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Planning Commission Staff Report 

 
Meeting Date:  April 26, 2016 
Agenda Item:  9A 
To:   Planning Commission  
From:   Kenyon Webster, Planning Director 
   Jonathan Atkinson, Assistant Planner  
Subject:  Preliminary Review: Hotel Sebastopol  
Recommendation: Provide Comments  
Applicant/Owner: Piazza Hospitality Group/Bella Commercial Management, LLC  
File Number:  2016-08  
Address:  6828/6826/6824 Depot Street  
CEQA Status:  To Be Determined  
General Plan:  Downtown Core  
Zoning:  CD: Downtown Core  
  
Introduction: 
 
This is a Preliminary Review application, requesting Planning Commission comments on a 
proposed mixed-use hotel at 6828 Depot Street and a parking structure at 6826 and 6824 Depot 
Street.  6828 Depot Street is currently home to the Sebastopol Tractor Company and was 
formerly home to the Diamond Match Company, which operated a lumberyard at the site for a 
number of years.  6826 and 6824 Depot Street are currently vacant lots.   
 
A Use Permit will be required for the proposed hotel because it is a ‘Transient Habitation’ use 
involving 50 or more rooms, which is conditionally-permitted in the CD: Downtown Core District.   
 
Project Description: 
 
The project involves the development of a 65-room hotel, which will consist of multiple buildings, 
ranging from two to four stories with a height of 50 feet at its highest elevation.  The hotel will 
contain the following amenities and mix of uses: A lobby and reception area, retail space, artist-
maker studios, restaurant, bar, lounge, wellness center, public courtyard, private gardens, 
outdoor rooftop decks, meeting rooms, and various other hotel amenities.   
 
The project also involves the provision of 110 parking spaces.  88 of the spaces will be located 
directly east of Brown Street at 6826 and 6824 Depot Street and be provided within a 
mechanical parking lift system structure.  This structure will either be covered in vines or a 
kinetic sculpture.  22 of the spaces will be provided on the street on Petaluma Avenue and 
McKinley Street.   
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The project could make a substantial improvement to this underutilized site, and facilitate 
linkages between the ‘traditional’ Downtown Core and The Barlow, as well as providing 
additional facilities for visitors and other retail and restaurant uses.   
 
Zoning Ordinance Consistency: 
 
The site is located in the CD: Downtown Core District.  The CD District has a maximum building 
height limit of three (3) stories and forty (40) feet, pursuant to Section 17.64.060 of the Zoning 
Ordinance.  The hotel would have four (4) stories at a height of fifty (50) feet, which exceeds the 
maximum allowance. 
 
Chapter 17.220: ‘Off-Street Parking Regulations establishes’ parking standards for all properties 
within Sebastopol City-limits.  The project requires 100 spaces based on information provided 
by the applicant.  The hotel will provide 88 of the 110 proposed parking spaces as part of a 
mechanical parking lift system structure.  Chapter 17.220 of the Zoning Ordinances does not 
contain any provisions that address this type of parking arrangement. 
 
Zoning Amendments are required to allow a four story building with a height of fifty feet in the 
CD District and a mechanical parking lift system structure.  The Commission should review the 
proposed Zoning Code Amendments and make comments on whether or not these aspects are 
appropriate.  The Commission should comment on both of these components as part of 
Preliminary Review. 
 
Site Plan Issues:  
 
Staff notes several potential issues that the Commission may wish to address: 
 

 The east side of Brown Street lacks sidewalks.  Staff suggests that these should be 
provided.   

 There appears to be an overly generous building setback from Petaluma Avenue, which 
disconnects the buildings from the street. 

 There is a potential need for intersection or crossing improvements at the McKinley Street 
and Petaluma Avenue intersection.   

 
Design Review Board:  
 
On March 2, 2016, the Design Review Board provided comments on the proposed hotel as part 
of Preliminary Review.  Overall, the Board was supportive of the hotel, including the height, 
siting, and parking lift system structure.  However, the Board had a diversity of views as it 
relates to materials and architectural elements.  The approved minutes are attached to this staff 
report.      
 
Public Comment: 
 
Piazza Hospitality Group hosted two public workshops prior to this application to receive 
community feedback on the concept of a hotel at the site and design preferences.  The Planning 
Department also received comments from the public during the March 2, 2016 Board meeting, 
which are included in the attached minutes.  There will also be future opportunities for public 
comment as the project requires a Use Permit, Zoning Amendments, and Design Review.   
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City Departmental Comment: 
 
The Planning Department circulated the application to the following City departments: Building 
and Safety, the City Arborist, Engineering, Fire, Police Services, and Public Works.  The site 
appears to be located just within the flood plain.  The Building Official commented that an 
elevation certificate is required and that there may be additional comments based on the 
elevation certificate.     
 
Required Findings: 
 
The formal Use Permit and Zoning Amendment applications will be subject to the following 
findings: 
 
Zoning Ordinance Section 17.260.030.C: Use Permit Criteria 
 
A Use Permit may be granted only if the establishment, maintenance or operation of the 
proposed use or development applied for will not, under the circumstances of the particular 
case, be detrimental to the health, safety, peace, comfort and general welfare of persons 
residing or working in the neighborhood of such proposed use or development, or be 
detrimental or injurious to property and improvements in the neighborhood or to the general 
welfare of the City. 
 
Zoning Ordinance Section 17.300.030.C (2): Zoning Amendment 
 
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. 
 
Recommendation: 
 
The applicant is presenting the project for Preliminary Review at this time.  This gives the 
applicant an opportunity to identify design options under consideration so that the Board can 
provide feedback.  This also gives the Commission the opportunity to make comments on the 
application and seek clarification on any project components that may be unclear. 
 
The Commission does not take any votes under Preliminary Review.  However, it would be 
helpful if the Commission articulated a general consensus or majority perspective on the project, 
to the extent feasible.  This would allow the applicant to gain a general understanding, regarding 
the design of the project and any recommended revisions that should be considered.   
 
Staff recommends that the Commission receive a presentation from the applicant, hear from 
any interested members of the public, and provide comments on the project.    
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Attachments: 
 

 Master Planning Application Form 

 Design Review Board Minutes: March 2, 2016 

 Preliminary Review Submittal  

 Parking Lift Information 
 
 

 

 

 
 
 


























































