City of Sebastopol
Planning Commission Staff Report

Meeting Date: March 26, 2024

Agenda Item: 6B

To: Planning Commission

From: John Jay, Associate Planner

Subject: Conditional Use Permit for non-hosted vacation rental

Recommendation:  Approval with conditions

Applicant/Owner: Donovan Brockway

File Number: 2024-004

Address: 7330 Mary’s Lane

CEQA Status: Exempt

General Plan: Medium Density Residential (MDR)
Zoning: Single Family Residential (R4)

Introduction:

This is an application for a non-hosted vacation rental at 7330 Mary’s lane for more than 31
days per year. The application was submitted by Donvan Brockway and it includes the request
to rent out their 3 bedroom home for periods of time when they are travelling.

Project Description:

As noted above the project requests the approval of a use permit to allow a non-hosted vacation
rental for more than 31 days per year as required by Table 17.260-1 of the Sebastopol
Municipal Code. The request also includes the allowance for renting out all of the three rooms
on the property.

Project Location and Surrounding Land Uses:

The project is located within the center of the City limits and is zoned for single family residential
(R4). To the north are residential properties and then the Florence Loft Planned Community, to
the west is a mix of single family and multifamily residential units, to the east are multifamily
residential units and to the south it continues to be residential.

General Plan Consistency:
The General Plan designation for this project is Medium Density Residential, which designates
areas suitable for residential dwellings at a density of 2.6 to 12.0 units per acre.

The project is consistent with the following General Plan policies and goals.

e Land Use Element, 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, in that the use of a vacation rental would
provide new opportunities for visitors to experience Sebastopol.

¢ Economic Vitality Element, 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, in that the
vacation rental would allow outside residents to stay within Sebastopol city limits and
provide to its economic vitality.

¢ 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 the house will be maintained as a primary resident by the applicant so
will not contribute to any housing stock loss for long-term residential use.

Zoning Ordinance Consistency:

The proposed use of a non-hosted rental for more than 31 days per year is allowed but first
must be granted approval from the Planning Commission. The proposed use would be
consistent with the provisions of Zoning Ordinance Section 17.260.060 with the approval of a
Conditional Use Permit.

Required Findings:
Conditional Use Permit findings
A. The proposed use is consistent with the General Plan and all applicable provisions
of this title.

B. The establishment, maintenance, and operation of the use applied for will not, under
the circumstances of the particular case (location, size, design, and operating
characteristics), be detrimental to the health, safety, peace, morals, comfort, or
general welfare of persons residing or working in the area of such use or be
detrimental or injurious to property and improvements in the neighborhood or to the
general welfare of the City.

Vacation Rental findings
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.



Analysis:

As mentioned earlier the project includes the request for a non-hosted vacation rental for more
than 31 days per year at 7330 Mary’s Lane. The request also includes the allowance to use the
third bedroom in the home to be rented out. Currently, the Zoning Code does not mention the
room restriction on non-hosted vacation rentals. Per section 17.260.060.A.9 no more than two
bedrooms can be rented out for hosted vacation rentals. However, for non-hosted vacation
rentals it does not include any restrictions on the number of bedrooms. What is mentioned in
this section of the code is the requirement of one parking space per room being rented for non-
hosted rentals. During staff’s review of the project plans it was found that the site does not
provide the required parking spaces needed to allow for the third bedroom to be rented out.
Staff is recommending the Planning Commission look at the possibility of the third room being
rented out if that proposed third room is being used by kids under the legal driving age as they
would not be traveling to the unit with a vehicle.

As noted in the applicants written statement the owners are Sebastopol residents on a
permanent basis and when they are away from their home for either business or travel, they
intend to rent the home out to provide both income as well as provide a living space for new
people to experience the City of Sebastopol.

The other components of the requirements for the vacation rental would all be met through the
Conditions of Approval. With staff's recommendation to the Planning Commission to only allow
the third bedroom to be available for rent if it is for children accompanying adult renters.

Environmental Review:

The project is exempt from CEQA under Section 15301(a), which exempts “interior or exterior
alterations involving such things as partitions, plumbing, and electrical conveyances” as the
project proposed is to rent out rooms for transient residential use in an existing single-family
home.

City Departmental Comments:
The Planning Department circulated this application to the various City Departments and there
are no additional comments or conditions outside of the Standard Conditions of Approval.

Public Comment:

As prescribed by Section 17.460 of the Zoning Ordinance, the Planning Department completed
the following: (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 Press
Democrat; and (3) posted three written notices publicly on and within vicinity of the subject

property.

No public comments have been received as of the writing of this staff report.

Recommendation:
Staff believes the proposed use is compatible with the site, and recommends approval, subject
to the following key conditions:

¢ Not allow the third bedroom be available for rent
e Allow the third bedroom to be rented but this room shall only be available to children
traveling with potential renters.



e Applicant shall provide a plan of which bedrooms will be available for rent and which will
be off limits

If it is the consensus of the Planning Commission that the proposed use is compatible with the
site and surrounding uses, staff recommends that the application be approved based on the
facts, findings, and analysis set forth in this staff report and as found in Exhibit A -
Recommended Findings of Approval, and subject to the Recommended Conditions of Approval
found in Exhibit B, the Standard Conditions of Approval tenant improvements in Exhibit C, and
any additional or modified conditions the Planning Commission determines is appropriate.

Attachments:

Application materials

Exhibit A — Findings of approval

Exhibit B — Conditions of approval

Exhibit C — Standard conditions of approval tenant improvements
Public comments



