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To:
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Subject:
Recommendation:
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September 3, 2019
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: NA
Amount: NA
_____________

____________

INTRODUCTION:
On August 6, 2019, the City Council adopted an Urgency Ordinance 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 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, and for the Planning Commission to hold further
discussions and review and recommend a draft Ordinance modifying the regulations. 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 staff
believes that an extension of the moratorium is appropriate.
BACKGROUND:
A report on progress made to resolve the need for an Urgency Ordinance is required 10 days prior
to the expiration of an Urgency Ordinance. For the currently adopted Urgency Ordinance
(Ordinance 1126), this report is due on September 10, 2019. Therefore, staff provides the
following update to fulfill this requirement as well as update the Council.
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 6 and Planning staff
held two meetings with the Planning Commission, one on August 13th and one on August 2jtI~ to
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review specific items and to receive recommendations and guidance related to the regulation of
non-hosted vacation rentals.
DISCUSSION:
The purpose of the Urgency Ordinance isto institute a moratorium on non-hosted vacation rentals
of greater than 30 days per year. The urgency is to allow for discussions and deliberations between
Planning staff and the Planning Commission to develop regulations on non-hosted 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:
•
o

•

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.

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 a subsequent year-long extension
will be necessary. However, to provide ample time for policy analysis and adoption, staff
recommends the Council adopt the extension for the maximum allotted time of 10 months and
15 days. The Urgency Ordinance (moratorium) will be repealed as part of adoption of an
Ordinance revising the regulations.
PUBLIC COMMENT:
Public comments have been received and are included as Attachment 3.
RECOMMENDATION:
Receive presentation, conduct a public hearing, and adopt the Extension of Ordinance 1126, a
Moratorium.
ATTACHMENTS:
1. Ordinance
2. Ordinance 1126
3. Public Comments
_____
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ATTACHMENT 1

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 horn elessness 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 Housthg Element, Poilcy 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
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attractive places to ilve with convenient access to services, recreation, and empIoyment~
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; 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.
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. 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 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
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.
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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 ten (10)
months and fifteen (15) days, unless extended by the City Council in accordance with
the provisions of California Government Code 65858.
IN COUNCIL DULY PASSED AND ADOPTED this

3th

day of September 2019.

AYES:
NOES:
ABSENT:
ABSTAIN:
APPROVED:

______________

Vice Mayor
ATTEST:

_____________

City Clerk
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ATTACHMENT 2

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 8-6: The City will address housing used as temporaly, 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 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 asa smal~ 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:

AHEST:

APPROVED AS TO FORM:
Cfty Attorney
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ATTACHMENT 3

Karl Svanstrom
From:
Sent:

To:

Kate Russell <katin76@yahoo.com>

Tuesday, August 13, 2019 12:22 PM
Michael Carnacchi; Neysa Hinton; Sarah Gurney; Patrick; Una Glass; Mary Gourley; Kari

Svanstrom
Subject:

unhosted vacation rentals in Seb

Dear Members of the Council and Planning Director Svanstrom,
Thank you very much for engaging with the conflict of vacation rentals and the rental housing
shortage in our part of West County. I support an ongoing moratorium on unhosted vacation
rentals. I would like to also see a condition in the ordinance that states that the homeowner can only
rent the house out for 30 days a year if they are the ones living in it the rest of the time...i.e., that they
do not rent it out to tenants for 11 months and boot them out for 30 days of vacation rental! year. I
would also like to see consideration on concentration of ADU’s and rooms being rented to short term
visitors when issuing new permits.
Upon arriving to live in Sebastopol almost 12 years ago, our family rented 3 different single family
homes in town over about 6 years. In 2 of the rentals, we were asked to move out after about 1.5- 2
years so that the owner could sell the property (in the other, it was because the landlady wanted to
move in). We were lucky to find another house in town to rent each time.. .and each time we needed
it, there was only one rental available that had 2 or 3 bedrooms. The last rental we lived in became a
3 bd/ 2 ba vacation rental. Luckily, we had help from my in-laws and could purchase a house here in
town before the selling prices became out of reach for us. They would be now. We have many
friends that have been stressed by the rental market here and in the surrounding area... some have
moved away, not finding adequate housing within their middle class price range. It has made me feel
sad to lose friends and feel like we are among the few to “luck out.” I don’t want to live in an
exclusive town....which is why I felt so pleased and proud to tell my 15 year old son about your
deliberations and decision to engage with the vacation rental issue in Sebastopol the way that you
have.
Thank you. I support you and will try to attend tonight’s meeting, as well.
Respectfully,
Kate Thompson
7821 Anthony St.

1
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Greetings Esteemed Sebastopol City Council Members,
I wish to express my opposition of an ordinance imposing a moratorium on new non-hosted
vacation rentals of more than 30 days per year. Airbnb has been in operation since 2008,
VRBO since 1995 and vacation rentals have been in Sonoma County for over a century, yet in
that span of time, Sebastopol only has 18 non-hosted vacation rentals operating more than 30
days. Doesn’t seem to be a big rush to rent out short-term. This figure means that 99.5% of the
available housing stock (3,408 households U.S. Census 2017) in Sebastopol are traditional
long-term housing, while only half of one percent (0.5%) are vacation rentals purposed for
more than 30 days a year. If the proposed moratorium were to go into effect, the 5 remaining
legal vacation rentals will amount to 0.1% of the housing stock.
-

I am pleased to support the Staff Report’s assertion that “ADUs are being built.., as a way to
afford to own a home in Sebastopol, and changes to this policy could negatively affect these
owners,... I would also add, placing a moratorium on vacation rentals of more than 30 days
per year, could negatively affect these folks as well. One never knows when some life changing
event will happen in their life (whether it be loss off a job, care of a loved one, divorce or
death of a spouse) and they find themselves in a situation where they need to earn extra
income and offering a home or room on a shot-term basis is the only way to make ends meet.
“.

Most short term rental properties are someone’s 2nd home. They may have hopes of retiring
and living in it permanently one day, but while working they can’t afford two homes, two
mortgages, two insurance policies or pay taxes on two properties. The only way average folks
can retain use and still afford a retirement home is to offer it short term until they pay off the
property in 10 to 15 years, at which time, they can retire and live in it permanently.
--

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, or folks
who work in the bay area who can’t afford housing there but want to begin building equity
themselves (and enjoy a weekend home) while continuing to work/rent down south.
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
He a Id sb u rg).
—

Sebastopol’s housing problem arises from the fact that 51.4% of the current long-term housing
are rentals while 48.6% are owner occupied. (U.S. Census 2017). If a city doesn’t build more
affordable housing as it grows, you just end up with older homes that cost more to purchase
or rent. Supporting & providing encouragement to projects that provide real, large-scale
solutions (such as encouraging development of multi-family housing and/or projects that
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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 making ends meet.
Some have expressed there is an economic incentive to rent out short term, this overlooks the
fact that operating a vacation rental requires extra time and expense for the homeowner
because vacation rentals have the added expense of furnishings, cleaning service, gardening,
management and TOT. Most owners opt for the traditional rental model and simply prefer
renters who will take care of their property. Vacation rentals also have the added benefit of
providing a living wage job to house cleaners / maids / landscapers / managers and other
service personnel who wish to go into business for themselves. The average hourly price for a
housecleaner is around $30-$40. Who at a hotel makes a living wage...maybe the general
manager?
In addition to providing living wage jobs, vacation rentals can also offer an economical housing
option in many more “typical” short-term (less than 30 day) situations such as traveling
medical professionals (doctors, nurses, x-ray tech’s, etc.), medical students, students attending
continuing education programs, winery interns, and others seeking temporary housing as it’s
often easier to book a vacation rental than to find a temporary apartment.
--

During times of crisis, vacation rentals also offered immediate lodging for individuals who lost
their home or sought shelter after the 2017 Tubbs fire and 2019 floods, and many converted
to year-round housing to help disaster victims as they made important life decisions about
rebuilding or “next steps”. They also provided lodging for first responders and relief workers
(firefighters, PG&E workers, Insurance Agents etc.) and continue to offer economical
accommodations for construction workers and other trade personal during rebuilding as it’s
cheaper to house a crew in a home than multiple hotel/motel rooms.
-

I’d also like to take this opportunity and share what I learned after visiting the Sonoma County
PRMD Vacation Rental Desk. Since the County adopted its vacation rental “Three Strikes
Penalty” guidelines, no Vacation Rental (Yes...whole house Vacation Rental) in Sonoma County
has ever received even 1 verified “strike”- let alone 3. I think this shows hosts, of all types, are
responsible and sincerely care about their neighbors.
Instead of placing a moratorium, I would recommend the City Council restrict corporate
vacation rental ownership but allow private individuals the option to purpose a home as a
vacation rental more than 30 days per year. This. seems a more measured and appropriate
next step given the reasons mention above and the low percentage of vacation rentals in
Sebastopol.
Charles Metz
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Sonoma County

Coalition of Hosts
Dear Mayor Neysa Hinton and Sebastopol Town Council Members:
am a local Windsor resident, vacation rental owner, and member of the Sonoma County
Coalition of Hosts. I urge you to support home sharing as another way to encourage and sustain
economic growth in the city of Sebastopol.
My children and family live a great distance from Windsor. I have them visit as much as time
permits. They specifically recommended to me to share my home when they aren’t able to be
here. They also encouraged the option of supplemental income to keep my home in good
repair so they are able to visit when opportunities arise. This is a good balanced use of my
home for myself, my neighborhood and the county through paid TOT tax and all the businesses
we support throughout Sonoma County communities
Simple, easy to understand rules, not convoluted or impossible to follow restrictions, will allow
hosts and their guests to enjoy choosing Sebastopol as their center for activities while here in
Sonoma County.
Convoluted, hard to understand, or impossible to follow rules may lead hosts to go
“underground” and electing, by your recommendations, “not to comply”. I ask you to establish
clear, simple rules and educate new hosts and residents about the “current” laws that exist.
Use Transient Occupancy Tax revenues to hire increased enforcement.
My rental contract states “quiet times” and “parking rules”. Airbnb provides me with reviews of
potential guests. I accept only positively reviewed guests. My surrounding neighbors wish our
other neighbors nearby would be as quiet and polite as my guests and family.
My guests return often and use my home to visit Windsor’s shops, restaurants, breweries,
wineries and many diverse service providers including cleaning services and local tradesmen.
You have a group of potential visitors to Sebastopol who wish to live like locals, and support
local businesses. Airbnb states these guests spend more time in town then hotel guests, spend
more money locally and can be a source for building future residency in Sebastopol.
Please encourage responsible home sharing.

ATTACHMENT 1
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My rental house offered shelter to local displaced residents after our firestorms in October of
2017. Becoming creative in these housing times of need should be our goal. Not closing doors.
I contacted Airbnb and asked that they list my rental as a home to which displaced Sonoma
County residents could find a “turnkey” shelter. All vacation rentals are furnished and equipped
to house anyone immediately, be it current residents, displaced residents, first responders or
service providers.
My vacation rental took in a burned out couple from Mark West Springs Rd. and their 2
children. The following week the rental provided shelter for Service Pro employees from
Portland, Oregon. The next week a retired couple from Mark West Springs who lost their home
became full time renters living in the vacation rental for 6 months. They called me “their angel”.
This flexibility is an asset to our community and should be supported.
If Sebastopol denies short term vacation rentals it would be an economic loss to its businesses
and potential employees that we as rental owners employ. Sebastopol would merely give up
the potential Transient Occupancy Tax it could collect and transfer those gains to other cities
and county municipalities that encourage home sharing. An economic loss to the community of
Sebastopol.
If Sebastopol wishes to provide more housing there needs to be an emergency plan to attract
building single family homes. The small numbers of individuals renting out their homes would
not be realistic in providing the housing needed in today market.
Please encourage responsible home sharing.

Thankyou.
Sincerely Submitted,

M tch~e1i 1? o~oi’~
Windsor, CA
Sonoma County Coalition of Hosts
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Kari Svanstrom
From:
Sent:
To:
Subject:

Steven Pierce <stevepierce@sbcglobal.net>
Friday, August 23, 2019 5:29 PM
Neysa Hinton; Patrick Slayter; Sarah Gurney; Michael Carnacchi; Kari Svanstrom; Una J.
M. Glass
Endorsement of a Local Ordinance on Non-Hosted Vacation Rentals

Sebastopol Climate Action Endorsement of a Local Ordinance on Non-Hosted Vacation Rentals
8/17/2019
Sebastopol Climate Action endorses the Sebastopol City Council’s August 6th adoption of a 45 day
moratorium on on non-hosted vacation rentals. We encourage the city to adopt an ordinance limiting nonhosted vacation rentals to thirty days occupancy per year.
We strongly support keeping rental housing open to long-term residents. We see it as both an equity issue and
an environmental issue.
Non-hosted vacation rentals can adversely impact housing availability which drives up rents and pushes
commutes to farther away locations. According to the Regional Climate Protection Authority 2015 Climate
Action Plan update, the residents of Sebastopol already drive more than any other city in Sonoma County.
While we recognize that tourism plays an important part in our local economy, we are concerned by the
fact that tourism accounts for an estimated 8 percent of greenhouse gas emissions. The impact on the climate
from tourism is expected to grow due to emerging parts of the world that are catching up to the US in tourism
demand. According to Arunima Malik, author of a study from the University of Sydney, Australia, “Growth in
tourism-related expenditure is a stronger accelerator of emissions than growth in manufacturing, construction
or service provision” lm,~acts of Tourism on Climate
To help Sebastopol meet the multiple goals of housing availability for local residents, a balanced local
economy and environmental action, Sebastopol Climate Action requests that the City of Sebastopol adopt an
ordinance limiting non-hosted vacation rentals to thirty days per year.
Thank You,
Sebastopol Climate Action
Steve Pierce
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August 24, 2019

To: Michael Carnacchi, Una Glass, Sarah Gurney, Neysa Hinton, Patrick Slayter
Cc: Mary Gourley, Kari Svanstrom
Re: Support Adopting and extending Ordinance imposing a moratorium on the
establishment of non-hosted vacation rentals of more than 30 days per year.
-

Dear Sebastopol City Council,
I support the 45-day moratorium on granting new permits to non-hosted vacation rentals and
encourage you to please move forward to pass a permanent ordinance banning non-hosted
short-term vacation rentals (limiting non-hosted vacation rentals to thirty days per year).
I am greatly concerned about the lack of affordable housing in our region. It is important to
keep rental housing available for long-term residents and not to exacerbate the pressures
driving up rents and displacement.
I appreciate you doing all that you can so the people who work in Sebastopol will have access to
housing here and not be forced to commute long distances. As we face a climate crisis, we
need to reduce long commutes and the associated greenhouse gas emissions, and our local
economy should not be oriented toward dependence on tourism.
Respectfully,

//

June Brashares
7760 Dos Palos Lane
Sebastopol, CA 95472
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Kari Svanstrom
From:
Sent:
To:
Subject:

Julee <julee13@comcast.net>
Monday, August 26, 2019 10:36 AM
Karl Svanstrom
Airbnb permits

We would like to state for the record that we are absolutely opposed to non-hosted Airbnb permits for the city of
Sebastopol!
We are from Sebastopol, and are so saddened that many of our friends that we grew up with can’t afford or find housing
in their hometown!! We have a 5 acre property in the country (in Sebastopol )and moved to town 7 years ago after my
father’s death....because it was easier for my 89-year-old mother to be close to everything, also Analy high which my son
rides his bike to, and Ives park where my other son is on the swim team. We got new neighbors who moved in and then
moved out a few years later, instead of selling or renting they have an Airbnb (posted without a permit!!) as was
confirmed by the city of Sebastopol. We have notified Airbnb but they have done nothing about it. We are definitely
unhappy by how it is affecting our family/life (our children 14 and 7, my husband who is a public school teacher and has
to get up very early, my mom and our dogs(who are barking much more due to the strange cars and noise!!
We want to live in a neighborhood where we know who our neighbors, not where there they’re constantly strangers
coming in and out partying and being loud!!
And as I mentioned so many friends in the need of housing!!
We hope you take this into consideration to not allow any further airbnb permits!! Thank you for your time.
Julee Fraenkle and family
Sent from my iPhone
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