINT OF CURVATURE

pcc PORTLAND CEMENT
CONCRETE
PRC

POINT OF REVERSE CURVE
PVC POLYVINYLCHLORIDE PIPE
= RADIUS
R.C. RELATIVE COMPACTION
RCP REINFORCED CONCRETE PIPE
R/W RIGHT OF WAY
=  SLOPE
SD  STORM DRAIN
SDDI STORM DRAIN DROP INLET
SDMH STORM DRAIN MANHOLE
SS  SANITARY SEWER
SSMH SANITARY SEWER MANHOLE
SSCO SANITARY SEWER CLEANOUT
STA STATION
STD STANDARD
TC TOP DOF CURB
TG TOP OF GRATE
Tw  TOP DOF WALL
TYP  TYPICAL
UNO UNLESS NOTED OTHERWISE
W WATER
WM WATER METER

RECORD BOUNDARY LINE

PROPOSED RESIDENCE
SEE ARCH PLANS

T PROPOSED CONCRETE
e v SEE ARCH PLANS

PROPOSED GRAVEL
DRIVEWAY, 12 CLIIAB MIN.

PROPOSED DECK
SEE ARCH PLANS

PROPOSED LANDSCAPE
SEE ARCH PLANS

TREE # EXISTING TREE

PROPOSED SWALE PER
=22 00-0-0-0— DETAIL, SHEET C3

I N BN B W PROPOSED STORMDRAIN PIPE
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|
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|

5' WIDE UTILITY AND |
ACCESS EASEMENT
PER DN 2003-246424

(EX) DRAIN INLET

TG 130.26

INV £129.49
e

(EX) 9LF 6" SD
=20.010

[
(EX) CURB DRAIN

|
/ INV £129.40

(OUTLET TO STREET)

CP $202 FD BRASS NAIL

EL=129.76

 opw————OHW

|
APN APN
| 004-223-029 APN 004-223-027
\ 004-223-028
\
EXISTING
| | BUILDING
| \ |
\ (EX) UTILITY BOX X2 |
EXISTING
BUILDING . . .
, |
| 25’ WIDE PRIVATE ACCESS
| (EX) DRAIN INLETS, AND UTILITY EASEMENT PER
CONTRACTOR TO VERIFY UNDERGROUND a2y o
LOCATION AND NOTIFY CIVIL ENGINEER A (EX) 23LF 6" SD
PRIOR TO CONSTRUCTION J $=40.010
~
[ = - - - — —  _ _ __RECORD BOUNDARY LINE __ __ __ o N N 54F 6" SD (EX) DRAIN INLET
— R DI-2 5=0.082 INV £129.73
APPROX. LIMITS OF o C T — — ¥ AL 76 134.93 |
DISTURBED AREA A N — $ S &% 0% T (N) STEPS SO 134.43 |
) 0.12 AC , / N\ INV 132.93 _\ /& : ———
VN T v# \\I r— —
[ \ L PROPOSE RS i \ 1 0%
vl R D . )sLO 8 A Ao s | AE{I "%Z 1‘?6‘? L J El Ig q
| W RESIDENCE V= R EONC X TN — E— /. —
a] 1 _&N FF 156.50 A APINE 8 S A :
JH -} - 1 \ALo 4
I N1 K BASEMENT FF 148.50 NG S I CONNECT TO (EX) DI
(N) WALLS, BY OTHERS TYP —j~ok ‘{\ PAD FG 147.50 n T H. : CONNECT 10 (
| &: \ (ASSUMED ELEVATION TO BE R R R B =4 RGN A : '
\ N | | CONFIRMED PRIOR TO S R R S TR IRNIAN '
2|7 N |- CONSTRUCTION) R S R I = : 2 \ EXISTING (EX) UTILITY BOXES TO BE POTHOLE PRIOR
N “Hi R 3 > == | N S | & BUILDING 70 CONSTRUCTION TO VERIFY NO CONFLICT |
& 'H K | s LI - AN | NP 18 WITH (N) STORM DRAIN SYSTEM
N B N [ o 11 U gy 1
P \|/ \A 0\ \ . S . i -A\lu
3 1 e \ A AN N YA RS
@ vl N \ " . N Y | " Sl \ N
N> . N \ ) N /\\ i ]
Q R R \ . N M\ — | 5 X | A >
§ m] APN | :> K (N) DECK —— w*ws - \ \ A O T2 4|| ) §
g 004-223-030 | V' H 5 156,46 o | iy S
< v f R PROPOSED | 108 |80 - M / AN
THA R N=1p3.74 \ ~j®
1! & Y B! RESIDENCE \ X R /\{ A % EXISTING
|~ TR PAD 15550 ; o) oeox | A PROPOSED ADU AR BUILDING
U | | “ H(ASSUMED ELEVATION TO BE| FS 153.53 RN T 14000 24 A APN
v |l §° CONFIRMED PRIOR TO | g : . )
o VDT CONSTRUCTION) o\ \I/: (ASSUMED ELEVATION TO BE (N) DECK N 004-223-007
| B \ \ “."N \'/E CONFIRMED PRIOR TO FS 139.96 AN
v [} | f\ CONSTRUCTION) N A\
N N v w: W\ \ /N
| \I/ i\ \ B \ 1N \ ( E
—a—7 v f‘*’; :_/ N \ N
| (56 el s A | ?3\
L \ N ) \ \
VIt \ Jo G N y | A (N) WALL, BY OTHERS TYP
\L i% \V N q . N /\\
\_’b X N Q /l\\
LY G- 0 Q - - B B\
N A\
I—=xC o———0o [u] o m] ul o \ d \\.-_- SETPEVES T
'1 RECORD BOUNDARY LINE - -
o
(N) WALL, BY OTHERS TYP
EXISTING
BUILDING

DRAINAGE SCHEDULE

AD—1 6" AREA OF DRAIN WITH ATRIUM GRATE, OR
APPROVED EQUAL

DI-1 12°x12" OLDCASTLE PRECAST CONCRETE INLET WITH
SIDE OPENING AND TRAFFIC RATED GRATE, OR

APPROVED EQUAL

ALL 6" STORM DRAIN PIPE TO BE SDR 35 PVC.

ALL 4" STORM DRAIN, SUBDRAIN, AND ROOF LEADER DRAIN
PIPE TO BE PVC SCHEDULE 40.

OVERALL SITE PLAN

SCALE: 1" = 10’

0 10 20 30
(GRAPHIC SCALE IN FEET)

0= Z

opw———OHW

LEGEND

PROPOSED RESIDENCE
SEE ARCHITECTURAL PLANS

>
Mm

.| PROPOSED CONCRETE
L "7 | SEE ARCHITECTURAL PLANS

PROPOSED GRAVEL
DRIVEWAY, 12* MIN. CLIIAB

DESCRIPTION

PROPOSED DECK
SE ARCHITECTURAL PLANS

W W v v
voovoov PROPOSED LANDSCAPE
v v N4 WV
A TREE TO BE SAVED

TREE/STUMP TO BE
REMOVED
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GRADING AND DRAINAGE NOTES

REFER TO ARCHITECTURAL AND STRUCTURAL PLANS FOR STRUCTURAL
SECTION OF CONCRETE SLABS AND OTHER HARD SCAPE SECTIONS.

PAD ELEVATIONS BASED ON INFORMATION PROVIDED TO THE ENGINEER
AT THE TIME OF GRADING PLAN DEVELOPMENT. PRIOR TO THE
COMMENCEMENT OF GRADING OPERATIONS, CONTRACTOR SHALL

EXISTING GRADE \

FL

1’ MIN

ll

MIN |

CONFIRM THAT FINISH FLOOR AND PAD ELEVATIONS CORRESPOND WITH
CURRENT ARCHITECTURAL AND STRUCTURAL PLANS.

DOWNSPOUT LOCATIONS SHOWN ARE APPROXIMATE ONLY AND SHALL
BE VERIFIED WITH ARCHITECTURAL PLANS PRIOR TO CONSTRUCTION.
DOWNSPOUTS TO BE CONNECTED TO SITE STORM DRAIN SYSTEM OR
OUTLETTED TO SPLASH BLOCKS AND DIRECTED TO SWALES AND/OR
LANDSCAPE AREAS WITH POSITIVE DRAINAGE AWAY FROM STRUCTURES
PER GEOTECHNICAL REPORT AND CURRENT BUILDING CODE.

NOT SHOWN, CONSULT WITH GEOTECH FOR LOCATION:

(1) GEOTECH RECOMMENDATIONS FOR FILL PLACEMENT ON EXISTING
SLOPES IN EXCESS OF 20%.

(2) BACKDRAINS AND SUBDRAINS PER GEOTECH REPORT.

(3) OVEREXCAVATION IN VICINITY OF PROPOSED FOUNDATIONS AND
PAVEMENTS.

MIRAFI FABRIC 140N

1’ MINIMUM THICKNESS LOOSE ROCK
RIP-RAP 6°-12’¢ ROCK

ROCK LINED SWALE

|
INSTALL FOUNDATION SUBDRAINS AND RETAINING WALL BACKDRAINS AS NO SCALE
SHOWN ON THE ARCHITECTURAL AND STRUCTURAL PLANS AND AS |
REQUIRED BY THE GEOTECHNICAL ENGINEER. DO NOT CONNECT
BACKDRAINS OR SUBDRAINS TO THE STORM DRAIN OR ROOF LEADER
DRAINAGE SYSTEMS.
DRAINAGE STRUCTURES, CLEANOUTS OR "Y” CONNECTIONS SHALL BE
USED AS APPROPRIATE AT STORM DRAIN ALIGNMENT DEFLECTIONS OR |
JUNCTIONS OF INTERSECTING DRAIN LINES TO FACILITATE MAINTENANCE. D
|
ALL PAVED AND UNPAVED FINISHED SURFACES SHALL BE POSITIVELY
DRAINED. [
ALL WALKING SURFACES ADJACENT TO DROPS IN ELEVATION GREATER j
THAN 30 INCHES REQUIRES GUARDRAILS PER THE BUILDING CODE. THE — = ———— — e  — — _ _ ___RECORD BOUNDARY LINE _____ __ _ __  _ _ __ _ _ __ _ _ - _ = AN - [
30 INCH VERTICAL MEASUREMENT APPLIES TO ANY POINT WITHIN 36  WN_ ,p s 15750 i) A9
INCHES MEASURED HORIZONTALLY FROM THE EDGE OF THE OPEN SIDE  ~ : HE/FL 143.50 —~__ P
OF THE WALKING SURFACE. GUARD RAIL DESIGN SHALL BE BY OTHERS. J \ g
|\ 8§ 3 2 % E BV N E
ALL WORK SHALL COMPLY WITH BEST MANAGEMENT PRACTICES TO N = \ ©
PREVENT STORM WATER CONTAMINATION. v | — (N) WALL, BY OTHERS TYP y | 136,40 FS
. | EG £157.44 EG £151.21 151, :
| o v w C ] —\.”—rw 51.30 / u | G #136.59 XMATCH EX
v = e = &}— W 151.30 N '
K LAR S | IR _7! ey 4 RAISERS AT
N . - ' " » /—
7 BU/FS 156.29 X \ e | JGWFS 14830 = 19LF 67 ROCK SWALE, EA Ao 6 AD-1 709" BACH ACP 102500 76 73%.9,%
S 156.35~" N | 22 e ' Vg INV 140.74 INV 132.93
N\ . . BS 136.40
v - N - —\— - , — TR
| N TR PROPOSED RESIDENCE CO /\ By 5 RUISERS AT soptt— 3 RAISERS AT \
I u] X N N FF 156.50 % ‘3 &) ~ 2% > INE 8 \,\\ AO 4 7.09” EACH 6.00" EACH i
v N N BASEMENT FF 148.50 sloS - AT ER = -
N N PAD FG 147.50 YT » 4 2 : — N
v N . ~|~Q ~ S>> ->- @ © B JfT——FG 136.40 N
S\ N (ASSUMED ELEVATION TO BE wlok : T 5 S N N N
o YN CONFIRMED PRIOR TO CONSTRUCTION) T [ : - _ | R R A IS N
VN SR N l/ R FS 148.30 ="_ . , _/ 4 RAISERS AT : | ISR E; S 1% o ~\ A FlL 134.91 ~N
(N) WALL, BY OTHERS TYP N\\ : . N A . ~  FS 743‘,/07. . 7.31" EACH g g,. ShaadIN| Q 19LF 6" SD Iy i
I SN . B N 2% 17 RAISERS AT . | - 1IN ks N 5=0.045 AN
U MNae R FG 153,22 = | 586" EcAcH A + ¥ 4 N | AN
| \I/ N — 1w 158.13 (BELOW DECK)]\ ™w 756.50—\ A. > . . ‘ g © Mol - n = TN
: - Y : ~ o : 0
o v ™ l/ b _/1 I K . L N - : ’ » N ] A
i TW 156.50 {. .o N - 16LF 6” SD 1 I Sdeh) By
‘ o) roor ourune (el & N W 157.74 s i?g ANC 12 2 S N E | 5=0.328 N= ap—1 jﬂ A \
v N § 818 S ? o TR A L s e AT ~,\’u\ B | R 42 [ %R
[ . " 9 o \ , : 7.09” EACH 12LF 6" ROCK SWALE, o . - H N
I o Y R N &_\‘QE 9 ¥ ) L 8 | s=0125 L N8 i: 46LF 6” SD AN
wl v s N LIMITS OF BASEMENT N 0 @ : . (N) ROOF OUTLINE (TYP) (L ¥\ A Lo e s | $=0.023 BN
oar e oo oms—— S N IR | el RN ; : e o s
=0, N YA ”» Jis 3
é‘ o PER DETAIL ON THIS SHEET YN R N Fs 146.07 5y X V7 EACH 7.60 =FL 13521 K
S v N NG - o TS FG 136.40 3.5% | N
Q Y N N | B 0N T w A \ A NTS 139.96 || 7 J.0% |
§ NN N (N) WALL BELOW DECK,— \—FG 151.86 v N XQ-_BW/EG iM&Si‘ i VL °VL ~\L o A
R, | VRN N BY OTHERS TP N (BELOW DECK) . TW 151.50 /7lrc 148.21 A ~N
Ql I U N \\_ _ N
%| v N5 N N v vN\-FG 151.50 \B\'W AP 73900 SSSNSAS E 0TS S AN
a3 N YO N N HP/FL . : < ' N
& NN NS e, © N N\ 14568 (BELOW DECK) TWT 140.00 N 2 f S ~R
o N N N) DECK SN ! BW/PAD 137.67 . N 0
N1 N PROPOSED RESIDENCE N Fs 156,46 & fﬁ[ “R N\ 2 s1ssee~ N R @ R
APN i N N FF 156.50 N | N A WL 147,71 (AT DOORS) . | L AN
004-223-030 _‘% /957 N PAD 155.50 N ;\ S C N _1 N - FF 140.00 N g g'{sggHAr ~R
o & BW/FS 156.01 — . N (ASSUMED ELEVATION TO BE N RS \‘6‘““ . N ) srEPs, 'N N ' ~N
I N _/ N CONFIRMED PRIOR TO CONSTRUCTION) N o £ k1 ha LN sEE ArcH. MY B N JAN
| FS 156.07 =1 LN N N . N PLANs v 26LF 67 ROCK SWALE, FS 139.96 ~ D N
v RN N (N) DECK N SN 227 2eman ow ms sweer (AT Do0RS)  \{J N
o v ~ N N FS 153.53 D N ~N
(N) CONCRETE DECK, < “ R N AD—1 —» N % v FF 140.00 45LF 6" ROCK SWALE, N
SEE ARCH. PLANS . N N 76 151.26 N N SN $=0.015 N
v - N N INV 149.76 M\ N PER DETAIL ON THIS SHEET A
| > N N v N v N N T N
o \I/ N N v i I N m( )P( )SED Al x ' Q AN
A v |
' R A 14LF 6" SD N R T 140.00 ™) DECK A N
' N BS 153.53 5=0.015 YN 139. N
| Y R N N N SR (ASSUMED ELEVATION TO BE fs 13996 TN
o Y N N —1 5 rasers AT §f” N \:/ N CONFIRMED PRIOR TO CONSTRUCTION) \ i N
7 » v N
J N FS 156.46 N 7.03" EACH LN v N N
X N (AT DOORS) N . D v N N
A% N N | N
| J B FF 156.50 N AD—1 5 156.46 RN M\ \ N
o . . N/ 16 150.70 AD—1 v N N N 0N
6 N A i § INV 148.70 FG 151.50 TG 151.34 L v N N § AN
| 19 | N N, | (BELOW BECK) INV 149.55 v 9N vN N '
o M 2Z \ —1w 15774 N L N FG 151.50 AN N ~AN
v - »N ’ b » % v, v v v v v w\7_ \|/ N TW 148.88 N /I\ \{
\ . BN N 3LF 6 SD 2z/ . @ v v 22 Z vN BW,/PAD 137.67 TW/FF 140.00 N AN\
v\ N, S=0467 \@ <A << ! PAD 137.67 \N S ~N
! FS 756.07\‘L! S B H AVASERE MERSERSERER N v ' 0 JAN
\ - ()
_y& TW 156.50 N—TW 151.50 BW/EG +147.77 EXISTING WOOD WALLS N
I FS 156.07 2y /5 BW/EG 151.68=""___ \-BW/EG £150.70 \—rw 151.50 I V\-EG £146.23 Y ¥ $ BWEG £ 137.55"" 70 BE REMOVED N
EG #154.20 ¥ AN
ID A '@ (\/ Q)Q \b( ~ /I\ N
Lo 20 AD—1 " 9 N » 0
76 153.31 22LF_5 SD N TW 156.46 TW 156.46 9LF 6" SD INV 145,46 15LF 6" SD AD—-1 S9LF 6 SD \/b NV 154.00 ff:f 77332572 /'\ d
INV 151.81 5=0.205 FG 151.84 5=0.205 $=0.205 TG 145.73 STMP/ 48 5=0.215 FG 136.39 &\
o o o o o o o o o h o o o O (BELOW DECK) — 5 INV 147.30 INV 142.38 FL 135.89 S U N P N NP N L T RN
8 - ~ 7 RECORD BOUNDARY LNE - — | - - — T T T T~ — 3530__7
(N) ADU WITH GREEN ROOF, BW/EG £135.70
SEE ARCHITECTURAL PLANS
DRAINAGE SCHEDULE
AD—1 6” AREA OF DRAIN WITH ATRIUM GRATE, OR
APPROVED EQUAL
EXISTING BUILDING
DI—1 12°x12” OLDCASTLE PRECAST CONCRETE INLET WITH
SIDE OPENING AND TRAFFIC RATED GRATE, OR

APPROVED EQUAL
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Wild Seed Gardens

By Liliana Jacobs

626 376 0269
wildseedstudios.lili@gmail.com

Client Sharon Besser
Site 7580 Washington Ave, Sebastopol, 95473
Summary

Sharon Besser is building her home in Sebastopol from the ground up! In designing her garden, she is looking
forward to growing veggies in front of the main house, and is excited about growing native/drought tolerant
flowering plants—especially those that can act as pollinators. Some oak trees will be removed from the front of
the property, and need to be replaced with Sonoma County approved trees. There are various areas that need
privacy screening from neighbors, and fence lines that should be covered. Sharon likes an eclectic and
harmonious array of plants, and is open to experimentation. A heritage rose or two are a must. Irrigation will be
installed in the sunnier areas but, for the time being, shady areas will be hand watered.
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Plant List

Botanical Common Sun/ Water
Zone ([Name Name Height Width shade Use Texture Notes

Full,

Salvia Hummingbird Half,

spathacea  'sage 1-2ft. 4-5ft Shade L Course

Iris

douglasiana Douglas Iris 2 ft 3ft Half M Course

Arctostaphylo

s densiflora

A [Austin Austin Griffith's Full,

Griffiths' Manzanita 9 ft 7 ft Half L Medium

Ribes Pink Flowering Half,

sanguinium  Current 6-8ft 4-5ft Shade VL,L Course

Ceanothus

griseus

'Yankee Yankee Point Full,

Point’ CA Lilac 2-3 ft 8-10 ft Half L Medium

Monardella

villosa

‘Russian Russian River Full,

River' Coyote Mint 2 ft 2 ft Half VL Fine

Heucera

maxima Rosada Alum Half,

'Rosada’ Root 1.5-2ft 1.5-2ft Shade M Course
Full,

Juncus California Grey Half,

patens Rush 2-3 ft 203 ft Shade L Fine

Diplicus Sticky Monkey Full,

auranticus flower 2-5 ft 5 ft Half L Medium

Rhamnus

californica  Coffee Berry Full,

Eve Case' 'Eve Case' 3-6 ft 3-6ft Half VL Medium  pruned to maintain width 3 ft
Full,

g |Rubus Half, Edible; keep from spreading out to
parviflorus ~ Thimble Berry 3-6 ft 3-6ft Shade High Course maintain width
Eriogonum
fasciculatum \Warner Lytle Full,

'Warner Lytle' CA Buckwheat 1-2 ft 3-5ft Half L Fine pruned to maintain width




Salvia apiana Compact

‘Compacta’  White Sage 1-2 ft 2-5ft Full VL Course pruned to maintain width

Calystegia Island Morning Full,

macrostegia Glory 12-25f 2-3 ft Half VL Medium To grow along fenceline
Full,

Frageria California Wild 0.5-1 Half,

vesca Strawberry 0.5-1ft ft Shade M Medium | Edible

Salvia

clevelandii Winnifred

Winnifred  Gilman Blue Full,

Gilman' Sage 3-5ft 5-8ft Half L,VL Fine

Baccharis

pilularis Pigeon Point Full,

'Pigeon Point' Coyote Brush 1-2 ft 8-10ft Half L Fine

Diplicus Sticky monkey Full,

auranticus  flower 2-5ft 5 ft Half L Medium

Salvia greggii Full,

Hot Lips' Hot Lips Salvia 1-4ft 1-4ft Half M Fine

Yucca

filamentosa

‘Golden Golden Sword Full,

Sword' Yucca 3-4ft 4-5ft Low VL Course

Cynara

scolymus Artichoke 4 6-8ft Full M Course Edible

Arctostaphylo

s manzanita Dr. Hurd

Dr. Hurd' Manzanita 8-10ft 8-10ft Full L, VL Medium Keptin Shrub Form for screaning

Ceanothus  Concha

'‘Concha'’ California Lilac 4-8 ft 5-12f Full L, VL Fine For Screening

Penstemon

het.

Margarita ~ Margarita Bop Full,

Bop' Penstemon 5-8ft 1-1.5ft Half L Fine

Achillea

milliforma

‘Sonoma Sonoma Coast

Coast' Yarrow 1.5ft 2-3ft  Full VL,L Medium

Eriophyllum  Common 15ft-3 Full,

lanatum Wooly ft 2 ft Half vL Medium




Sunflower

Trichostema  Woolly Full,
lanatum Bluecurls 3-51t 3-5ft Half vL Fine
Rosa
'Heritage' Heritage Rose 5 ft 4 ft Full M Course

on the Sebastopol Municipal

Approved list; low water once
Cercis California Full, established; prune seasonally for
Occidentalis Redbud 15 ft 10 ft Half VL Course size

on the Sebastopol Municipal

. 12-20 12-20 Approyed list; low water once
Malus Gravenstein established; prune seasonally for
Domestica  Apple ft. ft full M Course size
Garrya
elliptica Silk Tassel
Ceanothus  Concha
‘Concha’ California Lilac 4-8 ft ~ 5-12ft Full L, VL Fine For Screening
Full,
Sambucas Half,
Nigra Elderberry 12 ft 12 ft Shade M Course Edible
F
Full,

Frageria California Wild 0.5-1 Half,
vesca Strawberry 0.5-1ft ft Shade M Medium Edible
Ceanothus
griseus
'Yankee Yankee Point Full,
Point' CA Lilac 2-3 ft 8-10ft Half L Medium
Muhlenbergia Full,
rigens Deer Grass 3 ft 3 ft Half L Fine
Salvia
clevelandii Winnifred
Winnifred  Gilman Blue Full,
Gilman' Sage 3-5 ft 5-8ft Half L,VL Fine
Baccharis  Pigeon Point Full,
pilularis' Coyote Brush 1-2 ft 8-10ft Half L Fine

Thank you for including me in your garden care strategy! | look forward to working with you to bring out the best in
your garden, for your enjoyment as well as for the mutual flourishing of all living beings that make it home.
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LOCATION
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LOCATION February 25t 2025
7580 Washington Avenue Sebastopol, Ca

Arborist Inspection Report

The subject trees are three Coast Live Oaks (Quercus agrigolia) located at 11873
Washington Avenue, Sebastopol Ca.

The first Coast Live Oak tree (27" D.B.H.) is located on the east slope of the
property. It measures to have an approximately 26% lean at 4.5 to the northeast.
This tree appears to be free of any obvious visual defects such as root or trunk
decay, fungal or beetle attacks. To determine its stability, further testing would be
necessary. A complete grade correction as well as an end weight reduction pruning
is recommended. Any trenching within the drip line will likely cause the tree to
become unstable.

The second Coast Live Oak tree (19.5") is located on the east slope of the property.
This tree also has a very distinct lean towards the northeast. There are no obvious
visual defects observed.

The third Coast Live Oak (14.5"+dbh) is located up at the top of the property. It
appears to be free of any major defects or diseases. This tree arches to the north
over what will likely be an intended building site. It would likely be unsuitable or
retainable in consideration of satisfying homeowners’ insurance requirements.

Assumptions and Limiting Conditions

e Care has been taken to obtain all information from reliable sources. All data
has been verified insofar as possible; however the consultant/appraiser can
neither guarantee nor be responsible for the accuracy of information
provided by others.

e The consultant/appraiser shall not be required to give testimony or to attend
court by reason of this report unless subsequent contractual arrangements
are made, including payment of an additional fee for such services.

e This report and any values expressed herein represent the opinion of the

consultant/appraiser, and the consultant/appraiser, and the
consultant/appraisers fee for this report is in no way contingent upon the
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reporting of a specified value, a stipulated result, nor upon any finding to be
reported.

e Unless expressed otherwise: 1) the information in this report covers only the
items that were examined and reflects the condition of those items at the
time of inspection; and 2) the inspection is limited to visual examination of
accessible items without dissection, excavation, probing, or coring. There is
no warranty or guarantee expressed or implied that problems or
deficiencies of the plants or property in question may not arise in the future.

e Loss or alteration of any part of this report invalidates the entire report.

Sincerely, ,, é
Kevin Paul

ISA Certified Arborist WE-6265A
ISA Certified Tree Risk Assessor

cccccccccccc
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LOCATION
7580 Washington Avenue Sebastopol, Ca

Coast Live Oak (27") tree on east slope

Since 1975
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Coast Live Oak (14.5") up at the top of the property
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Coast Live Oak (19.5"+dbh) on the East slope

5of5|Page Sandborn Tree Service, Inc. %SANDBORN

Tree Service Inc.

Since 1975



EXHIBIT A
RECOMMENDED FINDINGS OF APPROVAL
Design Review and Tree Removal
7580 Washington Ave
004-223-030, File# 2025-033

In considering an application for design review, the Design Review Board, or the Planning
Director, as the case may be, shall determine whether:

1. The design of the proposal would be compatible with the neighborhood and with the
general visual character of Sebastopol;

a. As conditioned, this project will meet this requirement, in that the project
incorporates a single-family residence with a detached Accessory Dwelling Unit (ADU)
that will complete the 4 lot subdivision.

2. The design provides appropriate transitions and relationships to adjacent properties
and the public right-of-way;

a. As conditioned this project will meet this requirement with the proposed
landscaping plan and new tree plantings.

3. It would not impair the desirability of investment or occupation in the neighborhood;
a. As conditioned this project will meet this requirement as it will increase the
desirability of this neighborhood as it proposes to develop a vacant lot with a single-
family residence and ADU.

4. The design is internally consistent and harmonious;
a. As conditioned this project will meet this requirement.

5. The design is in conformity with any guidelines and standards adopted pursuant to
this chapter.

a. As conditioned this project will meet this requirement, in that it meets Design
Guideline A.2 as the site is naturally sloped and the proposed plan integrates this slope
into the design without a substantial amount of grading work. Design Guideline B.1. as
the buildings are related to the street and proper setbacks are provided to reinforce
existing street frontages. Design Guideline E.1. as the project minimizes the amount of
grading on site and uses the natural topography within the design of the two structures.

The project will also be subject to the findings set forth in Chapter 8.12.060(D) for tree removal:

Tree Removal Criteria. An application for a tree removal permit may be approved only when at
least one of the following conditions is satisfied, and that condition has been verified by the City
Arborist. In the case of single-family and duplex properties, upon noticing the tree removal
request, the City Arborist shall consider the application and its merits under the requirements of
this chapter. For all other applications, the Tree Board shall conduct a public hearing, consider
the concerns of the applicant, as well as the value of the tree to the greater community during its
review of a tree removal permit, and issue a determination.

1. The tree is diseased or structurally unsound and, as a result, is likely to become a
significant hazard to life or property within the next two years.
a. Not applicable



2. The tree poses a likely foreseeable threat to life or property which cannot be
reasonably mitigated through pruning, root barriers, or other management methods.
a. Not applicable

3. The property owner can demonstrate that there are unreasonably onerous recurring

maintenance issues, which are deemed necessary for safety or protection of property.

The property owner is responsible for providing documentation to support such a claim.
a. Not applicable.

4. A situation exists or is proposed in which structures or improvements, including, but
not limited to, building additions, second units, swimming pools, and solar energy
systems, such as solar panels, cannot be reasonably designed or altered to avoid the
need for tree removal.
a. The removal of the on site trees are needed to facilitate the construction of the
project and will be mitigated by the replanting of trees listed in the landscape
plan.

5. The tree has matured to such an extent that it is determined to be out of scale with
adjacent structures and utilities, or with other landscape features.
a. Not applicable.



EXHIBIT B
RECOMMENDED CONDITIONS OF APPROVAL
Design Review and Tree Removal
7580 Washington Ave
004-223-030, File# 2025-033

Plans and elevations shall be in substantial conformance with plans prepared by Lars
Langberg and Munselle Civil Engineering and stamped received on June 23, 2025, and
revised on July 10", 2025, and on file at the City of Sebastopol Planning Department, except
as modified herein:

The Use shall be in substantial conformance with the proposed operations as described in
the application materials prepared by Lars Langberg, and stamped received on June 23",
2025, and revised on July 10", 2025, and on file at the City of Sebastopol Planning
Department, except as modified herein.

Site landscaping shall be generally consistent with the Landscape Plan included as part of
the plans stamped received on June 23, 2025, and revised on July 10™, 2025, on file with
the Sebastopol Planning Department. The final landscape plan shall be stamped by a
licensed landscape architect and filed with the Planning Department prior to occupancy.
Plans for any irrigation of the site shall be incorporated into the landscape plan. All planting
associated with a building, as shown on the approved plan, shall be installed prior to
occupancy.

The project shall comply with the Green Building regulations contained in the Sebastopol
Municipal Code that are in effect at the time the preliminary application was submitted.

. A Tree Protection Plan is required and shall conform to the requirements of SMC 8.12.050

and be added to all applicable plan sheets.

. Afee of $75.00 per required replacement tree shall be paid per required tree removed at the
time of submittal of the tree removal application, or a minimum of one 15-gallon tree shall be
planted, and the fee refunded. The final number of replacement trees and the tree species
shall be one (1) tree, or as otherwise determined by the Tree Board or the City Arborist, as
applicable. In any case, the mitigation (number and size of replacement trees) must be
related to the significance (size, age, etc.) of the trees that are proposed for removal. On-
site replacement trees shall be planted prior to final inspection unless otherwise approved
by Planning Staff.

As part of the grading permit approval, the civil plan sheet of existing conditions/demoilition
shall accurately reflect the tree tags. If any tags go missing, tags shall be replaced.

The Applicant shall include language from Section 8.12.050 on all applicable plan sheets.

The applicant shall provide a sewer connection into the existing lateral in the property: Verify
condition of existing lateral meets standards by providing Public Works a digital video
inspection recording of pipe condition from the connection point on the property to the public
main on Washington Ave.



10. The Applicant shall install a sanitary sewer cleanout in the public right of way per City
standard details.

11. Any new water service connection shall be installed in the public right-of-way per City
standard details.

12. No lot-to-lot drainage shall be permitted. All stormwater runoff shall be conveyed to existing
public facilities, including existing storm drains, street gutters, etc. Stormwater runoff shall
not be allowed to flow over the public sidewalk.



EXHIBIT C
STANDARD CONDITIONS OF APPROVAL
Design Review and Tree Removal
7580 Washington Ave
004-223-030, File# 2025-033

All plans shall include a brief description of the project on the cover sheet.

All submitted building permit plan check sets shall include a plan sheet incorporating
these conditions of approval.

Except as otherwise noted in these conditions of approval, the plans submitted to the
Building Department for plan check shall be in substantial conformance to those
approved by the review body. If any changes are made to submitted plans which were
approved by the review body the applicant shall work with the Planning Department to
determine if the changes are significant enough to once again be seen by the review
body, or if staff can approve the changes. Any changes that have not been approved
by Planning staff are not approved. Construction or demolition work that does not
conform to the Planning approval is not valid and shall be subject to stop work orders
and may require removal.

Site landscaping shall be generally consistent with the Landscape Plan included as
part of “Exhibit A’ on file with the Sebastopol Planning Department. The final
landscape plan shall be stamped by a licensed landscape architect and filed with the
Planning Department prior to occupancy. Plans for any irrigation of the site shall be
incorporated into the landscape plan. All planting shown on the approved plan shall
be installed prior to occupancy of the proposed project. Upon the request of an
Applicant to receive a Temporary Certificate of Occupancy and at discretion of the
Planning Director, landscape installation may be suitably guaranteed by posting a
cash bond equal to 100% of the cost and installation of any landscape improvements.

Acceptance of the construction drawings and specifications does not release the
applicant and owner from correction of mistakes, errors, or omissions contained
therein. If, during the course of construction, the field conditions or other previously
unknown conditions require a modification or a departure from the accepted plans, the
applicant shall provide the modifications or departure and specify the correction of
mistakes errors, or omissions in compliance with the CBC and City Standards.

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.

. A Construction Management Plan (CMP) shall be submitted to the City as part of the
Building Permit and/or Grading Permit and shall be incorporated into the plans, unless
waived by staff. The City’s CMP template, provided by the Planning Department, may
be used for small, infill projects. Revisions to the CMP to increase or add on time to
the construction timeline shall be coordinated with the Building Official and any
additional requests will be at the applicant’s responsibility.

This CMP shall be a binding document. Failure to adhere to the CMP may result in a
Page 1 of 8



8.

“Stop Work Notice” being placed on the project. An electronic copy of the APPROVED
CMP shall be submitted to the City, and may be posted to the city’s website. The CMP
shall be updated as project conditions warrant. Updates to the CMP shall be provided
to the City for review and approval. The CMP shall include but not be limited to:

a) Work schedule (start of construction date, road or lane closure intent/dates,
important milestones and proposed final dates)

b) Construction Hours

c) Travel routes and turn-around locations with staff approval

* Impact to state highways

d) Road and/or lane closures (Applicant to provide information on how many
anticipated road closures, and the reasons for each road closure).

e) Worker auto parking space locations/construction parking

f) Phasing (if applicable)

g) If construction improvements are located in areas of slopes 15% or greater, the
Contractor shall provide safe temporary hard surface stair access to the
improvements, unless waived by the Building Official. This access shall be shown
on the CMP.

h) Projects that require a grading permit shall comply with the City’s grading
ordinance.

The CMP may be more stringent if the project is located close to schools or in impacted
neighborhoods. A CMP may be required to be modified if a neighborhood becomes
“impacted” during the course of the construction. Impacted neighborhoods are defined
as areas in geographic proximity (i.e. using the same streets for access) with a
significant number of simultaneous construction projects.

The hours of construction activity shall be limited 7:00 a.m. to 8:00 p.m., Monday
through Friday, 8:00 a.m. to 5:00 p.m. on Saturdays with staff approval, depending on
scope of work being done, or unless modified by a project’'s Specific Conditions of
Approval.

A 24-inch by 36-inch weatherproof copy with items A-F posted on site. The remaining
Construction Management Plan shall be made available on site. The Construction
Management Plan shall be posted on the site as part of the job site signage and should
include:

a) Address of the project site.

b) Permitted hours of construction and of deliveries/off-haul.

c) Name, e-mail address and direct phone number of the General Contractor.

d) Name, e-mail address and direct phone number of the person responsible for
managing the project.

e) Name and direct phone number of the party to call in case of an emergency.

f)  City of Sebastopol Building Department (707-823-8597).

All construction materials, debris and equipment shall be stored on site. If that is not
physically possible, an encroachment permit shall be obtained from the Public Works
Department prior to placing any construction materials, debris, debris boxes or
unlicensed equipment in the right-of-way. The fee for using the right-of-way for storage
of construction materials or equipment is $10.00 per day. A minimum of 11’ passable
auto traffic clearance (paved travel way) shall be maintained at all times along the
roadway. The placing of portable restroom facilities in the City right-of-way will not be
permitted.
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9.

10.

11.

12.

13.

All portions of the job site shall be maintained in an organized and professional
condition. All trash, debris, construction scraps and broken/deteriorated machinery
shall be removed from the site by the end of each week. If off loaded construction
materials are not used within 2 weeks, they shall be screened from public view. All
sidewalks, driveways and public/private roadways fronting the subject site shall be
broom cleaned at the end of each business day.

A pre-construction meeting is required with city staff for projects that:

a) Require a City encroachment permit, a Caltrans encroachment permit, or a City
grading permit; or

b) Have 5 dwelling units or more; or

c) Have a total of 5,000 square feet of building or more; or

d) Have a creek setback requirement; or

e) Are required to have a pre-construction meeting under a specific condition of

approval.

All permits and/or inspection fees required shall be paid in full prior to final occupancy
being granted unless otherwise stipulated by the City.

All required construction signage and any required tree-protection shall be posted and
available for City inspection at the time of the Pre-construction meeting or, if no pre-
construction meeting is required, prior to commencing construction. If these measures
are not in place at the time of the pre-construction meeting, a re- inspection fee will be
required, and issuance of building permit will be delayed.

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

Planning Department Standard Conditions of Approval:

14.

15.

16.

This approval is valid for a period of three (3) years during which time the rights
granted must be exercised. However, the applicant may request one (1) one-year
extension of this Use Permit from the Planning Director, pursuant to Zoning Ordinance
§17.400.100.

The light source for all exterior lighting fixtures shall be shielded from adjacent
properties. Cut sheets for all exterior lighting shall be submitted as part of the Design
Review or other planning application.

For projects with new foundations or retaining walls less than 10’ away from a required
setback property lines shall be physically identified (string line or equal), and the
applicant shall submit a letter or certificate from a licensed surveyor that confirms that
the structure complies with the approved setbacks prior to placing the foundation. For
any project that includes new foundations or retaining walls more than 10’ away from
a required setback, the applicant may apply for a waiver from this requirement from
the City Engineer and Planning Department.

17. For any project that includes new structures within 2 feet of the allowed height limit, a

letter or certificate from a surveyor confirming that the height of the roof complies with
the approved plans shall be submitted to the Planning Department at the earliest point
possible.
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18.

19.

All landscape and irrigation plans must be designed in accordance with the most
current City of Sebastopol landscape requirements. Prior to providing water service
for new landscape areas, or improved or modified landscape areas, the Planning
Department must review and approve the project’s working drawings for planting and
irrigation systems. Any question regarding the City of Sebastopol current water
conservation and Landscape Ordinance should be directed to the Planning
Department.

New construction and rehabilitated (renovations or changes made to sites with an
existing irrigation system) landscape projects will be affected by these requirements if the
altered landscape area is greater than 500 square feet.

For any new housing unit development, the developer/owner shall submit the total
amount of fees and exactions associated with the project prior to issuance of certificate
of occupancy or final inspection.

Engineering and Public Works Department Standard Conditions of Approval:

20.

21.

22.

23.

24,

25.

26.

All projects are subject to Impact Fees as adopted by the City Council, which are due
at the time of issuance of the Building Permit unless otherwise stipulated by the City.

An Encroachment Permit is required from the Public Works Department for any and
all work within the public right-of-way. If the work is within a CalTrans right-of way, an
Encroachment Permit from CalTrans shall also be procured by the applicant.
Encroachment Permit shall not be issued until the City Engineer approves the
applicant’s site improvement plans.

Construction within the public right-of-way is limited to that necessary to support the
lot's use. This may include but is not limited to: driveways, sidewalks and any utility
connections. For all improvements within the public right of way, the applicant shall
submit plans to adequately describe the work. Plans shall include but not be limited to
drainage details, cross-sections, driveway/roadway grades and utility locations as
necessary.

The applicant shall prepare and submit site improvement plans for the construction of
all improvements including water, sanitary sewer, storm drain, water quality facilities,
roadway improvements, curbs, gutters, sidewalks, elevated or structural pedestrian
walkways, landscaping, landscape irrigation, signing, striping, joint trench and
streetlights. All design and construction shall conform to the latest edition of the City
of Sebastopol Design and Construction Standards and other applicable codes,
standards, guidelines and specifications. Public improvement drawings shall be
drafted in the City-approved sheet format.

Once approved by the City Engineer, the applicant shall submit PDF files of the signed
improvement plans. As-Built record drawings shall also be submitted as PDF files.

Deviations from City Standards and applicable Code requirements shall be approved
by the City Engineer. The applicant’s engineer shall request all design exceptions in
writing.

Any improvements, public or private, damaged during construction shall be replaced,
by the applicant, in-kind or with new improvements. All cracked, broken, or uplifted
sidewalk, driveway and/or curb and gutter fronting the property shall be replaced.
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27.

28.

29.

Applicant shall coordinate with the Public Works Department prior to the first submittal
of project improvement plans to identify the extents and limits of replacement.

An erosion and sediment control plan are required as part of the building permit
application. The plan shall be prepared by a certified erosion control specialist and in
full compliance with CASQA standards, The plan is subject to review and approval by
the Engineering Department prior to the issuance of the building or grading permit. No
modifications to the approved plans shall be made without approval of the City
Engineer.

Mailbox plans and locations shall be approved by the Sebastopol Postmaster prior to
improvement plan approval. The developer shall provide a letter and exhibit showing
mailbox locations from the Sebastopol Postmaster approving mailbox locations.

City Public Water and Sewer and Drainage utility easements as required by the City
Engineer utility companies shall be provided within the development. Easement
locations shall be subject to review and approval by the City Engineer.

Roadway Improvements:

30.

31.

32.

The improvement plans for the first phase of development shall include and provide
for the construction of all offsite improvements as required to support full project build-
out. Each subsequent phase of development shall construct sufficient onsite roadway
and utility improvements to support the cumulative development proposed to be
constructed as approved by the City Engineer.

Road closures, if permitted by the Project Approval, will only be permitted with prior
authorization from the Public Works Department consistent with the City's road closure
policy. Signs containing details of the proposed closure must be posted 48 hours in
advance. Coordinate road closures with the Sebastopol Public Works Department.
Contact the Public Works Department at 707-823-5331 to obtain a road closure permit.

An emergency vehicle access, meeting the requirements of the Sebastopol Fire
Department shall be constructed.

33. All private driveway areas less than 24-foot wide shall require the approval of the

34.

35.

36.

37.

Sebastopol Fire Department.

Sidewalk warps shall be provided to allow a clear five-foot walkway at all locations,
including areas where mailboxes, street furniture, streetlights, street signs and fire
hydrants are to be installed, or as otherwise approved by the City Engineer.

The structural section of all public road improvements shall be designed using a soll
investigation which provides the basement soils R-value and expansion pressure test
results. A copy of Geotechnical report and structural section calculations shall be
submitted with the first improvement plan check.

The structural section of the private on-site drive aisles and parking areas shall meet
the requirements and recommendations of the geotechnical report for the project.

Retaining walls and retaining curbs may be required to protect damage to trees as

determined by a licensed Arborist. All retaining structures shall be designed and
constructed to minimize damage to trees.
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38. Pedestrian curb ramps, meeting City standards and current accessibility requirements,
shall be provided at all intersections and crosswalks where sidewalks are proposed.

Drainage Improvements:

39. All project related flooding impacts shall be mitigated by the project developer.
Drainage improvements shall be designed by a Civil Engineer registered in the State
of California in accordance with the Sonoma County Water Agency's Flood
Management Design Manual (FMDM). Public and private drainage improvements
shall be shown on the improvement plans and the City Engineer may require the
applicant to acquire the review and recommendations by the Sonoma County Water
Agency (Sonoma Water) prior to approval by the City Engineer. Private storm drain
easements will be required for any portions of the private storm drain not entirely
located with the lot being served or for any portion of a private utility located on an
adjacent parcel.

40. No lot-to-lot drainage will be allowed between the project site and any adjacent
parcels. No concentrated drainage may discharge across sidewalks. All site drains
must be connected to the public storm drain system or discharged through the
face of curb or to an established waterway.

41. Plans and certifications shall demonstrate compliance of all improvements,
including building finished floor elevations, with the City's Flood Ordinance, to the
satisfaction of the Building Official and City Engineer. Building finished floor
elevations shall be constructed at a minimum of 2 foot above the 100-year storm
event water surface elevation as determined by the City and certified by the project
engineer. The Engineer of Record shall provide a signed and stamped letter
indicating the project meets the requirements of the Ordinance before plan
approval.

Stormwater Quality:

42. Projects that create or replace 10,000 square feet or more of impervious surface
area are subject to design and construction requirements of the most recent edition
of City of Sebastopol Low Impact Development (LID) Technical Design Manual.
Improvement plans with required LID design features shall be approved by the City
Engineer.

43. Projects that will disturb 1.0 acre or more of developed or undeveloped land shall
provide evidence that a Notice of Intent (NOI) has been submitted by the applicant
and received by the State Water Resources Control Board for a General
Construction Activity Storm Water Permit. Two copies of the project Storm Water
Pollution Protection Plan (SWPPP) shall be provided to the City prior to issuing a
grading permit, encroachment permit, or building permit.

44. For required LID features constructed on private property or on street frontage, the
owner shall provide a Declaration Letter to the City Manager regarding the owner’s
commitment to ongoing maintenance of said LID features (LID Declaration) prior to
occupancy.

Grading:

45. The improvement plans shall include a site-grading plan prepared by a Civil
Engineer registered in the State of California as part of the required improvement
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46.

47.

48.

49.

50.

51.

52.

53.

drawings. Lots shall be generally designed to drain to public and private streets or
parking areas, unless otherwise approved in the interest of tree preservation or other
unusual circumstances.

The City of Sebastopol shall require a grading permit for projects that meet these
requirements.

a) Cut or fill exceeding 50 cubic yards

b) Cut or fill greater than 3 feet in depth

c) Cut creating a cut slope greater than 5 feet in height and steeper than 2 units
horizontal to 1 unit vertical

d) Fill intended to support a structure or surcharge greater than 1 foot in depth or
placed on terrain with a natural slope steeper than 15 percent

When required by the Building Official the applicant shall submit to the City for
review and approval, a detailed Geotechnical Report prepared by a Geotechnical
Engineer registered in the State of California. The grading plan shall incorporate
the recommendations of the approved Geotechnical Report.

Where soil or geologic conditions encountered during grading operations are
different from those anticipated in the Geotechnical Report, or where such conditions
warrant changes to the recommendations contained in the original soil investigation,
a revised soil or geologic report shall be submitted for approval by the City Engineer.
It shall be accompanied by an engineering and geological opinion as to the safety of
the site from hazards of land slippage, erosion, settlement, and seismic activity.

Existing wells, septic tanks and/or underground fuel storage tanks that are defective
or will no longer be in use shall be permanently destroyed or removed under permit
and inspection by the Sonoma County Permit and Resource Management
Department, Well and Septic Division and/or Sonoma County Environmental Health
or other designated agency. Underground fuel storage tanks are subject to UST
regulations of the State Water Resources Control Board.

The grading plan shall clearly show all existing survey monuments and property
corners and shall state that they shall be protected and preserved. Should
monuments be damaged or destroyed during construction, they shall be replaced
by the developer.

Improvements plans shall include an erosion control (winterization) plan. The plan
shall include an order of work and staging/scheduling component indicating when
facilities must be installed and when they may be removed.

Sewer services and laterals shall be CCTV inspected to determine if the service needs
to be removed and replaced. A copy of the CCTV report shall be provided to the City
Engineer. A waiver for CCTV inspection may be waived by the City Engineer, if the
sewer lateral has been replaced within ten years of the submittal of the improvement
plans. A copy of the documentation evidencing such replacement shall be included in
the submittal package.

If the proposed project is located in or adjacent to a waterway, within an area
designated as habitat for threatened or endangered species, or other special status
area, it possibly falls under the jurisdiction of another agency such as the United States
Army Corps of Engineers, the California Regional Water Quality Control, or the
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54.

California Department of Fish & Wildlife, U. S. Fish & Wildlife Service, etc. These
agencies shall be contacted to determine if the project lies within their respective
jurisdictions. All necessary permits and/or approvals shall be obtained prior to the City
issuing any permits. If permits are not required, a letter stating so shall be submitted
to the City as part of the record.

Trees and vegetation shall be trimmed according to Section 8.12 of the Sebastopol
Municipal Code. Trees and shrubs shall be kept trimmed so that the lowest branches
projecting over public properties provide a clearance of not less than eight (8) feet over
sidewalks and not less than twelve (12) feet over streets.

Fire Department. Standard Conditions of Approval:

55.

56.

57.

58.

The address shall be posted in accordance with requirements of the California Building
Code and California Fire Code. The Fire Chief shall review and approve all requests
for new addresses. Inspection and signoff of address posting shall be coordinated
through Building Department.

Smoke and CO detectors shall be installed in accordance with the California Building
Code. Final inspection and signoff of smoke detectors shall be coordinated through
Building Department.

Noncombustible roofing shall be provided for:
a. All new roofs shall be non-combustible.
b. Roof Repairs or replacement:
i. Lessthan 25% - no requirement
ii. 25Hrto 50% - Class C minimum
iii. ~50% or more — Non-Combustible
C. In no case shall the roofing material used to be less fire resistive than the
existing roof.

NOTE: A "noncombustible" roof is a Class A roof (for other than Group R Occupancies,
a Class A or Class A assembly) as defined in the California Building Code and
approved by the Building Department.

Prior to occupancy, a spark arrester shall be installed on the chimney(s) 3/8" mesh
minimum.

Building Department Standard Conditions of Approval:

59.

60.

All construction shall comply with all applicable Title 24 Codes in effect at the time of
building permit submittal. It is the responsibility of the designer(s) to ensure that all
applicable Title 24 codes, as well as any applicable Sebastopol Municipal Codes are
incorporated into the design.

The project shall comply with the Green Building regulations contained in the
Sebastopol Municipal Code that are in effect at the time of building permit submittal.

END OF STANDARD CONDITIONS OF APPROVAL
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Urban Forestry Associates, Inc. July 23, 2025
7580 Washington Removal Review

Client: City of Sebastopol Planning Department

Project Location: 7580 Washington Ave, Sebastopol, CA
Inspection Date: July 2, 2025 IS - D
Arborist: Ben Anderson o il & 4G

URBAN FO STR ASSOCIATES INC.

Assignment

Tori Henkel asked me to review a tree removal permit application for a coast live oak tree (Quercus agrifolia) to
help determine whether its removal would be consistent with the municipal code. The removal request was
precipitated by concerns expressed by plans to develop the subject property. No one met me onsite, but | had
full access to the tree.

Observations

The subject property is in an area zoned for single-family residential. It is currently undeveloped. | was
provided with the preliminary plan set and an arborist report from Kevin Paul of Sandborn Tree Service, dated
February 25, 2025. Only one tree on the site has a trunk diameter (dbh) greater than 20 inches, though two
others are very close at 19.0 inches and 17.5 inches. There are several other young coast live oaks on the site
and a large plum tree (Prunus sp., 15.5” dbh). Presumably, all trees will be removed from the site.

The arborist report accurately describes the three largest trees, although there was a discrepancy in the
diameters. | reached out to Mr. Paul to clarify and he sent me photos showing their trunk measurements to
clarify.

| was unable to find the trees shown on any of the initially provided plans. The applicant then provided an
additional plan showing tree locations. The lower oaks are situated within the footprint of the ADU, and the
upper oak is directly adjacent to the main residence, leaning into the space it would occupy.

Discussion

From the Sebastopol Municipal Code 8.12.060: “Tree removal permit—When a Tree Removal Permit is
Required.”

Single-Family and Duplex Residential. On properties which house a single-family or duplex residential
use, no person shall allow or cause the removal of a tree that has a minimum diameter at breast height
(d.b.h.) of 20 inches or more if the tree has a single trunk, or which has at least one trunk with a
minimum d.b.h. of 20 inches if the tree has two or more trunks without first obtaining a TRP, unless
otherwise exempted herein.

The tree is greater than 20 inches and requires a permit.

From the Sebastopol Municipal Code 8.12.060 D “Tree removal permit — Tree Removal Criteria,” at least one
of the following conditions must be satisfied to approve a tree removal permit:

1. The tree is diseased or structurally unsound and, as a result, is likely to become a significant hazard to life
or property within the next two years.
The tree did not appear diseased or structurally unsound and was not described as such in the arborist
report. Trunk leans are technically a structural defect, but are naturally occurring and very common on
coast live oaks.

2. The tree poses a likely foreseeable threat to life or property which cannot be reasonably mitigated through
pruning, root barriers, or other management methods.
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N/A.

3. The property owner can demonstrate that there are unreasonably onerous recurring maintenance issues,
which are deemed necessary for safety or protection of property. The property owner is responsible for
providing documentation to support such a claim.

N/A

4. A situation exists or is proposed in which structures or improvements, including, but not limited to, building
additions, second units, swimming pools, and solar energy systems, such as solar panels, cannot be
reasonably designed or altered to avoid the need for tree removal.
I am unfamiliar with the specific setback and building spacing requirements for the property, but from an
arborist’s perspective, it appears the buildings could be rearranged to accommodate the tree, especially
if all other trees on the site are removed.

5. The tree has matured to such an extent that it is determined to be out of scale with adjacent structures and
utilities, or with other landscape features.
There are many other trees of similar stature on this and adjacent properties.

Conclusions

The subject tree, which is over 20 inches in diameter, cannot be removed without a permit. Its removal fails to
meet any of the removal criteria listed in the municipal code related to tree condition. The plan would need to
be entirely redesigned to accommodate the tree(s). If the subject tree were retained, it would screen the home
from the street, but also potentially block desirable views from the new home to the north, although the project
description describes expansive views to the east.

Other than the largest, leaning tree, the other trees may be removed without a permit; however, it would be
preferable to keep the larger oaks if possible.

The landscape plan lists the replacement trees as “live oak” and “Japanese maple.” Japanese maple is not on
the approved list in the ordinance. | recommend planting vine maple (Acer circinatum) in its place. It is a
California native that serves a similar purpose in the landscape to Japanese maples.

SCOPE OF WORK AND LIMITATIONS

Urban Forestry Associates has no personal or monetary interest in the outcome of this investigation. All
observations regarding trees in this report were made by UFA independently, based on our education and
experience. All determinations of the health condition, structural condition, or hazard potential of a tree or trees
at issue are based on our best professional judgment. The health and hazard assessments in this report are
limited by the visual nature of the assessment. Arborists cannot detect every condition that could lead to a
tree’s structural failure. Since trees are living organisms, conditions are often hidden within the tree and below
ground. Arborists cannot guarantee that a tree will be healthy or safe under all circumstances or for a specific
period of time. Likewise, remedial treatments cannot be guaranteed. Trees can be managed, but they cannot
be controlled. To live near trees is to accept some degree of risk, and the only way to eliminate all risks
associated with trees is to eliminate all trees.

-

Benjamin Anderson, Urban Forester

ISA Board Certified Master Arborist & TRAQ
RCA #686, WE #10160B
ben@urbanforestryassociates.com
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