
CITY OF REDDING 

REPORT TO REDDING PLANNING COMMISSION 

 

 
 

 

 

 

 

Recommendation 

 

Conduct a Public Hearing and, upon conclusion, recommend that the City Council adopt the 

Addendum to the Zoning Code Mitigated Negative Declaration and the proposed amendments to 

Section 18.43.180 pertaining to Short-Term Rentals, to add regulations pertaining to the use of 

single-family residences as vacation rentals, and for renting of individual rooms such is often 

done through internet sites, such as Airbnb and VRBO (Vacation Rental By Owner). 

 

Background 
 

On July 28, 2015, the Planning Commission (Commission) conducted a public workshop 

regarding the proposed Short-Term Rental (STR) ordinance. This was a follow-up to a 

discussion that the Commission had at its regular meeting of April 14, 2015, at which staff 

initiated a process to determine  whether (and if so, how) short-term rental of single-family 

residences, or bedrooms within single-family residences, should be regulated.  Attached to this 

report is the July 28, 2015, staff report which provides background on the topic.  

 

As the Commission will recall, staff, with the assistance of an Advisory Group (AG) of 

stakeholders made up of citizens with experience in STRs developed a draft set of regulations 

intended to address the potential impacts associated with short-term rentals and to establish 

appropriate permitting requirements.  In addition to Commissioner Bert Meyer, the AG included 

representation from the following groups: 

 

 Redding Marketing and Tourism Association.  

 Bed and Breakfast Inn Operators. 

 Homeowner Association President. 

 Airbnb Host. 

MEETING DATE: October 13, 2015 

ITEM NO.                  4b(1)  

[L-010-500-900] 

FROM: 
 

SUBJECT:      4b(1)--Public Hearing to consider Amendment to Title 18 of the Redding 

Municipal Code to add Section 18.43.180, Short-Term Rentals, RZ-2015-00904, to add 

regulations pertaining to the use of single-family residences as vacation rentals, and for renting 

of individual rooms. 
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 Board of Realtors. 

 Vacation Rental Operators. 

 

At the July 2015 workshop, the Commission heard testimony from a number of individuals, 

many of whom had short-term rentals currently, and others who expressed concerns that short-

term rentals were not compatible with single-family neighborhoods.  At the conclusion of the 

workshop, the Commission asked staff to reconvene the AG to seek its guidance on the 

following areas of the proposed ordinance: 

 

 The number of days a property could be used for “Hosted Homestay” purposes.  

 The number of guests that would be allowed each night at a Hosted Homestay. 

 Off-street parking requirements. 

 Proximity limitations between vacation rentals. 

 

Draft Ordinance Approach 

 

The draft ordinance proposes a two-tiered regulatory approach, reflecting that certain rental 

activities are more “commercial” in nature (and thus may have a higher potential for impacts), 

while others are fairly innocuous.  Generally, this is related to whether the owner is required to 

be present during rental periods, the number of rooms rented, and number of days per year of 

rental activity.  Those tiers and basic requirements are:  

 

o Hosted Homestays.  Requires owner occupancy and establishes limitations on the 

number of rooms, adults, and days per year that rental could occur.  No permit would be 

required (i.e. it would be a “permitted use,” similar to Home Occupations).  However, an 

affidavit would be on file with the City verifying that the host understands, and agrees to 

comply with, the regulations.  

 

o Vacation Rentals. Does not require owner occupancy and requires a site development 

permit to be approved by the Development Services Director.  The permit would 

establish appropriate limitations on occupancy and the number of rental days allowed 

each year, as well as address other concerns related to particular locations.  Note that the 

permit is discretionary and can be denied if required findings are made.  The 

determination of the Director may, of course, be appealed.     

 

The draft regulations include provisions related to off-street parking, compliance with health and 

safety codes, prohibition of commercial activities (e.g. weddings), payment of Transient 

Occupancy Taxes (TOT), and limitations on signs.  These and other provisions would apply to 

both types of short-term rentals. The regulations would be applied retroactively to existing 

operators who would be given 60 days to obtain authorization for a “Hosted Homestay” or to 

apply for a site development permit for a vacation rental or bed and breakfast inn.  

 

The Commission should note that the provisions currently in the Zoning Code pertaining to Bed 

and Breakfast Inns would still apply.  This hierarchy will allow a property owner to apply for the 

type of facility he or she wants to operate.  For instance, if an individual desires to rent more 

rooms out than allowed under the “Hosted Homestay,” he/she would be required to receive a 

permit to operate either a “Vacation Rental” or “Bed and Breakfast” establishment, whichever 

better fits their needs.  The regulations for bed and breakfast inns are attached as is a comparison 

of the basic requirements between the three short-term rental types.  
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The Commission should note that the draft regulations are intended to keep the permit process as 

simple as possible.  Anecdotally, it has been the experience of other jurisdictions that compliance 

levels are generally proportionate to the cost and difficulty of obtaining permits and the 

onerousness (perceived or real) of the regulations.   

 

Advisory Group Recommendations 

 

As noted above the Commission asked the AG to provide recommendations on several issues 

brought up at the public workshop.  The recommendations of the AG are reflected in the attached 

draft regulations. The modifications made since the public workshop are noted by underline and 

strikeout. The following provides a brief explanation of their recommendations: 

 

Hosted Homestay. 

 Number of rental days per year:  The AG recommends that the number of permitted 

rental days not be increased beyond the 120 days originally proposed.  While the 

appropriate number of days is certainly debatable, the AG determined that the 120-day 

limitation provides sufficient opportunity for “average” Hosted Homestay operators to 

avail themselves of the opportunity to make their home available to travelers while not 

overburdening neighbors.  Note that there is no consistency between regulations of other 

jurisdictions.  Staff has seen a range of between 60 to 180 days per year if days are 

restricted at all. 

 

 Number of Guests:  The initial draft ordinance proposed a limit of two adults per room.  It 

was silent on children.  After considerable discussion, the two adults per room limit was 

recommended to be retained.  This keeps the number of guests down to an acceptable 

level and leaves it up to operators to determine if they want to accommodate children in a 

guest room.  

 

 Off-street Parking:  The original draft required a minimum of one off-street parking 

space be provided for each guestroom.  The Commission questioned whether this applied 

to the property owner who could give up their garage spaces and park in the street, 

effectively defeating the attempt to ensure that parking does not become an issue with 

neighbors. The AG recommended that the provision be modified to make it clear that all 

parking associated with the residence be on private property and not the street, even 

though in limited cases, this may restrict the number of rooms that can be rented if 

parking cannot be provided. 

 

Vacation Rentals. 

 Proximity to other Vacation Rental:  Concern was raised during the public workshop 

regarding a circumstance where multiple Vacation Rentals may be located within a 

neighborhood (or in the same cul-de-sac.)  The AG looked at various options such as 

placing a 300-foot or larger buffer between each vacation rental, similar to state laws 

pertaining to certain group homes.  In looking at a number of possible implications of an 

arbitrary distance separation requirement, noting that a set “buffer” did not make sense in 

many neighborhood configurations, the AG instead indicated its preference to amend the 

draft to include proximity of the proposed rental to other vacation rentals, group homes, 

residential care facilities, as well as neighborhood and site characteristics as factors in the 
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Development Services Directors determination to approve or deny an application.  Note 

that this would only apply to Vacation Rentals as the permit is discretionary. 

 

Issue 
 

Does the Commission feel that the regulatory structure proposed, and resolution of the issues that 

were raised during the public workshop, are appropriate?  Are there other issues that the 

Commission feels need to be addressed? 

 

Environmental Determination  An Addendum to Zoning Code Mitigated Negative Declaration 

is appropriate for this action and is attached to this report. 

 

Public Comment  Staff has not received any comments after publishing the legal notice for the 

public hearing. 

 

Planning Commission Authority  Section 18.10.030.B5 assigns to the Planning Commission 

responsibility to make a recommendation to the City Council on proposed amendments to the 

Zoning Code.  

 

Required Findings  Since amendment of the Zoning Code is a legislative act of the City 

Council, the Commission (or City Council) is not required to make findings on the proposed 

ordinance.  

 

Conclusions and Recommendation 

 

Staff and members of the AG recognize that the use of internet sites to book accommodations in 

single-family areas will only continue to grow.  Given the explosion of the number of STRs, 

more and more local jurisdictions are realizing that they will need to address the issues.  That 

said, relatively few jurisdictions have been as proactive as Redding in addressing it head-on.  

Staff and the AG feel that the proposed regulations strike a balance between accommodating 

these uses and the potential neighborhood impacts of STRs.  It is the recommendation of staff 

that the Commission recommend to the City Council adoption of the CEQA document 

(Addendum) and the addition of Section 18.43.180 to the Zoning Code to regulate Short-Term 

Rentals.  

 

Attachments: 

Draft Regulations-Underline/Strikeout Version 

Staff Report from July 28, 2015, meeting 

Addendum to a Mitigated Negative Declaration 

Short-Term Rental Comparison 

Bed and Breakfast Inn Regulations 
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CHAPTER 18.43.180 

SHORT-TERM RENTALS 
 

 

Section 18.43.180 

A. Purpose 

B. Types of Short Term Rentals 

C. Short-term Rental Permit Requirements 

D. Districts in Which Permitted 

E. General Requirements – Hosted Homestay 

F. General Requirements – Vacation Rentals 

G. Application Required 

H. Violations/Revocation 

 

 

A. Purpose 

 

The purpose of this Section is to establish an appropriate permitting process and standards for 

short-term rental of single-family dwellings; to provide a visitor experience and 

accommodation as an alternative to the typical hotel, motel, and bed and breakfast 

accommodations customarily permitted in the city; to minimize potential negative secondary 

effects of short-term rental use on surrounding residential neighborhoods; to retain the 

character of the neighborhoods in which any such use occurs; and ensure the payment of 

required transient occupancy taxes. 

 

B. Types of Short-Term Rentals.  

 

For purposes of this Section, the following Short-Term Rental facilities are established:  

 

1. Hosted Homestay.  An owner occupied single family dwelling unit where, for 

compensation, individual overnight room accommodations are provided for a period of 

less than 30 days.  and the rental of room(s) within the dwelling is at a scale where, for 

all practical purposes, the residence cannot be differentiated from other, non home-stay 

residences, in the neighborhood. 

 

2. Vacation Rental.  An entire dwelling unit where, for compensation, overnight 

accommodations are provided for a period of less than 30 days and the owner does not 

reside within the dwelling unit for the term of the rental. 

 

C. Short-Term Rental Permit Requirements. 

 

No person shall use any dwelling unit on any parcel in any zoning district for short-term rental 

purposes without first obtaining approval as required by this Section. The provisions of this 

ordinance apply to all existing and future short term rentals as defined in this Section.  Existing 

short term rental facilities shall either apply for, or obtain authority to operate, within 60 days 

of the effective date of this ordinance. The following approval process is established: 

 

1. Hosted Homestay:  This use is permitted within all zoning districts subject to 

obtaining a Zoning Clearance from the Director and providing an affidavit 

certifying that the owner understands and agrees to the requirements of this 
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Short-Term Rentals 
 

 

 

 

 

Section. Applicants may be required to provide a site plan or other information 

determined necessary by the Director to determine compliance with this Section 

and shall pay an application fee as may be established by resolution of the City 

Council.  

 

2. Vacation Rental:  Site Development Permit issued by the Director in accordance 

with the provisions of Chapter 18.11, Common Procedures and Chapter 18.13, Site 

Development Permits of this Code.  

 

D. Districts In Which Permitted. 

 

The regulations of this chapter apply to short-term rentals in all zoning districts. 

 

E. General Requirements - Hosted Homestay.   

 

1. No more than one dwelling unit on a lot may be used at any one time for short term 

rental purposes. 

 

2. A maximum of two rooms may be available for rent at any time. 

 

3. Occupancy shall be limited to a maximum of two adults per rented room.  Room 

rental shall be limited to a maximum of 120 rental days per calendar year. 

 

4. The property owner must occupy the residence at all times when rooms are being 

provided for rent. 

 

5. A minimum of one on-site parking space shall be provided for each rental room.  

This shall be in addition to the two spaces required for the dwelling by Chapter 

18.41.  Guest parking spaces may be within the primary driveway of the residence. 

Guest’s Vehicles of the owner and guests shall not be parked on the street private 

property overnight during rental periods.  External changes to a property such as 

converting significant areas of front yard landscape for purposes of meeting parking 

requirements is not allowed. 

 

6. Short-term rentals shall meet all applicable building, health, fire and related safety 

codes at all times, including provision of working smoke and carbon monoxide 

detectors.  

 

7. The owner shall post emergency evacuation instructions and "house policies" within 

each guest bedroom.  The house policies shall be included in the rental agreement, 

and shall be enforced by the owner. At a minimum, the house policies should: 

 

a. Reinforce the City of Redding’s Noise Standards (RMC Section 18.40.100) by 

establishing outdoor "quiet hours" to minimize disturbance to neighboring 

residences. 

 

b. Require that guest vehicles be parked on the premises, not the street in 

compliance with this Section. 

 

8. The property shall not be used to host non-owner related weddings, parties, and 

other similar events.  
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9. On-site advertising signs or other displays indicating that the residence is being 

utilized as a short term rental, is prohibited.   

 

10. A City business license shall be obtained and transient occupancy taxes paid in 

accordance with Chapter 4.12 as required.  All advertising for any short-term rental 

shall include the transient occupancy tax number assigned to the owner-applicant.  

With submittal of transient occupancy taxes, the operator shall also submit a 

statement indicating the number of guest stays, and the number of guests for the 

reporting period. 

 

11. The permit is not transferrable to a subsequent property owner or to another 

property.  

 

F. General Requirements - Vacation Rentals.   
 

1. With the exception of items 1 through 4 listed in Section 18.43.180(E.) above, the 

General Requirements provisions for Hosted Homestays shall apply to Vacation Rentals.  

 

2. The following additional provisions shall also be applicable to Vacation Rentals which 

may be supplemented by requirements established by the Director with approval of the 

required Site Development Permit as necessary to maintain compatibility of the use with 

the surrounding properties.  

 

a. A Vacation Rental shall not be rented to multiple tenants at any time. 

 

b. The owner/applicant shall keep on file with the city the name, telephone number, 

and email address of a local contact person who shall be responsible for responding 

to questions or concerns regarding the operation of the short-term rental.  This 

information shall be posted in a conspicuous location within the short-term rental 

dwelling.  The local contact person shall be available twenty-four hours a day to 

accept telephone calls and respond physically to the short-term rental within sixty 

(60) minutes, if necessary. 

 

c. Depending of the physical nature of the property and surrounding properties, the 

Director may allow, with approval of the site development permit, on-street guest 

parking. 

 

G.  Application Required. 

 

Where a Site Development Permit is required by this Section, applicants for a short-term rental 

use shall apply for a permit in accordance with the provisions of Chapter 18.11, Common 

Procedures, and shall pay the application fee established by resolution of the City Council. In 

making a determination to approve, conditionally approve, or deny and application, the 

Director may consider such factors, including but not limited to, proximity of the property to 

other vacation rentals, bed and breakfast establishments, group homes, and residential care 

facilities, and neighborhood and site characteristics.   

 

H. Violations/Revocations.   
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Short-Term Rentals 
 

 

 

 

 

Enforcement of the provisions of this Section may include the civil and equitable remedies as 

permitted by state law, the issuance of a citation and fine, or other legal remedy as provided by 

Chapter 1.12 of the Redding Municipal Code.  Upon notification by the City, any short term 

rental operating in violation of the requirements of this Section must terminate operations 

immediately.  Further, a Site Development Permit issued under the authority of this Section 

may be revoked in accordance with the procedures established in Chapter 18.11, Common 

Procedures. 
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    SHORT TERM RENTAL/B&B COMPARISON 

 

Requirement/Limitations Hosted Homestay Vacation Rental Bed and Breakfast 

Rental Days 120 Per Site development 
Permit 

None* 

Persons 2 adults per room Per Site development 
Permit 

None* 

No. of Rooms 2 Per Site development 
Permit** 

5** 

Owner Occupied Yes No Yes in SFR; No in MFR 

Off street Parking 1 per room; no on-
street parking 

1 per room; no on-
street parking 

None * 

Site Development Permit 
required? 

No Yes Yes 

Pay TOT Yes Yes Yes 

*Not directly addressed in the Zoning Code.  Could be a requirement of Site Development 

Permit 

**Fire Code requirements for 14 or more persons 
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REDDING ZONING ORDINANCE 

 

18.43.060 Bed and Breakfast Inns 
 

Bed and breakfast inns (B&Bs) are subject to the requirements of this section.  The intent of 

these provisions is to ensure compatibility between the B&B and the residential zoning district in 

which it is located.  A site development permit issued by the Director is required to establish a 

B&B in a residential district. 

 

A. Number of Rooms.  No more than 5 rooms for rent may be allowed within any "RL," 

"RE," "RS," or "RM" District.   

 

B. Appearance.  If a residence is converted to a B&B in an "RL," "RE," or "RS" District, the 

exterior appearance of the structure shall be of a residential nature and shall not be 

significantly altered from its original character. 

 

C. Limitation on Services Provided.  Meals shall be limited to overnight guests.  There shall 

be no separate or additional kitchens for guests. 

 

D. Health Department Permit Required.  A site development permit shall not be issued 

without clearance from the Shasta County Health Department. 

 

E. Owner Residence Required.  The establishment in any "RL," "RE," or "RS" District shall 

be occupied by the owner of the property. 

 

F. Signs.  Signs shall be limited to one on-site nonilluminated sign not to exceed 4 square feet 

in area and shall be installed and maintained in compliance with Chapter 18.42, Signs.  

 

G. Review and Revocation.  The use is subject to review at any time and can be revoked after 

a hearing and finding by the Planning Commission that the use is detrimental to the 

neighborhood.  Revocation proceedings shall be conducted in accordance with Chapter 

18.11, Common Procedures. 
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