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Meeting Date:  March 16, 2016   
Agenda Item:  8A 
To:   Design Review Board  
From:   Jonathan Atkinson, Assistant Planner  
Subject:  Major Design Review: Redwood Marketplace   
Recommendation: Approval with Conditions  
Applicant/Owner: McNellis Partners  
File Number:  2015-87  
Address:  700-800 Gravenstein Highway North  
CEQA Status:  Categorical Exemption: Section 15301: Class 1 
   Categorical Exemption: Section 15311: Class 11  
General Plan:  General Commercial  
Zoning:  CG: General Commercial  
  
Introduction: 
 
This is a Major Design Review application, requesting approval to make several facade and 
landscape improvements, and create a new sign program for Redwood Marketplace, a 
shopping center, at 700-800 Gravenstein Highway North.  On October 7, 2015, the Board 
reviewed an earlier version of the Design Review submittal, and was generally supportive but 
continued the application for revisions and more information.   
 
Project Description: 

Façade and Landscape Improvements 
 

 Main Court: The area directly south of Lucky’s will be developed as an outdoor plaza for 
general use by Redwood Marketplace tenants and customers that contains new seating 
(covered and uncovered), planters, hardscape, and tactile pavers. 

 

 Mini Court: The area directly in front of AIM Mail Center and the former Baskin Robins will 
be developed as an outdoor plaza that contains new seating (covered and uncovered), 
planters, hardscape, a low wall, and tactile pavers. 
 

 Outdoor Seating: The areas directly in front and to the right of Lucky’s will be developed to 
contain new hardscape and seating with planters to create a barrier between pedestrians 
and vehicular traffic. 

 

 Façade Enhancements: Each tenant space will undergo façade improvements, which 
include the following: Elevated tenant signs above the roof tiles, new gutters, and a trellis 
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that will provide shade.  The two anchor tenants, who currently consist of Lucky’s and CVS 
Pharmacy, will have dormers.     

 

 Canopy Posts: Each post will be upgraded to have a new light fixture and trellis.  Posts will 
also either have planters with vegetation or a banner with a paved base.  
 

 Landscape and Parking Improvements: Redwood Marketplace will undergo several 
landscape improvements, which include the following: New ADA parking spaces and a 
defined accessibility path of travel, tree removals, planter beds, and vegetation. 

 
Sign Program 

 
The sign program contains an overview of the review process for all signage and consists of the 
following: 
 

 Anchor Tenant Dormer Signs and Wall Signs: Each of the anchor tenants will have one 
dormer sign and all non-anchor tenants will have a wall sign that contains either external or 
internal illumination.  Colors, materials, and location will be subject to landlord approval.  
The size will be subject to sign area allowances based on tenant frontage per the Sign 
Ordinance.  The signs will gradually replace existing fascia/wall signs that are internally-
illuminated.  Only large anchor tenant signs would be subject to Design Review Board 
approval.     
 

 Projecting Signs: Each tenant will be allowed to have one non-illuminated projecting sign.  
Colors, materials, and location will be subject to landlord approval.  The size will be subject 
to projecting sign standards as set forth in the Sign Ordinance.     

 

 Monument Signs: Two monument signs that will each measure 12 feet (width) by 6 feet 
(height), contain external illumination through in-ground LED lights, list the site address, and 
read: “Redwood Marketplace.”  The monuments signs will be located opposite of one 
another at the primary Gravenstein Highway North entrance.  The signs will replace an 
existing monument sign.  

 
The two Single Pad Tenants would be permitted to each have one monument sign with a 
maximum area of 10 square feet and height of 4 feet.  The signs would be allowed to have 
either internal or external illumination.      

 

 Marketplace Directional Identification Signs: Two non-illuminated directional identification 
signs that will each measure 1 foot and 8 inches (width) by 4 feet and 6 inches (height), 
have a total height of 6 feet, bear the Redwood Marketplace logo and read: “Redwood 
Marketplace.”  The signs will be located at the Tocchini Street entrance and the entrance 
near Fiesta Shopping Center.   

 

 Additional Signage: The Design Review submittal indicates that some of the posts 
throughout the site may contain temporary banners on a seasonal basis.   
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Environmental Review: 
 
The application is categorically exempt from the requirements of the California Environmental 
Quality Act (CEQA), pursuant to the following:  
 
15301: Existing Facilities: Class 1 consists of the operation, repair, maintenance, permitting, 
leasing, licensing, or minor alteration of existing public or private structures, facilities, 
mechanical equipment, or topographical features, involving negligible or no expansion of use 
beyond that existing at the time of the lead agency’s determination.   
 
The project is consistent with this categorical exemption in that it involves several minor façade 
and landscape improvements for an existing shopping center, and does not involve a significant 
expansion of its footprint.   
 
15311: Signage: Class 11 exempts the installation of on-premise signs.  
 
The project is consistent with this categorical exemption in that it involves the installation of 
freestanding signs and the development of sign standards as part of a new sign program for an 
existing shopping center.    
 
General Plan Consistency: 
 
The General Plan Land Use Designation for the site is General Commercial.  The project does 
not have any land use implications because it only involves façade and landscape 
improvements and a new sign program for an existing shopping center.     
 
The application is subject to the following General Plan goal and policy: 
 
Land Use Element 
 

 Goal 8: Create opportunities for economic development and redevelopment. 
 

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

 
The project is consistent with this goal and policy in that it involves the revitalization of a large 
commercial development through façade and landscaping improvements.   
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Zoning Ordinance Consistency: 
 
The site is located in the CG: General Commercial District.  The project is not subject to any 
specific development standards required in the CG District in that it only involves façade and 
landscape improvements for an existing shopping center. 
 
The sign program is subject to the following provisions of the Zoning Ordinance:  
 

Section 17.230.050.I: Shopping Center Signs 
 

(1) Individual business frontage shall be considered as “building frontage” for the purposes of 
establishing maximum sign area pursuant to Table 1. The sign area for the "major" or 
"anchor" tenant(s) may be increased by the Design Review Board. 

 
The following table provides the total allowable sign area for each tenant based on approximate 
building frontage per Section 17.230.050 of the Sign Ordinance:   
 
 

Address  Building Frontage Allowable Sign Area 

700  82 Feet 125 Square Feet 

704  60 Feet 77.5 Square Feet 

708  23 Feet 25 Square Feet 

720  45 Feet 55 Square Feet 

724  23 Feet 25 Square Feet 

728 68 Feet 72 Square Feet 

732 20 Feet 25 Square Feet 

736  23 Feet 25 Square Feet 

740  15 Feet 25 Square Feet 

744  15 Feet 25 Square Feet 

748  45 Feet 55 Square Feet 

776  195 Feet 175 Square Feet 

780  30 Feet 32.5 Square Feet 

784 30 Feet 32.5 Square Feet 

788 210 Feet 175 Square Feet 

790 45 Feet 55 Square Feet 

800 98 Feet 125 Square Feet 

 

(2) In addition to the individual tenant signage, there may be one free-standing sign identifying 
the center and its tenants. Such sign shall not exceed 8 feet in height. 

 
The sign program involves the installation of two monument signs for Redwood Marketplace, 
which will have a maximum height of 6 feet.  The application is consistent with the maximum 
height requirement but needs a Sign Exception because it exceeds the maximum allowance of 
one monument sign. 
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Section 17.230.050 B: Projection Limits and Sign Clearances 
 

(1) Free-standing signs must be located a minimum of 5 feet behind the back of the sidewalk 
(or right-of-way if there is no sidewalk).  Free-standing signs may not project into any public 
right-of-way. 

 
The sign program would result in the installation of multiple freestanding signs, if approved.  
Each of the signs would be located more than 5 feet from the public right-of-way.  The 
application is consistent with this provision.      
 

(2) The height of a free-standing sign shall be measured from the natural grade at the base of 
the sign to the highest portion of the sign. 

 
The sign program provides height dimensions for each freestanding sign, which were measured 
from the natural grade at the base of the sign to the highest point.  The application is consistent 
with this provision.   
 

(3) Projecting signs (hanging signs) may not exceed 6 square feet in area, and may not 
project more than 3 feet from the wall of a building. The bottom of projecting signs shall be at 
least 7 ½’ feet above the ground. 

 
The sign program would allow each tenant to have one projecting sign that is required to comply 
with the provisions of the Sign Ordinance.  The application is consistent with this provision.  
 

Section 17.230.050 C: Lighting of Signs 
 

(1) No sign shall be illuminated with such intensity as to prevent normal perception of objects, 
buildings, streets and other signs in the immediate area. 

 
The sign program would permit internal and external illumination and contains provisions, which 
would set limitations on the extent of the light intensity. The application is consistent with this 
requirement.      
 

(2) External illumination is preferred over internal illumination in all Zoning Districts. Internally 
illuminated signs must be reviewed and approved by the Design Review Board, and are 
generally not allowed within the CD: Downtown Core district, within any residential district, or in 
proximity to an existing residential use. 

 
The sign program would result in two externally-illuminated monument signs and allow tenants 
to have signs with either internal or external illumination.  Redwood Marketplace currently 
permits internally-illuminated signs for its tenants. The Board should determine if internal 
illumination is appropriate for the sign program.   
 
 
 
 
 
 
 
 



 6 

Section 17.230.060 B: Permitted Signs 
 

An integrated sign program, which provides for a consistency and continuity of materials, 
design, location, and manner of attachment for tenant signs, is required for all office or light 
industrial centers or parks, multi-tenant commercial or industrial buildings, or shopping centers. 
Individual tenant signs proposed as part of a multi-tenant sign shall include the business name 
and not more than 3 additional words to identify the purpose of the business, for example 
“SMITH’S Bar and Grill” or “LENS CRAFTERS one hour service”.  
 
For Sign Programs that include a monument sign, the maximum square footage of the sign 
shall be limited to 50 square feet for signs representing 5 or fewer tenants, and 100 square 
feet for signs representing 6 or more tenants. The monument sign square footage shall be in 
addition to the maximum allowable sign square footage per Table 1. The sign program shall be 
consistent with the standards defined below for the zoning district in which the development is 
located, and shall approved by the Design Review Board prior to the approval of any individual 
sign within said center, park, or building. 

 
The project involves the creation of a new sign program for Redwood Marketplace.  The 
application is consistent with this requirement.   
 
The sign program includes two monument signs that do not list tenants and have an 
approximate sign area of 72 square feet each.  The application requires a Sign Exception for 
two monument signs and because the signs exceed maximum allowable sign area.  A Sign 
Exception appears to be reasonable in this case.     
 

Section 17.230.060 C: Signs Permitted in Commercial and Office Districts 
 

(1) Each building is permitted to have one free-standing business identification sign. This sign 
may not exceed 8 feet in height. 

 
The sign program would allow ‘Single Pad Tenants’ to each have one monument sign with a 
height of 4 feet.  The application is consistent with this provision.   
 

 (2) A maximum of 2 window, awning, wall, or fascia business identification signs are permitted 
for each ground floor use or tenant. One of those 2 signs may be a projecting sign, providing 
that the sign does not exceed 6 square feet in area or 18” in height, and has a minimum 
clearance of 7½’ above the sidewalk. 

 
The sign program would allow each tenant to have a total of two signs.  ‘Single Pad Tenants’ 
would be allowed to have a total of 4 signs: Two fascia signs, one projecting sign, and a 
monument sign.  The application requires a Sign Exception for this provision.  However, this 
allowance appears reasonable because the two ‘Single Pad Tenants’ have multiple frontages, 
which would require more than 2 signs.   
 

(6) A maximum of 2 area identification signs per entry, with a maximum height of 8 feet and 
maximum total area of 32 square feet. 

 
The sign program would result in the installation of 2 directional identification signs that will have 
a maximum height of 4 feet and 6 inches and total sign area of approximately 7 square feet 
each.  The application is consistent with this provision.       
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Section 17.230.070 E: Temporary Signs 
 

(1) Banners. Banners for new businesses or for special events may be approved by the 
Planning Director for a period not to exceed 30 days. The approval may, at the request of the 
applicant, be extended for an additional 30 days for a new business if a complete Sign Permit 
application has been filed with the Planning Department for permanent business identification 
signage. Banner signs may be installed on the building only, and are not permitted to be 
installed in the landscaping, on fencing, or on vehicles. 

 
The sign program indicates that some of the posts may include temporary banners on a 
seasonal basis.  A condition of approval that requires Planning Director approval all temporary 
banner signs has been added. 
 
Public Comment: 
 
The Planning Department did not receive any comments from the public when the Board 
initiated its review of the application on October 7, 2015, and has not received any comments as 
of writing this staff report.   
 
City Departmental Comment: 
 
The Planning Department circulated the application to the following City departments for review: 
Building and Safety, Engineering, and Fire.  The City Engineer reviewed the initial Design 
Review submittal in 2015 and commented that the plans need to be revised to show the existing 
curbed landscape islands on the two drive aisles at the southeast corner of the parking lot, and 
the curb transition south of the tenant space at 788 Gravenstein Highway North is unclear.  Staff 
added a condition of approval that requires clarification and revision during the Building Permit 
Application process.   
  
Required Findings: 
 
Design Review: Section 17.310.030.B.2 of the Zoning Ordinance establishes the following 
Design Review Procedure: In considering an application for design review, the Design Review 
Board, or the Planning Director, as the case may be, shall determine whether: 
 
a) The design of the proposal would be compatible with the neighborhood or and with the 

general visual character of Sebastopol. 
b) The design provides appropriate transitions and relationships to adjacent properties and the 

public right of way. 
c) It would not impair the desirability of investment or occupation in the neighborhood, 
d) The design is internally consistent and harmonious. 
e) The design is in conformity with any guidelines and standards adopted pursuant to this 

Chapter.  
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Sign Exception: Section 17.230.020.B.2 of the Zoning Ordinance states that the Design Review 
Board may grant a Sign Exception based on the following criteria:  
 
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; or 
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 Zone 
District. 

 
Analysis: 
 
The project involves several façade and landscape improvements, and a new sign program for 
Redwood Marketplace.  The scope of the project is extensive, as it will result in new outdoor 
plazas, seating, plantings, hardscape, enhanced facades, and updated signage with external 
illumination over a gradual period of time.  Overall, the project appears to be of benefit to the 
neighborhood and greater Sebastopol in that it enhances and updates a large aging shopping 
center that has a highly-visible location on Gravenstein Highway North.   
 
The project also creates opportunities for outdoor dining and seating in areas within the 
shopping center, where they did not previously exist.  Furthermore, the project will result in the 
gradual replacement of existing internally-illuminated signs with new signs that could be 
internally-illuminated, or externally-illuminated, which the Zoning Ordinance and Board prefer.  
The Board should consider whether internal illumination is a suitable option for tenant signs or 
not, and if the review process for the sign program is suitable.  The application will require a 
Sign Exception for the proposed number and sign area for monument signs, and the number of 
signs for Single Pad Tenants, which the Board could find appropriate given the size and number 
of entrances of Redwood Marketplace.   
 
Recommendation: 
 
Staff recommends that the Board approve the application based on the facts, findings, and 
analysis set forth and subject to the conditions of approval contained in this staff report, if there 
is a consensus that the façade and landscape improvements, and sign program are compatible 
with the site.     
 
Alternatively, the Board may find that further revisions are necessary and a continuance is 
appropriate.  Staff recommends that the Board provide specific direction for redesign to the 
applicant in the event of a continuance or rationale in the event of a denial.   
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DESIGN REVIEW PERMIT: 2015-87 
Redwood Marketplace 

Façade and Landscape Improvements 
Sign Program 

700-800 Gravenstein Highway North 
 
Findings for Approval:  
 
1. That the project is categorically exempt from the requirements of CEQA, pursuant to Section 

15301, Class 1, in that it involves several minor façade and landscape improvements for an 
existing shopping center, and does not involve a significant expansion of its footprint.   

 
2. That the project is categorically exempt from the requirements of CEQA, pursuant to Section 

15311, Class 11, in that it involves the installation of freestanding signs and the 
development of sign standards as part of a new sign program for an existing shopping 
center.    

 
3. That the project is consistent with the General Plan in that it involves the improvement of a 

large existing shopping center, which is a goal of the Land Use Element.   
 
4. That the sign program is consistent with the applicable provisions of the Zoning Ordinance 

with approval of a Sign Exception.   
 
5. That the design of the project is compatible with the neighborhood and the general character 

of Sebastopol in that it would result in the development of new outdoor plazas, dormers, 
illuminated signage, and freestanding signs as part of several façade and landscape 
improvements, which is characteristic of other large commercial developments throughout 
Sebastopol. 

 
6. That the design provides appropriate transitions and relationships to adjacent and the public 

right-of-way in that the dormers, fascia/wall signs, freestanding signs are proportional to the 
building frontage for each tenant space, and the landscape improvements do not encroach 
onto public sidewalks or roadways. 

 
7. That the project would not impair the desirability of investment or occupation in the 

neighborhood in that enhances an older and highly visible shopping center through a 
number of façade and landscape improvements.   

 
8. That the design of the project is internally consistent and harmonious in that all of the 

fascia/wall signs will be installed on dormers or the existing roofline with external 
illumination, the freestanding signs all have the same height and share uniform text and 
graphic design elements, and all of the landscape improvements are consistent throughout 
the shopping center.   

 
9. That the design of the project is in conformity with the adopted Design Guidelines in that it 

would reestablish a unified architectural design through façade improvements and a new 
sign program, and develops outdoor gathering and public eating areas.   

 
10. That the Sign Exception will allow signs that are more consistent with the architecture and 

development of the site in that it is appropriate for multiple monument signs and business 
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identification signs to be installed because Redwood Marketplace is a large commercial 
development on a major highway with multiple frontages.   

 
11. That the granting of the Sign Exception will not constitute the granting of special privileges 

inconsistent with the sign limitations upon other properties in the same vicinity and Zone 
District in there are large commercial developments of comparable size throughout 
Sebastopol that have multiple identification signs. 

 
Recommended Conditions of Approval: 
 
1. Approval is granted for the Design Review submittal described in the application and plans 

date-stamped March 2, 2016. This approval is valid for two (2) years, except that the 
applicant may request a one (1) year extension of this approval from the Planning Director, 
pursuant to Section 17.250.050 of the Zoning Ordinance. 

 
2. All construction shall conform to the plans date-stamped March 2, 2016, unless the design is 

modified herein. The applicant must obtain a Building Permit prior to the commencement of 
construction activities. 

 
3. The sign installation shall be consistent with the application materials date-stamped March 

2, 2016.  No other signs regulated by the Sign Ordinance shall be installed or displayed 
without the prior written approval of the Planning Department.   

 
4. An Encroachment Permit may be required prior to sign installation.  Please contact the 

Engineering Department at (707) 823-2151, prior to installation, if work will be performed or 
materials placed in the public right-of-way.   

 
5. A Building Permit is required for the installation of most signs.  Please contact the Building 

and Safety Department for Building Permit application information at (707) 823-8597. 
 
6. The plans for a Building Permit Application submittal shall be revised to show the existing 

curbed landscape islands on the two drive aisles at the southeast corner of the parking lot, 
and the curb transition south of the tenant space at 788 Gravenstein Highway North. 

 
7. ADA accessibility upgrades shall be CASP certified and inspected to the satisfaction of the 

Building Official.   
 
8. No tree removals are authorized with this approval.  All tree removals at Redwood 

Marketplace shall be consistent with the Tree Protection Ordinance. 
 
9. All banners shall be reviewed and approved by the Planning Director and/or his or her 

designee.  
 
Attachments: 
 

 Master Planning Application Form (Includes Written Statement) 

 Site Photographs 

 Design Review Submittal 
 




































































