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City of Sebastopol  
Planning Commission Staff Report 

 
Meeting Date:  June 23, 2026 
Agenda Item:  6B 
To:   Planning Commission  
From:   John Jay, Contract Planner 
Subject:  Tentative Map and Use Permit Extension  
Recommendation: Staff is recommending that the Planning Commission review the 

application materials, hear public comment, and either approve or deny 
the application 

  
Applicant/Owner: Katherine Austin on behalf of Pacific Realty, LLC 
File Number:  2026-025 
Address:  7621 Healdsburg Avenue 
CEQA Status:  Exempt under Class 32 (Infill Development)  
General Plan:  High-Density Residential/Commercial Office (HDR/CO) 
Zoning:  Multifamily Residential (R7)/Office Commercial (CO) 
  
Introduction: 
This is a request to extend the expiration of a tentative map and use permit by three (3) years, as 
allowed by the Subdivision Map Act. The project was originally approved by the City Council on 
November 5, 2024.  
 
Project Description: 
The project proposes to construct seven 1120 square foot and five 1148 square foot townhomes 
with 1 car garage and 1 car parking space on site along the rear of the site with entrance from 
Murphy Avenue. The project also includes one apartment building with six 760 square foot and 
six 590 square foot one-bedroom apartment units. The apartment units would be accessible from 
Healdsburg Avenue, with parking in the rear of the building, along with an ADA accessible elevator 
on the western side of the building. As mentioned above, this is a request to extend the expiration 
of the entitlements that have already been approved. 
 
Project Location and Surrounding Land Uses: 
The project is located along Healdsburg Avenue on the northwestern end of the City. The 
surrounding land uses are Commercial Office and General Office along Healdsburg Avenue. 
Behind the street frontage, the surrounding land use is Multi-Family Residential. 
 
Zoning Ordinance Consistency: 
The project site is “split-zoned,” meaning that the site is subject to two different zoning 
designations. The portion of the parcel fronting onto Healdsburg Avenue is zoned Office 
Commercial (CO), and the southern portion of the parcel with access to Murphy Avenue is zoned 
Multi-Family Residential (R7). The project intends to develop the Commercial Office zoned portion 
of the parcel with twelve one-bedroom apartment units, which requires approval of a conditional 
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use permit, pursuant to Sebastopol Municipal Code (SMC) Table 17.25-1. The southern portion 
of the parcel is subject to R7 Zoning District development standards and the small lot subdivision 
standards identified in SMC Chapter 17.230. The project complies with the applicable sections of 
the Zoning Code, as identified in the original approval.  

 
Required Findings: 
Sebastopol Municipal Code 16.28.100 allows for Extensions of Subdivision Maps subject to the 
following findings: 
 

A. Upon application of the subdivider filed prior to the expiration of the tentative map, the time 
at which such map expires may be extended by the Planning Commission up to three 
years. If less than a three-year extension was approved, the subdivider may request 
additional extensions, provided that no extension shall entail a new expiration date greater 
than three years from the original expiration date; and provided that an extension request 
is filed prior to permit expiration. 

 
Determination: This criterion is met. 
 

B. Once an application for extension is timely filed, the map shall be automatically extended 
as provided in Section 66452.6(e) of the State Subdivision Map Act. 
 

Determination: This criterion is met. 
 

C. An extension of time may be granted if the Planning Commission finds the subdivision, at 
the time the application for the extension of time is heard, conforms to the then-existing 
General Plan, is consistent with the zoning of the parcels, and conforms to the 
improvement standards that are being imposed upon similar new subdivisions. The 
Planning Commission may condition its approval by subjecting the subdivider to any 
increase in applicable development fees or to new development fees that have occurred 
since the approval of the map. 
 
Additional Development fees are not applicable to this project under State Law. 

 
This project is consistent with the General Plan in that it meets the following goals: 
 

• Goal LU 6 as it provides a housing option that is smaller and therefore more 
affordable to a wider range of household types. 
 

• Policy LU 6-2 as it promotes compact urban form that provides residential 
opportunities in close proximity to various community services and transit. 

 

• Policy LU 6-3 as it supports the construction and occupation of very small 
houses. 

 

• Housing Goal A-1 as it is an adequate site for housing development in the City 
of Sebastopol. 

 

• Housing Action A-1 as it helps ensure sufficient developable land is planned 
and zoned to accommodate the City’s RHNA. 
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• Housing Goal C-1 as it facilitates new housing production. 
 

• Housing Policy C-4 as it provides new housing to meet a range of income 
levels, including market-rate housing, and a variety of housing sizes and types. 

 

• Housing Goal G-1 as it promotes land use policies and development standards 
to facilitate housing production. 

 

• Housing Goal G-3 in that if the rezoning is approved, the project removes 
government constraints that affect the amount of land required for new housing. 

 

• Housing Policy G-1 in that if the rezoning is approved, the project provides 
provisions for a greater range of housing types, such as tiny houses, to 
encourage opportunities for special needs and affordable housing. 

 

• Policy COS 9-1 as it will meet and comply with CALGreen Tier 1 standards. 
This criterion is met. 

 
D. Extensions of vesting maps shall comply with Section 66498.1 of the Subdivision Map Act.  

 
The City Engineer has found the extension meets this criterion. 
 

E. The Planning Commission’s action on the extension request may be appealed if such an 
appeal is filed pursuant to Chapter 17.455 SMC within 15 days from the date of the 
Planning Commission action on the extension request. 

 
This criterion is met. 

 
Analysis: 
The applicant is requesting to tie the use permit that was approved as part of the project to the 
same timeline extension as the tentative map. This would allow the project to extend its 
entitlements for an additional three (3) years before those approvals would cease. Staff is 
supportive of the Tentative Map and Conditional Use Permit extension application. The project 
complies with the Zoning Code, including minimum lot size, setbacks, and lot coverage, as well 
as the requirements of the Subdivision Map Act. Additionally, the project was approved on 
November 5, 2024, and the project plans have not changed since the original approval.  
 
Environmental Review: 
The project is categorically exempt from the requirements of CEQA pursuant to Section 15332, 
Infill Development Projects. 
 
City Departmental Comments: 
The following City departments reviewed the application: Building and Safety, Fire, Public Works, 
and Engineering. Those comments and conditions have been included in Exhibit B Conditions of 
Approval. 
 
Public Notification and 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 
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Democrat; and (3) posted three written notices publicly on and within the vicinity of the subject 
property. 
 
The City has not received any public comments as of the writing of this staff report. 
 
Recommendation: 
Staff recommends that the Planning Commission approve the application based on the facts, 
findings, and analysis set forth and subject to the conditions of approval contained in this staff 
report and Exhibits A and B, including any modifications the Commission deems appropriate. 
 
Attachments: 
Exhibit A – Resolution 2026-07 
Exhibit B – Recommended Conditions of Approval 
Application Materials 
2023-078 Tentative Map and Conditional Use Permit Staff Report 



RESOLUTION NO. 26-07 
 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF SEBASTOPOL APPROVING 
A TIME EXTENSION FOR A PREVIOUSLY APPROVED USE PERMIT AND TENTATIVE MAP FOR 

THE PROPERTY AT 7621 HEALDSBURG AVE (APN 004-291-019) 
 

WHEREAS, the City of Sebastopol completed a comprehensive General Plan update with 
adoption of a new General Plan on November 15, 2016; and, 
 
WHEREAS, the City of Sebastopol completed a Housing Element Update to the General 
Plan with adoption of a new Housing Element on January 3, 2023, and Certified by the 
State of California Department of Housing and Community Development (HCD) on March 
7, 2023; and, 
 
WHEREAS, pursuant to the California Environmental Quality Act (CEQA, codified at Public 
Resources Code § 21000 et seq.) and the State CEQA Guidelines (14 CCR, § 15000 et 
seq.), on November 15, 2016, the City Council certified and adopted an Environmental 
Impact Report (EIR) for the Sebastopol General Plan (the “Project”; State Clearinghouse 
No. 2016032001); and, 
 
WHEREAS, an application for a Conditional Use Permit for residential development in a 
Commercial Office district and a Tentative Map for an 12-Unit townhome project and 12 
unit apartment building known as Pacific Knolls (the “Project”), was filed on May 8, 2024, 
by Kathy Austin / Pacific Knolls LLC, which consists of subdividing one vacant parcels into 
12 townhome lots and one parcel to include; to be developed with 12 townhome units, 
landscaped areas, and parking.  Parking will be provided via a surface parking lot on site 
as well as garage parking for all of the units; and, 
 
WHEREAS, on May 3, 2022, the Development Review Team, which consists of the 
Planning Director, Police Chief, Fire Chief, Building Official, City Engineer, Public Works 
Superintendent, and Associate Planner, conducted a preapplication conference of the 
proposed project and provided comments to the applicant; and, 
 
WHEREAS, on December 21, 2022, the Design Review Board conducted a preliminary 
review of the proposed project and provided comments to the applicant; and, 
 
WHEREAS, on January 10, 2023, the Planning Commission conducted a preliminary review 
of the proposed project; and, 
 
WHEREAS, on August 27, 2024, the Planning Commission held a duly noticed public 
hearing to review the proposed residential development with the included entitlements of 
a use permit and tentative map, heard a staff report and public testimony, deliberated, 
and eventually recommended City Council approval of the entitlements; and, 
 



WHEREAS, on November 5, 2024, the City Council held a duly noticed public hearing to 
review the proposed residential development with the included entitlements of a use 
permit and tentative map, heard a staff report and public testimony, deliberated, and 
eventually approved the entitlements; and, 
 
WHEREAS, an application for an extension of the expiration of the previously approved 
Tentative Map and Conditional Use Permit for a residential development at 7621 
Healdsburg Avenue, consisting of a 12-unit apartment building and subdividing one 
vacant parcel into lots; to be developed with 12 townhome units, landscaped areas, and 
parking; and, 
 
WHEREAS, the project, as conditioned, is consistent with the General Plan, in that it 
conforms to the following goals and policies: 

• 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, in that the 
project will provide housing opportunities that are environmentally friendly 
with the low water landscape, and improvements to existing pedestrian 
facilities. 

• Policy LU 1-2: Avoid urban sprawl by concentrating development within the 
City limits; favor infill development over annexation, in that the project is 
an infill development as it intends to develop two vacant parcels within city 
limits. 

• Policy LU 1-7: Encourage new development to be contiguous to existing 
development, whenever possible, in that the project reflects similar 
characteristics to the existing development of the building to the west as 
it’s the same owner and developer. 

• 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, in that the project 
provides pedestrian access to an adjacent bus line, and is within walking 
distance of a major shopping center.  

• Policy LU 6-1: Promote increased residential densities in that the project 
provides 12 townhome units on the R7 Multifamily zoned portion of the lot 
and also provides 12 apartments on the Commercial Office zoned portion 
of the site. 

• Policy LU 6-2: Promote compact urban form that provides residential 
opportunities in close proximity to jobs, services, and transit, in that the 
project is a compact design of townhomes located in close proximity to a 
large shopping center, bus stop and two schools. 

• Policy CIR 1-5: When analyzing impacts to the circulation network created 
by new development or roadway improvements, consider the needs of all 
users, including those with disabilities, ensuring that pedestrians, bicyclists, 



and transit riders are considered preeminent to automobile drivers in that 
the project provides connectivity to an adjacent to a bus transit line. 

• Housing Element Goal D-1: Promote Housing Affordability for both Renters 
and Homeowners; 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. The project 
is consistent with this Goal and Policy in that it includes both market-rate 
and affordable housing units and both rental and ownership opportunities. 
The number and affordability level of the units offered as affordable will 
not be less than required by the City’s Inclusionary Housing program, with 
final numbers determined at the time of or prior to final map recordation 
and guaranteed affordable in perpetuity. 

 
WHEREAS, granting a Conditional Use Permit for the Project is appropriate as it complies 
with SMC 17.415.030 as detailed below: 

1. The proposed use is consistent with the General Plan and all applicable provisions 
of this title in that residential development in a Commercial Office zoning district 
is allowed with the approval of a Conditional Use Permit. 

 
2. The establishment, maintenance, and operation of the use applied for will not, 

under the circumstances of the particular case (location, size, design, and 
operating characteristics), be detrimental to the health, safety, peace, morals, 
comfort, or general welfare of persons residing or working in the area of such use 
or be detrimental or injurious to property and improvements in the neighborhood 
or to the general welfare of the City in that: 
 

i.  The proposed use of a residential development is compatible with the 
surrounding uses of residential and office. 

ii. The Project maintains the existing trees and screening to the adjoining 
residential areas, as well as appropriate setbacks from adjoining properties. 

iii. The Project is consistent with the R7 Multi-family housing zoning 
requirements. 

iv. The Project, with the approval of a Use Permit, is consistent with the 
Commercial Office Zoning District.  

v. The Project underwent a Traffic Study to ensure that traffic effects on the 
Healdsburg and Murphy Avenue intersection would not warrant a new traffic 
signal. 

 
WHEREAS, granting a Tentative Map for the Project is appropriate as it complies with 
SMC 16.28.070(A) in that: 

1. The proposed subdivision, together with the provisions for its design and 
improvement, is consistent with the General Plan as detailed above, and other 
applicable provisions of SMC Chapter 16 and the State Subdivision Map Act 
(SMA); and 



2. The design of the proposed subdivision provides, to the extent feasible, for future 
passive or natural heating or cooling opportunities in the subdivision, as described 
in the State Subdivision Map Act and any guidelines promulgated by the City 
Council.  

i. The Project is required to comply with the California Green Building Standard 
Code (CalGreen) requirements for energy-efficient buildings and appliances, 
including Tier 2 standards required by the City of Sebastopol (which are higher 
than the base State requirements for green design). CalGreen Standards 
require that buildings reduce water consumption, employ building 
commissioning to increase building system efficiencies, divert construction 
waste from landfills, and install low-pollutant-emitting finish materials. The 
project also incorporates many sustainable features, which help reduce 
energy consumption, such as:  

• Low water use landscape 
• Native Plant materials 
• Accessible/adaptable features in all buildings 

 
WHEREAS, granting a Tentative Map Extension is appropriate as it meets the findings of 
Section 16.28.100: 

A. Upon application of the subdivider filed prior to the expiration of the tentative 
map, the time at which such map expires may be extended by the Planning 
Commission up to three years. If less than a three-year extension was approved, 
the subdivider may request additional extensions, provided that no extension 
shall entail a new expiration date greater than three years from the original 
expiration date; and provided that an extension request is filed prior to permit 
expiration. 

This criterion is met. 
 

B. Once an application for extension is timely filed, the map shall be automatically 
extended as provided in Section 66452.6(e) of the State Subdivision Map Act. 

This criterion is met. 
 

C. An extension of time may be granted if the Planning Commission finds the 
subdivision, at the time the application for the extension of time is heard, 
conforms to the then-existing General Plan, is consistent with the zoning of the 
parcels, and conforms to the improvement standards that are being imposed 
upon similar new subdivisions. The Planning Commission may condition its 
approval by subjecting the subdivider to any increase in applicable development 
fees or to new development fees that have occurred since the approval of the 
map. 

 
 Additional Development fees are not applicable to this project under State Law. 
 
 This project is consistent with the General Plan in that it meets the following goals: 



• Goal LU 6 as it provides a housing option that is smaller and therefore 
more affordable to a wider range of household types. 
 

• Policy LU 6-2 as it promotes compact urban form that provides residential 
opportunities in close proximity to various community services and transit. 
 

• Policy LU 6-3 as it supports the construction and occupation of very small 
houses. 
 

• Housing Goal A-1 as it is an adequate site for housing development in the 
City of Sebastopol. 
 

• Housing Action A-1 as it helps ensure sufficient developable land is 
planned and zoned to accommodate the City’s RHNA. 
 

• Housing Goal C-1 as it facilitates new housing production. 
 

• Housing Policy C-4 as it provides new housing to meet a range of income 
levels, including market-rate housing, and a variety of housing sizes and 
types. 
 

• Housing Goal G-1 as it promotes land use policies and development 
standards to facilitate housing production. 
 

• Housing Goal G-3 in that if the rezoning is approved, the project removes 
government constraints that affect the amount of land required for new 
housing. 
 

• Housing Policy G-1 in that if the rezoning is approved, the project provides 
provisions for a greater range of housing types, such as tiny houses, to 
encourage opportunities for special needs and affordable housing. 
 

• Policy COS 9-1 as it will meet and comply with CALGreen Tier 1 standards. 
This criterion is met. 
 

D. Extensions of vesting maps shall comply with Section 66498.1 of the Subdivision 
Map Act.  

The City Engineer has found the extension meets this criterion. 
 

E. The Planning Commission’s action on the extension request may be appealed if 
such appeal is filed pursuant to Chapter 17.455 SMC within 15 days from the date 
of the Planning Commission action on the extension request. 

This criterion is met. 



 
WHEREAS, on June 23, 2026, the Planning Commission held a duly noticed public hearing 
to review the proposed residential development with the entitlements of a use permit and 
tentative map, heard a staff report and public testimony, and deliberated; and, 
 
NOW, THEREFORE, BE IT RESOLVED THAT, The Planning Commission of the City of 
Sebastopol, California, does hereby approve, based on the findings above and subject to 
the Conditions of Approval in Exhibit B and Exhibit C: 

1. An extension of the expiration for the previously approved conditional use 
permit and tentative map for the proposed project at 7621 Healdsburg 
Avenue. 

 

PASSED AND ADOPTED by the Planning Commission of the City of Sebastopol at a regular 

meeting held on June 23, 2026, by the following vote: 

VOTE: 
AYES:  
NOES:   
ABSTAIN:   
ABSENT:  
 

      ATTEST: _________________________ 

       Evert Fernandez 

       Chair, Planning Commission 

 

 

Certified:  __________________________ 

Jane Riley 

Interim Planning Director 

 



EXHIBIT B 
RECOMMENDED CONDITIONS OF APPROVAL 

 
Conditional Use Permit, Vesting Tentative Map Extension (2026-025) 

 
7621 Healdsburg Ave (APN 004-291-019) 

 
PLANNING: 

1. Plans and elevations shall be in substantial conformance with plans prepared by Kathy Austin 
and LACO Associates and stamped received on May 8th, 2024, as revised on August 13th, 
2024, and on file at the City of Sebastopol Planning Department, except as modified herein. 

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

application materials prepared by Kathy Austin, and stamped received on May 8th, 2024, as 
revised on August 13th, 2024, and on file at the City of Sebastopol Planning Department, 
except as modified herein. 

 
3. The project’s open spaces shall be maintained by the property owner, not by the City. 

 
4. The project site includes protected trees intended to remain. Protective measures are required 

for these trees. All final tree protection measures shall be submitted for review and approval 
by the City Arborist prior to issuance of Improvement Plans. 

 
5. A Tree Removal permit is required for any trees proposed for removal. 

 
6. Design Review approval is required by the Design Review Board for the design of the units, 

site features, landscaping, and other amenities. 
 
7. The Vesting Tentative Map, Conditional Use Permit, and all other approvals shall expire three 

years after approval of the extension. 
 
8. The Planning Director shall interpret applicable requirements in the event of any redundancy 

or conflict in the conditions of approval.  
 
9. This approval does not include any signs. Any new signs that will identify the use of this 

property are subject to the prior approval of the Design Review Board or City staff, as 
appropriate.   

 
10. Project will fully comply with the Inclusionary Housing requirements set forth in Section 17.250 

of the Sebastopol Municipal Code, and an Affordable Housing Agreement shall be executed 
and recorded prior to or concurrent with issuance of Building Permits. This condition shall be 
included as a note on the Final Map. 

 
 

PUBLIC WORKS: 

11. The applicant shall label all onsite sewer lines as private. 
 
12. The applicant shall install a three-valve tree to the City’s 3-inch water main. 
 



13. Fire Hydrants will be part of the private onsite system. The City will provide hydrant testing to 
ensure fire protection. 

 
14. All projects are subject to Impact Fees as adopted by the City Council at the time the 

preliminary application was submitted, which are due at the time of issuance of the Building 
Permit unless otherwise stipulated by the City. 

 
 
ENGINEERING: 

TENTATIVE MAP -FINAL MAP 

15. Revise the final Tentative Map to show the driveway for the Healdsburg Avenue apartments 
lot on the east side of the property in conformance with Traffic Study Recommendations and 
Conclusions. 
 

16. Show all proposed easements on the revised Tentative Map that run through the subservient 
lot for utilities, drainage, pedestrian access, etc., and clearly indicate whether public or private.  
Also, clearly indicate that all private shared-use facilities (e.g., water lines, sewer collectors, 
storm drains, pathways, etc.) shall be subject to joint maintenance and repair responsibilities.  
 

17. Remove from the revised Tentative Map reference to “Propose Easement For Yard Area” 
shown along the southerly boundary of Lots 2-5.   
 

18. Each parcel shall be numbered or lettered clearly, including common areas and the apartment 
lot.  
 

19. Prepare and submit for review and approval a joint maintenance agreement (JMA) for the 
maintenance, repair, replacement, etc. of the private common use facilities, including, but not 
limited to, pedestrian access, water and sewer utilities, storm drain, LID measures, etc.  The 
approved JMA shall be recorded with the Sonoma County Recorder’s Office concurrent with 
an approved Final Map. 

 
20. After approval of the Tentative Map, a Final Map prepared by a licensed surveyor and civil 

engineer shall be prepared and submitted for the review and approval of the City Engineer.  
The Final Map shall conform to the requirements of the Subdivision Map Act and local 
ordinances.  Upon recording the map, the subdivision is valid. 
 

21. Prior to the recording of the Final Map, the Developer shall complete the required construction 
of the subdivision improvements in accordance with the approved Improvement Plans, except 
when the Developer alternatively elects to secure the completion of the required construction 
by posting with the City of Sebastopol the required securities in the form required and 
accepted by the City. In this case, the Developer shall execute, and enter into, an 
Improvement Agreement with the City of Sebastopol, agreeing therein to complete the 
required construction within 24 months after the filing of the Final Map.  The fully executed 
agreement shall be recorded with the Final Map.  
 

22. The Developer shall execute a covenant running with the land on behalf of itself and its 
successors, heirs, and assigns, agreeing to annex this subdivision into the existing City of 
Sebastopol Lighting Assessment District. 

 
 



SUBDIVISION IMPROVEMENTS 

23. Prepare and submit site improvement plans, including designs for water distribution and 
sanitary sewer collection systems that do not require easements and/or joint maintenance 
agreements, wherever possible.  This shall include evaluating water and sewer connections 
to Murphy Avenue for Lots 1 – 12, including the existing sewer collector and ganging banks 
of water meters from one or more service connections from Murphy Avenue water main. 
 

24. If the proposed project intends to reuse existing water and sewer services, Developer shall 
verify and provide proof thereof to the City Engineer that existing water and sewer services 
are adequate for reuse for the proposed Project. Otherwise, existing water and sewer services 
connected into the property shall be removed to the point of connection at the city water and 
sewer mains, respectively, in accordance with City of Sebastopol Standard specifications and 
Details. 
 

25. The Project is subject to the City of Sebastopol stormwater low-impact development 
requirements.  Developer shall prepare and submit Storm Water Low Impact Development 
Submittal (SWLIDS) package for review and approval. In addition, Developer shall execute a 
Stormwater BMP Facilities Maintenance/Monitoring Agreement on behalf of itself and its 
successors, heirs and assigns, accepting responsibilities and financial obligation for all 
maintenance, repair, and replacement, therefore.  The Agreement shall be recorded with the 
Sonoma County Recorder’s Office.  

 
26. The Project shall install Murphy Avenue frontage improvements along the property, including 

curb, gutter, driveway approach, etc., in accordance with improvement plans prepared by a 
registered civil engineer in conformance with City Street Standard Details and Specifications, 
and submitted for city engineer review and approval. Improvement plans shall include, but not 
be limited to, street and utility information, all concrete curbs, gutters, sidewalk, walkways, 
storm drain system, striping and signing, paving, water lines and sewer lines, tree preservation 
plan, erosion and sediment control, Storm Water Pollution Prevention Plan, and any 
necessary transitions for the portion of the public street fronting the project, if applicable. All 
improvements shall be designed in accordance with the City of Sebastopol Standard Details 
and Specifications. 

 
27. The developer shall prepare and submit storm drainage design calculations supporting the 

proposed storm drain design. 
 
28. The developer shall prepare and submit the Engineer’s Estimate of Cost of the required 

subdivision improvements, including contingency, for review and approval of the City 
Engineer.  The estimate of costs shall include the cost of labor pursuant to Section 1720 et 
seq. of the Labor Code of California. 

 
 
GENERAL: 

29. Applicant shall apply for any permits required for permanent work or temporary traffic control 
that encroaches onto Caltrans’s right-of-way (ROW). The proposed project will add a new 
driveway connection off SR-116; it will require an encroachment permit. As part of the 
encroachment permit submittal process, you may be asked by the Office of Encroachment 
Permits to submit a completed encroachment permit application package, digital set of plans 
clearly delineating Caltrans’ ROW, digital copy of signed, dated and stamped (include stamp 
expiration date) traffic control plans, this comment letter, your response to the comment letter, 



and where applicable, the following items: new or amended Maintenance Agreement (MA), 
approved Design Standard Decision Document (DSDD), approved encroachment exception 
request, and/or airspace lease agreement. 

 
30. Site landscaping shall be generally consistent with the Landscape Plan included as part of the 

plans stamped received on May 8th, 2024, as revised on August 13th, 2024, 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 of that 
building.  Upon the request of an Applicant to receive a Temporary Certificate of Occupancy 
and at the discretion of the Planning Director, landscape installation may be suitably 
guaranteed by posting a cash bond equal to l00% of the cost and installation of any landscape 
improvements. 
 

 
BUILDING DEPARTMENT: 

31. 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. 
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