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






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 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
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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 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.I.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.
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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.

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
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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:


Effect on City’s housing stock



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

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.
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?
 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.
 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).
 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.
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:


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 [COA] #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 # 2019-09
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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City of Sebastopol
Planning Department
7120 Sodega Avenue
Sebastopol, CA 95472
(707) 823-6167 (Phone) or (707) 823-1135 (Fax)
www.ci.sebastopol.ca.us
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MASTER PLANNING APPLICATION FORM

FOR CITY USE ONLY

PROJECT INFORMATION:
ADDRESS:

361 ~JSw~cot,~ ~4.

PARca#:

ON

Q~~OY/

ic9

PLANNINGFILE#: ~°~9
DATEFILED:

O~- ~S ~

TOTAL FEES PAID: $

~

—

RECEIVED BY:
PARCEL
AREA:

DATE APPLICATION
DEEMED COMPLETE:

APPLICANT OR AGENT:
‘S

OWNER OF PROPERTY

Name:

Name:

t—

i&k14

?,CC

Email Address: 10U4,JOt
Mailing Address:
city/state/zip:
Phone:

WBt

~ fr(y Tecuc.

~‘½” S’Stcv I Rd.

≤t6thskpo ( ~ ‘15’t ma

‘(1 &39%flc6

IF OTHER THAN APPLICANT:
Email Address:
Mailing Address:

_______________________

__________________________

City/State/Zip:

-

Phone:
Fax:

Fax:
Business License #:

__________________________

Signature: ~i?)_cA_4t_.
Date:

___________________

?~k_

Business Ucense #:
Signature:
I ce~1lty that this application is being made with my consent.

it

Date:

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

Name:

______

Email Address:

__________________________

Email Address:

Mailing Address: ______________________________

Mailing Address

City/State/Zip:

CitylState/Zip:

Phone:

Phone:

Fax:

_______

______________________________

________________________

Fax:

Master Planning Application Fom&20l7-18 Planning Fees/last updated: 10101 18

© 10:48 AM

Page I

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

I

(Aol1

(Lke

1i,

~ 4t~ (-,ou4p c~s ~ c’ZØ’~ kru..~ ,-€u ~ /

4o v,sdors

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

DNo

~Yes

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

I

CORIAa’hou.QI USe

132.flJAI

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

RStfl{a~4L

DEVELOPMENTDATA:

8 ~‘e

SQuARE FEET BuILDING EXIS11NG

C

~ NIA

SQuARE FEET BUILDING DEMOLISHED:

E~

SQuARE FEET BUILDING NEw:

C
~

0 Bedrooms
2 Bedrooms

ci 4+ Bedrooms
ci 0 Bedrooms
NUMBER OF DWELLING UNITs PROPOSED:

C

2 Bedrooms

ci 4+ Bedrooms
NET CHANGE IN DWELLING UNITS:
Existing:
SETBACKS:

NIA
N IA

NET CHANGE IN BUILDING SQUARE FEET:

NUMBER OF DWELLING UNITS EXISTING:

NIA

ci
ci
ci
U
ci

1 Bedrooms

3 Bedrooms
NIA
I Bedrooms
3 Bedrooms

0’

N/A
NIA
Proposed:

~ Front Yard
CI Side Yard

C Front Yard

~ Rear Yard
C N/A

CI Rear Yard

Mactn Plannino A,w4ir~,’ir., FnnnflflI~.N Plannino F..cfl act ,,ntlatnt

CI Side Yard
~‘NIA

Into’ IR mt Ifl4R AM

—

.

.
Front:

Rear:

Left:

Right:

Front:

Rear:

Left:

Right:

Li

EXISTiNG LOT DIMENsIONs:

PROPOSED LOT DIMENSIONS:

EXISTING LOT AREA:

~b ~+ ZR

PROPOSED LOT AREA:

~‘

N!

Square Feet

Li

N!

Square Feet

~N!
A

..

BUILDING HEIGHT:

Existing:

NUMBER OF STORIES:

Existing:

PARKING SPACE(S):

Existing:

ZONING

Existing:

N,’

A

A

ON?

Proposed:

A

I

Proposed:

A

2-

Proposed:

et4gSt

Proposed:

NI
NI

PA

I~

N?

Li Yes
0 Yes
Li Yes

~No

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

C Yes

~No

Will Signs be Changed or Added?

DYes

I~No

DYes

~No

Will the project involve a new curb Cut or driveway?
Are there existing easements on the property?
Will Trees be removed?

~No

~No

If yes, please describe (Example: Type, Size, Location on property, etc.)

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?

Li Yes

If this is a restaurant, café or other food service, bar, or nightclub, please indicate total num~

Li Yes

Is any live entertainment proposed?
If yes, please describe:
t,,,.,.flflI7 ‘9

DI..i..~. t...fl

_.. ....A.,..A.

,flm,flg

iTh

~ ~ 3)_&,A 33.1

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 is to 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.
Applicant’s~ign

re

(1(0/1?

Djte Si~ied

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

Ta~a_Zeck

Printed Nar*

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.

RECEIVED
JAN 152019
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NEIGHBOR NOTIFICATION
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.
I have informed site neighbors of my proposed project:
CI Yes
No
If yes, or if you will inform neighbors in the future, please describe outreach efforts:

WEBSITE REQUIRED FOR MAJOR 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 rnay 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:

‘4
‘4
‘4

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

RECEIVED
JAN 152019
~
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Exemption Questionnaire
STORM WATER LOwIMPAcT DEVELOPMENT
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~( ~ottc~goc~

~

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

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

APPLicAfr Si

ATURE

PRiNTEcINAME

DATE

RECEIVED
JAN 152019
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VACATION RENTAL: ACKNOWLEDGEMENT & AGREEMENT 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 1 7.260.060(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:
TtX41jc4 ‘~4c,ctc
Number of 24/hour on call agent:
iS’. 333. f~%
Signature of on call agent:
(nu4~’ ‘~c~&
6. Operator shall be available by telephone at ajtimes 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 information for 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. All 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 per SMC 17.260.060(C.1).
a. If issues reoccur the vacation rental permit (Administrative or Conditional se ermit) may

g
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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 17.260.060(B.2).

RECEIVED
JAN 152019

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 qualit~i
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.

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 Permit

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

Li

—1I

Tanja@my~earrisf.com

I

www.MyTeamSF.com

~Wrk1i

Personal Approach....Professional Results

Click for an ~nstant 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,

<tbttk

C
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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Bedroom
121 925qft(16V.130’)
Bedroom
155.63 sq ft (160W

1409

Closet
18.12 sq ft (30~ 86 1/29

Closet
18.53 sq ft (35W • 769

zo.oiHalsq ft

closet

85 lfl~

36 i/V

45,41 sq ft (63 1/V

LMIig Room
214,05 sq ft (1881/2 x 1639

1151

-

v.gchen
130,57 sq ft (1 15 .163 i/2)

t.awidry Room
80.60 sq It
153 1/2”~71
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