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INTRODUCTION:
This is an Appeal application requesting that the City Council overturn the Planning
Commission’s approval of a Use Permit to operate a non-hosted vacation rental for more than 30
days per year at 361 Johnston Street. Planning Commission review and a Use Permit was
required because the proposed use is a non-hosted rental of over 30 days. The Planning
Commission reviewed the application at its March 26, 2019 regular meeting and approved the
project, subject to a number of conditions, including limiting the approval to two years of
operations.
This is the City’s first whole house Vacation Rental Use Permit approval under the new
Ordinance. The existing 20 permitted vacation rentals were approved through the prior
procedures (requiring the approval of a business license only), except for one Hosted Vacation
Rental permit which was approved at the beginning of 2019. There is no breakdown of the 20
permitted rentals as to whether these are whole-house/non-hosted or hosted rentals.
PROJECT DESCRIPTION:
The applicant is proposing to utilize an 888 square foot, 2 bedroom house, as a non-hosted
vacation rental. The house would accommodate 4 guests (2 guest per room) and provides 2
dedicated off-street, tandem, parking spaces. As a non-hosted rental there is no owner or onsite
management. The applicant lives on High School Road and has designated herself as the
Authorized Agent, who can be contacted 24/7 if any issues or complaints arise.
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The applicant also intends to use the house to host family and friends when they come to visit.
The applicant provided additional information regarding this in an email attached to the end of
this report. As such, there would be times when the house is not being utilized as a vacation
rental. The applicant did not specify the exact number of days during which the house would be
used to host friends or family. However, according to the applicant, trips from visiting family (as
they are out of the Country) are usually long (~2 weeks) and visits occur typically 3 times per
year; this equates to “~45 days during which the house would not be used as a vacation rental.
According to the applicant, approval of this use would allow the applicant the freedom to
provide a space for visiting family and friends, and the vacation rental aspect would allow them
to make their mortgage payments.
Site Description:
The property is located at the corner of Johnson Street and Laguna Parkway. The
property has one single-family residence located directly to the north, while the east and
south property lines are bordered by currently vacant lots (zoned for residential). The
Sebastopol Police Department is located directly across the street to the west. Rialto
Cinemas, Smokehouse Bistro, Patisserie Angelica and Spirit Works are located across
Laguna Park Way to the south.
BACKGROUND:
Prior to the ZoningOrdinance update in November 2018, a home owner was permitted to rent
up to two rooms in their house (or their entire house, if it consisted of only two bedrooms) as a
vacation rental. This only required the approval of a City Business License. Short term rentals of
more than two bedrooms were considered a Bed and Breakfast use and required Conditional
Use Permit (CUP) approval to operate, in addition to a City Business License.
Under the new Zoning Ordinance regulations all vacation rentals require approval of either an
Administrative Permit or CUP. Vacation rentals are classified into two categories: hosted and
non-hosted. The City has different regulations for “hosted” rentals (a vacation rental business for
which the owner resides and stays overnight at, the rental while it is being rented, and no more
than two bedrooms are rented for transient occupancy) and “non-hosted” rentals (a vacation
rental business for which the owner or authorized agent does not reside at the vacation rental
unit). Whether or not a vacation rental qualifies for an Administrative Permit or CUP is
dependent on the type of vacation rental proposed (hosted or non-hosted), and the total
number of days the unit is proposed to be rented per year:
o
o
o
o
o

Hosted Vacation Rental Administrative Permit
Non-Hosted Vacation Rental (30 days or less per year) Administrative Permit
Non-Hosted Vacation Rental (31 days or more per year) Conditional Use Permit
Accessory Dwelling Unit, Hosted or Non-Hosted (built prior to July 1, 2017)
Administrative Permit
Accessory Dwelling Unit, Hosted or Non-Hosted (built after July 1, 2017) Conditional
Use Permit
—

—

—

—

—
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The subject application falls under the third category, and requires a Conditional Use Permit.
ENVIRONMENTAL REVIEW:
The proposed use is categorically exempt from the requirements of CEOA pursuant to Section
15301, Class 1, which includes operation, repair, maintenance or minor alteration of existing
public or private structures involving negligible or no expansion of use beyond that existing at
the time of the lead agency’s determination. The business is proposed to be located in an
existing single family residence.
GENERAL PLAN CONSISTENCY:
The General Plan Land Use designation for this site is HDR: High Density Residential. The General
Plan describes High Density Residential as the following: “Designates areas suitable for
multifamily dwelling at a density of 12.1 to 25 units per acre. This designation is suitable for
duplexes, apartments, townhouses, and other attached dwelling units.” The Planning Commission
reviewed the application for General Plan Consistency and determine that, with Conditions, the
proposed use was consistent with the Land Use designation. The City Council will need to
determine if they agree with the Planning Commission’s assessment.
The application is alsosubject to the following General Plan goals and policies:
Goal LU 1: Maintain Sebastopol as a unique, charming, and environmentally sensitive small town
that provides residents, businesses, and visitors with opportunities to enjoy a high quality of life.
The proposed use is consistent with this goal in that it provides a space for visitors to
enjoy our unique, charming small town and also the additional income generated from
the vacation rental will allow the owners of the property to enjoy a higher quality of life
(such as meeting the mortgage payment, as stated by the applicant).
Goal LU 5: Preserve the unique character and ambiance of residential areas and maintain
residential neighborhoods as safe and attractive places to live with convenient access to services,
recreation, and employment.
The Council will need to consider if this project is consistent with this goal in that it
converts single-family residence to a transient use. The proposed use is permitted with a
CUP, which will require conditions to be met which will help to maintain the
neighborhood as a safe and attractive place live.
Goal EV4: Emphasize Sebastopol’s role as a market. service, and tourism hub for the West
County and as a gateway to the coast.
The proposed use is consistent with this goal in that it provides transient housing to
accommodate tourists coming to visit Sebastopol and the rest of West County.
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Housing Element~ Goal 8-2: Preserve Housing Resources Sebastopol will strive to maintain and
preserve existing housing resources, including both affordable and market rate units.
The proposed use is not consistent with this goal as it reduces the existing housing
resources by converting the existing residential use to a transient use. However, this is
the first whole house Vacation Rental Use Permit which has been submitted to the City.
Currently there are 20 active business licenses for vacation rentals, all of these consist of
hosted rentals or whole house rentals which consist of no more than two bedrooms.
Until the new Zoning Ordinance was adopted, only a business license was required for
the rental of up to two bedrooms in a home, or a whole house rental in which the house
only had two bedrooms.
Housing Element~ Policy 8-6: The City will address housing used as temporary, short-term, and/or
vacation rentals, such asAirbnb.com and vrbo.com rentals, to ensure that such uses do not
reduce the existing housing stock for owners and renters and to reduce potential impacts to
neighboring uses.
The City adopted more stringent regulations for vacation rentals in October 2018,
including the requirement for a Use Permit for “full-time” (non-hosted) vacation rentals.
This requirement allows the City to review, monitor and restrict vacation rentals more
closely. If the Use Permit approval is upheld by the City Council, the use would be
consistent with the Zoning Ordinance and General Plan. However, as discussed below,
staff has identified issues related to the Housing Element goals and policies as areas the
Council should review, as the proposed use reduces the existing housing resources by
converting the existing residential use to a transient use. Given the location of the
property and conditions proposed, potential impacts to neighboring uses were
determined to be minimal.
The conflicting goals of the General Plan are included in the appellant’s basis for appeal,
and will be addressed below in the Analysis section.
ZONING ORDINANCE CONSISTENCY:
The site is located in the R6: Single Family and Multifamily Residential District. The Zoning
Ordinance states the following for R6 District: The proposed use is allowed in the zoning district
with the approval of a Use Permit. However, the Zoning Ordinance is vague regarding required
findings to approve, or specific requirements, and to any limitations on whole house, un-hosted
vacation rentals which exceed 30 days per year. It is indicative that the Ordinance allows a
limited number of days for rentals; the allowance for 30 days or less annually allows a
permanent resident to rent their home while they are away, or for special occasions, while still
maintaining occupancy on a full-time basis.
The proposed use changes the existing single-family residence from a residential use to a
transient use. While this use is not what the R6 district is intended for, the approval of a
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Conditional Use Permit would ensure consistency with the Zoning Ordinance and ensure
harmony with the surrounding uses.
The site meets the development standards necessary for a Vacation Rental (parking, screening,
noise, etc.). As part of the Use Permit approval, the Commission included other Conditions,
including limiting signage and hot tubs, to further limit any potential impacts of the use on the
adjoining neighborhood.
PUBLIC COMMENT:
The Planning Department did the following to comply with Section 17.460 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
Sonoma West Times and News; and (3) posted three written notices publicly on and within
vicinity of the subject property. The Planning Department has received one public comment as
of the writing of this staff report, which is included as Attachment 4.
CITY DEPARTMENTAL COMMENT:
The following City departments reviewed the application: City Manager, Building and Safety, Fire,
Engineering, Public Works and Police Services. The only comment received was from Fire:
Smoke detectors, carbon monoxide (co) detector, and fire extinguisher are required
through the business license application. The Fire inspection fee for residential
structures is $75.00.
This has been added as a Condition of Approval.
-

REQUIRED FINDINGS:
Section 17.415.020 of the Zoning Ordinance states that “A conditional 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.”
Additionally, Section 17.260.060.D of the Zoning Ordinance outlies the Criteria for Vacation
Rental Use permit: “The decision-making body may approve a permit for a vacation rental with
or without conditions, if all ofthefollowingfindings are made:
1. The proposed vacation rental is consistent with the standards established by this
section and will not detrimentally affect the health, safety, or welfare of the
surrounding neighborhood or area.
2. Approval of the vacation rental will not result in an over concentration of such uses in
a neighborhood.
3. There is adequate parking for all guests and operators to park on the subject property
in accordance with Chapter 17.110 SMC.
4. Approval of the vacation rental will result in the preservation of the residential design
and scale of the structures on the property and will maintain the residential character
5
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of the neighborhood.
5. The architectural or historic character of the structure proposed to house the vacation
rental is appropriate for the use.
6. For accessory dwelling units, the approval of the permit would not result in a reduction
to the City’s affordable housing stock.”
PLANNING COMMISSION:
The Planning Commission’s review of the project included discussion of how to regulate vacation
rentals within the context of the General Plan and the Housing Element. The Commission
recognized the need for further discussion to set additional parameters to further guide future
vacation rentals, especially “full time” non-hosted rentals (e.g. with no permanent resident). The
Commission discussed options for discouraging full-time non-hosted rentals, as this was a
consideration of the General Plan.
The Commission discussed the policies of the General Plan, including the conflicting policies
related to Sebastopol’s role as a tourist hub of West County and the economic vitality
considerations, and to the Housing Element Goals and Policies related to preservation of housing
stock. The Commission discussed potential options laid out by staff in the staff report
(Attachment 3), including the potential for limiting the number of days a unit can be rented, such
that longer-term rental was more economical, or limiting the number of full-time rentals allowed
throughout the City. The Commission recommended to staff that this be brought back for
further policy-level discussion.
The Commission further recognized that the Zoning Ordinance allows for such uses if they met
the criteria of the Zoning Ordinance, and reviewed this particular application in the context of
the established Zoning Ordinance criteria (17.260.060.D) as outlined below.
In terms of the Zoning Ordinance criteria, the Commission found that the location would not
cause an over-concentration, as it is the first vacation rental in this neighborhood. The location
is also proximate to the police station, the Barlow, and downtown, and can sometimes be a noisy
location, which may not be ideal for a residence. The Commission discussed the location, and
found that, as the site currently does not have adjacent residential to the west, south, or east,
and is at the edge of the neighborhood, it was well-located to accommodate a transient use. The
Commission agreed with the requirement to not have exterior signage, and further conditioned
the project in relation to any future installation of a hot tub (Condition of Approval 9). With
these conditions, the Commission found that the operation of a short-term rental at this site
would not create significant impacts to the neighborhood at this time (Criteria 1 and 2).
The Commission further considered the site and the applicant’s proposed operations, and
determined that the use of the site as a vacation rental was appropriate in this particular
instance. The applicant described herself as having operated short-term vacation rentals
previously using the AirBNB platform. The applicant meets all of the operational criteria for a
vacation rental, including having an agent (the owner herself) available during any rental period
and responsive to any complaints. No changes to the structure are proposed, as there is
6
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currently adequate screening and parking on-site. The Commission questioned the applicant
and discussed the property, and found that both the applicant, as the operator, and the property
met the criteria for a vacation rental, including having adequate parking on site, not changing the
nature of the structure, which will retain the appearance of a single-family residence (Criteria 3,
4, and 5).
While the Commission found that the proposed use meets the Zoning Ordinance criteria for a
vacation rental, at the current time, and that the approval of this application will not cause an
undue concentration of vacation rentals in the area or have significant impacts on the
neighborhood character, the Commission also recognized that the parcels to the south and east
of the site, which are zoned residential (R6 zoning district) could be developed at a further time
with residences. In this case, the parcel would be well within a residential block and may no
longer be appropriate as a short-term rental. The Commission also felt that further discussions
by the Commission and Council could further clarify regulations for short-term rentals in
Sebastopol. Given these considerations, the Commission agreed with staff’s recommendation
that the Use Permit be limited to two years of operation, to allow for the use and the site to be
re-evaluated. The Commission concurred that the approval shall expire upon any change in
property owner, and that any future property owner would be subject to the then-current
regulations.
With the limited time frame for operation of the vacation rental for two years, with no
administrative extension, and subject to additional Conditions of Approval as outlined in Exhibit
B, the Commission found that the vacation rental met the requirements for approval of a use
permit. The Commission voted 5-1 to approve the application based on the Findings and
Conditions as modified and included in Exhibit A and B at the end of this staff report.
APPEAL:

All Planning Commission approvals are subject to appeal pursuant to Section 17.455.020.B. such
appeals “shall state specifically wherein it/s claimed there was an error or abuse of discretion by
the Planning Commission or Design Review Board, as the case may be, or wherein their decision is
not supported by the evidence in the record. The appeal shall be accompanied by such
information as may be required to facilitate review. Action on the appeal shall be limited to the
issues raised/n the appeal.”
An appeal of the project was duly-filed on April 3, 2019 by Linda Kelley. The basis of the appeal
is that the conversion of a single-family residence to a vacation rental will affect the housing
stock by removing it as an availability unit for longer term housing (See Attachment 1). The
Appeal further notes the Housing Element Goal B-2 and Policy B-6:
Housing Element, Goal 8-2: Preserve Housing Resources Sebastopol will strive to maintain and
preserve existing housing resources, including both affordable and market rate units.
Housing Element, Policy 8-6: The City will address housing used as temporary, short-term, and/or
vacation rentals, such asAirbnb.com and vrbo.com rentals, to ensure that such uses do not
7
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reduce the existing housing stock for owners and renters and to reduce potential impacts to
neighboring uses.
ANALYSIS:
While the Planning Commission acknowledged the need for further deliberation on how to
implement the Zoning Ordinance in terms of additional limits on the total number of rentals
permitted in the City or in any neighborhood, or limiting the number of days any one unit can be
rented, they did not feel it was appropriate to set those precedents without further study and
consideration. The Commission unanimously concurred that there was a need for further
consideration and regulation of vacation rentals beyond the current Zoning Ordinance criteria to
ensure that the Housing Element goals of protecting the existing housing was properly balanced
with the goals of Economic Vitality. However, the Commission also recognized that there were
regulations in place that allow the proposed use. As such, the Commission supported a two-year
limit for the use permit, with no administrative (staff level or automatic) extensions allowed, as
this would allow time for further consideration of the General Plan policies, and further defining
of the Zoning Ordinance criteria related to over-concentration of such uses and preservation of
the residential character of neighborhoods.
The Council should consider the basis for the appeal, which is the effect of the conversion of the
single-family residence at 361 Johnson Street to a full-time non-hosted vacation rental on the
City’s housing stock and consistency with the City’s Housing Element. Below is staff’s analysis in
relation to the City’s General Plan Housing Element and this issue, including potential options the
City could consider for vacation rentals, and information on how nearby cities regulate such
uses. The appropriateness of the particular site was deliberated by the Commission and found
to be appropriate; this was not raised as an issue in the appeal, and therefore is not a
consideration for the Council to deliberate.
Impacts on the City’s Housing Stock
Staff believes, and the Planning Commission concurred, that the conversion of housing units to
full-time vacation rentals should be discouraged (while perhaps encouraging ‘part-time’ and
hosted rentals) given the Housing Element Goals and Policies related to preservation of housing
stock. The conversion of any single-family residence to a vacation rental affects housing stock, by
removing the availability of longer term housing. There are exceptions to this, for example,
where as a house could have primary (long term) renter who is gone for extended periods of
time (e.g. retired home owners who are ‘snow birds’ and go to vacation homes or elsewhere for
long periods of time throughout the year), as well as students or teachers who rent long-term
but who may be away during school breaks or sabbaticals.
Given the recent housing crisis facing not only Sebastopol, but Sonoma County and the State as a
whole, a major goal of the City is to maintain permanent housing stock. Options which could help
to preserve permanent housing stock include:
1) Limit on the number of days per year a non-hosted vacation rental can be rented for
transient occupancy. This is already indicated by the current Zoning Ordinance, which
8
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allows up to 30 days of non-hosted/whole house rentals as would generally be done by a
primary resident during vacation times, etc. While a use permit allows for additional days
beyond this, many communities limit rentals to 90 days per year. This allows for
additional rental days with due consideration, while discouraging purchase of a property
with the primary goal of operating it as a vacation rental (due to financial considerations),
thus encouraging a permanent residential use as the primary use of the property. It also
allows neighboring residents a ‘break’ from an adjacent transient occupancy use.
2) Limit the total number of non-hosted vacation rentals permitted throughout the City.
This is indicated in the current Zoning Ordinance, as discussed below, with ‘over
concentration’ as a finding for denial.
3) Limit the land use areas that can permit vacation rentals. This is also indicated in the
current Zoning Ordinance, as discussed below, with ‘over concentration’ as a finding for
denial.
What are other jurisdictions doing regarding vacation rentals?
o
Petaluma limits non-hosted rentals to no more than 90 days of paid-occupancy per year.
o
Healdsburg only permits vacation rentals in the downtown commercial district, and then
only with a conditional use permit.
o
Rohnert Park does not allow more than one bedroom to be rented in a primary
residence, and prohibits rentals of ADUs (effectively banning non-hosted rentals).
• Following a 2016 moratorium on vacation rentals, the City of Sonoma now limits vacation
rentals to only historic houses. Sonoma has 55 vacation rental permits (population
11,000)
• The City of Napa (population 78,000) has limited the number of non-hosted rentals to 41
permits. Past regulations did not allow any non-hosted rental permits to be transferred if
the property was sold.
• San Francisco limits whole house rentals to 90 days per year total (no limit on total
number of whole house vacation rentals throughout City).
o
Sonoma County has created exclusion zones certain districts or areas do not allow nonhosted rentals. These zones are based on neighborhood/area interest, with most of these
in eastern Sonoma County (the Fifth District does not have any exclusion zones).
—

As noted earlier, the Planning Commission felt there should be further policy discussions
regarding the current Zoning Ordinance criteria (17.260.060.D), and potential limits such as
those listed above to further guide the consideration of vacation rental Use Permits to
discourage full-time non-hosted rentals. However, the Commission felt this was more
appropriate to discuss more thoughtfully and then apply any new criteria to future applications.
Given the uncertainty of vacation rental policies and housing issues, the Commission instead
approved the application with a limited two-year duration. This allows the City to review the use
permit in a couple of years and within the broader context of the impacts of vacation rentals on
the City’s housing stock.
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The Council could deliberate and determine that one of the above options, or an alterative
option, was appropriate for this particular application. They will need to determine the number
of days, total number of rentals, or other limits which they feel are appropriate for the
application to meet the criteria for the granting of a vacation rental use permit.
The Council could also consider if there are other requirements or considerations for the
conversion of any dwelling unit to a full-time vacation rental. The Council could further
determine that, as suggested by the appellant, in the context of the current housing climate the
conversion of any housing unit to a full-time non-hosted vacation rental (without a permanent
resident) cannot meet the requirements of SMC 17.260.060.D, Criterion 1, in that it does not
preserve existing housing stock:
SMC 17.260.060.D, Criterion 1: The proposed vacation rental is consistent with the
standards established by this section and will not detrimentally affect the health, safety,
or welfare of the surrounding neighborhood or area.”
Additionally, Section 17.415.020 of the Zoning Ordinance states that “A conditional 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.”
ALTERNATIVES:
Council’s options include:
1) Uphold the Appeal and deny the application. This would overturn the Planning
Commission’s approval of the vacation rental Use Permit request. If the Council
determines that the appeal should be granted, it is recommended that the reasons
for denial be articulated; draft findings for denial are set forth at the end of this staff
report as “Alternate Exhibit A”.
2) Deny the Appeal and Uphold the Planning Commission’s Approval of the Use Permit
as conditioned. If the Council determines that the appeal should be denied, it should
adopt the findings and conditions set forth in the Commission’s Approval, as set forth
in Exhibit A and B of this staff report.
3) Uphold the Appeal in part. This would allow the Council to uphold the Planning
Commission’s Approval of the Use Permit, but modify the Conditions of Approval
related to limits of the Use Permit. If the Council determines this to be the
appropriate action, it is recommended that any additional Findings for Approval and
Conditions of Approval be read into the record and made a part of the final Findings
for Approval and final Conditions of Approval (Exhibit A and B of this staff report).
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RECOMMENDATION:
It is recommended that the City Council receive a presentation from the appellant followed by a
presentation from the applicant; conduct a public hearing; deliberate; and, uphold the
Commission’s action, with the Findings and Conditions set forth in the Commission’s approval
(Exhibit A and B of this staff report).
EXHIBIT A:

FINDINGS FOR DENIAL OF APPEAL AND SUSTAINING THE PLANNING
COMMISSION’S APPROVAL OF A USE PERMIT FOR A VACATION RENTAL USE
PERMIT AT 361 JOHNSON STREET

EXHIBIT B:

CONDITIONS OF APPROVAL

ALTERNATE EXHIBIT A:
FINDINGS FOR UPHOLDING APPEAL AND DENIAL OF A USE PERMIT FOR A VACATION
RENTAL USE PERMIT AT 361 JOHNSON STREET
ATTACHMENTS:
1. Appeal
2. Applicant’s Application materials
3. Planning Commission Staff Report and Minutes from March 26, 2019
4. Public Comments
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EXHIBIT A
FINDINGS FOR DENIAL OF APPEAL AND SUSTAINING THE PLANNING COMMISSION’S
APPROVAL OF A VACATION RENTAL USE PERMIT FOR
APPLICATION #2019-09
361 JOHNSON STREET
1. That project is exempt under California Code of Regulations, Title 14, Section 15061(b)(3)
which provides that CEQA applies only to projects which have the potential of causing a
significant effect on the environment, and that where, as here, it can be seen with certainty
that there is no reasonable possibility that the activity in question may have a significant
effect on the environment, the activity is not subject to CEQA.
2. That the project is consistent with the General Plan and Zoning Ordinance in that it involves
no exterior alterations to an approved structure, and, as conditioned, will comply with the
applicable development standards.
3. That, as conditioned, the proposed vacation rental is consistent with the criteria established
by SMC 17.260.060 and will not detrimentally affect the health, safety, or welfare of the
surrounding neighborhood or area in that the property is uniquely located to accommodate
such a transient use, without affecting the neighborhood, due to the following;
a. the property is located at the edge of the Downtown Core and Commercial Industrial
District,
b. the property is located in immediate proximity to the Sebastopol Police Station,
c. the property is bordered by only one other single-family residence (located
immediately to the north), and
d. the property is bordered by vacant parcels to the east and south.
4. That, as conditioned, approval of the vacation rental will not result in an over concentration
of such uses in a neighborhood, in that, this is the first Vacation Rental Use Permit the City
has considered since adopting the new Zoning Ordinance.
5. That the proposed vacation rental provides adequate parking as required by SMC 17.110 as
2 tandem parking spaces are available onsite.
6. That, as conditioned, the proposed vacation rental will maintain the residential character of
the neighborhood in that no changes to the structure are proposed for the operation of this
vacation rental.
7. That the house was constructed in 1948 but is not considered a historic structure,
additionally, the house is not listed in the Historic Resource Inventory or in the National
Register.
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EXHIBIT A
CONDITIONS OF APPROVAL FOR
A VACATION RENTAL USE PERMIT AT
APPLICATION # 201 9-09
361 JOHNSON STREET
1. Approval is granted for the Vacation Rental Use Permit described in the application
materials date-stamped January 15, 2019, and email received January 29, 2019, except as
modified by the conditions of approval, and is valid for a period of two (2) years during which
time the rights granted must be exercised. However, the applicant may request one (1) oneyear extension of this Use Permit from the Planning Director, pursuant to Zoning Ordinance
§17.450.020(4).
2. The permit shall expire two years after commencement of the use (as demonstrated by
receipt of a business license), or upon any change in property owner.
3. Any new property owner shall be required to comply with Municipal Ordinance provisions in
effect at such time, including, but not limited to, the requirement for a new use permit, or any
prohibitions or restrictions in effect at such time.
4. This applicant shall be subject to an annual permit review and extension. No later than one
year after the effective date of the permit, the owner or authorized agent shall submit to the
Planning Director the annual review fee, established by City Council resolution, along with
the permit review form established by the Planning Director. The owner shall document
compliance with all requirements of this section and shall also document each date on which
the vacation rental was rented during the previous term of the permit.
5. The Permit file number (2019-09) shall be included in all advertisements/listings of the
rental.
6. No on-site exterior signage for the rental shall be allowed.
7. Owner shall ensure that all applicable terms and conditions (from SMC 17.260.060 and any
conditions listed herein) for the vacation rental are met before and during operations.
8. Operator shall post a copy of the approved vacation rental permit (including all applicable
standards and limits and the contact information of the authorized agent (including a phone
number where this person can be reached 24 hours per day), 1) within the vacation rental
property, 2) within 6 feet of the front door of the vacation rental, and 3) include as part of all
rental agreements.
9. Operator shall ensure compliance with the Noise limits required for vacation rentals:
a. No amplified outdoor sound is permitted.
b. Quiet hours shall be from 10:00 p.m. to 7:00 a.m.
c. The owner/operator shall ensure that quiet hours are included in the vacation
rental agreements and is listed in all online advertisements and listings.
d. Any hot tub use shall be in compliance with the noise limits required for vacation
rentals.
10.

Operator shall not exceed the required maximum overnight occupancy (4 people).
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11. Operator shall not allow guest stays to exceed 30 days, with a seven-day period between

stays.
12. The Operator shall document all complaints, and their resolution or attempted resolution(s)

and submit them to the Planning Director within 72 hours of the occurrence.
13. All Advertisements and/or Listings for the hosted vacation rental shall include the following

information.
a. Maximum occupancy allowed;
b. Maximum number of vehicles allowed;
c. Notification that quiet hours must be observed between 10:00p.m. and 7:00 a.m.;
d. Notification that no outdoor amplified sound is allowed; and
e. The Transient Occupancy Tax certification number for the property.
f. Permit file number (2019-09)
14. A Business License is required.
15. Smoke detectors, carbon monoxide (co) detector, and fire extinguisher are required
through the business license application and are required to be in place and inspected
prior to issuance of a Business license. The Fire inspection fee for residential structures is
$75.00.
16. Payment of Transient Occupancy Tax (TOT) is required.
17. The Planning Director shall interpret applicable requirements in the event of any

redundancy or conflict in conditions of approval.
18.

Minor changes may be approved administratively by the Planning Director or their
respective designee upon receipt of a substantiated written request by the applicant. Prior
to such approval, verification shall be made by each relevant Department or Division that
the modification is consistent with the application fees paid and environmental
determination as conditionally approved. Changes deemed to be major or significant in
nature shall require a formal application or amendment.

19.

All applicable permits shall be obtained from other approving agencies prior to
commencement of this use, including, but not limited to, ABC, Building, Health, and Fire
Department clearances.

20.

The City of Sebastopol and its agents, officers and employees shall be defended,
indemnified, and held harmless from any claim, action or proceedings against the City, or
its agents, officers and employees to attach, set aside, void, or annul the approval of this
application or the environmental determination which accompanies it, or which otherwise
arises out of or in connection with the City’s action on this application, including but not
limited to, damages, costs, expenses, attorney’s fees, or expert witness fees.

21.

Prior to approval of any site improvement or building permits, the applicant may be
required to obtain approval of improvement plans by the Engineering Department, and
fulfill any requirements necessary for issuance of a Building Permit. If any site changes
are necessary as a result of the improvement plans, the applicant may need to return to
the Planning Commission and/or Design Review Board for review of those changes, at
staff’s discretion.
14

Agenda Item Number:

_____

22.

Failure to comply with the conditions specified herein as the basis for approval of
application and issuance of this conditional use permit, constitutes cause for the
revocation of said permit in accordance with the procedures set forth in the Sebastopol
Municipal Code.

23.

Unless otherwise provided for in conditions of this conditional use permit, all conditions
must be completed prior to or concurrently with the establishment of the granted use.

15

Agenda Item Number:

_____

ALTERNATIVE EXHIBIT A
FINDINGS FOR UPHOLDING APPEAL AND DENYING A
VACATION RENTAL USE PERMIT FOR
APPLICATION # 201 9-09
361 JOHNSON STREET
1. That project is exempt under California Code of Regulations, Title 14, Section 15270, which
provides that CEQA does not apply to projects which a public agency rejects or
disapproves.
2. That the project is inconsistent with the General Plan’s Housing Elemeni, Goal B-2:
Preserve Housing Resources Sebastopol will strive to maintain and preserve existing
housing resources, including both affordable and market rate units, in that it converts an
existing single family residence located in a residential zone to a transient use, and removes
a permanent housing unit from the City’s limited housing stock. The proposed use would
detract from the city’s ability to maintain and preserve existing housing at a time that
permanent housing is limited in supply and of great need to the community.
3. That the project is inconsistent with the General Plan’s Housing Element, Policy 8-6: The
City will address housing used as temporary, short-term, and/or vacation rentals, such as
Airbnb.com and vrbo.com rentals, to ensure that such uses do not reduce the existing
housing stock for owners and renters and to reduce potential impacts to neighboring uses,
in that the proposed vacation rental does not propose to have a permanent resident at the
location in conjunction with the vacation rental use.
4. That the project is inconsistent with Section 17.41 5.020.A and Section 17~260.060.D(1) in
that the proposed vacation rental will have a detrimentally effect on the health, safety, or
welfare of the surrounding neighborhood or area, in that the project will convert an existing
residential dwelling to a transient use, and that such transient use would be injurious to the
general welfare of the City as it would diminish the City’s housing stock available for
permanent residential use.
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ATTACHMENT 1

City of Sebastopoll
APPEAL FORM
Filing Fee Paid: ~
Fileff: ~f)( 7-~2j

*

To: (check one):

]
[1
]

c-~~_~

PLANNING COMMISSiON (limited to the appeal of staff determination not invoking design matters)
DESIGN REVIEW BOARD (Ichited to the appeal of staff detem-ination on design matters)
TREE BOARD (limited to the appeal of staif determination on tree removals)

crry COUNCIL (all other appeals)

~4’t \~ik~-

FROM:

~I4hflC1Cffl11}~t~4’~

(Please print your name

SUBJECT:
I wish to appeal the action at (check one):
]
CITY STAFF (please give name or title)_______________________
)
TREE BOARD
DESIGN REVIEW BOARD
PLANNING COMMISSION

I ask th~ the de
(Check one).

[

i~r~L~2~i ~ r~m6~~ ~ application be:
granted
~demed
[ ] modriled

?bp.season(s) that my appeal should be granted by the Board, Commission, or Council named above [
attached.

are set forth belour or,

~

I understand that there is a filing fee for appeal, whether the appeal is from a Staff Determination, Design Review Board
Decision, or Planning Commission Decision, and that the fee must be paid on the date teat the appeal is submitted, Most
appeals must be submitted within 7 days~ from the day of the original staff determination, or of the Board(Comrnission action.
You will be notified by mail of the date of the Board, Commission or City Council hearing on review of your appeal. All interested
persons will be entitled to attend the meeting and be heard.

Your Signature

/

Lfr~ ~

L~\c~ V~1~
Print Name

a~4~i~

I

Your Mailing Address

‘-

Your Phone Number

Your Email Øddress

*For purposes of this requirement, ~days’ do not include Saturdays, Sundays, or holidays.
If a staff determination was mailed to you, and a public meeting has not been held, then for most types of permit actions, the
appeal must be submitted within seven (7) days of the mailing of the letter.
**

Reasons for my appeal of the Planning Commission approval of a Minor Use
Permit for the use of 361 Johnson St, as a non~hosted whole house rental of
more than 30 days~ear.
I’m appealing this Planning Commission decision in order to bring this important
housing issue to the City Council. as our City’s housing goals to maintain and
retain our housing stock is a high priority. This is the first non-hosted whole
house vacation rental (to be rented over 30 days per year) that has been
approved by the Planning Commission since our General Plan and subsequent
Zoning Code update was completed last year.
Housing Element, Goal B-2: Preserve Housing Resources Sebastopol will strive
to maintain and preserve existing housing resources, including both affordable
and market rate units.
Housing Element, Policy B-6: The City will address housing used as temporary.
short-term, and/or vacation rentals, such as Airbnb~com and vrbo~com rentals, to
ensure that such uses do not reduce the existing housing stock for owners and
renters and to reduce potential impacts to neighboring uses.
Per the Staff Report;
Impacts on City’s housing stock
Staff believes, given the Housing Element Goals and Policies related to
preservation of housing stock, the conversion of housing units to full-time
vacation rentals should be discouraged (while perhaps encouraging ~part-time’
and hosted rentals). The conversion of any single-family residence to a vacation
rental affects housing stock, by removing the availability of longer term housing.
I’m also requesting reimbursement of the appeal fee as this issue is a high
priority item for the City.
Unda Kelley
413119

I

j

BY: ~

ATTACHMENT 2

City of Sebastopol
Planning Department
7120 Bodega Avenue
Sebastopol, CA 95472
(707) 823-6167 (Phone) or (707) 823-1135 (Fax)
www.ci.sebastopol.ca.us

ASTER PLANNING APPLICATION FOR
FOR CITY USE ONLY

PROJECT INFORMATION:
ADDRESS:
P~cEL#:

361 ~Sw~.ccx~ ~4
QQçL

—

PLANNING FILE #:

~

0 1~?

DATE FILED:

PARCEL
AREA:

C~’ ‘~ i~ ~

TOTAL FEES PAID: $
RECEIvED BY:

APPLICANT OR AGENT:

I2U,~iL~

___________________

IF OTHER THAN APPLICANT:

~?~C

Name:

Phone:

Phone:

Fax:

Fax:

Business License #: ___________________________

Business License #:

Signature:

Signature:

iOt~jci~

*“

1/1~ff
(

t ~

OWNER OF PROPERTY

City/State/Zip:

Date:

~9

(~~7~”\

~‘~‘Tec~t~ S~COL~vi
Mailing Address: I ~ 14~’cjt~ S’ci4c~ ( ~kd.
City/State/Zip: S
~4Sk’1~o ( (C6~i ~1S’Pr2.
Email Address:

/

___________________

DATE APPLICATION
DEEMED COMPLETE:

Name:

9

*

~

Email Address: _________________________
Mailing Address:

_________________________

ç~/
J~)/

I certify that this application is being made with my consent.

Date:

I

OTHER PERSONS TO BE NOTIFIED: (Include Agents, Architects, Engineers, etc.).

Name:

________

Name:

________

Email Address:

Email Address:.

Mailing Address:

Mailing

City/State/Zip:

City/State/Zip:

Phone:

Fax:

—

________

_________

~

Phone:
Fax:
Master Planning Application Formf2Oll-l8 Planning Fees/Last updated: 10/01/18

@

10:48 AM

Page I

PROJECT DESCRIPTIO
DESCRIBE IN DETAIL, the proposed project and permit request. (Attach additional pages, if needed):

[L~Jd (tk~ ~o o’P~er
4o v1’s~ors

k~t~ o~eL~ I’~

~

This application includes the checklist for the type of application requested:

/

D No

E~Yes

Please indicate the type(s) of application that is being requested (example: Use Permit, Design Review,
Variance, Planned Community Rezone, etc.):
1~ I

I

Cc~,hc,~~1QI t(se~~Q-rIL(,
I

Please describe existing uses (businesses, residences, etc.) and other structures on the property:
~‘

j-~SiO(eMC-~
DEVELOP ENT DATA:

SQuARE FEET BUILDING NEw:

D NIA
I~ N / A
[~ N / A

NET CHANGE IN BUILDING SQUARE FEET:

NIA

SQUARE FEET BUILDING ExISTING:
SQUARE FEET BUILDING DEMOLISHED:

D 0 Bedrooms
NUMBER OF DWELLING UNITS EXISTING:

NUMBER OF DWELLING UNITS PROPOSED:

~ 2 Bedrooms

Q
D
D
Q

4+ Bedrooms
0 Bedrooms
2 Bedrooms
4+ Bedrooms

NET CHANGE IN DWELLING UNITS:

SETBACKS:

fl I Bedrooms
D 3 Bedrooms
D N/A
D I Bedrooms

D

3 Bedrooms
NIA
N/A

Existing:

Proposed:

~ Front Yard

D Front Yard

D Side Yard

~ Rear Yard

D Side Yard
D Rear Yard

U N/A

~N/A

ECEV
JAN 15 2019
BY%.~\

~

Front:

Rear:

Left:

Right:

Front:

Rear:

Left:

Right:

Q

ExISTING LOT DIMENsIoNs:

PROPOSED LOT DIMENSIONS:

~ 7~8

ExISTING LOT AREA:

l~’

D NI
~N/

Square Feet

BUILDING HEIGHT:

Existing:

NUMBER OF STORIES:

Existing:

I

PARKING SPACE (S):

Existing:

4...

~

ZONING ~~ting~~

N/

A

Square Feet

PROPOSED LOT AREA:

N/

A

A

ci

N/

Proposed:

A

Proposed:

~N/
A

Proposed:

A

Proposed:

A

I~ N/

Will the project involve a new curb cut or driveway?

DYes

I~No

Are there existing easements on the property?

C Yes

~No

Will Trees be removed?
If yes, please describe (Example: Type, Size, Location on property, etc.)

C Yes

~ No

Will Existing Landscaping be revised?
If yes, what is square footage of new or revised landscaping?

C Yes

~ No

Will Signs be Changed or Added?

C Yes

E~ No

DYes

~No

C Yes

L~No

Business: Hours of Operation? Open:

_______

Close:

_______

Is alcohol service proposed?
If yes, what type of State alcohol license is proposed?

___________________

If yes, have you applied to the State Alcoholic Beverage Control for a license?

If this is a restaurant, café or other food service, bar, or nightclub, please indicate total num
Is any live entertainment proposed?
If yes, please describe:

DYes

R~E

E
5 2019

_______________

I

INDEMNIFICATION AGREEMENT
As part of this application, applicant agrees to defend, indemnify, release and hold harmless the City, its agents,
officers, attorneys, employees, boards and commissions from any claim, action or proceeding brought against
any of the foregoing individuals or entities, the purpose of which isto attack, set aside, void or annul the approval
of this application or the adoption of the environmental document which accompanies it or otherwise arises out
of or in connection with the City’s action on this application. This indemnification shall include, but not be limited
to, damages, costs, expenses, attorney fees or expert witness fees that may be asserted by any person or
entity, including the applicant, arising out of or in connection with the City’s action on this application, whether
or not there is concurrent passive or active negligence on the part of the City.
If, for any reason any portion of this indemnification agreement is held to be void or unenforceable by a court
of competent jurisdictio the remainder of the agreement shall remain in full force and effect.
,

APPIicant’s~ign

re

(1(0/1

D4te Sig4ied

Planning File Number

NOTE: The purpose of the indemnification agreement is to allow the City to be held harmless in terms of
potential legal costs and liabilities in conjunction with permit processing and approval.

NOTICE OF MAILING:
Email addresses or facsimiles will be used for sending out staff reports and agendas to applicants, their
representatives, property owners, and others to be notified.
Please sign and acknowledge you have been notified of the Notice of Mailing for applications and
have provided an email address or fax number.

Signature

Printed

NarIjL

NOTE: It is the responsibility of the applicant and their representative to be aware of an abide by City laws and
policies. City staff, Boards, Commissions, and the City Council will review applications as required by law;
however the applicant has responsibility for determining and following applicable regulations.

El

Ei

JAN 15 2019
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N IGHBOR NOTIFIC TI ‘ N
In the interest of being a good neighbor, it is highly recommended that you contact those homes or businesses
directly adjacent to, or within the area of your project. Please inform them of the proposed project, including
construction activity and possible impacts such as noise, traffic interruptions, dust, larger structures, tree
removals, etc.
Many projects in Sebastopol are remodel projects which when initiated bring concern to neighboring property
owners, resident and businesses. Construction activities can be disruptive, and additions or new buildings can
affect privacy, sunlight or landscaping. Some of these concerns can be alleviated by neighbor-to-neighbor
contacts early in the design and construction process.
It is a “good neighbor policy” to inform your neighbors so that they understand your project. This will enable
you to begin your construction with the understanding of your neighbors and will help promote good
neighborhood relationships.
Many times development projects can have an adverse effect on the tranquility of neighborhoods and tarnish
relationships along the way. If you should have questions about who to contact or need property owner
information in your immediate vicinity, please contact the Building and Safety Department for information at
(707) 823-8597, or the Planning Department at (707) 823-6167.

U Yes

I have informed site neighbors of my proposed project:
No
If yes, or if you will inform neighbors in the future, please describe outreach efforts:

WEBSITE REQUIRED FOR

AJOR PROJECTS

Applicants for major development projects (which involves proposed development of 25,000 square feet of new
floor area or greater, or 25 or more dwelling units), are required to create a project website in conjunction with
submittal of an application for Planning approval (including but not limited to Subdivisions, Use Permits,
Rezoning’s, and Design Review). Required information may be provided on an existing applicant web site.
The website address shall be provided as part of the application. The website shall be maintained and
updated, as needed until final discretionary approvals are obtained for the project.
Such website shall include, at a minimum, the following information:

q

Project description
Contact information for the applicant, including address, phone number, and email address
Map showing project location
Photographs of project site
Project plans and drawings

R

El

ED
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xemptio Questionnaire
STORM

ATERLOWIMPACTDEVELOP ENT

PURPOSE: This questionnaire will determine whether or not you need to submit the ‘Storm
Water Low Impact Development Determination Worksheet’ as part of this application. Any
application that does not contain this questionnaire OR the Determination Worksheet will be
deemed incomplete.
PROJECT ADDRESS:

3~( ~ S$~(~4(~~
TYPE OF APPLICATION

Your project is exempt from the Determination Worksheet submittal requirement, if it falls
under any of the below listed application categories However, the City Staff may require
the submittal of a ‘Determination Worksheet as determined on a case-by-case basis

D Administrative Review (Interior Improvements or Use)
D Sign Review
D Temporary Use Permit
D Time Extension Request
D Tree Removal Permit
D Zoning Determination or Interpretation
The project is exempt from the ‘Storm Water Low Impact Development
Determination Worksheet’ submittal requirement as determined by City Staff.

1 certify this information:

_________

APPUcAr

Si

ATURE

T~~k
PR1NTEJNAME

___

ElATE

[E~E E~
I JAN 152019

VACATION RENTAL: ACKNOWLEDGEMENT & AGREE ENT TO TERMS AND CONDITIONS
The applicant is responsible for ensuring conformance with the rules and regulation pertaining to
Vacation Rentals listed below. This form should not be signed unless the applicant has read it
thoroughly and is certain of its truthfulness.
1. Owner/Authorized Agent (“operator”) shall maintain the required parking to be made available for
guests per SMC 17.260.060(A.1.b).
2. Operator shall ensure compliance with the Noise limits required for vacation rentals:
a. No amplified outdoor sound is permitted.
b. Quiet hours shall be from 10:00 p.m. to 7:00 a.m.
c. The owner/operator shall ensure that quiet hours are included in the vacation rental
agreements and is listed in all online advertisements and listings.
3. Operator shall not exceed the required maximum overnight occupancy per SMC 17.260.060(A.3)
4. Operator shall not allow guest stays to exceed 30 days, with a seven-day period between stays.
5. Operator shall have a designated Authorized Agent (which can be the owner or operator), to
respond to issues that arise per SMC 17.260.060(A.5).
Name of 24/hour on call agent:
Toe. ~
Number of 24/hour on call agent: 1.~ iS~’.. :~:1~. fl5~6
Signature of on call agent:
6. Operator shall be available by telephone at a times when the vacation rental is rented, 24 hours
per day.
7. Operator shall be on the premises of the rental within one hour of being notified by a renter, the
Planning Director, or a law enforcement officer that there is a need for the Agent.
8. The vacation rental operation shall have a valid Business License and the vacation rental shall be
subject to the Transient Occupancy Tax (TOT).
a. AirBnB automatically collects TOT through an agreement with the City.
b. All other vacation rental sites do not have agreements with the City for auto collection of
TOTs and shall require the submittal of TOTs to the City’s Finance Department every
month.
i. Contact the Finance Department information on this process (707) 823-7863.
9. Vacation rental shall not be permitted in non-habitable structures such as tents, or RVs.
10. For Hosted Rentals:
a. The owner shall reside at the vacation rental, and the owner must sleep at the vacation
rental while it is being rented.
b. The owner shall reside in a bedroom that is not rented to any renter.
c. No more than two bedrooms may be rented for transient occupancy uses.
11. A copy of the approved vacation rental permit, including all applicable standards and limits, and
contact informationfor the operator (including a phone number where this person can be reached
24 hours per day), shall be posted 1) within the vacation rental property, 2) within 6 feet of the
front door of the vacation rental, and 3) included as part of all rental agreements.
12. AU Advertisements and/or Listings for the vacation rental shall include the following information.
a. Maximum occupancy allowed;
b. Maximum number of vehicles allowed;
c. Notification that quiet hours must be observed between 10:00p.m. and 7:00 a.m.;
d. Notification that no outdoor amplified sound is allowed; and
e. The Transient Occupancy Tax certification number for the property.
13. The Operator shall document all complaints, and their resolution or attempted resolution(s) to the
Planning Director within 72 hours of the occurrence. Failure to respond to complaints or report
them shall be considered a violation and shall be cause for revocation of the vacation rental
permit perSMC 17.260.060(C.1).
E
I
a. If issues reoccur the vacation rental permit (Administrative or Conditional se Permit) may

JAN 15 2019

D

be scheduled for a revocation hearing with the Planning Commission. If the permit is
revoked, the Operator or Owner may not reapply for a vacation rental for a period of at
least one year.
14. If any combination of three administrative citations or Planning Director determination of violations
occur at the vacation rental property within a two-year period, the applicable vacation rental
permit (Administrative or Conditional Use Permit) shall be revoked, subject to prior notice and to
appeal. If revoked the Operator or Owner may not reapply for a vacation rental for a minimum of
period of two years.
15. For vacation rentals with a Conditional Use Permit, an annual permit review and extension is
required. The Operator/Owner shall submit to the Planning Director the annual review fee along
with the permit review form per SMC 1 7.260.060(B.2).
I agree to adhere to the Terms and Conditions Listed above, and, have read, and
understand the consequences of violating these terms.
APPLiCANT

~ft~l’~

OWNER (if different than applicant)

?~ck~

_______________

APPLlCA~lT NAME (PLEASE PRINT)

OWNER NAME (PLEASE PRINT)

OWNER SIGNATURE

1/io(/~
(?~4 i~;~t~ cc~0o(~d

DAT

MAILING AD~SS

-

‘I

~((
S’-3~7M5~
PHONE

T~v~ Q ~-~yTe~ c’C..
E MAI

DATE

MAILING ADDRESS

PHONE

E-MAIL

—

ECEIVED
JAN 15 2019

BY4~\

Written Statement for 361 Johnson Street, Sebastopol, CA 95472

This property is located on a corner with only one neighbor and directly across from
the Barlow and the Rialto Cinema. It’s a very small 2 Bedroom home and would be
perfect for up to 4 short term guests (2 guests per bedroom) to spend some qualify
time in our city without breaking the bank.
The guests can use the 2 Bedrooms, Living room, one bathroom, kitchen and the
backyard. There are 2 off street parking spaces.
I’ll provide a house manual, which will inform the guests of the noise regulations. I
also will install a security camera system to be able to detect any activity that is not
allowed or desired on the property.
If the city does not require it I would provide my phone number to the neighbors so
they can inform me if something is not to their liking.
I intent to only use Airbnb which is collecting the TOT for their hosts.
I’m excited to offer my family from Germany and personal guests a home when they
come to visit for often many weeks in a row.
I live only 5 minutes away on High School Road and will be available 24 hours a day.

•

CCIV

~N~5 2019

‘

Dana Morrison
From:
Sent:
To:
Subject:

Tanja Beck <tanja@myteamsf.com>
Tuesday, January 29, 2019 6:39 PM
Dana Morrison
Re: Question regarding vacation rental Use Permi

Dear Dana,
It is mainly to give us the flexibility to let our friends and family visit us without being a burden. When our family from
Germany comes visit they usually stay about 2 weeks at a time.
The next time friends are visiting is in June, than the next visitors are coming in August! September and for Christmas
the next family will be coming.
My wife is from a big family and we are both German so when people come they usually stay for a while. This home will
give us the freedom to make their stay most comfortable.
We only have that freedom if we can also make the mortgage by renting it as a vacation rental.
Because of the location of the home it’s perfect for visitors to be independent and self sufficient. Not just our visitors but
also people who want to experience Sebastopol. Being across from the Barlow as well as the cinema and of course the
police station should be a great location.
Thank you for your consideration.
Best, Tanja

Tanja Beck
Top Producing Team Since 2007
415 377 8756
Tanja@rnytearnsf.com

________j~

www.MyTe~~rnSF corn

I

P~~~A~proach....Professional Results

1

Click for an instant home value estimate

On Tue, Jan 29, 2019 at 2:57 PM Dana Morrison <dmorrison@cityofsebastopol.org> wrote:
Good afternoon Tanja,
The Planning Director and I have had a chance to review your submittal. In your written statement you state that you
will utilizing the house for family visiting the area and not just solely as a vacation rental property. Would it be possible
to get some further detail in regards to this aspect? How many days would you anticipate (delegate) towards housing
family as opposed to vacation renters?
Please let me know if you have questions, and thank you for your time.
Regards,

1

Site Photographs of 361 Johnson Street, Sebastopol, CA 95472
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Area Development plan 361 Johnson Street, Sebastopol, CA 95472
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Site Plan 361 Johnson Street, Sebastopol, CA 95472
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Bedroom
12192 5q ft (1605 130~)
Bedroom
I5563sqft(160~ 140~)

c’oset
18.12sqft(30~’~861/2~)

C’oset
1853 sq ft (35

Ha~
76)

U

85 iI2~36i/2

.

Bathroom
4541 sq ft (63 112 ~ 11?)

LMng Room
Zl4OSsqft)188 1I2~ 163”)

-

13057 sqft(1i5~ 163 1/29

Laundry Room
80.60 sq ft
163 iir 71~

VE~1

-
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City Council
Mayor Neysa Hilton
Vice Mayor Patrick Slayter
Michael Carnacchi
Sarah Glade Gurney
Una Glass

Planning Director
Kari Svanstrom
Assistant Planner
Dana Morrison
Administrative Assistant
Rebecca Mansour

City of Sebastopol
Planning Department
Meeting Date:
Agenda Item:
To:
From:
Subject:
Recommendation:
Applicant / Owner:
File Number:
Address:
CEQA Status:
General Plan:
Zoning:

March 26, 2019
8D
Planning Commission
Dana Morrison, Assistant Planner
Kari Svanstrom, Planning Director
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Introduction:
This is a Minor Use Permit application submitted by Tanja Beck, requesting approval to operate a
non-hosted vacation rental at a single family residence located 361 Johnson Street. Per the City’s
Zoning Ordinance a Use Permit is required for the rental of a private residence for periods of 31
days or more per year. Non-hosted vacation rentals of more than 30 days total per year are listed
as a conditional use per SMC 17.260.060. The Planning Commission has the authority to act on
this application and may impose additional conditions thafare appropriate for this request.
History:
Prior to the Zoning Ordinance update in November 2018, a home owner was permitted to rent up
to two rooms in their house (or their entire house, if it consisted of only two bedrooms) as a
vacation rental. This only required the approval of a City Business License. Short term rentals of
more than two bedrooms were considered a Bed and Breakfast use and required Conditional Use
Permit (CUP) approval to operate, in addition to a City Business License.
Under the new Zoning Ordinance regulations all vacation rentals require approval of either an
Administrative Permit or CUP. Vacation rentals are classified into two categories: hosted and non
hosted. The City has different regulations for “hosted” rentals (a vacation rental business for which
the owner resides and stays overnight at, the rental while it is being rented, and no more than two
bedrooms are rented for transient occupancy) and “non-hosted” rentals (a vacation rental business
for which the owner or authorized agent does ~ reside at the vacation rental unit). Whether or not
a vacation rental qualifies for an Administrative Permit or CUP is dependent on the type of vacation

rental proposed (hosted or non-hosted), and the total number of days the unit is proposed to be
rented per year:
o

•
e

•
o

Hosted Vacation Rental Administrative Permit
Non-Hosted Vacation Rental (30 days or less per year) Administrative Permit
Non-Hosted Vacation Rental (31 days or more per year) Conditional Use Permit
Accessory Dwelling Unit, Hosted or Non-Hosted (built prior to July 1, 2017)
Administrative Permit
Accessory Dwelling Unit, Hosted or Non-Hosted (built after July 1, 2017) Conditional
Use Permit
—

—

—

—

—

The subject application falls under the third category, and requires a Conditional Use Permit.
Project Description:
Site Description:
The property is located at the corner of Johnson Street and Laguna Parkway. The property
has one single-family residence located directly to the north, while the east and south
property lines are bordered by currently vacant lots (zoned for residential). The Sebastopol
Police Department is located directly across the street to the west. Rialto Cinemas,
Smokehouse Bistro, Patisserie Angelica and Spirit Works are located across Laguna Park
Way to the south.
The applicant has prepared a written statement, which is attached to the end of this report. This
application is requesting to allow the applicant to utilize their 888 square foot, 2 bedroom house, as
a non-hosted vacation rental. The house could accommodate 4 guests (2 guest per room) and
provides 2 dedicated off-street, tandem, parking spaces. As a non-hosted rental there is no owner
or onsite management. The applicant lives on High School Road and has designated herself as the
Authorized Agent, who can be contacted 24/7 if any issues or complaints arise.
The applicant also intends to use the house to host family and friends when they come to visit. The
applicant provided additional information regarding this in an email attached to the end of this
report. As such, there would be times when the house is not being utilized as a vacation rental.
The applicant did not specify the exact number of days during which the house would be used to
host friends or family. However, according to the applicant trips from visiting family (as they are out
of the Country) are usually long (-.~2 weeks) and visits occur typically 3 times per year; this equates
to -45 days during which the house would not be used as a vacation rental.
According to the applicant, approval of this use would allow the applicant the freedom to provide a
space for visiting family and friends, and the vacation rental aspect would allow them to make their
mortgage payments.
Environmental Review:
The proposed use is categorically exempt from the requirements of CEQA pursuant to Section
15301, Class 1, which includes operation, repair, maintenance or minor alteration of existing public
or private structures involving negligible or no expansion of use beyond that existing at the time of
the lead agency’s determination. The business is proposed to be located in an existing single
family residence.
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General Plan Consistency:
The General Plan Land Use designation for this site is HDR: High Density Residential. The
General Plan describes High Density Residential as the following: “Designates areas suitable for
multifamily dwelling at a density of 12.1 to 25 units per acre. This designation is suitable for
duplexes, apartments, townhouses, and other attached dwelling units. “The Planning Commission
will need to determine if the proposed use is consistent with this Land Use designation, and could
apply additional Conditions of Approval to ensure that use is consistent with the Land Use
designation.
The application is also subject to the following General Plan goals and policies:
Goal LU 1: Maintain Sebastopol as a unique, charming, and environmentally sensitive small town
that provides residents, businesses, and visitors with opportunities to enjoy a high quality of life.
The proposed use is consistent with this goal in that it provides a space for visitors to enjoy
our unique, charming small town and also the additional income generated from the
vacation rental will allow the owners of the property to enjoy a higher quality of life (such as
meeting the mortgage payment, as stated by the applicant).
Goal LU 5: Preserve the unique character and ambiance of residential areas and maintain
residential neighborhoods as safe and attractive places to live with convenient access to services,
recreation, and employment.
The Commission will need to consider if this project is consistent with this goal in that it
converts single-family residence to a transient use. The proposed use is permitted with a
CUP, which will require conditions to be met which will help to maintain the neighborhood
as a safe and attractive place live. Additionally, this property appears ideally located for
transient use as it is; located at the edge of the Downtown Core and Commercial Industrial
Districts, adjacent to the Sebastopol Police Department, only abuts one other single-family
residence.
Goal EV 4: Emphasize Sebastopol~s role as a market, service, and tourism hub for the West
County and as a gateway to the coast.
The proposed use is consistent with this goal in that it provides transient housing to
accommodate tourists coming to visit Sebastopol and the rest of West County.
Housing Element, Goal B-2: Preserve Housing Resources Sebastopol will strive to maintain and
preserve existing housing resources, including both affordable and market rate units.
The proposed use is not consistent with this goal as it reduces the existing housing
resources by converting the existing residential use to a transient use. However, this is the
first whole house Vacation Rental Use Permit which has been submitted to the City.
Currently there are 20 active business licenses for vacation rentals, all of these consist
hosted rentals, or whole house rentals which consist of no more than two bedrooms. Until
the new Zoning Ordinance was adopted only a business license was required for the rental
of up to two bedrooms in a home, or a whole house rental in which the house only had two
bedrooms.
Housing Element, Policy 8-6: The City will address housing used as ternporaly short-term, and/or
vacation rentals, such as Airbnb.com and vrbo.com rentals, to ensure that such uses do not reduce
3

the existing houshg stock for owners and renters and to reduce potential impacts to neighboring
uses.
The City adopted more stringent regulations for vacation rentals in October 2018, including
the requirement for a Use Permit for “full-time” (non-hosted) vacation rentals. This
requirement allows the City to review, monitor and restrict vacation rentals more closely. If
the Use Permit is approved by the Planning Commission, the use would be consistent with
the Zoning Ordinance and General Plan. However, as discussed below, staff has identified
issues related to the Housing Element goals and policies as areas the Commission should
review, as the proposed use reduces the existing housing resources by converting the
existing residential use to a transient use.
Given the location of the property and conditions proposed, potential impacts to neighboring
uses would be minimal. The conflicting goals of the General Plan will be addressed below
in the Staff Analysis section.
Zoning Ordinance Consistency:
The site is located in the R6: Single Family and Multifamily Residential District. The Zoning
Ordinance states the following for R6 District: “The purpose of the R6 District is to implement the
lower end of the “High Density Residential” land use category of the General Plan. This district is
applicable to areas appropriate for attached single family development, including townhomes and
condominium, and multifamily development and allows densities from approximately 12.1 to 17.4
units per acre.” The proposed use requires the approval of a Use Permit. The Zoning Ordinance
is vague regarding required findings to approve, or specific requirements, or limitations to whole
house, un-hosted vacation rentals which exceed 30 days per year. This application may set a
precedent for future un-hosted vacation rentals exceeding 30 days per year.
The proposed use changes the existing single-family residence from a residential use to a transient
use. While this use is not what the R6 district is intended for, the approval of a Conditional Use
Permit would ensure consistency with the Zoning Ordinance and ensure harmony with the
surrounding uses.
SMC 17.260.060 Vacation Rentals has the following criteria:
1. The site design, architecture, and any improvements shall be compatible with the
neighborhood. The operation of the use and any physical improvements shall be
harmonious and compatible with the existing uses within the neighborhood.
No alterations to the single-family residence are proposed. As described in the
project description section, this site is located at the edge of a residential district
which is adjacent to the Downtown Core and Commercial Industrial Districts. The
property is directly across the street from the Police Station, with only one singlefamily located immediately to the north, and has currently vacant parcels to the
south and east. Given this location, the property seems uniquely placed to permit a
vacation rental without detrimentally affecting the health, safety, or welfare of the
surrounding residential neighborhood or area.
As such, the proposed project will be consistent with this criterion.
2. On-site parking space shall be provided for each sleeping room or guest bedroom in the
vacation rental.
The proposal includes two off street parking spaces, which is consistent with this
requirement. The parking provided is tandem parking. Per SMC 17.110.010.1.5
tandem parking is allowed for single family uses. While the house is still a single
family residence, if this application is approved it will be used for transient purposes.
4

The Planning Commission will need to assess if this criterion has been met, given
that the parking provided is tandem. The property owner has indicated that the gate
at the end of the driveway could be opened to allow for 3 cars to park in tandem.
3. Excessive amounts of paving shall not be allowed.
No additional paving is proposed, as such the application is consistent with this
criterion.
4. Outside gathering areas shall be adequately screened from adjacent properties.
The rear yard contains a small patio, and no pools or hot tubs, the area is screened
in with a 6 foot-high fence (see photo below), as such this proposal is consistent
with this criterion.
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5. Noise limits
The applicant has stated that they will inform guests of the required noise
regulations. In addition, the applicant has read and signed the Vacation Rental
Acknowledgement and Agreement Form which lays out the specific terms and
conditions for operating a vacation rental. This includes requirements for posting a
copy of the vacation rental permit (including all applicable standards and limits) 1)
within the vacation rental, 2) within 6 feet of the front door of said vacation rental,
and 3) included as part of all rental agreements. A Condition of Approval has been
added which requires that all applicable terms and conditions for the vacation rental
be met before and during operations. As such, this proposal will be consistent with
this criterion.
6. Maximum Overnight Occupancy shall be limited to two persons per sleeping room or
guest bedroom, plus two additional persons per property, up to a maximum of 10
persons.
According to the applicant they intend to only accommodate a maximum of 4 guests
at a time (2 per bedroom). As such, the application is consistent with this criterion.
7. Guest stays shall be limited to a maximum of 30 days, with a seven-day period between
stays.
A Condition of Approval has been added which will require this criterion to be met
during operation of the vacation rental. As such, the application will be consistent
with this criterion.
8. Owner and Authorized Agent Availability and Responsiveness: owner shall be available
by telephone at all times when the vacation rental is rented, 24 hours per day, and the
owner must be on the premise of the vacation rental unit within one hour of being
notified by a renter, by the Planning Director, or law enforcement.
As mentioned earlier, the applicant/owner has designated themselves as the
Authorized Agent who will be available and responds to any issues or complaints 24
hours per day. As mentioned above, a Condition of Approval has been added which

requires all applicable terms and conditions for the vacation rental be met before
and during operations. As such, this proposal will be consistent with this criterion.
9. A business license and payment of Transient Occupancy Tax (TOT) are required.
A Condition of Approval has been added which requires that a business license be
obtained before starting operations of this vacation rental, and that the applicant pay
all applicable TOT taxes. As such, this proposal will be consistent with this criterion.
10. Vacation rental shall be in permitted dwelling and shall not be permitted in nonhabitable structures or tents, RVs, or other features or provision intended for temporary
occupancy.
The proposal is for the rental of an existing, permitted two-bedroom single-family
residence. No habitation of tents, RVs or other features are included in this
application. As such, the proposal is consistent with this criterion.
In addition to these development standards, the City also has the following criteria that are required
to be met by the operator of a vacation rental in order to maintain any vacation rental permit:
1. The Operator shall document all complaints, and their resolution or attempted resolution(s)
to the Planning Director within 72 hours of the occurrence. Failure to respond to complaints
or report them shall be considered a violation and shall be cause for revocation of the
vacation rental permit per SMC 17.260.060(C.1).
a. If issues reoccur the vacation rental permit (Administrative or Conditional Use
Permit) may be scheduled for a revocation hearing with the Planning Commission. If
the permit is revoked, the Operator or Owner may not reapply for a vacation rental
for a period of at least one year.
2. If any combination of three administrative citations or Planning Director determination of
violations occur at the vacation rental property within a two-year period, the applicable
vacation rental permit (Administrative or Conditional Use Permit) shall be revoked, subject
to prior notice and to appeal. If revoked the Operator or Owner may not reapply for a
vacation rental for a minimum of period of two years.
3. For vacation rentals with a Conditional Use Permit, an annual permit review and extension
is required. The Operator/Owner shall submit to the Planning Director the annual review fee
along with the permit review form per SMC 17.260.060(B.2).
Public Comment:
The Planning Department did the following to comply with Section 17.460 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 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 from the public as of writing this report.
City Departmental Comment:
The following City departments reviewed the application: City Manager, Building and Safety, Fire,
Engineering, Public Works and Police Services. The only comment received was from Fire:
Smoke detectors, carbon monoxide (co) detector, and fire extinguisher are required
through the business license application. The Fire inspection fee for residential
structures is $75.00.
This has been added as a Condition of Approval.
-

Required Findings:
Vacation Rentals- Section 17.260.060.D of the Zoning Ordinance states: “The decision-making
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body may approve a permit for a vacation rental, with or without conditions, if all of the following
findings are made:
1. The proposed vacation rental is consistent with the standards established by this
section and will not detrimentally affect the health, safety, or welfare of the surrounding
neighborhood or area.
2. Approval of the vacation rental will not result in an over concentration of such uses in a
neighborhood.
3. There is adequate parking for all guests and operators to park on the subject property in
accordance with Chapter 17.110 SMC.
4. Approval of the vacation rental will result in the preservation of the residential design
and scale of the structures on the property and will maintain the residential character of
the neighborhood.
5. The architectural or historic character of the structure proposed to house the vacation
rental is appropriate for the use.
6. For accessory dwelling units, the approval of the permit would not result in a reduction
to the City~s affordable housing stock.”
Staff Analysis:
While staff prepares a report with information about the application and the applicant’s stated
conformance with vacation rental approval standards, the Planning Commission has the
responsibility to assess and interpret the conformance of the application with the Zoning Ordinance
and General Plan in their own degree. The application should not be taken as a formulaic
approach, as that would only require administrative approval. Rather, the Planning Commission
must determine whether the use is appropriate within the community, the zoning district and the
particular site and, if so, what conditions may be required.
The Zoning Ordinance states that a Use Permit is required to approve a non-hosted rental which
exceeds 30 days per year with the above listed required findings. The current Ordinance does not
state a limit on the number of days a whole house can be rented as a vacation rental, nor does it
indicate an overall numeric limit for number of rentals in an area or the City, or other indication of
“over concentration”. However, the Commission (and Council) discussed concerns related to
vacation rentals during the development of the ordinance provisions. These discussions included
concern for preservation of the City’s housing stock for permanent housing/residents given the
housing crisis, and the impact on neighborhoods from over-concentration of short-term rentals in
an area. The Planning Commission should review the current application in that context.
Additionally, while all applications and sites are unique, as the first vacation rental CUP application
under the new regulations, this application, and the Commission’s direction, will likely set a
precedent for future non-hosted vacation rentals.
Staff has identified the following issues for the Commission to consider:
o

Effect on City’s housing stock

•

Impacts on residential character of a neighborhood of a full-time vacation rental

Impacts on CitVs housing stock
Staff believes, given the Housing Element Goals and Policies related to preservation of housing
stock, the conversion of housing units to full-time vacation rentals should be discouraged (while
perhaps encouraging ‘part-time’ and hosted rentals). The conversion of any single-family residence
to a vacation rental affects housing stock, by removing the availability of longer term housing.
There are exceptions to this, for example, where as a house could have primary (long term) renter
who is gone for extended periods of time (e.g. retired home owners who are ‘snow birds’ [head to
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vacation homes for periods of time throughout the year, or for large spans of time], as well as
students or teachers who rent long term but who may be away during school breaks.
Given the recent housing crisis facing not only Sebastopol, but Sonoma County and the State as a
whole, a major goal of the City is to maintain permanent housing stock. Options which could help
to preserve permanent housing stock include:
1) Limit on the number of days per year a non-hosted vacation rental can be rented for
transient occupancy. This is already indicated by the current Zoning Ordinance, which
allows up to 30 days of non-hosted/whole house rentals as would generally be done by a
primary resident during vacation times, etc. While a use permit allows for additional days
beyond this, many communities limit rentals to 90 days per year. This allows for additional
rental days with due consideration, while discouraging purchase of property with the
primary goal of operation as a vacation rental (due to financial considerations), thus
encouraging a permanent residential use as the primary use of the property. It also allows
neighboring residents a ‘break’ from an adjacent transient occupancy use.
2) Limit the total number of non-hosted vacation rentals permitted throughout the City. This is
indicated in the current Zoning Ordinance, as discussed below, with ‘over concentration’ as
a finding for denial.
3) Limit the land use areas that can permit vacation rentals. This is also indicated in the
current Zoning Ordinance, as discussed below, with ‘over concentration’ as a finding for
denial.
If any of these options are something which the Planning Commission deems appropriate, they will
need to determine the number of days, or total number of rentals, which they feel are appropriate.
Staff is not recommending “areas of exclusion” as a solution due to the limited size of the City and
the prior Commission’s concerns regarding overconcentration as opposed to banning in certain
areas. However, if this is of interest to the Commission, this could be the subject of future
discussion, but would not apply to this application.
What are other jurisdictions doing regarding vacation rentals?
o
Petaluma limits non-hosted rentals to no more than 90 days of paid-occupancy per year.
• Healdsburg only permits vacation rentals in the downtown commercial district only, and
then only with a conditional use permit.
o
Rohnert Park does not allow more than one bedroom to be rented in a primary residence,
and prohibits rentals of ADUs (effectively banning non-hosted rentals).
o
Following a 2016 moratorium on vacation rentals, the City of Sonoma now limits vacation
rentals to only historic houses. Sonoma has 55 vacation rental permits (population 11,000)
• The City of Napa (population 78,000) has limited the number of non-hosted rentals to 41
permits. Past regulations did not allow any non-hosted rental permits to be transferred if
the property was sold.
• San Francisco limits whole house rentals to 90 days per year total (no limit on total number
of whole house vacation rentals throughout City).
• Sonoma County has created exclusion zones certain districts or areas do not allow nonhosted rentals. These zones are based on neighborhood/area interest, with most of these in
eastern Sonoma County (the Fifth District does not have any exclusion zones).
—

Given the site proposed for this application (discussed further below), staff does not believe limiting
the number of days per year is needed to protect the neighborhood from impacts. However, given
the uncertainty of vacation rental policies and housing issues, staff recommends that the Use
Permit include an expiration date. This would allow the City to review the use permit in a couple of
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years and within the broader context of the impacts of vacation rentals on the City’s housing stock.
Staff recommends a two-year term, with the ability for the Commission to approve an extension if
requested through a use permit amendment.
Impacts on residential character of a neighborhood of a full-time vacation rentaL
How would the transient nature of a full-time vacation rental effect a neighborhood; with more
transient uses a neighborhood would lack neighbors? Are there additional considerations that
should be made for the site beyond the required criteria in SMC 17.260.060 (pages 4-6 of this
report)?
In addition to the loss of permanent housing stock, another concern of vacation rentals is the
potential impacts on the neighborhood. The presence of vacation rentals, considered a type of
visitor-serving (transient) use, in a residential neighborhood can change the character of said
neighborhood. Neighborhood character refers to the look and feel of an area and includes the
activities that occur there.
Some of the potential impacts to a neighborhood could include the following: smoking, noise,
trespassing, parking and odors. Many of these impacts are addressed in the Vacation Rental
section of the Zoning Ordinance or are addressed in the Conditions of Approval. The Conditional
Use Permit is conditioned to enable neighbors to report problems and possible violations of any
conditions of approval to the operator and to the Planning Director. Overall, the use is likely to
continue to appear and function in a manner similar to an existing single-family residence. An
additional concern is the impact to the neighborhood when permanent neighbors are replaced by
tourists, especially if a number of permanent residences in an area are converted to short-term
rentals and the primary function of the residential area is usurped. For this reason, the Zoning
Ordinance includes two findings (Section 17.260.060.D, #2 and #4, see page 7 of this report): that
the approval of a vacation rental will not result in an over concentration of such uses in a
neighborhood, and that the residential character of the neighborhood will be maintained.
The location of the
subject property is at the
edge of the Downtown
Core and Commercial
Industrial District, in
proximity to the Police
Station, with only one
single-family located
immediately to the north.
Given this location, the
property seems uniquely
placed to permit a
vacation rental without
detrimentally affecting
the health, safety, or
welfare of the
surrounding residential
neighborhood or area.
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The City currently has Business Licenses for 20 vacation rental properties. The City currently has
an agreement with AirBnB to automatically collect Transient Occupancy Taxes from anyone who
advertises a vacation rental on their website. The AirBNB website shows approximately 25-40
listings for vacation rentals which are most likely within the jurisdiction of Sebastopol (map
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locations on AirBNB are approximate), so there may be up to an additional 20 unpermitted rentals
(both hosted and non-hosted) within the City.
This is the City’s first whole house Vacation Rental Use Permit approval under the new Ordinance.
The existing 20 permitted vacation rentals were approved through the prior procedures (requiring
the approval of a business license only), except for one Hosted Vacation Rental permit which was
approved at the beginning of 2019. There is no breakdown of the 20 permitted rentals as to
whether these are whole-house/non-hosted or hosted rentals.
Based on this limited information, and the location of the proposed rental, the approval of this
application will not cause an undue concentration of vacation rentals in the area or have significant
impacts on the neighborhood character.
As discussed earlier in the staff report, this application/proposal, subject to the Conditions of
Approval, appears to meet the Zoning Ordinance development standards required to operate a
non-hosted vacation rental. No changes to the building are proposed for the operation of this
vacation rental, and as such approval of this application will preserve the residential design and
scale of the structures on the property and will maintain the residential character of the
neighborhood. The house was constructed in 1948 but is not considered a historic structure.
Additionally, the house is not listed in the Historic Resource Inventory or in the National Register.
As such, the proposed use of the property as a vacation rental appears appropriate at this location.
However, given the larger concerns related to overall housing stock preservation, staff is
recommending additional conditions of approval that will discourage the conversion of residential
property to transient occupancy/full time vacation rentals, and help the City track and assess this
particular land use as the Ordinance continues to be implemented.
These conditions include:
o

Set an expiration for the use permit of two years after the use commences, or with any
change in property ownership. As noted above, this would allow the applicant to move
forward with their rental as proposed, but also allow the City to review the permit in light of
future policy development. Additionally, any future property owner would need to apply for
a new use permit (Condition of Approval [COAJ #2).

•

Require the applicant (owner/operator) to respond to any City surveys or other reporting
regulations, related to vacation rentals or the City’s housing stock, that may be instituted
from time to time. Such surveys will be utilized to track and monitor vacation rentals and
impacts on the community.

•

The Permit file number (2019-09) shall be included in all advertisements/listings of the
rental. This will help the City track permitted rentals and potentially identify non-permitted
rentals.

•

No on-site exterior signage for the rental shall be allowed. This will help preserve the
residential nature of the site.

The Commission may also want to deliberate and provide guidance to staff on potential overall
limits, or number of day limits, in the City. This would be the subject of future discussions with the
Commission and City Council, and could include areas of research the Commission requests.
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Recommendation:
Staff finds this project to be a reasonable use of this particular property with minimal impacts to the
adjacent development, given the unique location of this single-family residence. With appropriate
conditions, the proposed use should be harmonious with the existing character of the general
vicinity.
However, staff has concerns about the conversion of an existing single family residence to one
which is solely transient. Therefore, staff is recommending approval, with the conditions discussed
above and in Exhibit B, Conditions of Approval.
There are a number of determinations which the Planning Commission can choose from:
a) Approve the Use Permit as Conditioned by Planning Staff;
b) Approve the Use Permit with Conditions as may be revised by Planning Commission;
c) Continue the application and direct staff to return, at a later date, with Recommended
Conditions of Approval based on tonight’s discussion; or,
d) Deny application. The Commission should articulate its rationale for denying the
application, and staff will subsequently prepare findings in the event of a denial. In this
case, the Commission should continue the item to the April 23 Planning Commission
meeting to allow staff to prepare the appropriate findings.
Attachments:
-

Master Planning Application Form
Vacation Rental Acknowledgement and Agreement Form
Written Statement and information from applicant detailing the proposed use
Location Map and Area Map, Site Plan, Floor Plan, Site Photos
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Application # 201 9-09
361 Johnson Street
Vacation Rental Use Permit
Exhibit A: Recommended Findings of Approval:
1. That project is exempt under California Code of Regulations, Title 14, Section 15061(b)(3)
which provides that CEQA applies only to projects which have the potential of causing a
significant effect on the environment, and that where, as here, it can be seen with certainty that
there is no reasonable possibility that the activity in question may have a significant effect on
the environment, the activity is not subject to CEQA.
2. That the project is consistent with the General Plan and Zoning Ordinance in that it involves no
exterior alterations to an approved structure, and, as conditioned, will comply with the
applicable development standards.
3. That, as conditioned, the proposed vacation rental is consistent with the criteria established by
SMC 17.260.060 and will not detrimentally affect the health, safety, or welfare of the
surrounding neighborhood or area in that the property is uniquely located to accommodate
such a transient use, without affecting the neighborhood, due to the following;
a. the property is located at the edge of the Downtown Core and Commercial Industrial
District,
b. the property is located in immediate proximity to the Sebastopol Police Station,
c. the property is bordered by only one other single-family residence (located immediately
to the north), and
d. the property is bordered by vacant parcels to the east and south.
4. That, as conditioned, approval of the vacation rental will not result in an over concentration of
such uses in a neighborhood, in that, this is the first Vacation Rental Use Permit the City has
considered since adopting the new Zoning Ordinance.
5. That the proposed vacation rental provides adequate parking as required by SMC 17.110 as 2
tandem parking spaces are available onsite.
6. That, as conditioned, the proposed vacation rental will maintain the residential character of the
neighborhood in that no changes to the structure are proposed for the operation of this vacation
rental.
7. That the house was constructed in 1948 but is not considered a historic structure, additionally,
the house is not listed in the Historic Resource Inventory or in the National Register.
Exhibit B: Recommended Conditions of Approval:
1. Approval is granted for the Vacation Rental Use Permit described in the application materials
date-stamped January 15, 2019, and email received January 29, 2019, except as modified by
the conditions of approval, and is valid for a period of two (2) years during which time the rights
granted must be exercised. However, the applicant may request one (1) one-year extension of
this Use Permit from the Planning Director, pursuant to Zoning Ordinance §17.450.020(4).
2. The permit shall expire two years after commencement of the use (as demonstrated by receipt
of a business license), or upon any change in property owner.
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3. Any new property owner shall be required to comply with Municipal Ordinance provisions in

effect at such time, including, but not limited to, the requirement for a new use permit, or any
prohibitions or restrictions in effect at such time.
4. The applicant (owner/operator) shall agree to respond to any City surveys or other reporting
regulations, related to vacation rentals or the city’s housing stock, that may be instituted from
time to time.
5. The Permit file number (2019-09) shall be included in all advertisements/listings of the rental.

6. No on-site exterior signage for the rental shall be allowed.
7. Owner shall ensure that all applicable terms and conditions (from SMC 17.260.060 and any

conditions listed herein) for the vacation rental are met before and during operations.
8. Operator shall post a copy of the approved vacation rental permit (including all applicable
standards and limits and the contact information of the authorized agent (including a phone
number where this person can be reached 24 hours per day), 1) within the vacation rental
property, 2) within 6 feet of the front door of the vacation rental, and 3) include as part of all
rental agreements.
9. Operator shall ensure compliance with the Noise limits required for vacation rentals:

a. No amplified outdoor sound is permitted.
b. Quiet hours shall be from 10:00 p.m. to 7:00 a.m.
c. The owner/operator shall ensure that quiet hours are included in the vacation rental
agreements and is listed in all online advertisements and listings.
10. Operator shall not exceed the required maximum overnight occupancy (6 people).
11. Operator shall not allow guest stays to exceed 30 days, with a seven-day period between

stays.
12. The Operator shall document all complaints, and their resolution or attempted resolution(s)

and submit them to the Planning Director within 72 hours of the occurrence.
13. All Advertisements and/or Listings for the hosted vacation rental shall include the following

information.
a. Maximum occupancy allowed;
b. Maximum number of vehicles allowed;
c. Notification that quiet hours must be observed between 10:00p.m. and 7:00 a.m.;
d. Notification that no outdoor amplified sound is allowed; and
e. The Transient Occupancy Tax certification number for the property.
f. Permit file number (2019-09)
14. A Business License is required.
15. Smoke detectors, carbon monoxide (co) detector, and fire extinguisher are required through the

business license application and are required to be in place and inspected prior to issuance of
a Business license. The Fire inspection fee for residential structures is $75.00.
16. Payment of Transient Occupancy Tax (TOT) is required.
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17. The Planning Director shall interpret applicable requirements in the event of any redundancy or

conflict in conditions of approval.
18. Minor changes may be approved administratively by the Planning Director or their respective

designee upon receipt of a substantiated written request by the applicant. Prior to such
approval, verification shall be made by each relevant Department or Division that the
modification is consistent with the application fees paid and environmental determination as
conditionally approved. Changes deemed to be major or significant in nature shall require a
formal application or amendment.
19. All applicable permits shall be obtained from other approving agencies prior to commencement

of this use, including, but not limited to, ABC, Building, Health, and Fire Department
clearances.
20. The City of Sebastopol and its agents, officers and employees shall be defended, indemnified,

and held harmless from any claim, action or proceedings against the City, or its agents, officers
and employees to attach, set aside, void, or annul the approval of this application or the
environmental determination which accompanies it, or which otherwise arises out of or in
connection with the City’s action on this application, including but not limited to, damages,
costs, expenses, attorney’s fees, or expert witness fees.
21. Prior to approval of any site improvement or building permits, the applicant may be required to

obtain approval of improvement plans by the Engineering Department, and fulfill any
requirements necessary for issuance of a Building Permit. If any site changes are necessary as
a result of the improvement plans, the applicant may need to return to the Planning
Commission and/or Design Review Board for review of those changes, at staff’s discretion.
22. Failure to comply with the conditions specified herein as the basis for approval of application

and issuance of this conditional use permit, constitutes cause for the revocation of said permit
in accordance with the procedures set forth in the Sebastopol Municipal Code.
23. Unless otherwise provided for in conditions of this conditional use permit, all conditions must be

completed prior to or concurrently with the establishment of the granted use.
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ATTACHMENT 3

City of Sebastopol
Incorporated 1902
Planning Department
7120 Bodega Avenue
Sebastopol, CA 95472
707-823-6167
707-823-1135 (Fax)
www.ci .sebastopoLca. us
Email: ksvanstrom~cityofsebastoioLorg
PLANNING COMMISSION
MEETING OF: March 26, 2019
SEBASTOPOL YOUTH ANNEX
425 MORRIS STREET
APPROVED MINUTES
PLANNING COMMISSION
CITY OF SEBASTOPOL
MINUTES OF MARCH 26, 2019

SEBASTOPOL YOUTH ANNEX
425 MORRIS STREET

PLANNING COMMISSION:

The notice of the meeting was posted on March 21, 2019.
ANNOUNCEMENT: Please turn off all cell phones and pagers during the meeting.
1. CALL TO ORDER: Chair Douch called the meeting to order at 7:01 p.m.
2. ROLL CALL:
Present:
Absent:
Staff:

Chair Douch, and Commissioners Glaser, Doyle,
Kelley, Fernandez and Oetinger
Commissioners Wilson and Fritz
Kari Svanstrom, Planning Director
Dana Morrison, Assistant Planner

3. APPROVAL OF PLANNING COMMISSION MINUTES: December 11, 2018
Commissioner Glaser made a motion to approve the minutes as submitted.
Commissioner Kelley seconded the motion.
AYES:
NOES:
ABSTAIN:
ABSENT:

Chair Douch, and Commissioners Glaser, Fernandez, Doyle, and
Kelley
None
Commissioner Oetinger
Commissioners Wilson and Fritz
1

PUBLIC ON ITEMS NOT ON A ENDA: This is for items not
on the agenda, but that ar~ related to the responsibilities of the Planning Commission or
City Council. The Commiss~pn and Council receive any su~h comments, but under law,
may not act on them. If the’çe are a large number of peysons wishing to speak under this
item, speaking time may be ~duced to less than 3 mi~âtes, or if there is more than 15
minutes of testimony, the iten~ may be moved to the,end of the meeting to allow
agendized business to be cond~cted.
/
4. COMMENTS FROM TH

/7

Chair Douch asked for comments\from the publicyn items not on tonight’s agenda.
Linda Berg, a resident of Sebastoj~ol, commented:
o
Thanked Chair Douch for re~uesting that those in attendance power off their cell
phones consistent with her 4DA reasonable accommodation request.
• Her life revolves around avo~iance otVmicrowave radiation from all wireless devices
like cellphones and smart me~ers. /1
•

•

Thankful that the City replace~J the/wireless microphones at the Youth Annex with
chorded ones.
\ /
“Smart” is more than just a cle\ier marketing ploy, it stands for, ‘Special Military
Adapted Receiver Transmitter’. \/
The frequency it functions or\ is 2.4 GHz which is a lethal military frequency.
It’s used for convenient comr~unication because the bad guys figured out that
they could make billions o~ do1~lars off it.
“Smart” technology is really stl~pid.
Thankfully, there is a major 1backla~h going on right now and its coming from
Silicon Valley.
/
Participated in a conference call that\was devoted to stopping 5G, Smart Meters,
getting Wi-Fi out of classrooms, and ~topping geoengineering.
Hopes the Commission will join her in ~liminating all Smart Meters and other

•

“smart” devices.
/
Thanked the Commission for their time/i

•

-

-

o

Jane Nielson, a resident of S~bastopol, commen~ed:
• Has a PhD and is a registered professionai\Geologist with the State of California.
• Representing SWIG (Sebastopol Water Information Group) who is concerned about
flooding.
/

•
•
•
o

Sebastopol has not planned well to deal wit[\ its flood hazards.
Sebastopol is a city beside a seasonal wetlan~1.
We have to stop/thinking in terms of a 100-year floodplain.
Searching “Russian River floods” on the intern~t will reveal a list of floods since
1940 that is sixteen or seventeen long.
Sebastopoj~’s own Hazard Mitigation Plan lists three other flood events that
aren’t found on that list.
We’ve got d~a to show that flooding has and wili\ continue to happen much more
-

•

frequently tl~an we expect.
o

The main tl~1ing that Sebastopol has done in the years since the USGS, for which
she used t~ work, is filled in a lot of its low spots. \~
Referred to a topographic map that she brought with her.
• We must/think hard about what must be done in oui\jow part of town and not put
perman~nt structures in it.
o
We nee,d to have absorbing surfaces.
o
We ne~d to be prepared for floods.
\
-

1~
2

•

This is a flood\~one and we need to stop putting our emphasis on making sure that
people can do ~hatever they want to because we’re going to be 5,e~lIy sorry about
it later on.
I

\

Hearing nothing further, \Chair Douch closed the public comment period.
5. STATEMENTS OF CONFLICTS OF INTEREST: There were none.
6. PLANNING DIRECTOR~S REPORT (Update on Future Agendas, Action of Other
Boards and City Council)
/
Director Svanstrom updated the Commission on the following
• Welcomed new member of the Planning Commission, Kathy Oetinger
• Thanked the Commissiàn and the applicants for their patience during the delays
due to flooding and legal, noticing requirements.
• Item 7A has been requested to be removed from the Consent Calendar.
• Item 8B has been removed at the request of the applicant due to flooding issues.
• Item 8C has been continued to a date uncertain. The item will be re-noticed when
it is rescheduled.
A member of the public interjected with questions of Director Svanstrom
Director Svanstrom responded.
Director Svanstrom update continued:
• The Public Arts Committee recommended an artist and an art piece for the Library
wall, this was approved by the City Council last month.
• Staff is working on the Level of Service report which will go to Council next month
The Level of Service report will~also come before the Commission.
• Due to new rules from the FCC going into effect on April 15, 2019, the City Council
will consider an urgency ordinance to provide better coverage and protection for
the City at their meeting on April 2, 2019.
The urgency ordinance will become the draft ordinance that the Commission
will work with for the update to the City’s Telecommunications Ordinance.
• Will discuss the Commission’s workplan as well as a potential joint meeting with
the Council under the next agenda iterri.
• Form 700 to the FPPC is due on April 1, 2019.
-

-

The Commission asked questions of Director Svanstrom
7 CONSENT CALENDAR (PUBLIC HEARING IF REQUESTED)
A. Planning Commission Workplan. Approval of a Resolution recommending the
Planning Commission Workplan to City Council for its review and approval
This item was removed from Consent.
Commission,01r Doyle suggested that this item be placed last on the agenda.
Chair Dou~ asked a question of Director Svanst~~om and agreed to place this item
after iten/8A and 8D.
8. PUBLIC HEARING:
3

For benefit of those attendance, Director Svanstrom reiterated that items 8B and 8C
have been removed fç~om tonight’s agenda.
/
A~ ALCOHOL USE~PERMIT: This is an application submitt~ed by Golden State Cider

requesting an Al~phol Use Permit to allow operation ot’a cider taproom, which is
classified as an ‘A1~oholic Beverage Tasting Establishment’, at 180 Morris Street,
#150, in the Commercial Industrial (CM) Zoning District This is an existing tenant
space that is currently vacant and unfinished. Golden State proposes to operate
from 11:00 a.m. to 10:00 p.m. daily. No hard alcohol will be served, and no
cooking will be done ii~ the taproom. A menu of snacks (which do not require
cooking) will be offered~. They also propose to~occasionally host special events with
live music
Assistant Planner Morrison presented the staff report
The Commission asked questions

of Assistant

Planner Morrison.

Chair Douch asked if the applicant Wished to make a presentation.
Chris Lacey, CEO of Golden State Cider, gave a brief presentation and was available for
questions.
The Commission asked questions of Mr. Lacey.
Chair Douch asked if members of the public wished to speak on this item.
Ms. Berg commented:
• Applauded the applicant’s desire to support local farmers as well as our local apple
industry.
• Concurred with Dr. Nielson’s comments.
The issue of flooding here has beenoverlooked for too long.
• In addition, the issue of electromagnetic fields needs to be addressed.
We’re all being cooked.
These levels are measurable.
Silver shielding can reduce the effects àf these levels and there is a huge
market for it.
The techies in Silicon Valley are building ~no-tech houses.
• The issue of electromagnetic fields has been i~eglected, there has been no duediligence, she and others have been repeatedly ignored.
As a result, there is a cancer cluster at Petaluma Avenue Homes.
The Barlow is particularly dangerous due toit being constructed out of
corrugated metal.
This issue needs to be addressed.
The applicant has a right to know of this danger before moving forward as well.
• Thanked the~ Commission for their time and urged\them to start considering the
harmful effects of electromagnetic fields when making their decisions.
-

-

-

-

-

-

-

Hearing nothing further, Chair Douch closed the public corriment period and brought it
back to the Commission for discussion.
Commissioner Fernandez made a motion to approve the appli~cation as submitted.
CommissionetGlaser seconded the motion.
/

/
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Commissioner Gl ser commented:
• This applicà~~ion is consistent with the type of use we like to see ii
Barlow.
• The flooding~ssue is unfortunate and needs to be addressed.
• Sees more ari~ç1 more people coming to Sebastopol and enjoyli being here.
• Supports this àj~plication.
Commissioner Doyle cori~mented:
• Appreciates that f1~e Findings and Conditions are very clea~1- and concise.
Commissioner Glaser and i~hair Douch concurred with Commi~oner Doyle and thanked
staff for their work.
\
/
Commissioner Kelley commented:
/
• First time she tried theiç cider was when they wer~ doing a tasting at the
Community Market durir~ig an outdoor event.
• Community Market currer~tly carries their product and hopes that they will continue
to now that they’ll be ope1ing their own establishment nearby.
• Has a Gravenstein Apple tree.
/
• Absolutely appreciates the amount of work the applicant is doing to try to keep the
Gravenstein Apple around.
/
o
Glad that they plan on being open until 10 p.m.
• Appreciates the applicant for bringing tl?ls proposal to the Commission.
• Thanked the applicant.
/
Hearing nothing further, the Commission vted on the motion as follows:
AYES:
NOES:
ABSTAIN:
ABSENT:

Chair Douch, and C~fnmissioners Glaser, Fernandez, Doyle, and
Kelley
None
Commissioner Oetingé~
Commissioners Wilson and Fritz
~‘

Director Svanstrom noted the appeal period, after which the decision becomes final.
B. USE PERMIT: This is an a~plication subnitted by Conor Pickett requesting a Use
Permit to operate Barlow Clay, a Ceramic Arts Education Facility, requesting to
offer classes, specialized,workshops and individual/open arts space at 6700
McKinley Street, Suite 100, in the Commercial Industrial (CM) Zoning District. This
is the former location of the Barlow Event Ce~nter (Pavilion) which would cease
operations. The applft~ant applied for and received a Temporary Use Permit for
these activities, which is active as of January 14, 2019 and expires July 15, 2019
This item was removed at the applicant’s request.
C. ITEM CONTINUED USE PERMIT: This is an application, submitted by Highland
Farms Wellness, for Use Pcrmit approval to allow for the operation of an office
only, Type 3 Cannabis (medical and adult use) Retdil Delivery Business. The
proposed cannabis busincss would be located at 523\South Main Street, a former
medical office. The application has been filed in accordance with Chapter 17.360,
the Com~rehensive Cannabis Ordinance. Per Chapter 17.360, the proposed use is
permitted in the district with Conditional Use Permit ap’proval. This application is
—

being continued to a date uncertain for the applicant to\make necessary revisions
to their application. The item will be re-noticed when it~s rescheduled.
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D. USE PERMIT: This is a Minor Use Permit application submitted by Tanja Beck,

requesting approval to operate a non-hosted vacation rental at a single-family
residence located at 361 Johnson Street. Per the City’s Zoning Ordinance a Use
Permit is required for the rental of a private residence for more than 30 days per
year. Non-hosted vacation rentals of more than 30 days total per year are listed
as a conditional use per SMC 17.260.060.
Assistant Planner Morrison presented the staff report in part and was available for
questions.
Director Svanstrom presented the ‘Staff Analysis’ section of the staff report and was
available for questions.
The Commission asked questions of Assistant Planner Morrison and Director Svanstrom.
Comments from the Commission during questions of staff included:
o
Sebastopol is a vacation destination.
• Asked about signage conditions. Signage for vacation rentals should be limited to
something general like ‘Rose Cottage’, not prohibited.
• The concept of this being a whole house or condo, which is considered a nonhosted vacation rental being put up for rent is not extraordinary.
• Asked about distribution of Short term rentals; going forward, it would be helpful
to have a map showing where these hosted or non-hosted vacation rental sites
exist in town.
This could ensure that neighborhoods aren’t being destroyed, and that if these
vacation rentals are being clustered, that they’re being clustered in good
places.
• Asked about monitoring and unlicensed rentals. We need to ensure that we’re
regulating all vacation rentals, that we’re not missing any as has been the case in
the past.
• Asked about TOT collection. Noted the City of Santa Monica was sued by AirBnB
for their laws regarding unpermitted units. The courts sided with the City of Santa
Monica regulations.
-

Hearing no further questions, Chair Douch asked if the applicant wished to make a
presentation.
The applicant, Tanja Beck, gave a presentation and was available for questions.
The Commission asked questions of Ms. Beck.
Comments from the Commission during questions of the applicant included:
o
Flooding is an issue in the neighborhood where this home is located.
• There are three empty parcels near this property; the owner has indicated that
he’d like to do a high-density residential development in the future.
o
The City has a wood burning appliance ordinance so a firepit would not be
permissible.
o
If a hot tub were ever to be installed, it should be installed away from the house to
the north.
o
Glad to hear that parties will not be allowed.
• Concerned about renters bringing their pets and leaving them in the backyard,
being left to bark, etc.
6

Chair Douch asked if members of the public wished to speak on this item.
Linda Marietta, a resident of Sebastopol, commented:
o
Lives on the other end of Johnson Street.
o
This sounds like a very compliant rental.
o
Concerned with the number of rentals, especially given the fires, floods, and lack of
housing here.
o
This area is near The Barlow, it’s a nice area.
• Wants to see the Planning Commission look at this issue and find a balance.
• Encouraged the Commission to look at putting a limit or adding a certain criterion
regarding the number of non-hosted rentals it will allow.
• Thanked the Commission for their time.
Jan Peterson, a resident of Sebastopol, commented:
• Lives on Johnson Street.
• The applicant and her partner sound like very responsible hosts.
• Very concerned about the idea of non-hosted vacation rentals.
• Sonoma County has such a terrible housing shortage already.
• This issue should be looked at very seriously.
• Doesn’t understand why we need to allow non-hosted rentals at all.
• Hosted rentals are fine because a lot of people need to supplement their income in
that way.
o
If we do continue to allow non-hosted rentals, we should look at how many to allow
in each neighborhood because having a neighborhood full of tourists or empty
houses could be very detrimental.
• There should be a limit.
• Does not support placing a business sign in a residential neighborhood.
• Asked a clarifying question on occupancy.
• Supports the application being limited to four occupants, as requested in the
application, rather than the maximum overnight occupancy allowed under the
Zoning Ordinance of six people.
• Has other more long-term comments and questions if this continues to be a trend.
• In this case she expressed having no issues of great concern.
• Would prefer long-term neighbors.
• Thanked the Commission for their time.
ila Benavidez-Heaster, a resident of Sebastopol, commented:
• Welcomed Commissioner Oetinger.
• Concerned regarding non-hosted aspect.
• The applicant has indicated that they intend to travel; what happens if the operator
is out of the Country and cannot be reached?
• The applicant seems to be thorough.
• Would like the Commission to think about the concept of non-hosted rentals and
whether we really want to open ourselves up to that.
• This seems like a well thought out application.
• Thanked the Commission for their time.
Hearing nothing further, Chair Douch closed the public comment period and brought it
back to the Commission for discussion.
Commissioner Doyle commented:
• Interested in hearing the thoughts of others on the Commission.
• This is a very important topic.
7

o

•
•

The Commission has spent a lot of time on this topic already.
Some flexibility should be considered to allow a person to do what this applicant is
requesting to do.
Wants to incentivize owners of residential units to rent long-term.
One way to incentivize owners of residential units to rent long-term would be to
restrict the number of nights that a unit can be rented on a short-term basis.
This is something that the Commission should have discussed during their prior
discussions on this topic.
Suggested a maximum of 120 nights.
The Commission should discuss this further.
Likes the suggestions that staff included in the staff report.
Likes what Petaluma is doing.
A lot of hassles come with short-term rentals as well.
We want to encourage people, in an economic sense, to rent to full-time residents.
Suggested putting a cap on the number of days per year, if the Commission votes
to approve this request.
Would like to include a cap of 120 days.
In terms of signage, a sign that reads something like ‘Rose Cottage’ could be
sufficient and would allow the operator to market the unit in that way.
Suggested that Condition 6 be revised to allow for signage with a generic name.
-

-

-

o

•
•
•
•

-

•

-

Commissioner Glaser commented:
• Supports general signage like ‘Rose Cottage’, perhaps with the operator’s phone
number on it, for ease of contact if/when issues arise.
• Asked a clarifying question of Commissioner Doyle.
Commissioner Doyle responded:
• Limiting the number of days that a unit can be rented on a short-term basis could
mean that a Use Permit wouldn’t be required.
• If a Use Permit remains as a requirement, setting a limit with this application could
set a precedent for future applications.
• More discussion is needed.
Commissioner Glaser commented:
• Would not support setting a limit with this application.
• The Commission needs to think about this at the zoning level.
• Likes Commissioner Doyle’s idea.
Chair Douch commented:
• Understands Commissioner Doyle’s idea, but does not believe it’s the right solution
because if you’re going to allow someone to rent their unit for up to 90 or 120 days
on a short-term basis, you’re essentially taking it off the market for the rest of the
year because there aren’t many people looking for a long-term rental of 8 or 9
months.
Commissioner Doyle responded:
• The idea is to allow some flexibility while discouraging short-term rentals.
• Wants to send a message to potential investors that the most efficient economic
use would be long-term rentals.
Commissioner Glaser responded:
• The idea is to make short-term rentals unattractive as they are a type of facility
that we do not want to have.
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•

Does not want short-term rentals to be a cost-effective approach for potential
investors.
Concurs with Commissioner Doyle.

•

Chair Douch responded:
• Tends to agree that Commissioner Doyle and Commissioner Glaser bring up a great
talking point for a future discussion.
Commissioner Oetinger commented:
• Suggested that the Commission consider capping the number of short-term
vacation rentals they would allow.
• The City needs to have criteria when giving up housing.
We’re starting something and we need to know when we’re going to stop.
• Reiterated her request for a map that shows where these hosted or non-hosted
vacation rental sites exist in town.
• Could decide on this application, as it’s our first, without seeing a map of what we
have already, but wouldn’t want to make a decision on a future request without
that information.
• Likes the two-year timeframe.
• Would like to see a limit on the number of these type of rentals that we will
approve.
• Tracking the number of days that these units are being rented may be difficult to
do.
-

Commissioner Kelley commented:
• Would like to add a condition of approval that states that no outdoor wood burning
appliances are allowed per the City’s Wood Burning Appliance Ordinance.
• Supports limiting the approval to two years.
Does not support allowing an administrative extension beyond that two-year
timeframe.
• Appreciates Commissioner Doyle’s comments about limiting the number of days
and doesn’t see why that cannot be done with this application.
Could support allowing up to 120 days.
-

-

Commissioner Fernandez commented:
• Expressed having some similar concerns.
• Does not support limiting the number of days for this application because the
Commission would be setting a precedent.
• The Commission should set further discussion of setting a limit on the number of
nights, and/or a cap as a future agenda item.
• We’re fortunate with this application as the operators are experienced and appear
to be very responsible.
o
Concurred with the concern about reducing our housing stock.
• These types of short-term rentals provide opportunities for some families that
cannot afford to stay in a hotel.
• This property is in a very active, and sometimes noisy area.
• Supports this application.
o
Does not support signage on these rentals.
It’s not good to advertise this use as it will indicate that the home is likely
vacant at times.
-
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Commissioner Doyle commented:
• Referred to a section of the Zoning Ordinance and to Condition 4 (survey
response).
The condition sounds innocuous.
Would prefer to have Condition 4 stricken and rely on the text that is already in
the Zoning Ordinance.
Doesn’t feel super strongly but wants to avoid overregulation.
-

-

Members of the Commission expressed agreement with striking Condition 4.
Chair Douch commented:
• Part of what is attractive about this application is the thoroughness and experience
of the applicant as well as their proximity to the property.
• Per a concern raised by Ms. Benavidez-Heaster, the operators should have an
agent or person in place for when they may be away traveling or be otherwise
unavailable.
Commissioner Doyle commented:
• The applicant indicated that they would not be renting out the unit on a short-term
basis when they’re traveling for larger chunks of time.
During this time, they would only rent it out as a long-term rental.
-

The applicant responded in the affirmative.
Commissioner’s commented:
• The Ordinance already covers the need for an operator/agent to be readily
available for short-term renters at all times.
• No additional condition should be necessary regardless of the applicant’s intent.
Director Svanstrom asked a clarifying question of Commissioner Doyle with regards to
striking Condition 4.
Commissioner Doyle responded:
• The ‘annual permit review’ requirement language in the Zoning Ordinance can be
found on page 17-134, Section 17.260.060 B. 2.
Director Svanstrom responded:
• Thanked Commissioner Doyle.
• Suggested that Condition 4 be stricken and that a new Condition be added to
reflect the above referenced language.
The Commission concurred.
Commissioner Kelley commented:
• While this applicant has indicated that they do not intend to install a hot tub, it is
important to ensure that hot tub use for these types of rentals follow the quiet hour
recommendations because they can be quite noisy.
Commissioner Doyle responded that noise issues are already addressed.
Commissioner Kelley commented:
• Would like the use of hot tubs addressed under Condition 9.

10

The Commission concurred.
The Commission asked clarifying questions of Director Svanstrom.
Commissioner Glaser made a motion to approve the application as submitted with the
conditions of approval as discussed including the modification to Condition 4 as well as the
modification to Condition 9 as requested by Commissioner Kelley.
Director Svanstrom commented:
• There was also a request to include a condition of approval that states that no
outdoor wood burning appliances are allowed per the City’s Wood Burning
Appliance Ordinance.
Commissioner Fernandez commented:
• Does not see the need to add separate conditions regarding hot tub use and wood
burning appliance use as they’re already addressed in the ordinance.
Commissioner Kelley commented:
• Unfortunately, very few people know the City’s rules so it’s important to make it as
clear as possible.
Hopes for support from the rest of the Commission on this.
-

Commissioner Glaser responded:
o
It doesn’t make sense to add them as a special condition when they already exist
in the ordinance, that’s why we have these ordinances in the first place.
Commissioner Kelley responded:
• Vacation rentals a fairly new thing and the Commission has not talked about the
use of hot tubs and wood burning appliances within the context of this type of use.
• The applicant did not appear to be aware of the City’s wood burning appliance
ordinance even though they don’t intend to allow it.
• This needs to be addressed.
Commissioner Fernandez seconded the motion as stated by Commissioner Glaser.
Chair Douch commented:
• The Commission does need to look at how to address short-term rentals in the
future.
This could include; consideration of capping the number of days, or some other
mechanism to ensure that the percentage of housing stock and/or locations is
appropriate.
The Commissiàn should look at agendizing further discussion and potential
amendments to the ordinance.
• The ordinance was never meant to prohibit people from doing what this applicant is
seeking to do.
-

-

Commissioner Kelley commented:
o
As a vacation rental, this one will be located in an appropriate location.
• Approval of this will result in an 880 square foot home being removed from the
City’s housing stock.
Because of this, she cannot vote to approve this request.
-
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Commissioner Oetinger commented:
• Agrees with Commissioner Kelley’s sentiment, however, the City’s rules have
allowed this to be created and as such she is okay with approving this request.
• Without a standard, limit or other criteria, she would have a hard time approving a
future request like this one.
Commissioner Doyle commented:
• It is important to agendize future discussion of this.
Hopes said discussion can occur before another short-term rental application
comes forward.
o
Likes Commissioner Oetinger’s suggestion to have a map of where these rentals
exist.
Suggested that a map showing where these types of rentals exist in the
neighborhood where one is being applied for, or even city-wide be provided in
the future.
This would help the Commission to get a sense of their distribution.
-

-

-

Commissioner Glaser commented:
• The map is very important, more so than setting a quota.
The Commission voted on the motion as follows:
AYES:
NOES:

Chair Douch, and Commissioners Glaser, Fernandez, Doyle, and
Oetinger
Commissioner Kelley

ABSTAIN:
ABSENT:

None
Commissioners Wilson and Fritz

Chair Douch thanked the applicant.
Director Svanstrom noted the appeal period, after which the decision becomes final and
the use could commence.
Chair Douch adjourned the meeting at 9:02 p.m. for a brief break.
Chair Douch reconvened the meeting at 9:07 p.m.
E. Planning Commission Workplan. Approval of a Resolution recommending the
Planning Commission Workplan to City Council for its review and approval.
Director Svanstrom provided a brief presentation.
The Commission asked questions of staff.

Comments from the Commission included:
• A section to address vacation rentals should be added.
Director Svanstrom responded in the affirmative and provided additional updates.
The Commission agreed with adding vacation rentals as item #4, moving the others down,
and with striking #7.
The Commission asked additional questions of staff.
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Commissioner Doyle made a motion to approve the resolution as modified.
Commissioner Fernandez seconded the motion.
AYES:
NOES:
ABSTAIN:
ABSENT:

Chair Douch, and Commissioners Fernandez, Glaser, Doyle, and
Oetinger
Commissioner Kelley
None
Commissioners Wilson and Fritz

Chair Douch asked staff about election of a Vice Chair as the Commission does not
currently have one as Vice Chair Jacobs’ term expired.
Director Svanstrom responded that election of both Chair and Vice Chair would be on the
next agenda.
Commissioner Fernandez commented:
• Has been involved with the Small Business Development Center for many years.
Small business administration is handling a lot of the disaster relief.
Any businesses or individuals that may be looking for loans as a result of flood
damage can contact him for help in finding available resources.
-

-

Director Svanstrom thanked Commissioner Fernandez for his comments and updated the
Commission on City-related efforts with regards to flood recovery as well.
9. DISCUSSION: (none)
10. ADJOURNMENT: Commissioner Fernandez made a motion to adjourn the meeting.
Commissioner Glaser seconded the motion. The Commission was unanimous. Chair
Douch adjourned the meeting at 9:15 p.m. The next regularly scheduled Planning
Commission meeting will take place on Tuesday, April 09, 2019, at 7:00 p.m. at the
Sebastopol Youth Annex, 425 Morris Street, Sebastopol, CA 95472
Respectfully Submitted By:

Kari Svanstrom
Planning Director
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ATTACHMENT 4

Kari Svanstrom
From:
Sent:
To:
Subject:

Jan Peterson <plumcot@sonic.net>
Thursday, April 04, 2019 7:48 PM
City Council; Kari Svanstrom; Dana Morrison
Non-hosted Vacation Rentals

To the Sebastopol City Council and the Planning Department:
Recently I learned that the City of Sebastopol allows non-hosted vacation rentals in residential
neighborhoods (if a permit is granted by the city). On Johnson St., where I live, a house was
recently purchased by a real estate agent who applied for and received a permit for a nonhosted vacation rental from the Sebastopol Planning Commission
According to the City of Sebastopol INFORMATION VACATION RENTALS document that I found
on-line, the city’s intention is to “promote visitor-serving businesses while preserving the
character of residential neighborhoods” and “preserving the supply of permanent housing”.
Most of us know that there is a severe shortage of rental housing in our area. If non-hosted
short-term rentals to tourists are allowed, obviously there will be even fewer rentals available
to long-term residents.
Also, allowing groups of tourists to be frequently moving in and out of homes in residential
neighborhoods is not good for the neighborhood. Long-term residents value knowing who
lives in each house, often even helping each other out and establishing friendships. Losing
even one house on the street to non-residential use can detract from the pleasure and
security of living in a real neighborhood.
Neighborhoods like mine near the center of downtown may seem desirable for tourist rentals.
But more importantly, they are excellent locations for long-term residents who work at or
patronize downtown businesses because no driving is required.
I hope that the Sebastopol City Council and the Planning Commission will take a good look, as
soon as possible, at the question of whether non-hosted vacation rentals should be permitted
at all. I feel fine about living in a tourist destination, but when it comes to preserving housing
and neighborhoods, I think the needs of residents should always be the most important
consideration.
Janet Peterson
395 Johnson St.
707-308-8112
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