City Council

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

Mayor Patrick Slayter
Vice Mayor Neysa Hinton
Sarah Glade Gurney
Michael Carnacchi
Una Glass

City of Sebastopol
Planning Commission Staff Report
Meeting Date:
Agenda Item:
From:
Subiect:

October 9,2018
6A
Planning Commission
Kari Svanstrom, Planning Director
Update on Zoning Ordinance and Zoning Map Amendments

Background:
The Planning Commission worked on the revisions to the Zoning Ordinance and Map through a
series of public meetings in 2017 and 2018, culminating in a Resolution recommending the City
Council adopt the updates in March 2018. The Council reviewed the proposed Ordnance and
Map updates beginning in May 2018.
At its October 2, 2018 Council meeting, the Council completed review of both the Zoning
Ordinance text amendments and the Zoning Map, and held the First Reading of both
Ordinances. The Second Readings of the Ordinances are scheduled for the October 16, 2018
Council meeting, and the Ordinance and Map will become effective 30 days after that reading
(November 15, 2018).
The Council reviewed and concurred with most of the Commission’s recommended updates.
The Council did modify some provisions through their discussion and prior to the First Reading
of the Ordinances. The intent of this report is to summarize some of the changes the Council
made. The attachments include memos from De Novo Group related to changes the Council
requested during their review process.
Summary:
In general, the Zoning Ordnance amendments include changes related to definitions, use
allowances, general development standards, zoning districts, and additional revisions. The
intent of the revisions is to achieve consistency with the City’s new General Plan, address
selected policy issues, streamline provisions, provide standards for several uses not currently
addressed, and address internal consistency issues. Attachment 1, the De Novo Group
memorandum to Council dated July 30, 2018, reviews these items in more detail.
Changes included consolidation of various residential zoning districts, which will now be labeled
as R-1 through R-7, with slightly modified standards for these zones. A new R-5 zoning district,
to accommodate smaller lot sizes and a mix of single4amily and multi-family development, was
created, although the Council modified the Commission’s recommendations and did not apply
these changes to the parcels near Litchfield and Hayden (to remain R-4). Additionally, a new
Commercial Industrial Zoning district (CM) was created, which includes new standards and is
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bounded by Morris Street, Laguna Park Way, Sebastopol Avenue, and the Downtown Core to
the west.
New standards were added to the Ordinance to provide guidance for uses not currently included
in the Ordinance, including:
• standards for mobile food trucks,
• commercial outdoor barbeques,
• downtown noise standards, and
• updating of formula business provisions.
The Inclusionary Housing standards were updated, generally in line with the Commission’s
recommendations. This includes modifying the percentage of inclusionary units required from
20% to be: 15% for 120% AMI; 10% for 80% AMI; and 5% for 50% AMI, as recommended by
the Commission. The “Exemption 7” for small dwelling units was discussed at length, with the
Council adjusting the size limit to 840 SF (the Commission had recommended less than 1000
SF) and requiring owner-occupancy or long-term rental of such units (See Attachment 4 for full
text).
Some of the proposed changes to the Environmental and Scenic Open Space (ESOS) were
modified as well, the Council felt the provisions for an applicant to request a modification of
study scope would address concerns and allow the City to review requests related to previously
developed parcels on a case-by-case basis.
Additionally, the organization of the Ordinance was updated to have a more logical flow and
eliminate redundancy in the processing requirements (notification requirements and approval
body information is now in table form in one location instead of with each section of the
document).
Next Steps:
Staff is preparing updates to various forms to reflect the new Ordinance. A copy of the final
ordinance text and zoning map will be provided to the Commission after adoption.
Attachments:
1.
2.
3.
4.
5.

De Novo Memo dated July 30, 2018 “Focused Zoning code Update”
Council directed Revisions from May 1, 30, and 31, 2018 review
Errata of additional changes to the August 7, 2018 Draft for adoption
Additional lnclusionary Housing text amendments from October 2, 2018 Council adoption
Zoning Ordinance text as of the City Council First Reading on October 2,2018
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FOCUSED ZONING CODE UPDATE
MEMORANDUM

TO:

Honorable Mayor and City Councilmembers

FROM:

Beth Thompson and Elise Carroll, De Novo Planning Group

SUBJECT:

Zoning Code Update

DATE:

July 30, 2018

INTRODUCTION
The purpose of this memo is to provide the Draft Zoning Code and the Draft Zoning Map for City Council
consideration. The proposed Draft Zoning Code is provided as Attachment A. The proposed Draft Zoning
Map is provided as Attachment B.
The Zoning Code Update has been prepared to implement General Plan policies and actions that identified
necessary changes to the Zoning Code following adoption of the General Plan and includes consideration
of recommendations made by the Housing Subcommittee. General Plan policies and actions that were
reviewed and considered as part of the Zoning Code Update include Actions LU la, LU ld, LU le, LU Sb,
LU 5b, LU 6a, LU 6b, LU 6e, LU 7c, LU 9a, CIR in, CIR 3d, CIR Sb, CIR Ed, CIR Sf, CIR 6g, CSF 2d, CSF 21, COS
2a, N 2a, CD lg, CD lj, CD 2d, CD 2f, LV id, EV ii, LV 2d, LV 2e, EV 3e, LV Sc, CHW la, H B-6, H-C-2. J-C-3,
H-D-9, H G-1, H G-2, H G-3, H G-4, H-G-S, H-G-6, H-H-il, H G-i3, H-G-lS, H G-16, and H G-17. Attachment
C provides a table summarizing General Plan actions implemented by this update and the related Draft
Zoning Code sections.
The Zoning Code Update reflects the input provided bythe Planning Commission overthe course of eleven
meetings held from March 2017 through April 2018 and input provided by the City Council at its meetings
on May 1, 30, and 31, 2018. A summary of changes made to the Draft Zoning Code to reflect City Council
input provided during the meetings held in May 2018 is provided as Attachment D.

DISCUSSION
The discussion below summarizes changes made to the Zoning Code as part of the update process. The
summary is similar to the information provided to the City Council for its May 1, 2018 meeting and has
been updated to reflect additional changes made as a result of City Council input.
Zoning Code Reorganization
A table of contents (pages i through x) has been added to the Zoning Code to make it easier to navigate.
Sections 17.50 through 17.370 have been reorganized to provide a more orderly framework to the Zoning
Code. The reorganization of the code is not shown in track changes; where chapters and sections have
been relocated and/or renumbered, the new numbering is shown in track changes.

ATTACHMENT 1
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While most of the reorganization involved relocating sections to provide a more organized Zoning Code,
the zoning approvals and permits sections were extensively revised to clarify requirements and remove
redundant discussions.
In order to reduce the number of footnotes associated with each table, particularly the tables
summarizing permitted uses and development standards. In some cases, standards were added to the
body of the table or to the narrative text of the applicable section of the code. In other cases, the footnotes
were redundant as they just identified specific code sections that also apply to the use/action.
Introduction and Definitions Chapters 17.04 and 17.08
-

Chapter 17.04 introduces the Zoning Code and provides general guidance for the interpretation and
application of the Zoning Code.
Chapter 17.08 establishes definitions for terms used in the Zoning Code. Definitions have been updated
where appropriate and also added to address new sections and standards associated with the update.
The Downtown boundary (Figure 17.08-1) has been added to the Zoning Map.
Zoning Districts Chapters 17.10 through 17.46
-

Chapters 17.10 through 17.48 establish the City’s zoning districts and combining districts.
The residential districts are established in Chapter 17.20 and were retitled and updated as follows:
• Ri Single Family Residential (formerly RE: Residential Estate)
• R2 Single Family Residential (formerly RA: Residential Agricultural)
• R3 Single Family Residential (formerly RSF-1: Single Family Residential 1)
• R4 Single Family Residential (formerly RSF-2: Single Family Residential 2)
• R5 Single Family and Multifamily Residential (new district to accommodate the upper end of the
Medium Density Residential Designation in the General Plan)
• R6 Single Family and Multifamily Residential (new district combining the Residential Duplex and
the Medium Density Multiple Family Residential Districts and providing for smaller lot sizes)
• R7 Multifamily Residential (formerly RM-H: High Density Multiple-Family Residential District)
• RMH Mobile Home Park
• The Rural Residential district was removed.
—
—

—
—

—

—

—

—

Section 17.20.010 has been updated to include the densities allowed in each district as part of the
description rather than generally referring to lower, mid, and upper ranges of allowed densities in the
associated General Plan designation.
Table 17.20-1 identifies the permitted and conditionally permitted uses allowed in each residential
district. Table 17.20-2 establishes development standards for each residential district. Development
standards have been modified as shown in Table 17.20-2.
The commercial, office, and industrial districts are established in Chapter 17.25. These districts have been
updated as follows
• CM: Commercial Industrial (new district to accommodate the Barlow and similar developments)
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CC: General Commercial (existing district expanded to include the former, little-used Heavy
Commercial district)
OC: Office Commercial (existing district expanded to include the former Neighborhood
Commercial and Office districts).

Standards were added to ensure human-scale, pedestrian-oriented commercial development and to
preclude auto-oriented strip commercial development (SMC 17.25.03DB.) and to address residential uses,
particularly mixed-use projects and high density residential development permitted in the R7 district (SMC
17.25.030.C.).
Table 17.25-1 identifies the permitted and conditionally permitted uses allowed in each commercial,
office, and industrial district and Table 17.25-2 establishes development standards for these districts.
Table 17.25-1 has been updated to identify additional criteria for retail to be a permitted use in the CM
district. Table 17.25-2 has been updated to reference transitional site criteria (Chapter 17.320). The
allowed uses and associated definitions were reviewed and updated where appropriate to accommodate
current, emerging, or innovative uses.
Chapter 17.32 was added to establish the Open Space district and implement the Open Space designation
of the General Plan.
Chapter 17.40 was updated to reduce the minimum size for a PC district site to 12,000 square feet (SMC
17.40.040.C.) and to include proactive language encouraging create, community-building developments
that are sensitive to the environment {SMC 17.40.050.A.).
Chapter 17.44 (Wetlands Districts) was revised to to clarify that the vegetation requirements apply to the
property perimeter that is adjacent to a W district or wetlands area (SMC 17.44.040.K.1.). The changes to
the exemption language were removed (SMC 17.44.07DB.).
Chapter 17.46 (Environmental and Scenic Open Space Combining District) was revised to remove
redundant language throughout the chapter and to simplify the approach to setbacks and buffers (SMC
17.46.030.B.). The changes to streamline the resources analysis process, to modify the resource analysis
requirements for previously improved properties, and to revise the exemptions associated with previously
improved properties were removed. A Setbacks Map showing the buffers recommended by the changes
to SMC 17.16.030.B. is provided as Attachment E and the language recommended for removal is shown
in strikethrough on p. 64 of Attachment A. The following buffers are shown on the Setbacks Map:
1.

2.
3.

Laguna de Santa Rosa and Wetlands Buffer: a 100-foot setback from the Laguna de Santa Rosa
and from wetland features shown on the National Wetlands Inventory (NWI). Note: Special-status
species, sensitive habitat, and wetlands features not mapped in the NWI are site-specific and
required buffers would be based on the location of such resources as identified through a site
specific survey conducted by a qualified biologist.
Floodplain Buffer: 100-foot setback from the 100-year floodplain.
Morris Avenue Setback: a 200-foot setback from the centerline of Morris Avenue.

Chapter 17.48 would create a Recovery Combining District (-R Combining District) that may be applied by
the City to any area of the City affected by disaster or emergency. Chapter 17.48 is intended to be a
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temporarily-applied Combining district to facilitate the rebuilding and reconstruction of residential and
non-residential structures and to encourage the resumption of business and other activities that have
been destroyed or damaged by a disaster or emergency. This section was updated to extend expedited
review to permits associated with demolition of damaged structures and for replacement structures that
vary from the original building.
General Provisions

—

Chapters 17.100 through 17.160

Chapters 17100 through 17.160 provide standards and requirements generally applicable to
development and address general requirements, parking, sign regulations, telecommunication facilities
and minor antennas, wind turbine towers, cultural heritage, and non-conforming uses. Significant
changes to these chapters are identified below.
Section 17.100.020.B. was revised to require that mechanical equipment be screened from view.
Table 17.100-1 was revised to allow one-story covered front porches to extend up to 7 feet within the
setback for front and street side yards.
Section 17.100.050.C.5.b. was revised to require that fences in excess of 3.5 feet be located at or behind
the street side setback.
Section 17.100.090 was updated to address water conservation and irrigation for community gardens.
Chapter 17.110 establishes off-street parking regulations. This chapter was revised to update the City’s
parking requirements. Parking requirements are summarized in Table 17.110-1; while the table is new, it
summarizes existing parking requirements that had been described in the text of this section so only the
changes to the parking requirements are shown in track changes.
SMC 17.110.010.1.4. was updated to include the Planning Commission recommendations which were
omitted from the April 2018 version of the Zoning Code provided to the City Council and to require
driveway lengths to be a minimum of 19 feet measured from the back of the sidewalk. SMC
17.110.010.4.a. was moved to SMC 17.110.020.C.7. as the requirements are not for residential driveways
and updated the requirements to apply to parking lots with 10 or more spaces.
Section 17.110.010.1.5 was added to allow tandem parking for all single-family uses and, if spaces are
assigned, be allowed for multi-family development. Vehicle parking requirements were reduced for
duplex, triplex, fourplex, multifamily and attached single family, senior citizen housing, and assisted living
facilities. Requirements for other local jurisdictions related to assisted living facilities and hospital/urgent
care uses were reviewed; the assisted living facility requirement was reduced to 0.75 space per unit and
no changes were made to the hospital/urgent care requirement.
Parking spaces on the street frontage are allowed to count toward the parking requirement for a
multifamily use. Parking standards were added for rideshares (SMC 17.110.050 and Table 17.110-1) to
encourage non-vehicle transportation and to reduce single occupancy vehicle commutes. Bicycle parking
requirements were increased slightly to encourage non-vehicle transportation (see Table 17.110-1).
Section 17.110.030.B. was added to provide for a parking in-lieu fee to be established so that projects in
a specified area may pay an in-lieu fee rather than provide on-site parking; this section also addresses
how the in-lieu fee would be used. Provisions were added to address mechanical parking lifts (SMC
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17.110.020.B.8.) and electric vehicle parking (SMC 17.110.040). The electric vehicle parking provisions
(SMC 17.110.040) were updated to include the Sonoma Clean Power recommendations.
Section 17.i10.030.B. was added to establish provisions for an in-lieu parking fee forthe Downtown area
as shown in Figure 110.-i. While the City has not adopted an in-lieu fee, the Commission recommended
that a fee program be provided for the Downtown. This revision will provide the framework for and
facilitate adoption of such as fee.
Residential Provisions

—

Chapters 17.200 through 17.290

Chapters 17.200 through 17.290 provide standards and requirements related to residential development
and uses and address residential density allowances, manufactured homes, accessory dwelling units,
temporary care units, small lot subdivisions, condominium conversions, inclusionary housing, affordable
housing density bonuses, home-based businesses, and park and recreation land dedication and fee
requirements. Significant changes to the residential provisions are described below.
Accessory dwelling unit (ADU) regulations were moved into a separate chapter (Chapter 17.220).
Provisions were made to allow larger ADUS of up to 1,000 square feet on parcels of 10,000 square feet or
greater. Section 17.220.030 was added to accommodate junior ADUs; a junior ADU is essentially an
existing bedroom which has been improved to include a separate, discrete entrance and an efficiency
kitchen, including a refrigerator.
Chapter 17.225 was added to provide standards for temporary care units in order to accommodate
persons caring for an infirm or aging person in an at-home environment.
Chapter 17.230, Small Lot Subdivisions, was revised to allow small lot subdivisions, including attached
single family housing, in all medium and high density residential districts (R3 and higher), to all small lot
subdivisions on smaller parcels (8,000 square foot minimum) in the R5, R6, and R7 districts, establish a
minimum lot size of 1,500 square feet for detached residential development and allow a reduced lot size
for single family attached development, and to require a finding that the proposed development,
including the density, site design, and design of the units, is compatible with the existing neighborhood
and nearby uses. Section 17.230.020 was revised to identify that a reduced lot size may be allowed for
attached single family development. Section 17.230.050 was revised to allow a maximum building height
of 30 feet. An additional finding was added to ensure compatibility with the existing neighborhood and
nearby uses (Section 17.230.090.B.).
Chapter 17.250, Inclusionary Housing Requirements, was revised to reduce and simplify inclusionary
housing requirements with the intent of encouraging both market-rate and affordable housing
production. Section 17.250.030 was revised to raise the threshold to developments offive or more parcels
or dwelling units in order to reduce the burden on small residential projects and facilitate housing
development; paragraph B of this section was revised to remove the exemption for rental housing
development. The proposed exemption for dwelling units of 1,000 square feet or less was removed; the
City Council discussed this exemption at length and did not reach consensus. Based on the other changes
to Chapter 17.250 which raise the minimum threshold for projects to S units and reduce the percentage
of inclusionary units required, adequate flexibility has been provided for projects to comply with the
ordinance without needing this exemption. In the event that a developer feels this exemption or a similar
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provision is necessary for their project, SMC 17.250.040 was amended to allow a developer to submit a
hardship request prior to submittal of a complete application for a development project. This would
provide the developer with the opportunity to request an exemption or reduced requirement without
going to the expense of preparing the full project application materials and would give the developer
certainty regarding the requirement that would be required of their project so that they can determine
whether they wish to submit a complete application or if they wish to modify their anticipated application
to address the requirement that will be applied to their project.
The exemption for rental housing developments was removed since the Governor’s 2017 signing of
Assembly Bill (AB) 1505 made it legal for jurisdictions to require rental developments to provide a
percentage of units for occupancy by extremely low, very low, low, or moderate income households. AB
1505 requires an inclusionary ordinance for rental developments to provide alternative means of
compliance that may include, but are not limited to, in-lieu fees, land dedication, off-site construction, or
acquisition and rehabilitation of existing units. Section 17.250.110 was revised to limit satisfaction of the
inclusionary housing requirement through payment of in-lieu fees or off-site construction of the units
solely to rental projects. Attachment F presents inclusionary fees from nearby jurisdictions.
Section 17.250.040 was added to allow the inclusionary housing requirement to be satisfied by payment
of an affordable housing fee, should the City Council establish an affordable housing impact fee that is
collected from all new residential development. The inclusionary housing requirement was changed from
the requirement that 20% of units in a development be affordable to households earning 80 percent or
less of area median income (AMI) to a tiered requirement that allows development projects to provide
inclusionary units as follows:
-

15 percent of units affordable to households earning 120 percent of less of AMI, or
10 percent of units affordable to households earning 80 percent of less of AMI, or
5 percent of units affordable to households earning 500 percent of less of AMI.

The reduction in the inclusionary requirement is intended to encourage market rate development,
provide an opportunity for developers to create housing opportunities for the workforce, and reduce the
burden on projects that provide lower income units.
Section 17.250.090 was revised to require that the inclusionary housing units be affordable in perpetuity.
This addresses the Council’s desire for inclusionary housing units to provide a permanent source of
affordable housing to the community.
Section 17.250.130 was added to allow the inclusionary housing requirement to be satisfied through a
developer’s agreement with a qualified housing land trust or qualified affordable housing provider that
would provide and manage the inclusionary units and to allow flexibility in the deed restriction and resale
requirements for projects that offer affordable units in perpetuity.
Section 17.260.040 was updated to also address large community care homes.
SMC 17.260.060 (vacation rentals) was added to address transient rentals of 30 days or less of a dwelling
unit or ADU. Criteria are established to provide protections for neighboring uses, addressing compatibility
of the use with the neighborhood, parking, noise, occupancy, and management (owner or authorized
agent) requirements, including availability 24 hours per day, without being overly restrictive of vacation
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rental uses. Vacation rentals must Comply with the City’s business license and transient occupancy tax
requirements. This section also establishes a mechanism for handling complaints and enforcing applicable
requirements.
Vacation rentals are divided into three categories: hosted vacation rentals, nonhosted vacation rentals,
and ADUs. Hosted vacation rentals that rent two or fewer bedrooms are permitted with an administrative
permit to encourage and accommodate this use, which does not reduce the overall housing stock in the
City. Nonhosted rentals with guest occupancy 30 days or less a year are permitted with an administrative
permit, while nonhosted rentals with guest occupancy 31 days or more per year require a conditional use
permit Use of an accessory dwelling unit as a vacation rental requires a conditional use permit regardless
of the number of guest occupancy days per year; however, an ADU built prior to July 1, 2017 and of 840
840 square feet or less may operate as a vacation rental with an administrative permit.
The short-term vacation rental provisions were reviewed to ensure that there was not overlap with the
standards for bed and breakfast inns. A use is considered a bed and breakfast if more than two rooms are
rented out, and the operator must reside on the premises. The vacation rental definition applies to two
or fewer rooms being rented (hosted rental) or when the operator does not reside on the premises
(nonhosted vacation rental).
Chapter 17.280 was added to establish the City’s parkland requirements for residential development at a
ratio of five acres of parkland per 1,000 persons and to provide a mechanism for collecting and using fees
paid in-lieu of providing on-site parkland. This section was updated to reference the three applicable unit
types (single family, multifamily, and mobile home), where applicable.
Chapter 17.290 prohibits persons, businesses, or other entities to increase the price of rental housing by
more than 10 percent during times when the City is under a declaration of emergency. Chapter 17.290
also prohibits the eviction of tenants or termination of leases in orderto re-rent or re-lease a unit at higher
rates during emergency conditions.
Chapter 17.295 facilitates the provision of housing during local or emergency disaster situations.
Temporary dwelling units would be permitted on appropriate parcels for two years, with one-year
extensions during disaster conditions. Accessory dwelling units would be permitted to be constructed
regardless of whether a primary dwelling unit is on a lot during disaster conditions, provided that a
primary dwelling unit is constructed within four years of completion of the accessory dwelling unit.
Commercial, Office, and Industrial Provisions

—

Chapters 17.300 through 17.360

Chapters 17.300 through 17.360 provide standards and requirements related to commercial, office,
industrial, and other non-residential uses and development. Significant changes to these chapters are
described below.
Section 17.300.040 was added to establish requirements for the operation of commercial outdoor
barbecues. Section 17.300.050 was added to establish requirements for bee keeping.
Chapter 17.330 was added to establish permit requirements for events in the Downtown that create
outdoor noise or music that exceed the standards established at SMC 8.25.060 and that are not subject
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to a temporary use permit as required by Chapter 17.430. SMC 17.330 identifies the number of days and
time of day that noise levels may be exceeded, maximum noise levels allowed, and requirements to
attenuate noise.
Chapter 17.340, Formula Business Regulations, was revised clarify the definition of formula business use
so that it does not just reference specific food and general retail sales uses, but applies to any business
that is formulaic or standardized and is substantially identical to 25 or more other businesses in the U.S.
Section 17.340.040 was revised to prohibit specific formula businesses in the Downtown. The findings for
a formula business use permit were revised to revise the findings that the proposed use will be pedestrianoriented and connect to existing and planned pedestrian and bicycle facilities and that the proposed use,
if greater than 10,000 square feet, will promote the City’s economic vitality and be compatible with
planned, as well as existing, uses.
Chapter 17.345, Service Stations and Car Washes, was expanded to identify site design and other
requirements requirements for service stations and car washes. Section 17.345.020 establishes standards
specific to car washes, including requirements that washing and drying facilities and mechanical
equipment for powering vacuuming shall be located within enclosed structures. Section 17.345.030,
addressing drive-throughs, was removed and drive-throughs are addressed in Table 17.25-1 and in SMC
17.160 (Nonconforming Uses).
Section 17.350.080.8. was added to establish criteria for wine tasting establishments.
Chapter 17.355 was added to address mobile food trucks. All mobile food trucks are required to have a
City business license. Mobile food trucks operating within the public right-of-way or short-term on public
or private property are not required to have a use permit or other planning approval, but must comply
with standards that address hours of operation, distance from restaurant buildings, and requirements to
ensure that parking and traffic are not disrupted. This chapter also provides for mobile food truck courts,
which are development projects that provide for long-term or regular operation of mobile food trucks on
individual pads with individual utility hook-ups, on private property. Standards for mobile food truck
courts include requirements for individual pads and services and provision of pedestrian-oriented
amenities and an on-site restroom.
Administrative and Permit Procedures Chapters 17.400 through 17.500
-

Chapters 17.400 through 17.500 establish the City’s requirements and procedures related to issuance of
approvals and permits allowed under the Zoning Code.
Chapter 17.400 identifies the process for review of all planning applications. Rather than identifying the
public notice, public hearing, and decision-making authority requirements separately for each permit,
which resulted in inconsistent public hearing and notice requirements in some situations, general
requirements are consolidated at SMC 17.400. Table 17.400-1 was added to identify the decision-making
authority for each type of approval identified by the Zoning Code. Table 17.400-2 was added to identify
the public notice, public comment, and public hearing requirements for each type of approval identified
by the Zoning Code.
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Chapters 17.405 through 17.450 identify the specific requirements and procedures for each type of
planning approval. Chapter 17.405 was added to establish a mechanism for Planning Director approval of
administrative permits. Chapter 17.435 was added to establish a mechanism for downtown noise permits.
Chapter 17.450 was revised to keep the threshold of projects with three or more dwelling units as the
minimum requirement for design review.
Appeal procedures are identified at SMC 17.455; descriptions of appeals procedures were removed from
the previous chapters and sections as all appeals should be addressed as identified at SMC 17.455.
Zoning Map
The Draft Zoning Map (Attachment B1 and B2) has been revised to reflect the direction provided by the
Planning Commission. The Draft Zoning Map is based on the large-scale map dated April 16,2018 that
was previously provided to the City Council; however, the following changes were made based on the City
Council input providing during the May 2018 meetings: 1) the Downtown boundary has been added to
the map and 2) the two parcels located northeast of Sebastopol Avenue/Highway 12 and Morris Street
are designated CD (previously M). The Draft Zoning Map is provided in two parts:
•

•

Attachment B1 provides the citywide zoning map with parcels shown in white with black crosshatching where there is a potential City Council member conflict. This map is intended to provide
the entire City Council an opportunity to consider the Draft Zoning Map without considering any
areas with potential conflicts.
Attachment B2 identifies each potential conflict area (outlined in bright green and labeled ‘A’, ‘B;,
and ‘C’) to provide an opportunity for those areas to be considered separately, if necessary.

The Zoning Map changes include:
1. The color scheme for the districts has been updated to be more consistent with the General Plan
Land Use Map; labels have been added to the map to make it easier to read and interpret.
2.

Revisions as necessary to bring the zoning into conformance with the General Plan designation
for each parcel. The following matrix was used to determine conformity.

General Plan Land Use Designation
Very Low Density Residential
Low Density Residential
Medium Density Residential
.

Implementing Zoning District
Ri Single Family Residential
R2 Single Family Residential
R3 Single Family Residential
R4 Single Family Residential
R5 Single Family and Multifamily Residential
RMH Mobile Home Park
R6 Single Family and Multifamily Residential
R7 Single Family and Multifamily Residential
RMH Mobile Home Park
Office Commercial
General Commercial
—

—

—

—
—

—

High Density Residential

—

—

—

Commercial/office
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Central Core

Central Core
Commercial Industrial

Office/Light Industrial

Office/Light Industrial

Light Industrial

Industrial

Open Space

Wetlands districts (W,
Open Space
Community Facilities

Parkland

Community Facilities

Community Facilities

Community Facilities (allowed in all General Plan
designations)

3.

WS, WF)

The Draft Zoning Map reflects the new names of the residential districts:
-

-

-

-

Ri Single Family Residential (formerly RE: Residential Estate)
R2 Single Family Residential (formerly RA: Residential Agricultural)
R3 Single Family Residential (formerly RSF-i: Single Family Residential 1)
R4 Single Family Residential (formerly RSF-2: Single Family Residential 2)
R5 Single Family and Multifamily Residential (new district to accommodate the upper end
of the Medium Density Residential Designation in the General Plan)
R6
Single Family and Multifamily Residential (new district combining the former RD:
Residential Duplex and the RM-M: Medium Density Multiple Family Residential Districts and
providing for smaller lot sizes)
R7
Multifamily Residential (formerly RM-H: High Density Multiple-Family Residential
District)
RMH Mobile Home Park
—
—
—
—

—

—

—

—

4.

The consolidation of the Office, Neighborhood Commercial, and Office Commercial districts into
the Office Commercial district.

S.

The consolidation of the Heavy Commercial and General Commercial districts into the General
Commercial district.

6.

Designation of the Barlow area with the new CM

7.

RE is shown as a combining district on the current Zoning Map. The RE district is a base district
and not an overlaying or combining district, so is removed from the parcel where it was previously
shown. The Ri district (former RE district) is not used on the map, but is recommended to be kept
in the Zoning Code as it corresponds with the Very Low Density Residential General Plan
designation that is used in the Sphere of Influence/Planning Area.

8.

The RR district is removed. The former RR parcels west of First Street and one parcel north of
Leland Street are rezoned R2 to be consistent with the General Plan designation in these locations.

9.

The General Plan designated the RR parcels east of First Street as well as one parcel south of
Henon Drive as Medium Density Residential rezoning these parcels to the R3 district would allow
a limited increase in single family residential units (approximately 10 single family units) compared
to the RR district. This would also simplify the Zoning Code by removing a little-used district while
retaining consistency with the General Plan.
—

—

Commercial Industrial district.
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10. The R4 district was applied to portion of one parcel northwest of N. Main St and Healdsburg Ave
and one parcel west of Florence Ave for conformity with the General Plan. The R4 district was also
applied to one parcel west of Fellers Lane, five parcels in the area north of Leland Street and west
of Jewell Avenue, three parcels located at the terminus of Brookside Avenue, and to single family
uses on Stefenoni Court.
11. The R5 district was applied to parcels on Stefenoni Court that have duplexes, three parcels located
south of Fannen Avenue and east of Eleanor Avenue, a cluster of parcels located around Calder
Ave/High Street, and a cluster of parcels located north of Hayden Ave between Litchfield and Pine
Crest Avenues.
12. The R6 district was applied to parcels between Bodega Avenue and Leland Stand to parcels south
of Willow Street on both sides of High Street for conformance with the General Plan.
13. The R7 district was primarily applied to bring parcels north of Bodega Avenue, generally west of
High Street into conformance with the General Plan, and was also applied to existing multifamily
developments and the former RM-M parcel.
14. The RMH district was applied to the two existing mobile home parks: Park Village and Fircrest
Mobile Home Park.
15. The CO district was applied to scattered parcels (generally south of Healdsburg Avenue in the
vicinity of Murphy Avenue, and south of Bodega Avenue east of Gold Ridge Farm) for conformance
with the General Plan.
16. The GC district was applied to one parcel west of Pleasant Hill, one parcel east of Litchfield
Avenue, and one parcel south of Hutchins Road.
17. The CM district was applied to the Barlow area.
18. The OS district was applied to four parcels located southeast of Walker Avenue and northeast of
Palm Avenue for conformance with the General Plan.
19. The CD district was applied to two parcels located northeast of Sebastopol Avenue/Highway 12
and Morris Street.
20. It is noted that one parcel east of Robinson Road was partially designated Medium Density
Residential by the current General Plan as well as the previous General Plan. The property owner
requested that the parcel not be rezoned R3 (the lowest density zoning district that is consistent
with the Medium Density Residential designation) and remain R2. No change is recommended to
this parcel.
Subdivision and

Parcel Maps with 4 or fewer parcels

SMC 16.24, provided as Attachment G, was revised to allow Planning Commission approval of tentative
subdivision maps and tentative parcel maps with four or fewer parcels.

Revisions to Draft Zoning Code based on City Council Input Provided on May 1, 30, and 31
1. “Accessory use, structure or building” definition: Identify that it is not the same as an
ADU. No change this is already included in the definition.
2. Request to add Downtown boundary to Zoning Map. This is included in the updated
map to show buffer areas and will be included in the updated Zoning Map.
3. Section 17.20.010: Revised the descriptions of the residential districts to identify the
densities allowed in each district rather than describing the densities as the lower, mid,
or upper end of the densities allowed under the associated General Plan designation.
4. Changed “Mobile home parks” to a permitted use in Table 17.20-1.
5. Table 17.20-2: Reduced street side yard setback to 10 feet in the R7 district, to be
consistent with the front yard setback.
6. Table 17.25-2, footnote 3: Revised to reflect additional requirements for retail to be a
permitted (P) use in the CM district.
7. Table 17.25-2: Added reference to transitional site criteria (Chapter 17.320).
8. Section 17.40.040.C.: Minimum size for a PC District is reduced to 12,000 square feet.
9. Section 17.40.050.A: Second sentence replaced with proactive statements encouraging
creative, community-building developments that are sensitive to the environment.
10. Section 17.44.070.B: Proposed changes to this sentence were removed so that there are
no edits to the original language.
11. Section 17.46.050.B: A figure showing the proposed setback areas has been provided to
assist the Council in considering the changes to this paragraph. Setbacks from an
endangered species population are not shown as such populations would be identified
by a site-specific biological resources assessment.
12. Section 17.46.050.D.6,7,8: Proposed changes to these paragraphs were removed so that
there are no edits to the original language.
13. Section 17.46.070.B: Proposed changes to this sentence were removed so that there are
no edits to the original language.
14. Chapter 17.48: Revised consistent with comments to allow expedited review of all
permits associated with demolition of damaged structures (17.48.030.C) and of building
permit applications for replacement structures that vary from the original permitted
footprint or building height (Section 17.48.030.D.2)
15. Section 17.100.020.B: Added requirement that mechanical equipment shall be screened
from view.
16. Table 17.100-1: Increased setback for one-story covered front porch to 7 feet for both
front and street side yards.
17. Section 17.100.020.C.5.b.: Revised to require that fences in excess of 3.5 feet be located
at or behind the street side setback.
18. Section 17.100.090. Included water conservation and irrigation requirements in the
operating rules in Paragraph D (formerly Paragraph 4).
19. Section 17.110.010.B.1.: Added language to allow covered or uncovered parking for
residential uses.
20. Section 17.110.010.1.4.: Updated residential driveway requirements consistent with
Planning Commission recommendation, which was omitted from the previous version,
and added paragraph c to require driveway lengths to be a minimum of 19 feet
measured from the back of the sidewalk.
-
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Revisions to Draft Zoning Code based on City Council Input Provided on May 1, 30, and 31
21. Moved Section 17.110.l.4.a. to Section 17.110.020.C.7. as the requirement did not
relate to residential driveways and updated language to apply to parking lots with 10 or
more spaces.
22. Table 17.110-3: Fixed typographical error related to parking requirements for
multifamily and attached single family uses and reduced parking requirement for
assisted living facilities to 0.75 space per unit. No change to hospital/urgent care
requirement based on review of requirement of other local jurisdictions.
23. Section 17.110.030.B.3.: Revised to require payment prior to issuance of occupancy
permits.
24. Section 17.110.040.A.: Revised to address Council’s comments based on Sonoma Clean
Power input.
25. Section 17.220.020.D.1: Reduced minimum parcel size to 10,000 square feet for
accessory dwelling units up to 1,000 square feet.
26. Section 17.220.030: Revised to specifically require a discrete entrance, separate from
the main entrance, and to require a refrigerator for junior ADUs.
27. Section 17.230.030: Revised setback requirements to 15 feet for front and street side
yards and to allow a covered porch to extend 7 feet into the front and street side yards.
28. Chapter 17.250
17.250.030.B.5: Added units affordable to moderate income households
17.250.030.B.7: Deleted the exemption for dwelling units under 1,000 square feet
17.250.090: Revised to require that inclusionary units remain affordable in
perpetuity.
17.250.110: Revised to limit alternatives to on-site development only to rental
inclusionary units.
17.250.140: Amended to allow a developer to submit a hardship request prior to
submittal of a development project application.
29. Section 17.260.040: Revised to also address large community care homes.
30. Section 17.26.060: Revised to ensure that outdoor gathering areas are adequately
screened to address lighting impacts (not just noise), to not allow nuisance noise (rather
than just barking) by unattended pets, to require that the notification to neighbors
include a phone number at which the owner or authorized agent can be reached 24
hours per day, and to remove the language referring to where the owner of a hosted
vacation rental sleeps.
31. Section 17.280.040: Corrected to reference three unit types and to require privatelyowned facilities to be open to the public, where appropriate.
32. Section 17.290.010: Revised to reference the Sebastopol Municipal Code chapter that
defines a local emergency and establishes the procedure for declaration of a local
emergency by the City Council.
33. Chapter 17.340
17.340.020.A.: Revised to remove reference to definitions chapter and to remove
the language regarding exemptions.
17.340.040: Revised to apply the list of prohibited businesses to the Downtown
rather than the CD district.
-

-

-

-

-

-

-

Revisions to Draft Zoning Code based on City Council Input Provided on May 1, 30, and 31
Chapter 17.345: Removed drive-through language from this chapter. Table 17.25-1
identifies that drive-throughs are not permitted and Section 17.160.040.C. was
added to include the language allowing modifications for aesthetic, safety, or other
reasons, except that no modifications that would intensify or expand the use are
allowed.
34. Section 17.435.010: Revised to clarify that this chapter applies to uses that would
exceed the noise standards on a temporary or occasional basis as provided by SMC
17.330.
35. Section 17.450.040.A.: Revised to require design review of projects with three or more
new residential units.
36. References to use permits were revised to specify ‘conditional use permit’ when
referring to a conditional use permit. Where references to use permits were general
(i.e., referring to all types of use permits, including temporary and conditional), then the
language was not revised.
37. There was a request to add “Large community care, residential” to Table 17.20-1. No
change this use is already included in the table.
38. In relation to tiny homes, it was asked whether the State requires storage for mobile
home parks. We reviewed State law related to mobile home parks and did not see any
requirements related to providing storage. No changes were made.
39. “Wine tasting” was changed to “Alcoholic beverage tasting” throughout the Zoning
Code.
-

-

October 2, 2018 Errata to August 7 2018 Draft Zoning Code
1. References to “zoning approval” will be revised to reference “zoning permit” or “action on a
zoning permit” throughout the Zoning Code document when referring to a permit or
application that has not been approved.
2. Page 30, 17.08.125. is revised as follows:
“WineAlcoholic beverage tasting establishment” means a retail establishment that
primarily sells one or more alcoholic beverage (wine, cidery, or distilled spirits) on behalf
of one or more wineries, cideries, or distilleries and enables consumers to taste wineA
cider, or distilled spirits, either with or without charge, as a regular part of the sales
business, and may include incidental sales of other retail items.
3. Page 131, Section 17.200.040 is added:
“17.200.040
Minimum residential density (R-6 and R-7 Zones).
The minimum residential density may be calculated based on the net acreage (or area) of a
parcel. Net area shall be calculated as the gross area of a lot minus: 1) any portion of the
lot encumbered with a recorded access easement where that easement is for the use other
than by the property owner (pedestrian, bicycle, or driveway easements): 2) public or
private roadways dedicated as part of a subdivision approval; 3) recorded open space
easements as part of the approval, and/or 4) biological, cultural, or open space resources
and associated setbacks. Such a modification to the minimum residential density shall be
reviewed and approved by the decision-making body.”
4. Page 134., 17.220.020.D.11. is revised as follows:
“a. No passageway shall be required in conjunction with the construction of an accessory
dwelling unit. For the purpose of this chapter, a passageway is a pathway that is
unobstructed clear to the sky and extends from a street to one entrance of the accessory
dwelling unit.”
5. Page 196, 17.350.080.B. is proposed to be removed. Prior edits were to include ‘other than
wine.’ However, Paragraph B pertains to Exemptions for Tasting Establishments that are in a
zone where they are permitted. Since the Zoning Code was revised on Council direction to
require a Use Permit in all zone, this paragraph is no longer needed. If, in the future, the
use permit requirement is eliminated for Tasting Establishments, this section could be
reintroduced:
B. ‘Nine tasting establishments, where listed asa permitted use. The exemption shall be
approved in writing by the Planning Director and shall be subject to the right of appeal to
the Planning Commission as provided in SMC 17A55. The exemption shall only be approved
if the applicant agrees in writing to comply with the following criteria and conditions:
1. No live entertainment is permitted on the premises except with approval by the Chief of
Police and Planning Director, who may impose conditions controlling such activities.

Page:1 of 5

ATTACHMENT3

October 2, 2018 Errata to August 7 2018 Draft Zoning Code
2. An employee alcohol awareness training program and security plan is approved b” the
Chief of Police.
3. Only wine, non alcoholic beverages, and food other than meals may be served.
A

‘AI~.,.,A ~ ~
“‘.7

off premises.
5. Retail items incidental to the primarj use may be sold.
F

Tknrn ~k~~1I

hn nn cnln nr rnn~IInption of wine on the premises between 11:00 p.m. and

10:00 am.
6.

Pages 219 and 220, Table 17.400-1.

Table 17.400-1: Zoning Permit/lpproval Decision-Making Authority
-

Type of Zoning
PermitApprov3l
.

Administrative Permit
Adjustment
Conditional Use Permit
Variance
Reasonable
Accommodation
Temporary Use Permit,
six months or less
Temporary Use Permit,
more than six months
Downtown Noise Permit,
small event
Downtown Noise Permit,
large event
Development Agreement
General Plan
Amendment, Text or Map
Zoning Code
Amendment, Text or Map
Design Review, Planning
Director Approval
Design Review, Design
Review Board Approval
Reasonable
Accoation

Applicable
Zoning
Code
Chapter
17.405
17.410
17.415
17.420
17.425

Role of Reviewer or Decision-Maker1
Design
Planning
Planning
Review
City Council
Director
Commission
Board
Decision
Appeal
Appeal
Decision
Appeal
Appeal
Recommend!
Decision
Appeal
Decision
Recommend
Decision
Appeal
Decision
Appeal
Appeal

17.430

Decision

-

Appeal

Appeal

17.430

Recommend

-

Decision

Appeal

17.435

Decision

-

Appeal

Appeal

17.435

Recommend

-

Decision

Appeal

17.440
17.445

Recommend
Recommend

-

Recommend
Recommend

Decision/Appeal
Decision/Appeal

17.445

Recommend

-

Recommend

Decision/Appeal

17.450

Decision

Appeal

-

Appeal

17.450

Recommend

Decision

-

Appeal

17A2S.0~0

Decision

-

Ap.pea1

Appeal

.

.

.

.

.

-

-

-

-

-

Notes:
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“Recommend” means that the review authority makes a recommendation to a higher decision-making body;
“Decision” means that the review authority makes the final decision on the matter; “Appeal” means that the
review authority may consider and decide upon appeals the decision of an earlier decision-making body, in
compliance with SMC 17.455.
The Planning Director may defer action and refer the request to the Commission, so that the Commission may
instead make the decision.

2

7.

Page 220, 17.400.050 is revised as follows:
“17.400.050
Public notice, public comment, and public hearing requirements.
A. Notice. All notices for consideration of a zoning permitapproval shall state the nature of
the request, the location of the property, the manner in which additional information may
be obtained, any deadline for written comments, and, if applicable, the date for a public
meeting or hearing that will be held to consider the project. Notice shall be provided as
indicated in Table 17.400-2 and as follows:

1. Notice of a public hearing shall be provided as established by SMC 17.460.
2. Notice for consideration of permitsapprovals that do not require a public hearing
shall be mailed and posted as required by Table 17.400-2. If applicable, said notice
shall state any deadline to request a public hearing before the decision-making
body.
B. Public comment. The public shall be provided an opportunity to make written comments
during the minimum public comment period identified in Table 17.400-2. The public shall
be provided an opportunity to make oral or written comments during the public hearing for
consideration of~!y44 permitsapprovals that require a public hearing as identified in Table
17.400-2.”
8. Pages 220- 222, Table 17.400-2 is revised as follows:
Table 17.400-2: Public Notice, Public Comment, and Public Hearing Requirements.

Public
Hearing
Requirement

.

Type of Zoning
PermitApproval

.

.

-

Administrative Permit
Adjustment

Conditional Use Permit
Planning Director
Conditional Use Permit
Planning Commission
Variance

None
None

.

.

Public Notice
Requirements

—

Yes

None
Notice mailed to all
owners of property
adjoining the exterior
boundaries of the subject
property
SMC 17 460 020

—

Yes

SMC 17.460 020

Yes

SMC 17 460 020
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Minimum Public
Comment Period1
None
12 days from mailing of
notice2

12 days from publication
of the notice
12 days from publication
of notice
12 days from publication
of notice
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.

Type of Zoning
PermitApproval
Reasonable
Accommodation
Temporary Use Permit six
months or less

Public
H
earing
Requirement
No
None

.

Public Notice
Requirements

Minimum Public
Comment Period1

None

None
12 days from mailing of
noticea

Temporary Use Permit
more than six months

None

Downtown Noise Permit,
small event

None

Downtown Noise Permit,
large event

None

Development Agreement

Yes

Notice mailed to all
owners of property
adjoining the exterior
boundaries of the subject
property
Notice mailed to all
owners of property
adjoining the exterior
boundaries of the subject
property, published in a
newspaper of general
circulation, and posted in
at least three public
places includj~jge the area
directly affected by the
requested rermitapproval
Notice mailed to all
owners of property
adjoining the exterior
boundaries of the subject
property and posted in at
least three public places
includj~ge the area
directly affected by the
requested permitDpproval
Notice mailed to all
owners of property within
600 feet of the exterior
boundaries of the subject
property, published in a
newspaper of general
circulation, and posted in
at least three public
places includj~ge the area
directly affected by the
requested_permitapproval
SMC 17.460.020

General Plan Amendment,
Text or Map
Zoning Code Amendment,
Text or Map

Yes

SMC 17.460.020

Yes

SMC 17.460.020
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12 days from mailing of
noticea

12 days from mailing of
notice~

12 days from publication
of the_notice
12 days from publication
of the notice
12 days from publication
of the notice
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.

Type of Zoning
PermitApproval

Public
H
earing
Requirement
NoneZ

.

.

Public Notice
Requirements

Minimum Public
Comment Period1

Design Review, Planning
None
None
Director
Design Review, Design
None2
None
None
Review Board
Reasonable
None
None
None
Accommodation
‘No decision on the zoning permit shall be made prior to the close of the public comment
period.
2A public hearing shall be scheduled, at the discretion of the City Council or the Design Review
Board or the Planning Director if the application does not require a public hearing before
another board or commission, or the City Council and if the project involves, for residential
developments, construction of 10 or more units, or for nonresidential or mixed-use
development, construction of 10,000 square feet of floor area or more, except when the
application qualifies for exemption from a public hearing requirement under State law.
9. Page 222, 17.400.060 is revised as follows:
“17.400.060
Zoning consistencyapproval.
Zoning consistencyapproval shall be required for all buildings and structures hereinafter
erected, constructed, altered, repaired or moved within or into any district established by
this code, and for the use of vacant land or for a change in the character of the use of land,
within any district established by this code. Such review for consistencyapproval may be a
part of the building permit.”
10. Page 246, 17.460.020.A. is revised as follows:
“A. Notice of hearing shall be published once in a newspaper of general circulation within
the jurisdiction of the City as identified in Table 17.400-2, except as identified by SMC
17.430.020.B. below. Notice shall contain the necessary information as required by
Government Code Section 6509165904.”
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October 2, 2018 Inclusionary Housing Zoning Ordinance text amendments
17.250.145 Modification of requirements, innovation.
A. After receiving a recommendation from the Planning Commission, the City Council may modify
the requirements of the inclusionary provisions on a project basis upon submittal of a written
request on a form established by the Planning Department for the approval of alternate
inclusionary requirements and payment of the applicable fee equal to that for a major use permit
by the developer, if the Council finds that alternate requirements will achieve the intent of the
inclusionary program and are consistent with the General Plan.
B If the Council so determines, the inclusionary requirements for the project shall be modified to
change the inclusionary housing obligations to the alternative requirements proposed by the
developer, and these requirements shall become a condition of the project. The applicant shall bear
the burden of presenting substantial evidence to demonstrate that the alternative requirements
meet the intent of this section.
C. A request to modify the inclusionary provisions of this Chapter based on this Section may be
submitted by a developer prior to and independent of submittal of a development project
application.

Inclusionary housing

—

New Exemption 7:

Single family dwelling units of 840 square feet or less which are owner-occupied for a minimum of
one-year, following which they may be rented to a long-term renter with a minimum of a six-month
lease.
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