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             CITY OF SONOMA 
PLANNING COMMISSION 
REGULAR MEETING OF 

Community Meeting Room, 177 First Street West 
April 11, 2013 

         MINUTES 
 

I hereby declare under penalty of perjury that the agenda for this meeting was posted on Friday, 
April 5, 2013, on the bulletin board outside the front of Sonoma City Hall, No. 1 the Plaza, 
Sonoma, California. Chair Felder called the meeting to order at 6:30 p.m. in the Community 
Meeting Room, 177 First Street West. 
 
Roll Call: 
 

Present: Chair Felder, Comms.  Edwards, Henevald, Roberson, Tippell, Howarth, 
Willers (Alternate) 

Absent:  
Others 
Present: 

Planning Director Goodison, Senior Planner Gjestland, Administrative 
Assistant Morris 

 
Chair Felder stated that no new items would be heard after 10:30 p.m. unless the Planning 
Commission so decides. Any decisions made tonight can be appealed within 15 days to the City 
Council. He reminded everyone to turn off cell phones and pagers. Comm. Willers led the 
Pledge of Allegiance. 
 
COMMENTS FROM THE PUBLIC:  No Public Comment. 
 
APPROVAL OF MINUTES:  Comm. Edwards made a motion to approve the minutes of March 
14, 2013 with the changes noted. Comm. Roberson seconded. The motion was unanimously 
approved 7-0.                                
 
CORRESPONDENCE:  None. 
 
 
Item #1 – Public Hearing– Consideration of a Use Permit allowing the conversion of two 
apartment units into vacation rentals at 284-294 West Napa Street. 
 
Applicant/Property Owner: Matt and Jan Mathews/J&M Family LLC 
 
Senior Planner Gjestland presented staff’s report. 
 
Comm. Henevald confirmed with staff that one parking space per 300 square feet is required for 
the commercial uses on the site.   
 
Chair Felder opened the public hearing. 
 
Planning Director Goodison distributed information from the applicant to the Planning 
Commissioners at the dais. 
 
Bennett Martin, Strata Architects, leases the largest commercial space in the building. He 
operates a vacation rental in the County and approached the owner of the building about 
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converting the two apartments into vacation rentals given the difficulties renting them. They 
have a petition in support by many neighbors and three parking spaces in the garage would be 
dedicated to the units. He noted that the unit over the garage was built and occupied by the 
previous owner, Mark Andrews, until last year. The units in the main building were also 
occupied by members of the Andrews family and used for offices as well. He feels these 
circumstances should be taken into consideration  
 
Francis “Matt” Mathews, applicant, introduced his daughter Janelle Matthews, noting that the 
property has been family-owned for the past few years. In that time, they have made significant 
upgrades to the property to make the apartments and commercial space successful. The 
previous owner, Mr. Andrews, had disclosed the difficulty renting the apartment, so they 
renovated them, providing them with new cabinetry and small balconies. 
 
Janelle Matthews, applicant’s daughter, helps market the apartments and commercial tenant 
spaces. She noted that the proximity to the Plaza is beneficial, but the location on Highway 12 
(West Napa Street) with the associated noise is negative, along with the fact that the 
apartments do not have yard areas and are not well-suited for children or pets. 
 
Mr. Mathews indicated that the auto parts store located opposite West Napa has impacted their 
tenants with late hours of operation, evening deliveries, and activity in the parking lot. He 
emphasized that each unit has a dedicated garage parking space and that the unit over the 
garage was built in 1993 and occupied by the previous owner until last year. He has upgraded a 
neglected property at significant expense that now enhances Sonoma. The vacation rental use 
would provide the City with TOT tax and allow them to make a return on their investment. 
 
Comm. Heneveld confirmed with the applicant that the total commercial building area is 5,900 
square feet and the rental price for the units in question is $1,350 per month, the same price 
prior to their upgrade. 
 
Chair Felder closed the public hearing. 
 
Comm. Howarth confirmed with staff that no ADA upgrades would be required for conversion. 
He likes the improvements the owner has made to the property over the past four years and 
noted that the non-conforming parking is an existing condition. He is in favor of the request. 
Comm. Howarth made a motion to approve the use permit subject to the conditions of approval. 
Comm. Edwards seconded. There was further discussion by the commission.  
 
Comm. Tippell is somewhat torn. The owner has done a great job upgrading the property. His 
primary concern is eliminating apartments in the Commercial zoning district, which he has an 
issue with philosophically. He feels that the reason apartments don’t rent is because there are 
either too many, which is not the case in Sonoma, or the rental price is too high. While the 
vacation rental use may be a good solution from the standpoint of the property owner, reducing 
the apartment stock within the commercial district is not good. He noted that a current tenant 
works downtown, so such renters are out there. 
 
Chair Felder confirmed that the units could return to long-term rentals if the vacation rental use 
does not work out 
 
Comm. Henevald concurred with Comm. Tippell. 
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In response to a question from Comm. Willers, Planning Director Goodison indicated that use of 
the upstairs area for offices was a possibility but that parking and ADA requirements would have 
to be considered.  
 
Comm. Willers has consistently been opposed to removing housing from the downtown area. 
However, he views this property a little differently since there is no usable outdoor space as 
developed. He sees limited viability for these units being rented as long-term apartments and 
because of this is willing to vote in favor of the Use Permit request.  
 
Comm. Tippell appreciates the other commissioner’s comments and the applicants desire to 
make a return on their investment. He does not think use of the units for commercial purposes 
would work well noting there is lots of unoccupied commercial space but very low vacancy rates 
for apartments. While they could always go back to long term rentals the main issue from his 
perspective is the loss of apartments from the Commercial core. 
 
Chair Felder stated that he largely agrees with Comm. Willers and observed that conversion to 
office would also eliminate housing but the use of the units as vacation rental seems 
reasonable, especially considering that they could be returned to long-term rental if desired. 
 
The commission voted on the motion to approve the Use Permit. Ayes: Comms. Howarth, 
Edwards, Roberson, Willers, Chair Felder. 
Noes: Comms. Henevald, Tippell. The motion was approved 5-2. 
 
 
Item #2 – Public Hearing – Consideration of a Use Permit allowing the conversion of a 
single-family residence into a vacation rental at 464 Third Street West. 
 
Applicant/Property Owner:  David Brunette and Kathy Allard/Sonoma Plaza 1889, LLC 
 
Senior Planner Gjestland presented staff’s report. He noted that the detached single family 
home is a non-conforming use in the Commercial zone.   
 
Comm. Howarth confirmed that there is a parking exception requested. Senior Planner 
Gjestland noted that there is an upstairs room with inset bunk beds that technically qualifies as 
a third bedroom; however, it is very small and only suitable for children, which in staff’s view 
justifies granting an exception to the normal parking requirement.  
 
Comm. Edwards noted that he had rented the house for three months. He agreed that the 
upstairs room was quite small, comparing it to a closet, and that it should not be counted toward 
the parking requirement. 
 
Comm. Henevald is of the opinion that some vacation rentals may not be reflected on the list 
provided with the staff report since the City may not always be aware if a property is being 
rented on a short-term basis. Planning Director Goodison confirmed that there is a City 
ordinance defining vacation rentals, noting that there are penalties for illegal vacation rentals 
and that enforcement is done on a complaint basis.  
 
Chair Felder opened the public hearing. 
 
David Brunette and Kathy Allard, applicants, purchased the property from Bill Hammett, who 
remodeled the house and relocated it toward the street in 1996. Mr. Hammett occasionally let 
friends, business associates, and family use the house but it remained unoccupied the majority 
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of the time. Accordingly, it has not really been part of the housing stock since the 1996 remodel. 
Mr. Brunette indicated that the immediate neighbor to the south was excited with their recent 
renovations, which included preserving the original 1889 siding, and does not oppose the 
vacation rental idea. Ms. Allard noted their experience and success managing another vacation 
rental in Sonoma County.  They do their own screening and would have a local point of contact. 
They worked hard to identify a suitable property for this use. 
 
Comm. Heneveld confirmed with the applicant that the garage will be functional and available 
for use by guests. 
 
Chair Felder closed the public hearing. 
 
Comm. Tippell feels differently about this application in contrast to the preceding item and there 
are compelling reasons to allow the proposed change in use as noted in the staff report.  
 
Comm.Tippell made a motion to approve the use permit, subject to the conditions of approval. 
Comm. Edwards seconded. The motion was unanimously approved 7-0. 
 
 
Item #3- Public Hearing- Consideration of a Use Permit allowing the conversion of a 
single-family residence into a vacation rental at 853 Broadway, 
 
Applicant/Property Owner:  Michael Marino/Michael & Valerie Marino 
 
Comm. Willers recused due to proximity and left the room. 
 
Senior Planner Gjestland presented staff’s report. He noted that a longtime resident of the 
closest triplex unit came to City Hall to discuss concerns about potential negative impacts 
associated with the proposed vacation rental use. 
 
Comm. Howarth confirms with staff that the whole block between Broadway and First Street 
West has a mixed use zoning. 
 
Chair Felder opened the public hearing. 
 
Michael & Valerie Marino, applicants, bought the property with the intent of converting it into a 
duplex, but were not successful due to the historic significance of the building and issues 
associated with changing the façade. As a result, they restored the building back to its original 
single-family home use with review and approval by the Design Review Commission. Now their 
goal is to rent the property on a short-term basis. Mr. Marino noted their experience and 
standards managing other vacation rentals and his involvement working with Valerie Brown to 
develop regulations for vacation rentals in the County. They do not allow large groups or 
outdoor activity after 10 p.m. and live nearby with the ability to address any issues or 
complaints.  
 
Comm. Howarth and Chair Felder agree that the property owner has made a big commitment of 
time and money in the site. They appreciate the efforts to improve the building and the property. 
 
Comm. Tippell made a motion to approve.  Comm. Roberson seconded. 
The motion was approved unanimously, 6-0 (Comm. Willers recused). 
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Comm. Willers returned to the dais. 
 
Election of Officers: 
 
Comm. Howarth nominated Vice Chair Roberson as Chairman. He was unanimously approved. 
6-0 (Comm. Roberson abstained). 
 
Comm. Edwards nominated Comm. Tippell for Vice Chair. He was unanimously approved. 6-0 
(Comm.Tippell abstained) 
 
Comm. Tippell saw a recent article in the Sun that made a reference to three hotel proposals in 
Sonoma. Staff confirms that is not the case as only one hotel group has applied for a Use permit 
and another has expressed interest in the site at 870 Broadway. However, he was not aware of 
a third hotel proposal. 
 
Issues Update:   
 
1. Chateau Sonoma has applied for a Use permit that will require an EIR. However, in light of the 

recent initiative proposal that is circulating, they may put the project on hold.   
2.  Ballot Measure Notice of Intent- limitation for large hotels, described as 25 rooms or more.  

A Use permit would not be issued unless there was an 80% occupancy rate in the prior 
year. Chair Felder wants Commissioners to exercise caution and discretion, citing the Brown 
Act.  

3.  The City Council looked at the wine tasting discussion but will revisit since Councilmember 
Rouse was absent.   

4.  Mission Square: staff has received a final draft of an updated EIR. It is under review. 
 
Comments from the Audience: None 
 
Motion to adjourn:  Chair Felder made a motion to adjourn. Comm. Henevald seconded. 
 
Adjournment: The meeting adjourned at 7:45 p.m. to the next regular meeting scheduled for 6: 
30 p.m. on Thursday, May 9, 2013.    
 
I HEREBY CERTIFY that the foregoing minutes were duly and regularly adopted at a regular 
meeting of the Planning Commission on the 9th day of May, 2013. 
 
 
Approved: 
 
 
________________________________ 
Cristina Morris, Administrative Assistant 
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