Agenda Item Number 9

CITY OF SEBASTOPOL
CITY COUNCIL
AGENDA ITEM

Meeting Date:
To:
From:
Subject:
Recommendation:
Funding:

July 21, 2020
Honorable Mayor and City Councilmembers
Kari Svanstrom, Planning Director
Extension of an Urgency Ordinance Regarding Non-Hosted Vacation
Rentals of More than 30 Days a Year
That the City Council adopt the Urgency Ordinance Extension
Currently Budgeted: _______ Yes _________ No __XX___ N/A
Net General Fund Cost: N/A
Amount: $0

Account Code/Costs authorized in City Approved Budget (if applicable) ____AK______ (verified by Administrative Services
Department)

INTRODUCTION:
On August 6, 2019, the City Council adopted an Urgency Ordinance establishing a moratorium on
the establishment of new non-hosted vacation rentals of more than 30 days per year. The
moratorium was extended on September 3, 2019 and is effective until August 6, 2020. An
extension of the Ordinance would extend the moratorium to August 6, 2021, or until such time
that a new Ordinance regarding vacation rentals can be adopted.
BACKGROUND:
At its May 21, 2019 meeting, the City Council heard and upheld an appeal to deny a Use Permit
for a non-hosted vacation rental. The Council found that the conversion of a dwelling unit to a
transient use was inconsistent with the City’s adopted Housing Element, which states that the City
should take measures to protect existing housing stock for permanent residents. Following denial
of the Use Permit, the Council adopted Urgency Ordinance 1126 on August 6th and Planning staff
held two meetings with the Planning Commission, one on August 13th and one on August 27th,to
review specific items and to receive recommendations and guidance related to the regulation of
non-hosted vacation rentals.
After the initial discussions with the Planning Commission, staff researched consultants to assist
with this effort, and also included the costs for this work in the City’s application for a State
planning grant (SB2). Staff is working with Smart City Policy Group to finalize a scope of work for
this assistance (the consultant was not available during the initial Covid-19 Shelter in Place, but is
now available to begin work). The City recently received State approval for this project, and
associated grant funding, and is moving forward with the agreement for these funds. Work with
the consultant is anticipated to start in August 2020, including community meetings (virtual),
meetings with vacation rental operators, and the Planning Commission. In the interim, staff is
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recommending that the moratorium on new non-hosted (whole-house) vacation rentals be
extended.
DISCUSSION:
The purpose of the Urgency Ordinance is to institute a moratorium on non-hosted vacation rentals
of greater than 30 days per year. The extension is necessary due to various delays, including the
fall 2019 evacuations and location emergency, and the Covid-19 pandemic and related local
emergency declarations. The urgency is to allow for discussions and deliberations between
Planning staff and the Planning Commission, as well as the public, to develop regulations on nonhosted vacation rentals of greater than 30 days that are not in conflict with the City’s General Plan
polices as they related to housing.
The moratorium does not apply to:
•
•
•

Non-hosted vacation rentals that are currently registered with the City.
Non-hosted vacation rentals of less than 30 days per year.
Hosted vacation rentals of any length in time (both existing registered rentals and new
applications for hosted rentals). As expressed at the May 21, 2019 hearing, the Council was
not concerned with these rentals, as they maintain the long—term residential use.

Under State law, a city council may adopt, and extend, an interim Urgency Ordinance pursuant to
Government Code Section 65858, prohibiting a use in conflict with a city's contemplated zoning
proposal, in order to protect the public safety, health, and welfare and must contain clauses
justifying its adoption.
Government Code Section 65858 further provides that subsequently, after notice and a public
hearing on the matter, the City Council may initially extend the Urgency Ordinance for an
additional 10 months and 15 days and then extend it again for an additional year. Each extension
requires a four-fifths vote of the City Council. In all, with extensions, an interim ordinance may
remain in force for up to two years. Staff does not anticipate the full year of the extension will be
necessary. However, as this is the last extension allowed under state law, and to provide ample
time for policy analysis and adoption, staff recommends the Council adopt the extension for the
maximum allotted time of 1 year. The Urgency Ordinance (moratorium) will be repealed as part
of adoption of an Ordinance revising the regulations.
PUBLIC NOTICE:
This item was noticed in accordance with the Ralph M. Brown Act and was available for public viewing and
review at least 72 hours prior to schedule meeting date.
FISCAL IMPACT:
There is no fiscal impact associated with the extension of this moratorium.

PUBLIC COMMENT:
Public comments have been received and are included as Attachment 3.
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RECOMMENDATION:
Receive presentation, conduct a public hearing, and adopt the Extension of Ordinance 1126, a
Moratorium.
ATTACHMENTS:
1. Ordinance ____
2. Ordinance 1126 and 1127
3. Public Comments
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ORDINANCE NO. ________

AN URGENCY ORDINANCE OF THE COUNCIL OF THE CITY OF SEBASTOPOL
EXTENDING A MORATORIUM ON
THE ESTABLISHMENT OF NON-HOSTED VACATION RENTALS OF GREATER
THAN 30 DAYS PER YEAR

THE CITY COUNCIL OF THE CITY OF SEBASTOPOL DOES ENACT AS FOLLOWS:
Section 1. Purpose and Findings.
Whereas, the purpose of this ordinance is to prohibit the development of new nonhosted vacation rental uses within the City of Sebastopol pending enactment of
permanent regulations for such uses; and
Whereas, the Council found and recognized the need to preserve existing housing stock
in its adoption of the General Plan Housing Element on March 30, 2015, and further
recognized the crisis in housing by adopting Resolution 6213 declaring a Shelter Crisis
in relation to homelessness in the City of Sebastopol; and
Whereas, the Council finds and determines that non-hosted “full-time” vacation rentals
(more than 30 days per year) may not meet the needs or desires of the community for a
variety of reasons, including community compatibility from the introduction of commercial
uses in residential neighborhoods and the conversion of dwellings to transient
occupancy uses that reduce the availability of housing for long-term residents; and
Whereas, the Council further finds and determines that non-hosted vacation rentals of
more than 30 days per year are inconsistent with the City’s General Plan, adopted
November 16, 2016, in that:
Non-hosted vacation rental uses of more than 30 days per year are inconsistent with the
adopted 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, 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.
Non-hosted vacation rental uses of more than 30 days per year are inconsistent with the
adopted 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, in that the proposed vacation rental use
does not propose to have a permanent resident at the location in conjunction with the
vacation rental use.
Non-hosted vacation rental uses of more than 30 days per year are inconsistent with the
adopted General Plan Land Use Element Goal LU5: Preserve the unique character and
ambiance of residential areas and maintain residential neighborhoods as safe and

Agenda Item Number 9
City Council Meeting Packet of July 21, 2020
Page 4 of 20

attractive places to live with convenient access to services, recreation, and employment,
in that the proposed vacation rental introduces a commercial, transient occupancy use
into residential neighborhoods.
Non-hosted vacation rental uses of more than 30 days per year are inconsistent with the
adopted General Plan Land Use Element Goal LU1: 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, in that it introduces
commercial, transient occupancy uses into residential neighborhoods.
Non-hosted vacation rental uses of more than 30 days per year are inconsistent with the
adopted General Plan’s Community Design Element, Goal CD-1: Preserve and enhance
Sebastopol’s unique character, design, and sense of place as a small, compact town, in
that it converts a residential home in a residential neighborhood to a commercial use.
Whereas, the City of Sebastopol previously adopted Zoning Ordinance regulations for
vacation rentals that strengthened the protection of the City’s existing housing stock in
accordance with the General Plan’s Housing Element, Goal B-2 , however the need has
arisen to further clarify these regulations to provide additional protection of the existing
housing stock and guidance for the public; and,
Whereas, in California, many communities are struggling with the inability to provide
enough housing for long-term residents, and have identified the conversion of dwellings
to short-term rentals as a contributing factor to this issue, and the need to limit and
further regulate such uses; and
Whereas, the conversion of long-term housing units to short-term vacation rentals
reduces housing stock and contributes to increased rents and decreased availability of
affordable housing; and
Whereas, the extreme shortage of housing in Sonoma County and Sebastopol has been
well documented, and measures are needed to prevent further conversion of long-term
housing stock into short-term vacation rentals; and
Whereas, many communities have decided that non-hosted vacation rentals of more
than 30 days per year do not meet the needs or desires of the community for a variety of
reasons, including preservation of existing housing stock for long-term residential use;
economic impacts on hotels and other formal lodging businesses; and health, safety,
and compatibility issues with residential neighborhoods. It is in the interest of the City
that the issues associated with this potential use be reviewed, and appropriate
regulations be developed, to protect the public health, safety, and welfare. To protect
residents and businesses from the potential adverse effects of the conversion of
residential properties to transient residential uses, the City needs time to study this
potential use and determine whether or not it should be permitted or whether the City
should adopt regulatory standards and conditions to be imposed on such operations;
and
Whereas, review of these issues and enactment of appropriate regulations by the
Planning Commission and City Council cannot be accomplished without due
deliberation, and it will take an indeterminate length of time to work out the substance
and details of such requirements. It would be destructive of any proposed restrictions or
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regulations if, during the period they are being studied and considered for adoption,
parties seeking to avoid their operation and effect are permitted to establish such uses
and operate in a manner that might defeat in whole, or in part, the objectives of the
potential requirements and regulations. As a result, it is necessary to establish and
extend a moratorium and prohibition on the establishment and operation of additional
non-hosted vacation rental uses of more than 30 days per year in the City, pending the
completion of the City’s further review of their impacts and possible adoption of
appropriate regulations.
On August 6th, 2019, following a public hearing, the City Council adopted Ordinance No.
1126 establishing an initial 45-day moratorium on the establishment of new non-hosted
vacation rentals of more than 30 days per year. On September 3, 2019, the City Council
adopted Ordinance No. 1127, which extended the moratorium for 10 months and 15
days.
The Planning Commission held preliminary discussions regarding these policies at its
regularly scheduled meetings of August 13, 2019 and August 27, 2019. Additional time
is needed to research and deliberate potential impacts and outcomes of modifications to
the Zoning Ordinance related to non-hosted vacation rentals, particularly in light of two
locally declared emergencies in the interim, which have impacted the progress of this
work. A reasonable period of time is necessary to properly and carefully consider and
develop appropriate regulations for non-hosted vacation rentals of more than 30 days a
year, and therefore an extension of the moratorium is appropriate.
Now, therefore, the City Council of the City of Sebastopol does ordain as follows:
Section 2. Moratorium on Applications for Non-hosted Vacation Rental Uses of
More than 30 Days per Year. During the period this ordinance remains in effect, no
approval of an application for a City of Sebastopol Use Permit, other discretionary
planning permit, or building permit shall be issued for a non-hosted vacation rental of
more than 30 days per year. This Ordinance is not intended to affect existing nonhosted vacation rentals that have been duly licensed and/or registered with the City of
Sebastopol. This Ordinance also does not affect hosted vacation rentals or non-hosted
vacation rentals of less than 30 days per year, in that such uses maintain residential
properties for their primary use as a long-term residence within the community.
Section 3. Immediate Threat to Health, Safety and Welfare. Based on the findings
and conditions set forth and described in Section 1 of this ordinance, the City Council of
the City of Sebastopol, declares this ordinance is necessary as an urgency measure to
address existing threats to the public health, safety and welfare as described in Section
1. The Council determines that the establishment of additional non-hosted vacation
rentals of more than 30 days per year in the absence of adopted allowances or
appropriate standards and procedures would result in a further threat to the public
health, safety and welfare.
Section 4. Conflicting Laws. During the continuation of the effectiveness of this
ordinance, the provisions of this ordinance shall govern. If there is any conflict between
the provisions of this ordinance and any provision of the Sebastopol City Code, or any
City ordinance, resolution or policy, the provisions of this ordinance shall control.
Section 5. Severability. If any section, subsection, sentence, clause, phrase or word
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of this ordinance is for any reason held to be invalid and/or unconstitutional by a court of
competent jurisdiction, such decision shall not affect the validity of the remaining
portions of this ordinance.
Section 6. Effective Date. This ordinance is declared to be an urgency measure and if
adopted by the affirmative date of at least four Councilmembers, shall become effective
upon its adoption. This ordinance shall be in full force and effect for a period of one (1)
year, unless extended by the City Council in accordance with the provisions of California
Government Code 65858.
IN COUNCIL DULY PASSED AND ADOPTED this 21st day of July 2020.
AYES:
NOES:
ABSENT:
ABSTAIN:

APPROVED: ____________________________
Mayor

ATTEST: _______________________________
City Clerk
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ORDINANCE NO. 1126

URGENCY ORDINANCE OF THE COUNCIL OF THE CITY OF SEBASTOPOL
ADOPTING AND IMPOSING A MORATORIUM ON
THE ESTABLISHMENT OF NON-HOSTED VACATION RENTALS OF GREATER THAN 30 DAYS PER
YEAR

THE CITY COUNCIL OF THE CITY OF SEBASTOPOL DOES ENACT AS FOLLOWS:
Section 1. Purpose and Findings.
Whereas, the purpose of this ordinance is to prohibit the development of new non-hosted
vacation rental uses within the City of Sebastopol pending enactment of permanent regulations
for such uses; and
Whereas, the Council found and recognized the need to preserve existing housing stock in its
adoption of the General Plan Housing Element on March 30, 2015, and further recognized the
crisis in housing by adopting Resolution 6213 declaring a Shelter Crisis in relation to
homelessness in the City of Sebastopol; and
Whereas, the Council finds and determines that non-hosted “full-time” vacation rentals (more
than 30 days per year) may not meet the needs or desires of the community for a variety of
reasons, including community compatibility from the introduction of commercial uses in
residential neighborhoods and the conversion of dwellings to transient occupancy uses that
reduce the availability of housing for long-term residents; and
Whereas, the Council further finds and determines that non-hosted vacation rentals of more than
30 days per year are inconsistent with the City’s General Plan, adopted November 16, 2016, in
that:
Non-hosted vacation rental uses of more than 30 days per year are inconsistent with the adopted
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, 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.
Non-hosted vacation rental uses of more than 30 days per year are inconsistent with the adopted
Housing Element, Policy B-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, in that the proposed vacation rental use does not propose to have a permanent resident at
the location in conjunction with the vacation rental use.
Non-hosted vacation rental uses of more than 30 days per year are inconsistent with the adopted
General Plan Land Use Element Goal LUS: Preserve the unique character and ambiance of
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residential areas and maintain residential neighborhoods as safe and attractive places to live with
convenient access to services, recreation, and employment, in that the proposed vacation rental
introduces a commercial, transient occupancy use into residential neighborhoods.
Non-hosted vacation rental uses of more than 30 days per year are inconsistent with the adopted
General Plan Land Use Element Goal LU1: 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, in that it introduces commercial, transient occupancy
uses into residential neighborhoods.
Non-hosted vacation rental uses of more than 30 days per year are inconsistent with the adopted
General Plan’s Community Design Element, Goal CD-i: Preserve and enhance Sebastopol’s unique
character, design, and sense of place as a small, compact town, in that it converts a residential
home in a residential neighborhood to a commercial use.
Whereas, the City of Sebastopol previously adopted Zoning Ordinance regulations for vacation
rentals that strengthened the protection of the City’s existing housing stock in accordance with
the General Plan’s Housing Element, Goal 8-2, however the need has arisen to further clarify
these regulations to provide additional protection of the existing housing stock and guidance for
the public; and,
Whereas, in California, many communities are struggling with the inability to provide enough
housing for long-term residents, and have identified the conversion of dwellings to short-term
rentals as a contributing factor to this issue, and the need to limit and further regulate such uses;
and
Whereas, the conversion of long-term housing units to short-term vacation rentals reduces
housing stock and contributes to increased rents and decreased availability of affordable housing;
an d
Whereas, the extreme shortage of housing in Sonoma County and Sebastopol has been well
documented, and measure are needed to prevent further conversion of long-term housing stock
into short-term vacation rentals; and
Whereas, many communities have decided that non-hosted vacation rentals of more than 30
days per year do not meet the needs or desires of the community for a variety of reasons,
including preservation of existing housing stock for long-term residential use; economic impacts
on hotels and other formal lodging businesses; and health, safety, and compatibility issues with
residential neighborhoods. It is in the interest of the City that the issues associated with this
potential use be reviewed, and appropriate regulations be developed, to protect the public
health, safety, and welfare. To protect residents and businesses from the potential adverse
effects of the cor~version of residential properties to transient residential uses, the City needs
time to study this potential use and determine whether or not it should be permitted or whether
the City should adopt regulatory standards and conditions to be imposed on such operations; and
Whereas, review of these issues and enactment of appropriate regulations by the Planning
Commission and City Council cannot be accomplished without due deliberation, and it will take
an indeterminate length of time to work out the substance and details of such requirements. It
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would be destructive of any proposed restrictions or regulations if, during the period they are
being studied and considered for adoption, parties seeking to avoid their operation and effect are
permitted to establish such uses and operate in a manner that might defeat in whole, or in part,
the objectives of the potential requirements and regulations. As a result, it is necessary to
establish a moratorium and prohibition on the establishment and operation of additional nonhosted vacation rental uses of more than 30 days per year in the City, pending the completion of
the City’s further review of their impacts and possible adoption of appropriate regulations.
Now, therefore, the City Council of the City of Sebastopol does ordain as follows:
Section 2. Moratorium on Applications for Non-hosted Vacation Rental Uses of More than 30
Days per Year. During the period this ordinance remains in effect, no approval of an application
for a City of Sebastopol Use Permit, other discretionary planning permit, or building permit shall
be issued for a non-hosted vacation rental of more than 30 days per year. This Ordinance is not
intended to affect existing non-hosted vacation rentals that have been duly licensed and/or
registered with the City of Sebastopol. This Ordinance also does not affect hosted vacation
rentals or non-hosted vacation rentals of less than 30 days per year, in that such uses maintain
residential properties for their primary use as a long-term residence within the community.
Section 3. Immediate Threat to Health, Safety and Welfare. Based on the findings and conditions
set forth and described in Section 1 of this ordinance, the City Council of the City of Sebastopol,
declares this ordinance is necessary as an urgency measure to address existing threats to the
public health, safety and welfare as described in Section 1. The Council determines that the
establishment of additional non-hosted vacation rentals of more than 30 days per year in the
absence of adopted allowances or appropriate standards and procedures would result in a
further threat to the public health, safety and welfare.
Section 4. Conflicting Laws. During the continuation of the effectiveness of this ordinance, the
provisions of this ordinance shall govern. If there is any conflict between the provisions of this
ordinance and any provision of the Sebastopol City Code, or any City ordinance, resolution or
policy, the provisions of this ordinance shall control.
Section 5. Severability. If any section, subsection, sentence, clause, phrase or word of this
ordinance is for any reason held to be invalid and/or unconstitutional by a court of competent
jurisdiction, such decision shall not affect the validity of the remaining portions of this ordinance.
Section 6. Effective Date. This ordinance is declared to be an urgency measure and if adopted by
the affirmative date of at least four Councilmembers, shall become effective upon its adoption.
This ordinance shall be in full force and effect for a period of 45 days, unless extended by the City
Council in accordance with the provisions of California Government Code 65858.
IN COUNCIL
VOTE:
Ayes:
Noes:
Abstain:
Absent:

DULY PASSED AND ADOPTED this

6th

day of August 2019.

Councilmembers Carnacchi, Glass, Gurney and Vice Mayor Slayter
None
None
Mayor Hinton
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APPROVED:

ATTEST:

Vice/ Mayor Patrick SI yter
M.$ Gourley, A ~stant City Manager/City Clerk, MMC

APPROVED AS TO FORM:
Larry ~~-~~!iin, City Attorney
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ORDINANCE NO. 1127

AN URGENCY ORDINANCE OF THE COUNCIL OF THE CITY OF SEBASTOPOL
EXTENDING A MORATORIUM ON
THE ESTABLISHMENT OF NON-HOSTED VACATION RENTALS OF GREATER THAN 30 DAYS

PER

YEAR

THE CITY COUNCIL OF THE CITY OF SEBASTOPOL DOES ENACT AS FOLLOWS

Section 1. Purpose and Findings.
Whereas, the purpose of this ordinance is to prohibit the development of new non-hosted
vacation rental uses within the City of Sebastopol pending enactment of permanent regulations
for such uses; and
Whereas, the Council found and recognized the need to preserve existing housing stock in its
adoption of the General Plan Housing Element on March 30,2015, and further recognized the
crisis in housing by adopting Resolution 6213 declaring a Shelter Crisis in relation to
homelessness in the City of Sebastopol; and
Whereas, the Council finds and determines that non-hosted "full-time" vacation rentals (more
than 30 days per year) may not meet the needs or desires of the community for a variety of
reasons, including community compatibility from the introduction of commercial uses in
residential neighborhoods and the conversion of dwellings to transient occupancy uses that
reduce the availability of housing for long-term residents; and
Whereas, the Council further finds and determines that non-hosted vacation rentals of more than
30 days per year are inconsistent with the City's General Plan, adopted November 1,6,201,6, in

that:
Non-hosted vacation rental uses of more than 30 days per year are inconsistent with the adopted
Housing Element, Goal B-2: Preserve Housing Resources Sebastopol will strive to mointoin ond
preserve existing housing resources, including both offordoble and morket rote 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.
Non-hosted vacation rental uses of more than 30 days per year are inconsistent with the adopted
Housing Element, Policy 8-6: The City will address housing used os temporory, short-term, ond/or
vacotion rentols, such os Airbnb.com and vrbo.com rentals, to ensure thot such uses do not reduce
the existing housing stock for owners ond renters and to reduce potentiol impqcts to neighboring
uses, in that the proposed vacation rental use does not propose to have a permanent resident at
the location in conjunction with the vacation rental use.
Non-hosted vacation rental uses of more than 30 days per year are inconsistent with the adopted
General Plan Lond tJse Element Gool LIJS: Preserve the unique character ond ombiance of
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residentiol areas ond maintoin residentiol neighborhoods os sofe ond attroctive ploces to live with
convenient occess to services, recreotion, and employment, in that the proposed vacation rental
introduces a commercial, transient occupancy use into residential neighborhoods.
Non-hosted vacation rental uses of more than 30 days per year are inconsistent with the adopted
General Plan Lond Use Element Gool LU1: Mointoin Sebostopolos o unique, charming, ond
environmentolly sensitive smoll town that provides residents, businesses, ond visitors with
opportunities to enjoy o high quolity of life, in that it introduces commercial, transient occupancy
uses into residential neighborhoods.
Non-hosted vacation rental uses of more than 30 days per year are inconsistent with the adopted
General Plan's Community Design Element, Goal CD-1-: Preserve and enhance Sebostopol's unique
choracter, design, ond sense of place os o smoll, compoct town, in that it converts a residential
home in a residential neighborhood to a commercial use,
Whereas, the City of Sebastopol previously adopted Zoning Ordinance regulations for vacation
rentals that strengthened the protection of the City's existing housing stock in accordance with
the General Plan's Housing Element, Gool B-2, however the need has arisen to further clarify
these regulations to provide additional protection of the existing housing stock and guidance for
the public; and,
Whereas, in California, many communities are struggling with the inability to provide enough
housing for long-term residents, and have identified the conversion of dwellings to short-term
rentals as a contributing factor to this issue, and the need to limit and further regulate such uses;
and

Whereas, the conversion of long-term housing units to short-term vacation rentals reduces
housing stock and contributes to increased rents and decreased availability of affordable housing;
and

Whereas, the extreme shortage of housing in Sonoma County and Sebastopol has been well
documented, and measures are needed to prevent further conversion of long-term housing stock
into short-term vacation rentals; and
Whereas, many communities have decided that non-hosted vacation rentals of more than 30
days per year do not meet the needs or desires of the community for a variety of reasons,
including preservation of existing housing stock for long-term residential use; economic impacts
on hotels and otherformal lodging businesses; and health, safety, and compatibility issues with
residential neighborhoods. lt is in the interest of the City that the issues associated with this
potential use be reviewed, and appropriate regulations be developed, to protect the public
health, safety, and welfare. To protect residents and businesses from the potential adverse
effects of the conversion of residential properties to transient residential uses, the City needs
time to study this potential use and determine whether or not it should be permitted or whether
the City should adopt regulatory standards and conditions to be imposed on such operations; and
Whereas, review of these issues and enactment of appropriate regulations by the Planning
Commission and City Council cannot be accomplished without due deliberation, and it will take
an indeterminate length of time to work out the substance and details of such requirements. lt
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would be destructive of any proposed restrictions or regulations if, during the period they are
being studied and considered for adoption, parties seeking to avoid their operation and effect are
permitted to establish such uses and operate in a mannerthat might defeat in whole, or in part,
the objectives of the potential requirements and regulations. As a result, it is necessary to
establish and extend a moratorium and prohibition on the establishment and operation of
additional non-hosted vacation rental uses of more than 30 days peryear in the City, pending the
completion of the City's further review of their impacts and possible adoption of appropriate
regulations.
On August 6rh,2019, following a public hearing, the City Council adopted Ordinance No. 1126
establishing an initial 45-day moratorium on the establishment of new non-hosted vacation
rentals of more than 30 days per year.

The Planning Commission held preliminary discussions regarding these policies at its regularly
scheduled meetings of August 1,3,201,9 and August 27,20!9. Additional time is needed to
research and deliberate potential impacts and outcomes of modifications to the Zoning
Ordinance related to non-hosted vacation rentals. A reasonable period of time is necessary to
properly and carefully consider and develop appropriate regulations for non-hosted vacation
rentals of more than 30 days a year, and therefore extension of the moratorium is appropriate.
Now, therefore, the City Council of the City of Sebastopol does ordain as follows
Section 2. Moratorium on Applications for Non-hosted Vacation Rental Uses of More than 30
Days per Year. During the period this ordinance remains in effect, no approval of an application
for a City of Sebastopol Use Permit, other discretionary planning permit, or building permit shall

beissuedforanon-hostedvacationrentalof morethan30daysperyear. ThisOrdinanceisnot
intended to affect existing non-hosted vacation rentals that have been duly licensed and/or
registered with the City of Sebastopol, This Ordinance also does not affect hosted vacation
rentals or non-hosted vacation rentals of less than 30 days per year, in that such uses maintain
residential properties for their primary use as a long-term residence within the community.
Section 3. lmmediate Threat to Health, Safety and Welfare. Based on the findings and conditions
set forth and described in Section L of this ordinance, the City Council of the City of Sebastopol,
declares this ordinance is necessary as an urgency measure to address existing threats to the
public health, safety and welfare as described in Section 1. The Council determines that the
establishment of additional non-hosted vacation rentals of more than 30 days per year in the
absence of adopted allowances or appropriate standards and procedures would result in a
further threat to the public health, safety and welfare.
Section 4. Conflicting Laws. During the continuation of the effectiveness of this ordinance, the
provisions of this ordinance shall govern. lf there is any conflict between the provisions of this
ordinance and any provision of the Sebastopol City Code, or any City ordinance, resolution or
policy, the provisions of this ordinance shall control.

5. Severability. lf any section, subsection, sentence, clause, phrase or word of this
ordinance is for any reason held to be invalid and/or unconstitutional by a court of competent

Section

jurisdiction, such decision shall not affect the validity of the remaining portions of this ordinance
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6. Effective Date. This ordinance is declared to be an urgency measure and if adopted by
the affirmative date of at least four Councilmembers, shall become effective upon its adoption.
This ordinance shall be in full force and effect for a period of ten (10) months and fifteen (15)
days, unless extended by the City Council in accordance with the provisions of California
Government Code 65858.
Section

lN COUNCIL DULY PASSED AND ADOPTED this 3th day of September 20L9
VOTE:

Ayes:
Noes:

Abstain
Absent:

Councilmembers Carnacchi, Glass, Gurney and Vice Mayor Slayter
None
None
Mayor Hinton

L

APPROVED

Vice Mayor

ck Slayter

(
ATTEST

Gourley, Assistant City Manager/City Clerk, MMC

APPROVED AS TO FORM
La

hlin, City Attoiney
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Kari Svanstrom
From:
Sent:
To:
Subject:

Lawrence J <jaffe.lawrence@gmail.com>
Tuesday, July 07, 2020 11:18 AM
Kari Svanstrom
City Council public comments on the vacation moratorium

Honorable councilmembers
I write to you requesting that you discontinue your work at revising the vacation rental ordinance. As you recall, the
vacation rental provisions had been revised, and Place into the city code. Those well written policies were never given a
chance to operate..placed into the city code. Those well written policies were never given a chance to operate. The first
Request which came before the planning commission was appealed to the city Council and thus began what is now been
a very long process which has moved very slowly and produced no results.

Let us return to the well written, well documented rules that are in the city planning code. The city Council will of course
retain ultimate discretion.
As an operator of one whole house rental in Sebastopol for the last several years I would like to inform you about how it
was used before and since the pandemic. Prior to the pandemic 75% of my guests were either coming into town to visit
family who live here or coming into town to seek treatment for their child from a specialist.
Post pandemic, what was a Airbnb has been occupied by locals who needed to isolate. All my rentals since the pandemic
have been in excess of 30 days. The housing that I am providing on a short-term basis is being used by members of our
community in their time of need. Our town needs this type of flexible housing.
Thank you for your consideration of my Input.
Respectfully
Lawrence Jaffe

1
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Kari Svanstrom
From:
Sent:
To:
Subject:

Marsha Sue Lustig <mslustig@comcast.net>
Friday, July 10, 2020 3:58 PM
Kari Svanstrom
support for moratorium on vacation rentals

Hi Kari,
I understand that the moratorium on vacation rentals will expire if it is not extended. This email is intended as a letter of
support for the extension of the moratorium.
Below, is my original email to the City Council. I still consider the email germane even or especially during the ugly
pandemic.
Thank you,
Marsha Sue Lustig

Begin forwarded message:
From: Marsha Sue Lustig <mslustig@comcast.net>
Subject: support for moratorium on vacation rentals
Date: July 28, 2019 at 11:44:47 AM PDT
To: Mary Gourley <mgourley@cityofsebastopol.org>
Cc: Sarah Gurney <sarahgurney.seb@gmail.com>, Carnacchi Michael
<mcarnacchi@cityofsebastopol.org>, Slayter Patrick <ps.sebcc@gmail.com>, Hinton Neysa
<neysacouncil@gmail.com>, Glass Una JM <una.glass.seb@sonic.net>, Svanstrom Kari
<ksvanstrom@cityofsebastopol.org>, McLaughlin Lawrence
<lmclaughlin@cityofsebastopol.org>
For inclusion in packet regarding a proposed moratorium on vacation rentals

Dear Esteemed Councilmembers,
I was encouraged to learn that you are willing to consider the true costs of vacation rentals to our rental
crisis. The appealing aspect of the moratorium process is that it is divided up into nifty time chunks.
These chunks allow you to consider whether an emergency truly exists within the first 45 days. After
that, there are only about two years maximum for the community to make a decision.
I strongly support a moratorium on ALL vacation rentals until and unless we can prove that they are not
harming our ability to house our working community and the homeless. I think we should study the
entire vacation home rental industry because we do not know the unintended consequences of either
the hosted or non-hosted vacation rentals. That said, it certainly seems more obvious that the nonhosted vacation rentals have a direct link to raising housing prices and limiting available long-term
housing stock.
1
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Here is my list of questions that I consider important in order to decide this issue:

•
•

•

•
•
•
•
•

Who benefits and who doesn’t when we regulate the vacation rental industry?
Are there communities that have regulated the industry that have seen the
benefits of regulation? How about a matrix of measures that have been
implemented elsewhere?
What is the impact of allowing hosted vacation rentals on available housing
housing for long-term house-share tenants?
What locations should be allowed to have vacation rentals?
How many hosted/non-hosted rentals can our City support before there is
a irreversible impact on our already critically low supply of workforce housing?
How many hosted/non-hosted rentals should be in each neighborhood or each
block?
How many total hosted/non-hosted vacation rentals should we allow in
Sebastopol?
How many hosted/non-hosted vacation rentals should we allow to be approved
each year?

During the first 45 days of the moratorium, it would be great if the citizens of
Sebastopol could learn how the hosted and non-hosted vacation rentals are impacting
or have the ability to impact our community. What data have other cities uncovered or
developed that we can learn from?
Thank you for courageously taking on this crisis. This is something you can easily do to help stem the loss
of our housing stock to vacationers.

Warm regards,
Marsha Sue Lustig

2
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Kari Svanstrom
From:
Sent:
Subject:

Charles <love.one.another@sbcglobal.net>
Monday, July 13, 2020 10:27 PM
City Council Public Comment on July 21 Moratorium

Greetings Esteemed Sebastopol City Council Members,
I appreciate the 2019 offer by Planning Director Kari Svanstrom to Sebastopol hosts to arrange a
“meeting/focus group” between hosts and a consultant and look forward to an open and productive
discussion. While we look forward to this event, I have questions and concerns about extending the
moratorium.
Since Sebastopol placed a moratorium, traditional housing comprises *99.9% (*U.S. Census 2010) of
the available dwelling space in Sebastopol, while the remaining five vacation rentals will amount to
*0.1% of the housing stock. Vacation rentals have continually been blamed for the rise in rents and
housing prices. Has Sebastopol seen any decrease in rents or the price of home as a direct result of
the 2019 vacation rental moratorium?
Vacation rentals have actually served to help member of our community by providing immediate
lodging for individuals who lost their homes or sought shelter after the 2017/2018 fires and the 2019
floods and locals who needed to isolate from family or roommates during our current COVID crises.
Locals are certainly easier to isolate themselves in non-hosted rentals than in a public hotel or motel,
especially vs hotels with common lobbies, stairwells and elevators. During troubling times in our
County, many vacation rentals converted to year-round housing to help disaster victims as they made
important life decisions about rebuilding or “next steps”.
The majority of vacation rental owners in Sebastopol have one short-term rental. For many, this earns
them needed income. For retirees, pensions are becoming a thing of the past, owning a vacation
rental is not only a way to make ends meet, it's their retirement nest egg. Extending the moratorium
on vacation rentals negatively affects average folks. In their time of need. Will a permit even be
available for them? One never knows when some unexpected event in their life (i.e. loss of a job, care
of a loved one, divorce or death of a spouse) and they find themselves needing to earn extra
income—offering a home shot-term could be the only way to make ends meet.
You adopted a NEW vacation rental ordinance prior to the 2019 Moratorium. Why don’t you
reinstate those guidelines TODAY and give them a chance to work? Airbnb has been in
operation since 2008, and vacation rentals have been in Sonoma County for over a century, but prior
to the 2019 moratorium only 18 (legal + non-legal) non-hosted vacation rentals were operating in
Sebastopol. There didn't seem to be a big rush to rent short-term before the moratorium.
Banning Vacation Rentals is not a solution to the housing shortage in Sebastopol. In the Cities of
Sonoma and Healdsburg where vacation rentals are banned completely or confined to a few select
areas, both cities struggle with a lack of affordable housing. Housing is a concern for all who live in
Sebastopol. Supporting & providing encouragement to projects that provide real, large-scale
solutions (such as encouraging development of multi-family housing and/or projects that provide a
moderate/low income component) are better steps towards adding housing than restricting the
property rights of the very folks who are grappling with financial issues.
1
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What is Sebastopol doing to create more affordable housing to meet the demand?
Why is the City instead looking to restrict the rights of Property Owners?
If you don’t build more affordable housing as a city grows, you just end up with older homes that cost
more to purchase or rent. Most whole-house short term rental properties are someone’s 2nd home
that is being rented out when they are not able to be there. The ability to earn short term income on
the property is what makes that ownership affordable, allowing middle income folks to afford a 2nd
home. The circumstances include properties inherited from parents where children prefer to share
ownership and use, properties purchased as a future retirement home, or folks who can’t afford
housing there but want to begin building equity themselves (and enjoy a weekend home). Without the
option to earn extra income through flexible short term rentals, siblings might have to sell the inherited
family home, and only the uber-rich who can afford to maintain a vacant home during their own
absences will be purchasing (as has happened in Sonoma and Healdsburg).
I would like to close by aksing the City to consider allowing residents to permit alternative eco-friendly
forms of housing for long or short-term use, like tiny homes, RV’s or yurts to help middle and lowerincome folks afford an economical living space. The County has allowed nationwide companies like
Autocamp in our area to do this. Sonoma Canopy Tours’ Sonoma Treehouse and Safai West have
also offered alternative lodging for years. Come up with some guidelines so the average person can
have a chance, because it’s a fact, since the County adopted its vacation rental "Three Strikes
Penalty" policy, no vacation rental in Sonoma County has received even 1 verified "strike"- let alone
3. This shows owners are responsible and sincerely care about their community.
~Charles Metz

2
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