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City of Sebastopol  
Design Review Board/Tree Board Staff Report 

 
Meeting Date:  June 23, 2026  
Agenda Item:  6A 
To:   Design Review & Tree Board  
From:   Jane Riley, Interim Planning Director (contract)  
 
Subject:  Sign Permit with Exception  
Recommendation: Consider Sign Application, options, and basis for exceptions, and provide 

direction to the applicant. If the DRB wishes to deny the application, they 
should do so without prejudice to allow the applicant to reapply. If the 
DRB wishes to approve the application as proposed or to approve a 
modified application, they should provide direction to staff to return with a 
resolution for approval at the next meeting.   

Applicant/Owner: Elliott Hogan  
File Number:  2026-024  
Address:  280 South Main Street (APN 004-203-024) 
CEQA Status:  Class 11 Exemption  
General Plan:  Central Core (CC)  
Zoning:  Downtown Core (CD)  
  
Introduction: 
The applicant, Elliott Hogan with Zero Ten Design, is proposing signage for Bonnie Bagels & Co. 
at 280 South Main Street. One of the requested facade signs has been installed and can be 
viewed on site. 
 
Project Description: 
The proposal includes the following signs and graphics totaling 395 square feet:  
 

• Two hand-painted signs on the sides of the mansard roof, including a 37’4.33” by 4’2” (156 
sf) sign on the north facade reading “Bagels & Co.” and a 21’9.5” by 4’2” (91 sf) wall sign 
on the east (South Main Street) facade reading “Bonnie” (already installed) Both signs will 
be externally illuminated with 10 roof parapet mounted gooseneck warm LED light fixtures. 
(Signs 1 & 2) 
 

• Replacing the sign faces of the existing freestanding pole sign at the property frontage 
street sign located at the southwestern corner of the lot with a new graphic that will read: 
“Have a Nice Day” in large black script against a bright yellow background. Smaller 
lettering reading “Bonnie Bagels & Co.” The existing double-sided sign cabinet is 6 feet 
(height) by 4 feet (width), for a total area of 48 square feet. This sign is proposed to be 
internally illuminated (Sign 3). 
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• The project also includes a painted graphic on the eastern facade measuring 
approximately 10’ x 10’ (100 sf). The graphic is a stylized person eating a bagel, but does 
not include text identifying the business. (Graphic/Sign 4) 
 

Allowable Signage: The area that the Zoning Code allows for signage for each building is based 
on that building’s frontage along a public street, not including alleys. A strict interpretation of the 
City’s Sign Ordinance allows this building a total of 25 SF of sign area, pursuant to Table 17.120-
1 (Maximum Allowable Sign Area). The proposed sign area is more than 10 times larger than 
what is allowed unless exceptions are granted. While there are multiple conditions that apply to 
this site that may warrant the granting of exceptions to the Sign Ordinance, the Design Review 
Board should carefully consider each circumstance because allowing a significantly greater sign 
area than the Code allows for this business could set a precedent to be cited for future applicants 
who wish to have larger signs than the Code allows. 
 
Internal illumination within the Downtown Core. The freestanding pole sign is proposed to be 
internally illuminated, which is not allowed within the Downtown Core. When internal illumination 
is approved for signs, the sign background must be opaque such that the light shines through the 
letters and graphics only. As well, the 2016 approval mentioned above did not approve the internal 
illumination for the pole sign. An exception to the Code’s lighting requirements for signs in the 
Downtown Core would need to be made to approve the proposed pole sign. Conversely, the sign 
could be approved with external illumination only. 
 
Options for Consideration and Discussion. 

• A previous allowance made for this property allowed the use of both the north and east 
facades as frontage to determine the allowable sign area. The property does have visibility 
issues, being set back 50’ from the street and located behind a bus shelter. A May 2017 
DRB approval for the signs related to the previous pizza parlor use determined that it was 
appropriate to utilize both frontages to calculate the allowable sign area, which was 83.5 
square feet. 
 

• Consider exempting the graphic (Graphic/Sign 4) from the total calculated sign area. This 
would decrease the proposed signage from 395 square feet to 295 square feet. 

 

• Other considerations. The Design Review Board should discuss other considerations that 
apply to this site that do not apply to other sites within the Downtown Core.  

 
Findings Necessary for Exceptions. 
Sign exceptions are intended to allow flexibility to the sign regulations while still fulfilling the 
purpose of the regulations. Creative design is encouraged, and exceptions to the strict sign 
regulations may be approved if certain findings can be made. The findings allow for 
modifications to address unusual site conditions, and/or allow signs that enhance the overall 
character of an area or building, or are appropriate for a particular business. 
 

a. The exception will allow a unique sign of exceptional design or style that will enhance 
the area or building, or that will be a visible landmark; or 
 

b. The exception will allow a sign that is more consistent with the architecture and 
development of the site, or site context, or is appropriate given the nature of the 
business; and 

https://sebastopol.municipal.codes/SMC/17.08.120__25ad2289fa78b3bbf96f015b8fead880
https://sebastopol.municipal.codes/SMC/17.08.120__25ad2289fa78b3bbf96f015b8fead880
https://sebastopol.municipal.codes/SMC/17.08.120__25ad2289fa78b3bbf96f015b8fead880
https://sebastopol.municipal.codes/SMC/17.08.040__752d41b36905f7745665ebd99913d74e
https://sebastopol.municipal.codes/SMC/17.08.120__25ad2289fa78b3bbf96f015b8fead880
https://sebastopol.municipal.codes/SMC/17.08.040__752d41b36905f7745665ebd99913d74e
https://sebastopol.municipal.codes/SMC/17.08.120__25ad2289fa78b3bbf96f015b8fead880
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c. The granting of the exception will not constitute the granting of a special privilege 
inconsistent with the sign limitations upon other properties in the same vicinity and 
district. 

 
If the Design Review Board determines that the findings can be made to grant the necessary 
exceptions and approve the proposal, they should provide direction to staff to prepare a resolution 
to come back for adoption at the next RDB meeting. The DRB can also discuss and agree to a 
modified proposal and direct staff to bring a resolution back for adoption. If the DRB does not feel 
that exceptions can be made, they may either continue the application and provide direction to 
the applicant or they may provide direction and deny the proposal without prejudice, allowing the 
applicant to reapply within one year. 
 
Environmental Review: 
This project is categorically exempt from the requirements of the California Environmental Quality 
Act, pursuant to Section 15311, Class 11, which provides an exemption for accessory structures, 
including the installation of on-premises signage. 
 
General Plan Consistency: 
The General Plan Land Use Designation for the site is Central Core. The project does not have 
any land use implications because it only involves the installation of signage. The project supports 
the following General Plan policy:  
 

Land Use Element  

Policy 28: Rehabilitate Existing Commercial Buildings: Rehabilitate existing commercial 
buildings and retrofit them to meet current market needs and code requirements.  

 
The project aligns with this policy by supporting the revitalization of commercial development 
through updated signage as part of greater improvement efforts of a new tenant moving into an 
existing commercial space. 
 
Zoning Ordinance Consistency: 
The Downtown Core (CD) District is intended to create, preserve, and enhance the downtown 
area as the historic retail core of Sebastopol. This district provides for a range of uses, including 
office, retail, restaurant, service, and other commercial uses, while allowing for residential growth, 
including mixed-use and affordable housing development, with the intent of increasing the 
vibrancy of the City’s central downtown area, and it is noted that the CD District is not applied to 
the entire downtown. 
 
This is an existing building frontage with a new tenant needing to update the signs to incorporate 
the new business.  
 
Public Comment: 
Staff received three (3) public comments as of the writing of this staff report, including one (1) 
comment in support of the graphic and two (2) comments in opposition of the sign permit. All 
comments have been included as attachments to this Staff Report. 
 
City Departmental Comments: 
The Community Development Department circulated the project to all relevant City departments 
for review. No comments or concerns were received in response. 
 

https://sebastopol.municipal.codes/SMC/17.08.120__25ad2289fa78b3bbf96f015b8fead880
https://sebastopol.municipal.codes/SMC/17.08.060__6bb9cc7d92447279aff91733323b7f6b
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Attachments: 
Public Comments 
Application Materials 
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City of Sebastopol Signage Permit Requirements  
Bonnie Bagels & Co 
280 S Main St. Sebastopol, CA 95472 
 

SEE RESPONSES IN BOLD ITALIC BELOW 

1. Master Planning Application (Please be sure to get the property owner's signature and 
the applicant’s signature on pages 1 and 3): https://www.cityofsebastopol.gov/wp-
content/uploads/2023/08/Master-Planning-Application-Form-Template.pdf 

SEE ATTACHED IN PORTAL SUBMITTALS 

2. Location Map (Indicate the subject parcel(s) and adjacent streets) 

SEE SITE PLAN & ROOF PLAN ATTACHED IN PORTAL SUBMITTALS 

3. Sign Inventory: A sign inventory of all existing signs to remain as well as new signs, 
must be submitted for any sign evaluation. This should include the type (freestanding, wall, 
projection, etc.), height, width, depth, area, height above finished grade, locations of all 
existing and proposed signs, type of material(s), and method of illumination. Please note this 
can be combined with the written statement. 

a. Example of Sign Inventory: Sign #1: Wall sign, (proposed), 25 square feet, 5’x 5′. 
Sign is plywood, lettering is red on white background. Sign is not illuminated. 
The sign will be mounted in front of the building next to the main entrance to the 
business. 

EXISTING SIGN INVENTORY: 

1. FREESTANDING STREET SIGN: FREESTANDING MONUMENT SIGN ON S. MAIN 
STREET. THIS IS THE EXISTING SIGN FRAME FROM THE PREVIOUS TENANT. IT 
CONSISTS OF A 48” WIDE X 72” TALL X 10” DEEP METAL CABINET, AFFIXED TO A 12’ 
TALL, 10” X 10” WOOD POST. THE CABINET HAS EXISTING INTERIOR ILLUMINATION 
AND IS AFFIXED TO THE POST SO THAT THE TOP OF THE CABINET ALIGNS WITH THE 
TOP OF THE POST. THE BOTTOM OF THE CABINET IS APPROXIMATELY 6’ FROM THE 
GROUND. THE POST IS SET IN A PLANTER AREA, BORDERED ON ALL SIDES BY A 6” 
TALL CONCRETE CURB. 

2. ROOF-MOUNTED LETTER SIGN: CONSISTS OF AN APPROX. 15’-0” X 4’-8” 
PAINTED AND ILLUMINATED BY EXISTING GOOSENECK FIXTURES LETTER SIGN 
READING “HIPPIZZAZZ PIZZA” IN WHITE BLOCK LETTER TEXT ON RED AND BLACK 
BACKGROUNDS, MOUNTED UPRIGHT ON THE EXISTING MANSARD ROOF DIRECTLY 
ABOVE THE BUILDING ENTRY. 

3. WALL MOUNTED SIGN: CONSISTS OF AN APPROX. 8’-0”X 2’6” PAINTED 
PLYWOOD RECTANGLE SIGN READING PIZZA WITH A RIGHT-POINTING ARROW IN 
RED BLOCK LETTER TEXT ON WHITE BACKGROUND ROUGHLY 4’-0” OFF THE 
GROUND MOUNTED ON THE BRICK TRASH ENCLOSURE ADJACENT TO THE 
RESTAURANT BUILDING. 
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City of Sebastopol Signage Permit Requirements  
Bonnie Bagels & Co 
280 S Main St. Sebastopol, CA 95472 
 

PROPOSED SIGN INVENTORY:   

1. HAND-PAINTED LETTERING DIRECTLY ON THE BUILDING'S ROOF. THE 
LETTERING WILL BE PAINTED USING EXTERIOR-GRADE SIGN PAINTER’S 
ENAMEL FOR LONG-TERM DURABILITY. THE FULL TEXT OF THE SIGNAGE SHALL BE 
“BONNIE BAGELS & CO.” WITH “BONNIE” (21’-9 ½”X 50”) BEING ON THE NE FACE 
OF THE ROOF (PARALLEL TO S. MAIN STREET) AND “BAGELS & CO.” (37’-4 1/3”X 
50”) ON THE NW FACE (PERPENDICULAR TO S. MAIN STREET). THE ROOF SHALL 
BE LIGHT GREY. THE LETTERING SHALL BE DARK GREEN. EACH LETTER IS 50” TALL 
IN A BOLD SANS-SERIF STYLE. THE SIGN WILL BE LIT BY ROOF PARAPET MOUNTED 
GOOSENECK WARM LED LIGHT FIXTURES. WE HAVE PROPOSED LARGER ROOF 
SIGNAGE BECAUSE THE BUILDING IS TUCKED VERY FAR BACK IN A PARKING LOT 
WHERE IT IS VERY HARD TO SEE FROM THE SIDEWALK/STREET BY PEDESTRIANS 
AND CARS DRIVING BY SEE ATTACHED RENDERINGS IN PORTAL SUBMITTALS. 

2. FREESTANDING STREET SIGN: TO REPLACE EXISTING IN-KIND (SEE ABOVE). 
CLEAN THE EXISTING METAL CABINET FRAME; STRIP AND REPAINT THE EXISTING 
POST; REPLACE THE EXISTING ACRYLIC PANEL WITH A NEW GRAPHIC CONSISTENT 
WITH THE BRANDING OF THE NEW BUSINESS. SEE ATTACHED PHOTOS IN PORTAL 
SUBMITTALS. 

4. Written Statement: Provide a description of all proposed and existing signs. 

WE PROPOSE IDENTIFYING THE BUSINESS WITH HAND-PAINTED LETTERING DIRECTLY ON 
THE BUILDING'S ROOF. THE LETTERING WILL BE PAINTED USING EXTERIOR-GRADE SIGN 
PAINTER’S ENAMEL FOR LONG-TERM DURABILITY. THE FULL TEXT OF THE SIGNAGE SHALL 
BE “BONNIE BAGELS & CO.” WITH “BONNIE” BEING ON THE NE FACE OF THE ROOF 
(PARALLEL TO S. MAIN STREET) AND “BAGELS & CO.” ON THE NW FACE (PERPENDICULAR 
TO S. MAIN STREET). THE ROOF SHALL BE LIGHT GREY. THE LETTERING SHALL BE DARK 
GREEN. EACH LETTER IS 50” TALL IN A BOLD SANS-SERIF STYLE. THE SIGN WILL BE LIT BY 
ROOF PARAPET MOUNTED GOOSENECK WARM LED LIGHT FIXTURES. WE HAVE PROPOSED 
LARGER ROOF SIGNAGE BECAUSE THE BUILDING IS TUCKED VERY FAR BACK IN A PARKING 
LOT WHERE IT IS VERY HARD TO SEE FROM THE SIDEWALK/STREET BY PEDESTRIANS AND 
CARS DRIVING BY. THERE WILL ALSO BE A FREE STANDING STREET SIGN ON S MAIN ST TO 
REPLACE THE EXISTING. SEE ATTACHED DRAWINGS IN THE PORTAL SUBMITTALS. 

5. Sign Details: Detailed drawings of all proposed signs, indicating the letter style, color 
scheme, cabinet colors, and material specifications (minimum scale 1/4″=1’0″). Height above 
the finished grade must also be shown. 

SEE ATTACHED EXTERIOR BUILDING ELEVATIONS IN THE PORTAL SUBMITTALS. 



City of Sebastopol Signage Permit Requirements  
Bonnie Bagels & Co 
280 S Main St. Sebastopol, CA 95472 
 

6. Site Photographs: Clearly show the views of and from the project, including existing 
signs and, if necessary, including neighboring development. 

SEE ATTACHED PHOTOGRAPHS IN THE PORTAL SUBMITTALS. 

7. Site Plans: Site plans of the project shall be fully dimensioned and accurately drawn. The 
plans shall contain the following basic information unless the Planning Department 
determines that additional information is necessary to properly evaluate the project. Use as 
many sheets as necessary. You may combine information so long as the plans are easy to 
read. If details are not reviewed during the approval process, they will be subject to review 
and approval prior to the issuance of building permits. 
Site plans shall include the following information: 

a. Signs on Buildings: All existing and proposed signage for buildings and 
structures. Include their outside dimensions, height, location, and use. Include the 
length of building frontage(s) on a public right of way. (If the building has more 
than one frontage, identify the length of each frontage). 

SEE ATTACHED SITE PLANS AND EXTERIOR BUILDING ELEVATIONS IN THE 

PORTAL SUBMITTALS. 

b. Exterior lighting: Show the location, height, size, and type of exterior lights to be 
used for signs. 

A SERIES OF WARM 30 WATT LED GOOSENECK LIGHT FIXTURES MOUNTED ON 
THE ROOF PARAPET PROVIDING A SOFT LIGHT THAT HIGHLIGHTS THE ROOF 
SIGNAGE. (SEE ALSO RENDERING AND ELEVATIONS) THERE ARE 6 FIXTURES ON 
THE LONG SIDE AND 4 ON THE SHORT SIDE. 

c. Elevations: Fully dimensioned building elevations showing sizes and locations of 
existing and/or proposed wall signs (minimum scale 1/8” = 1’0); signs shall be 
dimensioned. Photos with superimposed signs may satisfy this requirement. For 
sign examples, click here. 

SEE ATTACHED EXTERIOR BUILDING ELEVATIONS, IN THE PORTAL SUBMITTALS. 
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72"

48"

Scale: 1" = 1'

Submitted by: MINE™
Client: Bonnie Bagels & Co.
Date: 06 12 26

Notes:  

Lettering is Pantone 530c (dark green) and Pantone 173 U (brick); Background is Pantone 7405 (mustard)
Printed Vinyl graphic applied to the reverse side of clear acryclic panel. There are panels on both sides of the cabinet.
Post and cabinet are existing. We are only replacing the sign panel.

BONNIE BAGELS STREET SIGN — S. MAIN STREET

Bo�ie Bagels & Co.

Have
a

Nice
Day








