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City of Sebastopol  
Design Review Board Staff Report 

 
Meeting Date:  March 16, 2016 
Agenda Item:  8C 
To:   Design Review Board  
From:   Jonathan Atkinson, Assistant Planner 
   Garrett Hosley, Planning Intern  
Subject:  Design Review: Façade Improvements  
Recommendation: Approval with Conditions  
Applicant/Owner: Peter Stanley/Lynn Buttner  
File Number:  2016-06  
Address:  124 South Main Street  
CEQA Status:  Categorical Exemption: Section 15301: Class 1  
General Plan:  Downtown Core  
Zoning:  CD: Downtown Core  
  
Introduction: 
 
This is a Minor Design Review application, requesting approval to make façade improvements 
to an existing mixed-use building at 124 South Main Street.  The two-story building is of the 
Renaissance Rival architectural style and is estimated to have been built in 1910.  The first floor 
is currently home to Lucky Star, a bar, and was formerly home to Apple Trees Restaurant, 
which closed in 2015.  The second floor contains apartments.    
 
Project Description: 
 
The project involves the following façade improvements: Pushing out an exterior wall to add 
square footage and the installation of a new sectional glass door, storefront, man doors, window 
openings, which are reminiscent of the historic façade.  The project also involves several interior 
improvements at the request of the property owner and to address code issues.  The applicant 
prepared a written statement, which is attached to this staff report.     
 
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.   
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Section 15301(e)(1): Adding Square Footage:  Additions to the existing structures provided that 
the addition will not result in an increase of more than: 50 percent of the floor area of the 
structures before the addition, or 2,500 square feet, whichever is less. 
 
The project is consistent with this categorical exemption in that it involves exterior and interior 
improvements, which are minor alterations and would only result in the addition of 356 square 
feet. 
 
General Plan Consistency: 
 
The General Plan Land Use Designation for the site is Downtown Core.  The project does not 
have any land use implications because it only involves façade improvements for an existing 
mixed-use building.    
 
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 historic 
mixed-use building to restore its façade to an earlier form and to address code violations.   
 
Zoning Ordinance Consistency: 
 
The site is located in the CD: Downtown Core District.  The project is not subject to any specific 
development standards required in the CD District in that it only involves the exterior and interior 
improvements.  The project only has design review implications.     
 
Public Comment: 
 
The Planning Department has not received any comments from the public 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 Planning Department has not received any City 
departmental comments as of writing this staff report.   
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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.  
 
Analysis: 
 
The project involves interior and exterior improvements to address outstanding code issues and 
restore the façade of a historic mixed-use building in Downtown Sebastopol.  Overall, the 
project appears to be appropriate for the Downtown Core and greater Sebastopol in that it 
would result exterior improvements that are reminiscent of the building’s historic façade, and 
interior improvements, which would make it useable again to the community.  The Board could 
find that the project is appropriate in that it would contribute to the urban form of Main Street by 
pushing out an exterior wall and eliminating a small space that currently creates a break in the 
façade.  Furthermore, the Board could also find that the project is appropriate in that it 
contributes to greater historic preservation efforts in Sebastopol.   
 
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 improvements are compatible with the site.     
 
Alternatively, the Board may find that 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.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 4 

DESIGN REVIEW PERMIT: 2016-06 
Façade Improvements 
124 South Main Street 

 
Findings for Approval:  
 
1. That the project is categorically exempt from the requirements of CEQA, pursuant to Section 

15301, Class 1 
 

2. That the project is consistent with the General Plan in that it involves the revitalization of a 
historic mixed-use building to restore its façade to an earlier form and to address code 
violations, which is a goal of the Land Use Element.   

 
3. That the design of the project is architecturally compatible with the neighborhood and the 

general character of Sebastopol in that it that it would push out an exterior wall to the back 
of the sidewalk, which would make the building flush with existing urban buildings on Main 
Street other commercial corridors throughout the community.   

 
4. That the design provides appropriate transitions and relationships to adjacent properties and 

the public right-of-way in that the building will have the same siting as adjacent structures 
through façade improvements, and establishes a more stronger urban presence on Main 
Street without affecting the public sidewalk.   

 
5. That the project will not impair the desirability of investment or occupation in the 

neighborhood in that it beautifies a historic building through the addition of square footage, 
windows, and doors, and rehabilitates the interior of the building by addressing outstanding 
code violations.   

 
6. That the design of the project is internally consistent and harmonious in that it the new 

windows and doors will be the same, and pushing out the exterior wall will create a flush 
façade.   

 
7. That the project is consistent with the adopted Design Guidelines in that it creates a 

continuous building facade and eliminates interruptions in the progression of stores and 
other buildings, creating an attractive and pedestrian-oriented streetscape. 

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

date-stamped February 10, 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 February 10, 2016, unless the 

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

 Master Planning Application Form 

 Location Map 

 Written Statement 

 Design Review Submittal  
 

 

 

 
 
 




























