
Jackson Planning Commission Agenda 
Tuesday, January 22, 2019 – 6:30 PM Regular Meeting 
Jackson City Hall, 33 Broadway, Jackson, California 95642 

PLEDGE OF ALLEGIANCE 

1. PUBLIC MATTERS NOT ON THE AGENDA

Discussion items only, no action will be taken.  Any person may address the Planning Commission at this 
time on any subject within the jurisdiction of the Planning Commission.  Please note – there is a five (5) 
minute limit. Any matter that may require action may be referred to administration for review and 
appropriate administrative and/or legislative action. 

2. APPROVAL OF MINUTES

Approve the minutes of the December 3, 2018 Planning Commission Meeting. 

3. DISCUSSION CALENDAR

a. Proposed updates to the City of Jackson Development Code (Municipal Code Title 17) – Short-
term Rental and Accessory Dwelling Unit Regulations.

4. ADMINISTRATIVE REPORTS

This section is to provide staff and Commissioners an opportunity to present oral status reports on issues. 
No action is expected to be taken by the Planning Commissions. 

5. ADJOURNMENT

Regular meeting adjournment. 

  Posted:   City Hall, 33 Broadway, Jackson 

Agenda materials will be available for review (pursuant to §54957.5 Government Code Section) in the City Clerk’s office in 
City Hall. 

In compliance with the Americans with Disabilities Act (ADA), if you need special assistance to participate in this meeting, you 
should contact the Office of the City Clerk at (209) 223-1646 (voice) or (209) 223-3141 (fax).  Notification 48 hours prior to 

the meeting will enable the City to make reasonable arrangements to assure accessibility to this meeting. 
Visit our website at http://ci.jackson.ca.us 

for copies of previous agendas, minutes and City budget. 
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CITY OF JACKSON 
Planning Commission Special Meeting Minutes 

December 03, 2018 

Steve McLean, Chairman 
Debby Collins, Vice-Chairwoman 
Rob Klotz - Commissioner 
Walt Hoeser – Commissioner 
George White - Commissioner 

COMMISSIONERS ABSENT:  none 

Susan Peters –City Planner 

Susan Turner – Administrative Assistant 

Chairman McLean called the meeting to order at 6:31 p.m. 

PLEDGE OF ALLEGIANCE TO THE FLAG. 

Chairman McLean led the Pledge of Allegiance.   

1. PUBLIC MATTERS NOT ON THE AGENDA

Jim Laughton, Jackson Resident, expressed his congratulations to Susan Peters on the election to the Amador 
Water Agency Board.  Mr. Laughton also said that when he looks over his ranch towards the top of the hill, he 
sees two huge tanks that the Water Agency put in, and wants to know if the city was notified about that.  Now 
when he looks over to the Kennedy Mine, he sees Kennedy and the two big tanks.  He may go to the AWA also, 
but wants to see if they could put vines on the tanks to cover them up.  Chairman McLean asked if these tanks 
are on city property or not.  Susan Peters said they are on the AWA property, therefore it’s County, so the city 
would not have been notified about it.  Mr. McLean recommended to Mr. Laughton to speak with the water 
agency about his idea of ways to cover up the tanks.  

No other public matters were raised. 

2. APPROVAL OF MINUTES

Approve the minutes of the October 15, 2018 Planning Commission Meeting.

Motion to approve the minutes of October 15, 2018 with.  Moved by Commissioner Hoeser, seconded by 
Commissioner Klotz, and carried by 5 to 0 vote: 

AYES: McLean, Klotz, Hoeser, White, Collins 
NOES: None 
ABSENT: None 
ABSTAIN: None 

3. DISCUSSION CALENDAR

a. Resource Allocation Program – Number of Housing Equivalent Units Available for Development
Application Process for 2019.  Provide Recommendation to City Council.

Susan Peters said that back in December 2004, the City Council adopted the Resource Constraints and Priority 
Allocation Policy Ordinance, meaning the growth management ordinance.  It established a mechanism for 
reviewing the city’s resources in terms of water & sewer capacity, traffic & congestion, schools, child care, 
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hospitals, doctor providers, etc., like a dashboard of the city that takes a look at a variety of different things, and 
establishing a number of housing units equivalencies that would be allowed to apply for.  The Planning 
Commission and the City Council established that number based on constraints and established Development 
Criteria, and then advertised to potential developers to submit a Notice of Intent to Develop.   

Ms. Peters said that this policy was suspended in 2012 due to lack of development, but since interest in 
development activity has increased and the sewer capacity issues have come to the surface, staff is 
recommending the Planning Commission and ultimately the City Council make some determinations regarding 
how you want to see growth handled over the next several years.  Ms. Peters summarized on the Resource 
Constraints Issues that was provided in the packet: 

• Water Supply –based on current growth, the AWA feels they have more than 10 years of remaining
capacity at the Tanner Water Treatment Plant, where the city purchases their wholesale water from.

• Road Capacity – since the last analysis, a couple of different projects have helped with traffic
congestion, one is the French Bar Road intersection signalization and also Sutter Street signalization.
The Sutter Street extension project is high on the priority list, and with the completion of the retrofit of
the dam, we’re going to be able to work with ACTC on the Regional fee program to move forward on
that project to get cars off of the intersection of Argonaut and 49/88 which is dangerous, and off of
Hoffman which is overloaded.

• Fire Protection – Measure M provided some funding so that we could have fulltime firefighter coverage.
However, there are some concerns with the County on how Measure M is distributed, but for the short
term we continue to have firefighter service paid for by Measure M.  With new development, there’s the
facility fee that is generated to ensure money is there to have fire staff available.

• Police Protection – The Police Department is operating with eight sworn officers.  Three positions have
been frozen over the past eight years due to budgetary constraints.  The department continues to provide
24/7 service to the community, thanks in part to a strong reserve program (including a K-9 officer),
which augments the full-time staff during peak periods and special events.

• Schools – the three schools within the City of Jackson, Argonaut High School, Jackson Jr. High, and
Jackson Elementary, are currently operating below capacity.  With the current growth rate in the City of
Jackson (approximately 1%) there is adequate capacity remaining at all three schools for the foreseeable
future.

• Child Care – Amador Child Care Council has indicated that there continues to be a significant need for
child care including family child care homes (large and small) and preschools (low-income/subsidized
as well as private pay).  Recruitment of teachers and staff to the County is difficult and building space is
hard to find.  As is seen throughout Amador County and the state, infant / toddler care is a high priority
with very few slots available for working parents.

• Sewer capacity – The City has a remaining discharge capacity of approximately 169 Household
Equivalent Units.  This is a conservative estimate that will be further refined after completion of the
upgrades to the City’s Wastewater Treatment Plant.

Ms. Peters then reviewed the Design Evaluation Criteria, saying the requirements haven’t changed much over 
the years.  Adding that when someone applies for a large development, previous Planning Commissions and 
City Councils want to see an economic benefit to the city, improvements that alleviate infrastructure constraints 
including traffic improvements, recreational amenities, sewer treatment, tree, wetland, open space, preservation 
and school facilities, an affordable housing component, commercial use of commercially zoned property, in-fill 
projects, environmental constraints, & sensitivity to historic features.  She said that if the Commission wants to 
add anything to this list or feel something is not necessary on this list, that can be up for discussion tonight. 
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Ms. Peters went on to Discretionary vs Ministerial Projects.  Ministerial means you do not need any planning 
entitlements; you can walk into the building department and take out a building permit.  Discretionary means 
they have to come to the Planning Commission or City Council or both.    

She also said that the Resource Constraints and Priority Allocation Ordinance requires the Planning 
Commission and City Council to establish a number for ministerial projects.  Essentially, we have 908 acres in 
the city of Jackson that are considered developable.  There are a lot more acres that are vacant but because of 
slope and mining constraints, it boils down to 908 acres, which is about 118 parcels, of that about 106 acres can 
be developed ministerially, that don’t need any Planning Commission approvals.  This includes the 41 lots in 
Jackson View which have not yet been developed.  She said she thinks the number is based on permits, 41 
permits left. 

Since the WWTP capacity appears to be the limiting issue, it’s safe to use that 169 EDUs when you talk about 
how much you’re going to reserve for ministerial projects.  Options include the following: 

• Reserve all of the remaining capacity for ministerial projects.  This would mean that the HEU allocation
for 2019 would be 0.

• Reserve a portion of the 169 EDUs for known ministerial projects like Jackson View to use the capacity
on a first come first serve basis and the remainder for HEU allocation.  This would allow for future
potential developments to apply for the allocation.

• Reserve the average number of homes typically built in a year built in a four-year period (allowing time
to address the sewer capacity issues).  Typically, we see about 29 houses per year on a good year.

Ms. Peters said that the Planning Commission cannot place all remaining capacity into the allocation because 
the Ordinance requires a percentage to be kept in reserve.  This decision would be a recommendation only, so 
staff is looking for a motion to take a recommendation to the City Council.  Ms. Peters asked if there were any 
questions of staff. 

Ms. Peters was present to answer questions of the Planning Commission.  Upon no further comment from the 
Commission, Chairman McLean opened this item to the public for comment. 

Julia Sierk from the Amador County Child Care Council spoke regarding the Resources Constraints Issues as it 
relates to Child Care.  Jim Laughton spoke about his concerns regarding future development as it relates to 
sewer capacity. 

Hearing no other Public comments, Chairman McLean brought it back to the Commission.  Susan Peters was 
present to answer additional questions of the Planning Commission.  Chairman McLean opened this item to the 
public for discussion.  On hearing no public comment, brought it back to the Commission. 

Motion to Suspend the Housing Equivalent Units Allocation Process for 2019 and Amend the Design 
Evaluation Criteria to guide development applications to include participation in upgrades to the 
WWTP to increase capacity or address wastewater in a manner that doesn’t further impact the current 
capacity.  Moved by Commissioner Hoeser, seconded by Commissioner Collins, and carried by 5 to 0 
vote: 

AYES: McLean, Collins, Klotz, Hoeser, White 
NOES: None 
ABSENT: None 
ABSTAIN: None 
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b. Updates to Municipal Code Title 17 – Development Code:  Accessory Dwellings, Vacation Rentals,
Temporary Sign Size & Solar/Landscape Requirements.

Susan Peters said that over the past few years, staff have recognized some updates that should be addressed 
within the City’s Development Code – Municipal Code Title 17: 

1. Accessory dwelling units – need to be in compliance with SB 229 & AB 494 (regulation of accessory
dwelling units).

2. Sign Ordinance – Non-commercial temporary sign size be increased so political signs can be as large as
a sheet of plywood.  Additionally, the “wall sign” and “aggregate signage” requirements are conflicting
and need resolution.  The definition of “frontage” also needs clarification.

3. The landscape requirements for shade trees in parking lots conflicts with solar parking lot installations.
The Landscape Regulations need updating to address this issue.

4. Vacation Rentals – Development Code doesn’t address vacation rentals – only bed & breakfast
establishments.  While there are only a few vacation rentals currently, the trend is indicating that there
will be more popping up in the City in the near future.

Accessory Dwelling Units: Section 17.58.100 – Detached Living Areas, is no longer legal as it restricts 
accessory dwelling units from having kitchen facilities.  This section should be replaced with requirements 
consistent with State law. Sample accessory dwelling ordinances from similar jurisdictions containing 
requirements that meet State standards were provided to the Planning Commission.  Staff is looking for 
direction regarding the appropriateness of all or portions of these examples for replacement of Section 
17.58.100.   

Sign Ordinance:  Section 17.54 – Sign Regulations, has been amended and is attached in draft form for Planning 
Commission consideration.  Noncommercial sign (including political sign) size is proposed to increase from 16 
square feet to 32 square feet.  This issue has been brought up in the past and will make the City of Jackson’s 
regulations consistent with surrounding jurisdictions.  Additionally, wall sign size for businesses with multiple 
frontages is proposed to increase from a maximum of 90 square feet to 180 square feet. And the definition of 
“frontage” includes those buildings that are “highly visible” from adjacent public roads.   

Landscape Ordinance:  Section 17.40.080 is proposed to be amended to remove the shade tree requirements in 
parking areas for those projects proposing solar panel covered parking stalls.   

Vacation Rentals:  Attached for Planning Commission consideration is the vacation rental ordinance from Bend, 
Oregon that is considered quite comprehensive with all the “bells & whistles”.  Staff is proposing that the 
Planning Commission discuss the pros and cons of the Bend approach and direct staff to craft an ordinance that 
addresses the needs of the City of Jackson.   

With Planning Commission direction staff will present final draft changes to the Development Code at the next 
available meeting.  These amendments will then be forwarded, with a recommendation from the Planning 
Commission, to the City Council for its consideration. 

Ms. Peters was present to answer questions of the Planning Commission.  Based on the discussion regarding 
Accessory Dwelling Units, Ms. Peters recommended the Commission provide their comments by the end of the 
year, she can bring those to the January meeting to get the changes for that section of the ordinance.  

Susan Peters then moved on to Sign Ordinance and identified the three areas proposed to be changed: 
• Section 17.54.020 Definitions, Item BB.: adding “or highly visible from”, after “adjacent to”.  So, item

BB will change FROM: “Lot frontage” or “frontage” means the horizontal distance along a lot line
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adjacent to a public street, or the side of a lot adjacent to a public street.  TO: “Lot frontage” or 
“frontage” means the horizontal distance along a lot line adjacent to or highly visible from a public 
street, or the side of a lot adjacent to or highly visible from a public street. 

• Section 17.54.155 Exempt Signs, Item B:  in the first sentence, change the square feet from “sixteen” to
“thirty-two”; change “in total area” to “per side”.

• Section 17.54.175 Sign Criteria for Mixed Use and Other Non-Residential Zones, Item B:  change the
third sentence FROM:  Businesses with multiple store fronts shall be allowed ninety (90) square feet of
total wall signage.  TO:  Businesses with multiple store fronts shall be allowed one hundred eighty
(180) square feet of total wall signage.

o After further discussion, the Planning Commission agreed to add a fourth sentence: “No one sign
should exceed ninety (90) square feet.

Ms. Peters was present to answer questions of the Planning Commission.  Chairman McLean opened to the 
Public for comment regarding sign ordinance.  Jim Laughton spoke regarding violations of the Sign Ordinance.  
Hearing no other public comments on sign ordinance, Chairman McLean moved on to Landscaping Ordinance. 

Susan Peters discussed the Landscape Ordinance Section 17.40.080 - Tree Placement for Parking Areas, and 
identified the proposed change:  adding a sentence at the bottom of the ordinance to say “These requirements 
shall not apply when the parking areas is to be shaded with solar panels.” 

Susan Peters moved on to Vacation Rentals.  She said that staff is proposing that the Planning Commission 
discuss the pros and cons of the Bend, Oregon vacation rental ordinance included in the packet as Attachment 
E, and direct staff to craft an ordinance that addresses the needs of the City of Jackson.  Ms. Peters suggested to 
apply the same action assigned to Item 1, Accessory Dwelling Units, whereby the Commission provide their 
comments by the end of the year, then she can bring those to the January meeting to get the changes for that 
section of the ordinance.  Chairman McLean acknowledged that the Commission will provide comments to Ms. 
Peters via email by the end of December.   

Chairman McLean opened to the public for discussion.  On hearing no public comment, brought it back to the 
Commission. 

Motion for this Updates to Municipal Code Title 17 will be extended to the next meeting scheduled on 
January 22, 2019. 

4. ADMINISTRATIVE REPORTS

City Planner, Susan Peters suggested to cancel the meeting on December 17th, as there is time needed for the 
Commission to review and send her via e-mail, comments regarding Accessory Dwelling Units and Vacation 
Rentals.  The Commission agreed. 

5. ADJOURNMENT

Chairman McLean adjourned the meeting at 8:26 p.m.

ATTEST: 

Susan Turner, Administrative Assistant Date Approved 
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CITY OF JACKSON 

MEMORANDUM 

TO: Planning Commission 

FROM: Susan Peters, City Planner 

DATE:  January 22, 2019 

SUBJECT: Proposed updates to the City of Jackson Development Code (Municipal Code Title 17) – Short-
term Rental and Accessory Dwelling Unit Regulations 

RECOMMENDATION 

That the Planning Commission review potential regulations for short-term rentals and accessory dwelling units 
and provide direction to staff.   

DISCUSSION 

At the December 3, 2018 Special Meeting, the Planning Commission reviewed potential updates to the City’s 
Development Code including adding regulations for short-term rentals and accessory dwelling units.  The 
Planning Commission directed staff to prepare draft regulations consistent with the examples from other 
jurisdictions.  

Attached for Planning Commission Review, are proposed amendments to the City’s Development Code: 

Vacation Rentals:  New Section 17.58.075 with regulations for short-term rental units. 

Accessory Dwelling Units: Repeal and replace Section 17.58.100 – Detached Living Areas with a new section 
addressing Accessory Dwelling Units.  

Section 17.220.020 Definitions of Specialized Terms and Phrases, will also need to be amended to include 
definitions for short-term rentals and accessory dwelling units: 

Accessory Dwelling Unit (ADU) – An ADU is a secondary dwelling unit with complete independent 
living facilities for one or more persons and generally takes three forms: 

1. Detached:  The unit is separated from the primary structure;
2. Attached:  The unit is attached to the primary structure; and
3. Repurposed Existing Space:  The space (e.g. garage) is within the primary residence and is

converted into an independent living unit.

Short-term Rental Units (STR) – A STR or vacation rental is a rental of a residential dwelling unit or 
accessory building for periods of less than 31 consecutive days.  The rental may be of the entire 
dwelling unit, an accessory dwelling or one or more rooms in a residence.   

With Planning Commission direction, staff will present final draft changes to the Development Code at the next 
available meeting.  These amendments will then be forwarded, with a recommendation from the Planning 
Commission, to the City Council for its consideration.    

Attachments:  17.58.075 – Short-term Rentals (4 pages)
17.58.100 – Accessory Dwelling Units (4 pages)
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17.58.075 Short-Term Rentals 

The purpose of this section is to protect the character of the City’s residential and mixed use 
neighborhoods by limiting and regulating short-term rental of dwelling units. The following 
provisions apply to all short-term rentals (STRs): 

A. Applicability. No person shall occupy, use, operate or manage, nor offer or negotiate to
use, lease or rent, a dwelling unit for short-term rental occupancy unless issued a short-term
rental (STR) permit or exempted under this chapter. A permit is required for each dwelling unit
even if located on the same legal lot. The standards of this section shall supersede the
standards elsewhere in the Development Code, unless otherwise stated.

B. Application Submittal Requirements. The following information shall be submitted to the
City along with a form approved by the City in order to apply for a STR permit.

1. The name, address, email address and telephone number of the owner of the
short-term rental for which the permit is to be issued, and the same for the
authorized representative if different than the owner. An application may be
submitted by an owner with the buyer as the applicant and upon written request,
the approval will be granted to both the owner and the buyer.

2. A floor plan identifying the number of bedrooms proposed for use.

3. A diagram and/or photograph of the premises showing and indicating the
number, location and dimensions of designated on-site and abutting on-street
parking spaces that meet the minimum required number of parking spaces and
maneuvering per Chapter 17.48 Parking and Loading Standards.

4. Acknowledgment by signature that the owner and authorized representative
have read all the regulations relating to the operation of a short-term rental.

5. Certification of the accuracy of the information submitted and agreement to
comply with the conditions of the permit.

6. Consent to inspection to ensure compliance with this section.

C. Limits on Permit Transfer.  Any short-term rental application submitted after adoption of this
section, is specific to the owner of the dwelling unit or owner-authorized buyer for which the
permit is issued. This means that the short-term rental permit shall not run with the land, but
shall terminate and be void with no further proceedings on sale or transfer of the real property
which was rented pursuant to the short-term rental permit.

Sale or transfer means any change of ownership during the lifetime of the permit holder, 
whether or not there is consideration, or after the death of the permit holder, except a change in 
ownership where title is held in survivorship with a spouse or domestic partner, or a transfer on 
the owner’s death to a trust which benefits only a spouse, child(ren) or domestic partner for the 
lifetime of the spouse, child(ren) or domestic partner. The survivor may not sell or transfer title, 
except that title may transfer among the survivors. A sale or transfer also does not mean (1) the 
transfer of ownership from the owner(s) of the real property to or between the members of a 
limited liability company or partnership when the transfer involves the same owners, or (2) the 
transfer to a trustee, a corporation, a partnership, a limited partnership, a limited liability 
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partnership, or other similar entity, if at least one owner is living at the time of transfer so long as 
that owner retains at least a 25 percent interest in the entity. The permit or nonconforming right 
shall terminate if the original owner ceases to own at least 25 percent interest in the entity. If the 
owner is a corporation, the shareholders of the corporation shall be considered the owners for 
purposes of this section. 

D. Occupancy. The maximum occupancy for the dwelling shall be two persons per bedroom
plus two additional persons. For example, a two-bedroom dwelling would have a maximum
occupancy of six persons.

E. Parking. One off-street parking space per bedroom is required;

1. If the garage is to be utilized to meet the parking requirement, a photo of the
interior of the garage shall be submitted to show the garage is available for
parking. The garage shall continually be available for guest parking as long as the
STR permit is valid.

F. Prohibited Use. No recreational vehicle, travel trailer, or tent or other temporary shelter
shall be used in conjunction with the short-term rental.

G. Short-Term Rental Operating License. In addition to obtaining a STR permit under this
section, persons operating short-term rentals must register in accordance with Chapter 3.24
Transient Occupancy Tax.

H. Abandonment of Use.

1. Notwithstanding Chapter 17.130 Nonconforming Uses, Structures and
Parcels, if the short-term rental ceases for a period of more than 12 months, the
short-term rental permit shall be void with no further proceedings.

2. Failure to maintain the STR operating annual license as provided in that
chapter shall be considered abandonment of use.

3. Temporary Hardship Exemption.

a. A temporary hardship exemption from this section may be granted by the
City Planner or designee. The following hardships, including a submission of
proof, may be acceptable to the City:

i. Medical condition of the owner, spouse, domestic partner or
immediate family member that jeopardizes the ability of the owner to
operate the short-term rental;

ii. Death of a spouse, domestic partner or immediate family member
that jeopardizes the ability of the owner to operate the short-term rental;
or

iii. Structural integrity of the short-term rental that deems it
uninhabitable for tenants and is not self-imposed.

Page 9 of 15 Page 9 of 15



b. A time limit may be set by the City Planner or designee, but shall not
exceed six months. A one-time extension may be approved upon request if
one of the conditions of subsection (H)(3)(a) of this section still applies.

I. Expiration of Approval and Initiation of Use. If the short-term rental does not initiate the use
by renting the short-term rental at least one night within the first 12 months of obtaining a short-
term rental permit, the short-term rental permit shall be void with no further proceedings.

J. Prior Existing Use.

1. Existing Permits. Any existing short-term rental may continue as a legal
nonconforming use provided:

a. That the use is not abandoned under subsection (H) of this section; and

b. That the owner registers as required by this section and Chapter 3.24
Transient Occupancy Tax. The owner of the dwelling has the burden of
establishing a valid prior approval when registering.

K. House Rules.  Each Short Term Rental Permit will be subject to the house rules set fourth
in this Section.  The permittee shall provide the City Planner with a copy of the house rules prior
to rental of the unit and shall promptly notify the City Planner in writing identifying any changes
to the house rules.  Prior to each rental of a unit, a copy of the house rules, the rental
agreement, and the short term rental permit shall be posted in a prominent location inside the
short term rental unit, including, at a minimum, the following:

1. As part of the application for rental, the prospective renter shall sign an
agreement acknowledging the house rules and promising to comply with them.

2. The permittee shall limit overnight occupancy of the vacation rental to the
specific number of renters designated in the permit, consistent with Section
17.58.075 (D) of these regulations.

3. The permittee shall limit the number of vehicles of overnight renters
designated in the permit, and shall require overnight renters to utilize designated
on-site parking spaces to the maximum extent possible.

4. The permittee shall provide access to the garage of the residence if that area
has been included in the determination of the number of available onsite spaces
per this Code.

5. The permittee shall provide appropriate refuse and recycling service for the
action rental business. Property shall be free of debris both onsite and in the street.

6. Quiet times shall be 9 pm to 7 am Sunday through Thursday evenings and 10
pm to 7 am Friday and Saturday evenings.

7. The permittee shall ensure that the renters and/or guests of the vacation rental
do not create unreasonable noise or disturbances, engage in disorderly conduct, or
violate provisions of this code or any state law pertaining to noise or disorderly
conduct.
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8. The permittee shall, upon notification that renters and/or guests of the short
term rental have violated any house rules promptly act to stop the violation and
prevent a recurrence of the violation.

9. Pool and hot tubs shall be adequately screened from adjacent properties to
minimize noise impacts and shall have the hours of operation clearly posted
adjacent to the facility.

10. Exterior lighting shall also be adequately shielded from adjacent properties to
minimize light pollution impacts in accordance with Chapter 17.43 Lighting
Regulations.

11. it is prohibited to use the short term rental unit for any wedding auction,
commercial function, or other similar event that is inconsistent with the use of the
property for transient occupancy in a residential neighborhood.

12. Pets may be permitted by short term rental permittees, however the pet must
be attended to at all times.

J. Inspection. Any short-term rental applications submitted after adoption of this ordinance,
shall be subject to inspection prior to commencement of the use by the City for compliance with
this section.

1. The City Planner or designee may conduct a site visit upon an application for a
short-term rental to confirm the number of bedrooms stated on the application and
the number, location and availability of on-site parking spaces. The site visit will be
coordinated with the applicant and be conducted during normal business hours,
and with reasonable notice.

2. The City Planner or designee may visit and inspect the site of a short-term
rental on a prescribed schedule to ensure compliance with all applicable
regulations, during normal business hours, and with reasonable notice and other
procedural safeguards as necessary. Code violations shall be processed in
accordance with Chapter 17.190 Revocations and Modifications and Chapter
17.200 Enforcement.
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17.58.100   Accessory Dwelling Units 

The following supplemental regulations are intended to implement the general plan housing 
policy on accessory dwelling units, by allowing accessory or second dwelling units subject to 
zoning permit in accordance with Development Code, Article IV, Chapter 17.70 Applications, 
processing and Fees, and compliance with the standards listed below, except for those 
accessory dwelling units which only require a building permit as provided in subparagraph (H), 
below.  The accessory dwelling unit zoning clearance application shall be considered 
ministerially without any discretionary review or a hearing and shall be approved or denied 
within 120 days after receipt of a complete application. 

A. Design and development standards.

1. The lot is zoned for single-family or multifamily use and contains an existing,
single-family dwelling or a single-family dwelling will be constructed in conjunction with
the accessory dwelling unit.

2. An accessory dwelling unit shall be within or attached to the primary structure
with a common wall (providing a minimum five lineal feet of attachment), and shall not
exceed 50 percent of the existing living area, with a maximum increase in floor area of
1,200 square feet, nor be less than 150 square feet in size.  Alternatively, the accessory
dwelling unit may be detached from the primary structure and shall not exceed 1,200
square feet, nor be less than 150 square feet in size.

3. An accessory dwelling unit shall comply with the development regulations in
Development Code, Article II, Section 17.07.040 Residential Zoning District General
Development Standards including but not limited to the regulations for yards, building
height, stories, lot coverage, and floor area ratio for the zoning district in which it is
located, except as modified by this section.

4. No setback shall be required for an existing garage that is converted to an
accessory dwelling unit, and a setback of no more than five feet from the side and rear
lot lines shall be required for an accessory dwelling unit that is constructed above a
garage.

5. An accessory dwelling unit shall include  permanent provisions for living,
sleeping, eating, cooking, and sanitation on the same parcel as the single-family
dwelling is situated.

6. The exterior design, building materials, colors, window style, and exterior finishes
shall be substantially the same as those on the existing dwelling.

7. No passageway shall be required in conjunction with the construction of an
accessory dwelling unit.  Outside access to the secondary dwelling unit shall be located
or screened so as not to be visible from the abutting street.

8. An accessory dwelling unit shall meet the requirements of the building code, as
adopted and amended by Title 14 of the Municipal Code, that apply to detached
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-2-

dwellings, as appropriate.  Exception: An accessory dwelling unit is required to have fire 
sprinklers, only if the primary residence is also required to have fire sprinklers. 

9. A new or separate utility connection directly between the accessory dwelling unit
and the utility may be required.  The connection may be subject to a connection fee or
capacity charge that shall be proportionate to the burden of the proposed accessory
dwelling unit, based upon either its size or the number of its plumbing fixtures, upon the
water or sewer system. This fee or charge shall not exceed the reasonable cost of
providing this service.

B. Parking.

1. Except as provided in subparagraph (2):

a. Accessory dwelling units must meet the following parking standards:

i. For accessory dwelling units with no separate bedrooms, one off-
street parking space shall be provided per unit.

ii. For accessory dwelling units with at least one separate bedroom,
one off-street parking space shall be provided per bedroom.

b. If parking is required:

i. The required parking spaces may be located on setback areas
approved by the City Planner or tandem parking on an existing
driveway, unless specific findings are made under subparagraph
(ii).

ii. Parking arrangements in subparagraph (i) may be prohibited if the
zoning administrator makes specific findings that such parking
arrangements are not feasible based upon specific site or regional
topographical or fire or life safety conditions, or that such
arrangements are not permitted anywhere in the jurisdiction.

iii. When a garage, carport, or covered parking structure is demolished
in conjunction with the construction of an accessory dwelling unit,
the replacement spaces may be located in any configuration on the
same lot as the accessory dwelling unit, including, but not limited
to, as covered spaces, uncovered spaces, tandem spaces, or by
the use of mechanical automobile parking lifts.

2. Parking standards shall not be imposed on an accessory dwelling unit in any of the
following circumstances:

a. The accessory dwelling unit is located within one-half mile of public transit.

b. The accessory dwelling unit is located within an architecturally and
historically significant historic district.
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c. The accessory dwelling unit is part of the existing primary residence or an
existing accessory structure.

d. When on-street parking permits are required but not offered to the occupant
of the accessory dwelling unit.

e. When there is a car share vehicle located within one block of the accessory
dwelling unit.

C. Nonconforming units. If the existing primary dwelling unit is a legally nonconforming unit, an
accessory dwelling unit may be constructed only if the nonconformity is not expanded and the
accessory dwelling unit meets all current applicable zoning and building standards.

D. No subdivision. No subdivision of land or air rights are authorized that would result in the
accessory dwelling unit being located on a separate lot.  The accessory dwelling unit shall not
be intended for sale separate from the primary dwelling.

E. Occupancy. The owner of a parcel containing an accessory dwelling unit shall occupy either
the primary or the accessory dwelling unit. The city shall require recordation of a deed restriction
providing for this restriction before issuance of the certificate of occupancy. The accessory
dwelling unit may be rented.

F. Preexisting units. An accessory dwelling unit constructed or converted without a building
permit before adoption of the city’s accessory dwelling unit regulations must obtain a building or
code compliance permit and zoning permit to legalize the use.

G. One unit. There shall not be more than one accessory dwelling unit on any parcel.

H. Exception. An accessory dwelling unit is exempt from the requirements of this section and may
proceed with a building permit if the unit meets all the requirements of subparagraph (H)(1):

1. The accessory dwelling unit:

a. Is one accessory dwelling unit per single-family lot located within a single-
family residential zone;

b. Is contained within the existing [living area] space of a single-family
residence or accessory structure;

c. Has independent exterior access from the existing residence; and

d. The side and rear setbacks are sufficient for fire safety.

2. If subparagraphs requirements of subparagraph (H)(1) are met, then the applicant:

a. Is required to install fire sprinklers in the accessory dwelling unit if the
primary residence is also required to have fire sprinklers;

b. Is not required to install a new or separate utility connection directly
between the accessory dwelling unit and the utility, or to be charged a
related connection fee or capacity charge.
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c. Shall record a deed restriction as provided in subparagraph (E) and obtain
a building permit as required by Title 14 of the Municipal Code.

I. Effect. An accessory dwelling unit that conforms to this section shall:

1. Be deemed an accessory use or an accessory building and not be considered to
exceed the allowable density for the lot upon which it is located;

2. Be deemed a residential use that is consistent with the general plan and the zoning
designations for the lot;

3. Not be considered in the application of any ordinance, policy, or program to limit
residential growth; and

4. Not be considered a new residential use for the purposes of calculating connection
fees or capacity charges for utilities, including water and sewer service accept in
accordance with Section 17.58.100 (A)(90) of this regulation.
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