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City of Sebastopol  
Environmental Review Committee Staff Report 

 
Meeting Date:  August 18, 2026 
 
To:   Environmental Review Committee (ERC)  
From:   John Jay, Contract Associate Planner  
Subject:  Lot Line Adjustment  
Recommendation: Conditional Approval  
Applicant/Owner: Phelps & Associates / Nicole Letaw & John Gaeta / Robert Dvorak 
File Number:  2026-031 
Address:  7451 & 7493 Huntley Street  
CEQA Status:  Categorical Exemption 15305: Class 5  
General Plan:  Medium Density Residential (MDR)  
Zoning:  Single Family Residential (R4)  
  
Introduction: 
This is a lot line adjustment request to adjust the lot line of APN 004-231-002 and give APN 004-
231-003 approximately 9 feet of clearance to the existing building on APN 004-231-003. 
 
Project Description: 
The project proposes to correct a small corner of the property line between the Letaw/Gaeta and 
Dvorak property lines to provide the proper clearance for the garage structure on the Letaw/Gaeta 
property. This lot line adjustment was previously approved on July 12, 2022 (2022-028), and a 
one-year extension request was approved in March of 2025 (2025-005). Due to delays in getting 
lender approval, the lot line adjustment approval expired in March of 2026. This application is for 
the same proposed lot line adjustment from 2022. 
 
Environmental Review: 
The project is categorically exempt from the requirements of CEQA pursuant to Section 15305, 
Class 5, which includes minor lot line adjustments, side yard, and setback variances not resulting 
in the creation of any new parcels. 
 
Zoning Ordinance Consistency: 
The project is consistent with the Zoning Ordinance in that both lots will still exceed the minimum 
lot size of 5,000 sq. ft. and comply with the setback requirements. Additionally, the proposed 
action will resolve a setback of an accessory dwelling unit building being built too close to the 
property line. 
 
Public Comment: 
The Planning Department complied with Section 16.12.020(D) of the Subdivision Ordinance: 1) 
Provided written notice to all adjacent property owners. The Planning Department has not 
received any comments from the public as of writing this report.  
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City Department Comment: 
The following City departments reviewed the application: Building and Safety, Fire, Public Works, 
Engineering, and City Manager. No comments were received.  
 
Analysis: 
Staff is supportive of the Lot Line Adjustment application, in that both lots would be in conformance 
with the Zoning Ordinance, including minimum lot size, setbacks, and lot coverage.  
 
Recommendation:  
Staff recommends that the Committee 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, with any modifications the Committee feels are appropriate, and if there is a 
consensus that the design of the project is appropriate.  
 
Attachments: 
A - Recommended Findings for Approval  
B - Recommended Conditions of Approval 
Application Materials 
 
 
 

 

 

 
 
 



EXHIBIT A 
RECOMMENDED FINDINGS FOR APPROVAL 

 
LOT LINE ADJUSTMENT: 2026-031 

7451 & 7493 Huntley Street (APNs 004-231-002 & 004-231-003) 
 

Applicant: Phelps & Associates 
 
1. That notice of consideration of the application was provided, pursuant to the Subdivision 

Ordinance, and that no objections to the request were submitted.   
 

2. That the project will not create a greater number of lots. 
 

3. That the project conforms to the relevant requirements of the Building Code, Zoning 
Ordinance, the Subdivision Ordinance, and General Plan in that it adjusts the lot lines between 
7451 Huntley Street and 7493 Huntley Street and does not involve new development. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



EXHIBIT B 
RECOMMENDED CONDITIONS OF APPROVAL 

 
LOT LINE ADJUSTMENT: 2026-031 

7451 & 7493 Huntley Street (APNs 004-231-002 & 004-231-003) 
 

Applicant: Phelps & Associates 
 

1. Approval is granted for the Lot Line Adjustment described in the application date-stamped 
July 1, 2026, except as modified by the conditions of approval, and is valid for a period of 
eighteen (18) months during which time the rights granted must be exercised. However, the 
applicant may request one (1) one-year extension of this Lot Line Adjustment from the 
Environmental Review Committee, pursuant to Section 16.12.020.J of the Municipal Code.  
 

2. 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.  
 

3. The applicant shall submit to the City Engineer for review and approval the legal description 
and closure calculations for the adjusted portion. Upon approval, the applicant shall then 
submit to the City Engineer revised deeds for transfer of the property for review and approval, 
and thereafter shall record the approved revised deeds and submit copies of the recorded 
documents to the Planning Department. 

 
4. The disclosure statement (below) shall be appended to the draft deeds.  

 

The purpose of this deed is for a Lot Line Adjustment for the combination of a portion of 
the lands of _____________ as described in deed recorded under Document No.___ of 
Official Records, Sonoma County Records, (A.P. No._____________) with the lands of 
____________ as described in deed recorded under Document No. _________ of Official 
Records, Sonoma County Records (A.P. No. _____________). 
 
This deed is pursuant to a Lot Line Adjustment approved by the City of Sebastopol 
Environmental Review Committee on August 18, 2026.  It is the express intent of the 
signatories hereto that the recordation of this deed extinguishes any underlying parcels or 
portions of parcels. 
 
Approved: ____________________________           Date: ___________________  
                 John Moe, No. C 48460 
                 City Engineer 

 

5. The applicant shall record the deed(s) and provide a copy of the recorded deed(s) to the 
Engineering Department, which shows the lots as per the approved application.   

 
 



City of Sebastopol 
Planning Department 
T120 Bodega Avenue 

Sebastopol, CA 95472 
(707) 823-6167 (Phone) or (707) 823-1 '135 (Fax)

www.ci.sebastopol.ca.us 

MASTER PLANNING APPLICATION FORM 

PROJECT INFORMATION: 

PLANNING FIL�# ........ ________ / __ """"""""'_ 
ADDRESS: 7451 & 7493 Huntley St, Sebastopol, CA 

1------1-----------------1 OAT� FlLE:D: �+---'----,.i,.......,;.-....,......_, ___ �-:.;.. 

TQ.TAL f.'µ�$ PMQ; $, ..,.._ ... -............ ------_ ___,__ 

--------------------1 REEG�IV�O 6Yi -----------------
PARCEL#: 

004-231-003
004-231,-002

PARCEL 

AREA: 

22,368 sq ft 004-231--003 
9,000 sq ft 004--231-002 

APPLICANT OR AGENT: 

Name: 
----

Email Address: _________ _ 

0.4.{fE A�F,)LICATl@N 
DE'.liMl:i� <JOMPL!iT�t ------,--.,.--� 

OWNER OF PROPERTY 

IF OTHER THAN APPLICANT: 
Name: Robert Dvorak 

Email Address: bdvorak@sonic.net

Mailing Address: 7 45.1 Huntley Street

City/State/Zip: Sebastopol, CA. 95472

Phone: ____________ _

Mailing Address: 7 493 Huntley Street

City/State/Zip: Sebastopol, CA 954 72

Phone: 707-481-3494 

Fax: _____________ _ 

Signature: ___________ _ 

Fax: ____________ _ 

�sir.asss,.bk3ertse#: .. 

Signatu�.0--�­
' certify that this application is being ade ith my consent.

Date: � f tr 2? 

OTHER PERSONS TO BE NOTIFIED: (Include Agentsj ArchitectsJ Engineers, etc.). 

Name:--�---------'-----

Email Address:�---------

Mailing Address: _________ _ 

City/State/Zip:----------

Phone: ____________ _ 

Fax; _____________ _ 

Name: Phelps & Associates

E .1 Add 
office@phelpslandsurveyors.com 

ma1 ress: · 

Mailing Address: 632 Petaluma Ave

City/State/Zip: Sebastopol, CA 954 72

Phone: 707-829-0400

Fax: ____________ _ 

MastGrPlanning Application Fonn/2015-16 Planning Fees/Last updated: l l/10/15 @2:16 PM Page I 

Nicole Letaw & John Gaeta

Date: _______ _ 06/21/2026

nicoleletaw@gmail.com

786-457-2446
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email: office@phelpslandsurveyors.com 
 
 

June 2, 2026 
 

To:   Project Planner  /  City of Sebastopol 
 
Re:   Lot line Adjustment reapplication 
         Lands of Letlaw & Gaeta / Dvorak 
         7451 & 7493 Huntley Street, Sebastopol  
         APN’s 004-231-002 & 003 
 
 
We are reapplying for a Lot Line Adjustment between the above referenced parcels.  We originally 
applied for this LLA in 2022 (LLA 2022-028) but the project expired due to delays in getting lender 
approval.  I am including the approved legal description and exhibit from LLA 2022-028 that we 
plan to carry forward. 
 
 
Respectfully submitted: 
 
 
__________________________________________ 
Fred M. Phelps, LS 
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MAIL TAX STATEMENTS AS DIRECTED ABOVE

LLADDIN (05/25/05)

Order No.  T0021030-SME-1
SM: 11/08/2022

WHEN RECORDED MAIL TO:

Name JOHN C. GAETA 
NICOLE LETAW 

Street 
Address 7451 HUNTLEY STREET
City, State, 
Zip SEBASTOPOL CA 95472 

SPACE ABOVE THIS LINE FOR RECORDER’S USE

GRANT DEED

APN(S):  PTN 004-231-002
PORTION LLA TRANSFER

THE UNDERSIGNED GRANTOR(s) DECLARE(s)
City of Sebastopol Documentary Transfer Tax is $0.00 (Exempt) 

R&T Code:  11911-$100.00 or less
Conveyance pursuant to an approved Lot Line Adjustment

FOR A VALUABLE CONSIDERATION, receipt of which is hereby acknowledged,

ROBERT E. DVORAK, TRUSTEE AND CHERYL S. DVORAK, TRUSTEE OF THE ROBERT E. 
DVORAK AND CHERYL S. DVORAK 1998 TRUST DATED JANUARY 22, 1998

hereby GRANT(s) to NICOLE LETAW AND JOHN C. GAETA, WIFE AND HUSBAND AS 
COMMUNTY PROPERTY WITH RIGHT OF SURVIVORSHIP

the following real property in the City of Sebastopol, County of Sonoma, State of California:

LEGAL DESCRIPTION ATTACHED HERETO AND MADE A PART HEREOF
AND DESIGNATED AS EXHIBIT “A” & A GRAPHICAL DEPICTION DESIGNATED AS EXHIBIT “B”

The purpose of this deed is for a Lot Line Adjustment for the combination of a portion of the lands of 
Robert E. Dvorak and Cheryl S. Dvorak, Trustees of The Robert E. Dvorak and Cheryl S. Dvorak 1998 
Trust dated January 22, 1998, as described in deed recorded under Document Number 2013-011254 of 
Official Records, Sonoma County Records (APN: 004-231-002), with the lands of Nicole Letaw and John 
C. Gaeta as described in deed recorded under Document Number 2022-038508 of Official Records, 
Sonoma County Records (APN: 004-231-003).  This deed is pursuant to a Lot Line Adjustment approved 
by the City of Sebastopol Environmental Review Committee on March 4, 2025.  It is the express intent of 
the signatories hereto that the recordation of this deed extinguishes any underlying parcels or portions of 
parcels.

Approved:  __________________________ Date:  ______________________
                   Mario Landeros, RCE 47511
                   City Engineer
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Dated: The Robert E. Dvorak and Cheryl S. Dvorak 1998 Trust
Dated January 22, 1998

Robert E. Dvorak, Trustee

Cheryl S. Dvorak, Trustee



A notary public or other officer completing this certificate verifies only the identity of the individual who 
signed the document to which this certificate is attached, and not the truthfulness, accuracy, or validity of that 
document.

STATE OF CALIFORNIA )
) ss.

COUNTY OF _____________ )

On __________________________, before me, ____________________________, Notary Public, personally
appeared ROBERT E. DVORAK, who proved to me on the basis of satisfactory evidence to be the person(s) 
whose name(s) is/are subscribed to the within instrument and acknowledged to me that he/she/they executed the 
same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument the 
person(s), or the entity upon behalf of which the person(s) acted, executed the instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing paragraph is 
true and correct.

WITNESS my hand and official seal.

Signature 

A notary public or other officer completing this certificate verifies only the identity of the individual who 
signed the document to which this certificate is attached, and not the truthfulness, accuracy, or validity of that 
document.

STATE OF CALIFORNIA )
) ss.

COUNTY OF ______________ )

On __________________________, before me, ____________________________, Notary Public, personally
appeared CHERYL S. DVORAK,  who proved to me on the basis of satisfactory evidence to be the person(s) 
whose name(s) is/are subscribed to the within instrument and acknowledged to me that he/she/they executed the 
same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the instrument the 
person(s), or the entity upon behalf of which the person(s) acted, executed the instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing paragraph is 
true and correct.

WITNESS my hand and official seal.

Signature 



October 24, 2022

-- EXHIBIT  “A”  --

LEGAL  DESCRIPTION  FOR  LOT  LINE  ADJUSTMENT
Dvorak to  Gaeta

All that real property situated in the City of Sebastopol, County of Sonoma, State of California, 
described as follows:

Being a portion of the lands of Robert E. Dvorak and Cheryl S. Dvorak, Trustees of the Robert E. 
Dvorak and Cheryl S. Dvorak 1998 Trust dated January 22, 1998, as described in that Deed 
recorded as Document Number 2013-011254, Sonoma County Records, said portion being more 
particularly described as follows:

Beginning at a found 1/2” rebar and brass cap tagged LS 7347 at the most Easterly corner of 
the abovementioned lands of Dvorak;
thence S37°37’40”W, along the Southeasterly line of said lands, 13.83 feet to a set iron pipe;
thence leaving said line N02°03’32”E, 17.80 feet to a set iron pipe on the Northeasterly line of

said lands;
thence S48°48’05”E, along said Northeasterly line, 10.37 feet to the Point of Beginning.  
Containing 72 sq.ft., more or less.

All set iron pipes are 1/2’ x 30” and are tagged LS 4483.  They will be shown and delineated on a 
Record of Survey to be filed after the completion of this Lot Line Adjustment.

See Exhibit “B” for graphical exhibit of this description.

___________________________________________
Fred M. Phelps                      LS 4483
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