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Meeting Date:  April 26, 2016 
Agenda Item:  8A 
To:   Planning Commission 
From:   Kenyon Webster, Planning Director 
   Jonathan Atkinson, Assistant Planner 
   Garrett Hosley, Planning Intern  
Subject:  General Plan Map-Zoning Amendment: High Density Residential to Office  
Recommendation: Approval with Conditions  
Applicant/Owner: Jerry and Ganelle Dippe'  
File Number:  2016-11  
Address:  7765 Bodega Avenue  
CEQA Status:  General Rule Exemption: Section 15061(b)(3) 
General Plan:  High Density Residential  
Zoning:  RM-H: High Density Multiple Family Residential  
  
Introduction: 

 
This is a General Plan Map and Zoning Amendment application, requesting approval to convert 
one parcel from High Density Residential to Office at 7765 Bodega Avenue.  Zoning Ordinance 
Section 17.300.030.A requires the Planning Commission to make General Plan and Zoning 
Amendment recommendations to the City Council for final action.      
 
Project Description: 
 
The parcel is zoned RM-H: High Density Multiple Family Residential but is currently home to a 
building with several medical offices, which was developed in 1978 and is the historical use of 
the site.  The medical office use is a legal ‘Nonconforming Use’, which limits the site to only 
medical uses.  Rezoning the parcel as O: Office would allow a variety of office uses, as well as 
some retail and service uses.  The application does not propose any new development.  The 
City Council will consider the application for final action at a future meeting, following 
Commission review and recommendation.  The applicants prepared a written statement, which 
is attached to this staff report.     
 
Environmental Review: 

 
The application is exempt from the requirements of the California Environmental Quality Act 
(CEQA), pursuant to the following: 
 
General Rule Exemption: Section 15061(b)(3): The activity is covered by the general rule that 
CEQA applies only to projects, which have the potential for causing a significant effect on the 
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environment.  Where it can be seen with certainty that there is no possibility that the activity in 
question may have a significant effect on the environment, the activity is not subject to CEQA.  
 
The project is exempt from the requirements of CEQA in that it involves a General Plan Map 
and Zoning Amendment, which would convert a parcel from High Density Multiple Family 
Residential to Office, and does not involve any development or change from the current use.   
 
General Plan Consistency: 
 

The General Plan Land Use designation for the site is High Density Residential.  The General 
Plan describes High Density Residential as the following: “Designates areas suitable for 
multifamily dwellings at a density of 6.1 to 22 units per acre. Population density would range 
from 14.6 to 36.0 persons per acre. This designation is suitable for duplexes, apartments, 
townhouses, and other attached dwelling units.”  
 
The amendment proposes to change the General Plan Land Use designation to Office.  The 
General Plan describes Office as the following: “This designation provides areas for office 
activities which serve local and regional needs. It allows professional, administrative, medical, 
dental, and business offices, bed and breakfast users, along with ancillary commercial and 
service uses. Residential uses are permitted as a secondary use to the primary office use at the 
Medium Density Residential density of 2.1 to 15 units per acre. The maximum FAR shall not 
exceed 1.0 (not including the residential use).” 
 
The following General Plan goals and policies are also applicable: 
 
Land Use Element 
 
Commercial Land Use 
 
Goal 4: Emphasize, develop and establish Sebastopol's role as a market and service center for 

West County. 
 

Goal 5: Increase the city's retail sales tax base. 
 

Policy 17: Encourage Mixed Use Development: Encourage mixed-use developments in the 
Downtown and other selected areas of the city; maintain non-residential uses on the ground 

floor. 
 

Policy 19: Local-Serving Retail Uses: Encourage local-serving neighborhood retail uses readily 
accessible to residential areas. 

 
Goal 6: Increase job opportunities in the office sector of the economy. 

 
Policy 21: Office and Downtown Core: Maintain a sufficient supply of land in the Office and 

Downtown Core Designations to meet future need. 
 

Policy 22: Encourage office uses above the ground floor in commercial areas. 
 
The project is consistent with these Land Use Element goals and policies in that amending the 
parcel to have an Office designation will allow for a variety of office, service, and retail uses, 
which would increase job opportunities in the office sector and could expand the City’s retail tax 
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base.  This amendment could also strengthen Sebastopol’s role as a market and service center 
for West Sonoma County.  Furthermore, the project is consistent with the Land Use Element in 
that the amendment could present a future mixed-use development opportunity, and allow more 
local-serving retail and service uses to be accessible to residential areas.   
 
The project is consistent with the draft General Plan, which calls for this site to be redesignated 
to Office Commercial.   
 
Zoning Ordinance Consistency: 
 

Zoning Ordinance Section 17.300.030.A states the following: “Planning Commission 
Recommendation Required. The City Council shall not redesignate or rezone any property, or 
change the text of any provision of the General Plan or Zoning Code, until after it has received, 
pursuant to this procedure, a recommendation from the Planning Commission.”  The application 
is consistent with this provision in that the Commission will make its recommendation before the 
Council takes final action on the amendment.   
 
Zoning Ordinance Section 17.300.030.B states the following: “Public Hearing Required. A Public 
Hearing shall be held by both the Planning Commission and City Council on each Application 
for General Plan or Zoning amendment. Notice of the Hearing shall be given as prescribed in 
Section 17.330 of this Code.”  The application is consistent with this provision in that both the 
Commission and Council will conduct public hearings for the application. 
 
The site is located in the RM-H: High Density Multiple Family Residential District.  The Zoning 
Ordinance states the following: “The purpose of the RM-H District is to implement the "High 
Density" Residential" land use category of the General Plan. This District is applicable to those 
lands within that category which are appropriate for densities of the higher end of the allowable 
General Plan density range.”   
 
The RM-H District permits a broad range of residential uses, ranging from single-family 
residences to apartments.  A very limited number of civic uses are conditionally-permitted in the 
RM-H District.  ‘Chapter 17.44: RM-H – High Density Multiple Residential District’, which 
identifies all permitted and conditionally-permitted uses, as well as development standards, is 
attached to this staff report.        
 
The amendment proposes to rezone the site as O: Office.  The Zoning Ordinance states the 
following: “The O District is intended to create, preserve and enhance areas for a full range of 
professional, medical and/or business office uses.”   
 
The O District permits an array of office uses, as well as retail and service uses.  Civic uses and 
food sales are conditionally-permitted in the O District.  Residential uses are not precluded in 
the O District in that the full range of residential uses identified in the RM-H District are 
permitted as part of a mixed-use development.  ‘Chapter 17.48: O - Office District’, which 
identifies all permitted and conditionally-permitted uses, as well as development standards, is 
attached to this staff report.       
 
Public Comment: 

 
The Planning Department did the following to comply with Section 17.330.020.B of the Zoning 
Ordinance: (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 
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Sonoma West Times; and (3) posted three written notices publicly on and within vicinity of the 
subject property.  The Planning Department has not received any comments on the application 
from the public as of writing this staff report.   
 
City Departmental Comment: 

 
The Planning Department circulated the application to the following City departments: Building 
and Safety, Engineering, and Fire.  The Planning Department has not received any City 
departmental comments as of writing this staff report.      
  
Required Findings: 

 
The Planning Commission shall determine the following in making its recommendation to the 
City Council per Zoning Ordinance Section 17.300.030.C (2):  
 
a. Is compatible with the general objectives of the general plan and any applicable specific 

plan. 
b. Is in conformity with public convenience, general welfare and good land use practice. 
c. Will not be detrimental to the public health, safety and general welfare. 
d. Will not adversely affect the orderly development of property. 
 
Analysis: 

 
The project involves a General Plan Map and Zoning Amendment, which proposes to convert 
one RM-H: High Density Multiple Family Residential parcel to O: Office.  While the parcel is 
zoned RM-H and generally surrounded by residential uses, the site is currently home to a 
medical office building and parking lot, which were developed in 1978.  The Commission may 
find that rezoning this parcel is appropriate for several reasons.  The parcel has historically 
contained office uses for 38 years without any documented issues or adverse impacts on 
surrounding residences.         
 
The amendment would not preclude residential development of the site in that the O District 
permits all of the residential uses contained in the RM-H District as part of a mixed-use 
development.  The amendment would allow for a variety of office, service, and retail uses, which 
are less intensive and would be readily accessible to residential areas along Bodega Avenue 
and in close proximity.  However, the amendment would preclude heavy commercial and 
industrial uses.  Finally, the Commission could find that the amendment would not adversely 
affect the orderly development of property in that it only impacts one small corner parcel, which 
has already been developed with an office building and small parking lot, and does not change 
the designation of multiple parcels or one large parcel.       
 
Finally, the project is consistent with the draft General Plan.   
 
Recommendation: 

 
Staff recommends that the 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, if 
there is a consensus that the proposed General Plan Map and Zoning Amendment is 
appropriate for the site. 
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Alternatively, the Commission could find that the Amendment is incompatible for the site and 
determine that a denial is appropriate.  The Commission should articulate its rationale for 
denying the application, and staff will subsequently prepare findings in the event of a denial.   
 
Attachments: 

 

 Planning Commission Resolution 

 Master Planning Application Form 

 Written Statement 

 Easement Information 

 Location Map 
 Parcel Map 

 Site Photographs 

 RM-H: High Density Multiple Family District 

 O: Office District 

 General Plan Land Use Map: 7765 Bodega Avenue 

 Zoning Map: 7765 Bodega Avenue 
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PLANNING COMMISSION RESOLUTION 
 

GENERAL PLAN MAP AND ZONING MAP AMENDMENT: 2016-11 
High Density Residential to Office  

RM-H: High Density Multiple Family Residential District to O: Office District 
7765 Bodega Avenue 

 
Whereas, on February 22, 2016, the applicants and property owners submitted a 

General Plan Map and Zoning Amendment application, requesting approval to convert one 
parcel from High Density Residential to Office at 7765 Bodega Avenue. 
 

Whereas, the project is exempt from the requirements of CEQA, pursuant to Section 
15061(b)(3) under a General Rule Exemption, in that it only involves a General Plan Map and 
Zoning Amendment, which would convert one parcel from High Density Multiple Family 
Residential to Office, and does not involve any development or change from the current use.   
 

Whereas, on April 26, 2016, the Planning Commission held a legally-noticed public 
hearing in which it made a recommendation to the City Council that the parcel be amended to 
have a General Plan Land Use designation of Office and a Zoning designation of O: Office.   
 

Whereas, the project is consistent with the Land Use Element of the General Plan in that 
it involves amending the parcel to have an Office designation that will allow for a variety of 
office, service, and retail uses; and which would increase job opportunities in the office sector, 
expand the City’s retail tax base, and strengthen Sebastopol’s role as a market and service 
center for West Sonoma County.   
 
 Whereas, the amendment is consistent with the draft General Plan, which calls for 
redesignation of this site to Office Commercial.   
 

Whereas, the amendment will be in conformity with good land use practice in that an 
Office zoning designation would not preclude the site from containing residential uses permitted 
in the RM-H: High Density Multiple Family Residential District as part of a mixed-use 
development.   
 

Whereas, the amendment is in conformity with public convenience and general welfare 
in that the rezone would allow for a variety of office, service, and retail uses, which would be 
readily accessible to residential areas along Bodega Avenue and in close proximity.    
 

Whereas, the amendment will not be detrimental to the health, safety, and general 
welfare of the public in that the site has historically been home to office uses and currently 
contains a medical office building, which has not had any documented issues. 
 

Whereas, the amendment will not have a detrimental impact to residences in proximity in 
that the rezone will allow for a variety of office, service, and retail uses, which are less intensive, 
and would preclude heavy commercial and industrial uses.   
 

Whereas, the amendment would not adversely affect the orderly development of 
property in that it only impacts one small corner parcel, which has already been developed with 
an office building and small parking lot, and does not change the designation of multiple parcels 
or one large parcel.   
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Whereas, this approval shall only allow a General Plan Map and Zoning Amendment.  No new 
construction or development is authorized with this approval without City approval.   
 
Now, therefore, the Planning Commission hereby recommends approval of the General Plan 
Map and Zoning Amendment.   
 
Recommended for approval by the Planning Commission on April 26, 2016: 
 
AYES: 
NOES: 
ABSTAIN: 
ABSENT: 
 
 
_______________________________________  
Certified: Kenyon Webster, Planning Director 
















































































