City of Sebastopol

Meeting of February 23, 2016

Planning Commission

Kenyon Webster, Planning Director

Preliminary Annexation and General Plan Amendment Review, Tomodachi
Park/Village Park Property

Recommendation: Provide Comments

Introduction: This is a Preliminary Annexation and General Plan amendment review for the Tomodachi
Park/Village Park property. The Commission and Council conducted a similar review in 2009, but given
that was a number of years ago; the concept is being re-presented to both bodies before proceeding with
the formal annexation process.

Project Background and Description: This Preliminary Annexation Review request is for review and
comment on the proposed annexation of the Tomodachi Park/Village Park property. The City purchased
the 12.44-acre property in 2007 for park purposes. The City subsequently constructed the City's newest
park, Tomodachi Park, on the majority of the property. Tomodachi Park was completed in 2013 and
comprises 8.71 acres.

The entire property is within the 100-year floodplain and is subject to substantial flood risk, with the lower
(Tomodachi Park) area typically flooding every year, and the mobile home area subject to flooding in a
major event.

An undeveloped sliver of the property on the western edge is within the City limits. Otherwise, the
property is located within the County of Sonoma’s jurisdiction.

Caltrans is currently constructing a new highway bridge adjoining the property. This project will include a
new sidewalk along the Village Park frontage, and a replacement bus shelter.

Due to past issues regarding wastewater and water supply, the property is connected to City sewer and
water. Part of the property (3.73 acres) is being utilized as the Village Mobile Home Park. In addition, the
City Council authorized the temporary use of a portion of the Mobile Home grounds for the Global Student
Embassy Garden Project, a community garden project that is operated by the Global Student Embassy.

The property, which was purchased in part with Open Space grant funds, is located at the eastern
entrance to town on Sebastopol Avenue. The property is contiguous with the City and visually and
culturally appears to be part of the City. The site includes substantial open space resources, with direct
access to the Laguna channel. For these reasons, and because the City was already providing City
sewer, water, and initial emergency response services to the park, the City decided to purchase the
property and eventually formally annex it, with the long-term objective of improving the property with open
space and park improvements. With review by both the Planning Commission and City Council, the City
developed a conceptual plan for eventual conversion of the entire property to a low-intensity public park
(see attached conceptual diagram from the Village Park Feasibility and Planning Study), however the
mobile home use is expected to continue for the foreseeable future.

While owned by the City of Sebastopol, the property is in the jurisdiction of the County of Sonoma. The
County authorized the City to permit Tomodachi Park construction, but the County retains jurisdiction over
other typical permitting.

. The property is outside of the City’s Urban Growth Boundary and Sphere of Influence, although LAFCO
has amended its Sebastopol Sphere to include the property in anticipation of eventual annexation. The
draft General Plan proposes that the property be within the City’s Sphere and UGB.



Annexation of the property is consistent with the UGB policy, which is permitted because most of the
property is a public park. The current UGB is expiring; a draft UGB measure presented to the City Council
would encompass the property.

P.12 Annexation Guidelings: Do not allow annexation and development to leapfrog over vacant and
undeveloped land. Require proposed annexations to meet the following guidelines:

a. Urban development shall be contained within the UGB.
Urban development is not proposed on the property in that most of the property is a park.
b. Annexation shall not occur outside of the UGB, except for public parks and schools.

In that a substantial park has been developed on the property, annexation and amendment of the UGB is
consistent with this policy.

c. Areato be annexed must be able fo be served by existing City facilities, or by environmentally or
economically feasible extensions to City facilities, to be paid for by the proposed developments.

The property is currently being served by City sewer and water via an Out of Area Service Agreement.
d. Utilities will not be extended outside the UGB, except public parks and public schools.

The property is already being served by City sewer and water via an Out of Area Service Agreement,
e. Proposed annexations must be contiguious to existing developed areas.

The property is contiguous with developed City property.

f. Annexation of an area must not have either short-term or long-term negative impacts on the City's
fiscal condition. The fiscal effects of the annexation must be documented at the applicant’s cost.

Staff does not anticipate changes from current conditions in terms of long-term impact on the City’s fiscal
condition. The City is already incurring maintenance costs associated with Tomodachi Fark. When
operated by the previous owner with a campground, the overall uses appeared to generate net positive
income. The City terminated the campground use when it purchased the property, which reduced
incomne, and subsequently had to address a number of significant deferred maintenance issues. There
are additional maintenance needs, including paving and building repairs and painting. In addition, there
are likely unidentified code issues with the privately-owned mobile homes that may require action by the
Building Department over time if the property is annexed.

The Village Mobife Home Fark currently operates with a negative cash flow, with expenses exceeding
income, however this situation would not change with annexation. The Council has discussed ways of
addressing this situation.

g. A specific development plan must be proposed for the annexation, showing how the proposed
development contributes to an area-wide jobs-to-housing balance.

This guideline does not apply due fo the fact that there is no development proposed in conjunction with
annexation of the property.

h. The proposed development must be within the proper Land Use Designation and meet all the
other requirements of this General Plan.

Due to the fact that the property is ocutside of the City’s UGB and Sphere of Influence, it does not currently
have a General Plan designation. The draft General Plan suggests that the mobile home area have a
General Plan designation as High Density Residential, and that the Tomodachi Park portion of the
property be designated Open Space, which is the same as the adjoining Raiffroad Forest property and
other Laguna Preserve lands... In terms of zoning, designations of High Density Residential and Open



¢ Whether annexation appears appropriate
o Proposed land use and zoning designations
o Aspects where additional information may be needed

Attachments

Aerial Photograph with use/vegetation information
Map showing Open Space easement area

Draft General Plan Map section

Conceptual park plan



Vegetation classifications on Property based on field observations and f;
aerial imagery using California Wildfife Habitat Relations System.
Vegetation classifications beyond Property use CaiVeg data (CDF).
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SEBASTOPOL GENERAL PLAN UPDATE

Figure 2.1:
General Plan Land Use Map

Land Use Designation

VDR - Very Low Density Residenial

LDR - Low Density Residential

:i MDR -Medium Density Residential
B HDR - High Density Residential
- CD- Downton Core

- CO - Commercial/Office

: LI - Light Industrial

OLI - Office/Light Industrial

CF - Community Fagility

i | OS - Open Space
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