STATE OF CALIFORNIA — NATURAL RESOURCES AGENCY ARNOLD SCHWARZENEGGER, GOVERNOR

CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT OFFICE
725 FRONT STREET, SUITE 300

SANTA CRUZ, CA 95060

PHONE: (831) 427-4863

FAX: (831) 427-4877
WEB: WWW.COASTAL.CA.GOV

Prepared August 19, 2009 (for September 9, 2009 Hearing)

To: Coastal Commissioners and Interested Persons

From: Dan Carl, District Manager
Jonathan Bishop, Coastal Planner

Subject: Appeal A-3-SLO-09-035 (Beeger SFD Addition) Appeal by Drs. Ann and Walter Picker,
and Barbara Seely of San Luis Obispo County decision granting a coastal development permit
with conditions to Cynthia Beeger to construct a 1,450 square-foot third story addition to an
existing 3,350 square-foot two-story single-family residence located at 4812 Windsor Drive in
Cambria, San Luis Obispo County (APN 013-324-002). Appeal Filed: July 27, 2009. 49th
Day: September 14, 2009.

Recommendation

Staff recommends that the Commission determine that no substantial issue exists with respect to the
grounds on which appeal A-3-SL0O-09-035 was filed. Staff recommends a YES vote on the following
motion and resolution:

Motion and Resolution. I move that the Commission determine and resolve that Appeal
Number A-3-SLO-09-035 does not present a substantial issue with respect to the grounds on
which the appeal has been filed under Coastal Act Section 30603 regarding consistency with the
certified Local Coastal Program and/or the public access policies of the Coastal Act.

Passage of this motion and resolution will result in a finding of no substantial issue and adoption of the
following findings. By such action, the Coastal Commission declines to take jurisdiction over the coastal
development permit (CDP) for this project, the County’s action becomes final and effective, and any
terms and conditions of the County’s decision remain unchanged. The motion passes only by an
affirmative vote of the majority of the appointed Commissioners present.

Findings

On June 9, 2009, San Luis Obispo County approved a CDP authorizing construction of a 1,450 square-
foot third story addition to an existing 3,350 square-foot two-story single-family residence located at
4812 Windsor Drive in Cambria (see notice of County’s action in Exhibit 1). Pursuant to Coastal Act
Section 30603 and Local Coastal Program (LCP) Section 23.01.043(c)(2), this approval is appealable to
the Commission because it is located within 300 feet of the top of the seaward face of a coastal bluff.

The Appellants contend that the County’s approval is inconsistent with San Luis Obispo County LCP
standards addressing the size, scale, and character of the third story addition relative to the surrounding
single-family neighborhood. The Appellants also raise various issues with the use, operation,
management, and enforcement of the residence as a vacation rental (see full appeal document in Exhibit

2).
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Coastal Act Section 30625(b) requires the Commission to hear an appeal unless it determines that no
substantial issue exists with respect to the grounds on which the appeal has been filed." Commission
staff has analyzed the County’s Final Local Action Notice for the development (Exhibit 1), the
Appellants’ contentions (Exhibit 2), relevant requirements of the LCP (Exhibit 3), photos of residences
in the surrounding neighborhood (Exhibit 4), and other correspondence received (Exhibit 5). The appeal
raises no substantial issue with respect to the LCP as follows:

The Appellants contend that the third story addition is inconsistent with the established size and scale of
the residential neighborhood. The Appellants cite general LCP goals and descriptions of the single-
family residential land use category in making this allegation, but do not include the applicable
development standards related to height, footprint, gross structural area, and setbacks. As detailed in the
County CDP approval, the proposed addition meets all of the planning area standards in the LCP. The
following table summarizes the applicable LCP residential building size and design standards applicable
to the project:

Project Element Allowable Existing Proposed | Consistency Status
Height (Feet) 28’ 20’-6” 26°-8” OK
Footprint (Square Feet) | Not limited 2,624 s.1. 2,624 s.1. OK
Gross Structural Area Not limited 3,350 s.f. 4,452 s 1. OK
(Square Feet)

Deck (Square Feet) Not limited 655 s.1. 883 s.f OK

Front Setback 10° 25’ 25’ OK

Rear Setback 10° 29’-5” 29’-5” OK

Side Setback 5 (12 19°-9”(n); 10°-3” (s); | 19°-9” (n); OK
combined) 30’(c) 107-3" (s)

The proposed project is located within the Seacliff Estates Tract, which is not subject to limits on
footprint or gross structural area, but is limited to a height of 28 feet. The proposed addition would
increase the height to 26°-8”, still below the maximum allowable height for this neighborhood. In this
case, the proposed addition adds mass over the existing building footprint and is layered or “stepped-up”
towards the rear of the property to lessen the apparent mass of the new addition to the fronting street. A
review of photographs and design details of other residences in the neighborhood show that three stories
are not uncommon along this stretch of coast and that many of the residences in this neighborhood are
comparable in terms of overall height, square footage, and site coverage (see Exhibit 4). In short, the

! The term “substantial issue” is not defined in the Coastal Act or its implementing regulations. In previous decisions on appeals, the
Commission has generally been guided by the following factors in making substantial issue determinations: the degree of factual and
legal support for the local government’s decision; the extent and scope of the development as approved or denied by the local
government; the significance of the coastal resources affected by the decision; the precedential value of the local government's decision
for future interpretations of its LCP; and, whether the appeal raises only local issues as opposed to those of regional or statewide

significance.
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County-approved project is consistent with the LCP with respect to its mass, bulk and design character,
and these contentions do not raise a substantial issue.

In addition to issues of size and scale, the Appellants also contend that the addition will expand the use
of the residence as a vacation rental and therefore is inconsistent with the LCP’s neighborhood character
requirements in this respect too.? Specifically, the Appellants contend that the project is inconsistent
with the LCP because of “the probability of undesirable impact on neighbors and on the character of the
community as a result of continued improper use by transients and inappropriate operation by
management.” In this case, the County appropriately found that the proposed project or use will not be
inconsistent with the character of the immediate neighborhood or contrary to its orderly development. It
IS important to note that vacation rentals are not held to different LCP design standards than other
single-family residences. Vacation rental permits are required to establish a vacation rental in the
County, and the County notes that the vacation rental permit for this site was appropriately issued on
November 26, 2003, and is up-to-date. While not required under the LCP, the County also attempted to
address some of the Appellants concerns related to noise and disturbance to neighbors by requiring the
applicant to relocate the hot tub, remove the deck on the south-east side of the house, limit occupancy to
eight (8) people, and prohibit smoking anywhere on the property (see Exhibit 1 — County Conditions of
Approval). The County-approved project is consistent with LCP vacation rental requirements to the
extent they apply, and thus the contentions related to improper use by renters and/or inappropriate
operation by management of the property do not raise a substantial issue.

The Appellants further contends that the project will exacerbate vacation rental enforcement problems.’
In making this claim, the Appellants cite numerous bad experiences that they have had with vacation
renters in the past. The Appellants (and neighboring property owners) may have valid concerns in this
respect, but the way in which vacation rentals are managed in the County or in Cambria is not before the
Commission. Rather, the question before the Commission is whether the County’s decision on this CDP
raises substantial LCP conformance issues. The project being analyzed under appeal is a third story
addition to an existing single-family residence, not an evaluation of vacation rentals in general or
compliance of this particular residence with the vacation rental ordinance of the LCP. Again, these
vacation rental issues are not directly related to the proposed development, and issues pertaining thereto
are more appropriately pursued through separate local processes, including any potential proposed
changes to the vacation rental ordinance, and handled through local ordinance enforcement. Thus, issues
related to the way that the County has or has not enforced its vacation rental ordinance do not raise a
substantial issue.

Overall, the County has provided adequate factual and legal support for its decision that the approved
development would be consistent with the applicable policies in the certified LCP (Exhibit 1). There are
no significant coastal resources affected by the decision, and no adverse precedent will be set for future

2 The Appellants cite Coastal Zone Land Use Ordinance (CZLUO) Sections 23.06.040 and 23.08.165(j) related to noise in making this
allegation.

8 The Appellants cite CZLUO Section 23.08.165(k)(2) related to enforcement in making this allegation.
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interpretations of the LCP. Finally, the appeal does not raise issues of regional or statewide significance.
For the reasons stated above, the Commission finds that Appeal Number A-3-SLO-09-035 does not
present a substantial issue with respect to the grounds on which the appeal has been filed under Section
30603 of the Coastal Act regarding consistency with the certified LCP and/or the public access policies
of the Coastal Act.

Exhibits:

Exhibit 1: San Luis Obispo County CDP decision

Exhibit 2: Appeal of San Luis Obispo County’s CDP decision
Exhibit 3: San Luis Obispo County LCP Policies

Exhibit 4. Photos of neighborhood residences

Exhibit 5: Correspondence
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SAN Luis OBISPO COUNTY

FINAD ESCAL

Cynthia Beeger
1543 Laural Place creRence 5. 3-SL0-0T A F| JUL 1 3 2008

Menlo Park, CA 94025 -
APPEAL PERIOD JZLZ/A.Z/QL CALIFORNIA

DEPARTMENT OF PLANNING AND BUILDING

VICTOR HOLANDA, AICP

DIRECTOR

ACTION NOTICE RECEIVED

COASTAL COMMISSION

CENTRAL COAST AREA

NOTICE OF FINAL COUNTY ACTION

HEARING DATE: June 9, 2009

SUBJECT: County File No. — DRC 2008-00067
Minor Use Permit/Coastal Development Permit

LOCATED WITHIN COASTAL ZONE: YES

The above-referenced application was approved by the Board of Supervisors, based on
the approved Findings and Conditions, which are attached for your records. This Notice
of Final Action is being mailed to you pursuant to Section 23.02.033(d) of the Land Use
Ordinance.

This action is appealable to the California Coastal Commission pursuant to regulations
contained in Coastal Act Section 30603 and the County Coastal Zone Land Use
Ordinance 23.01.043. These regulations contain specific time limits to appeal, criteria,
and procedures that must be followed to appeal this action. The regulations provide the
California Coastal Commission ten (10) working days following the expiration of the
County appeal period to appeal the decision. This means that no construction permits
can be issued until both the County appeal period and the additional Coastal
Commission appeal period have expired without an appeal being filed.

Exhaustion of appeals at the county level is required prior to appealing the matter to the
California Coastal Commission. This second appeal must be made directly to the
California Coastal Commission Office. Contact the Commission's Santa Cruz Office at
(831) 427-4863 for further information on their appeal procedures.

If the use authorized by this Permit approval has not been established, or if substantial
work on the property towards the establishment of the use is not in progress after a
period of twenty-four {(24) months from the date of this approval or such other time
period as may be designated through conditions of approval of this Permit, this approval
shall expire and become void unless an extension of time has been granted pursuant to
the provisions of Section 23.02.050 of the Land Use Ordinancs.

CCC Exhibit _|
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If the use authorized by this Permit approval, once established, is or has been unused,
abandoned, discontinued, or has ceased for a period of six (6) months, or conditions
have not been complied with, such Permit approval shall become void.

If you have questlons regarding your project, please contact me at (805) 781-4374.

erely,

PAUL SITTIG
Coastal Planning and Permitting

cc: California Coastal Commission,
725 Front Street, Suite 300, Santa Cruz, California 95060
Ann and Walter Picker, 4800 Windsor Blvd. Cambria, CA 93428

(Planning Department Use Only — for California Coastal Commission)

Date NOFA copy mailed to Coastal Commission: __July 9, 2009

Enclosed: X ___ Staff Report
X___ Resolution with Findings and Conditions

CCC Exhibit |
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D, . ReCEIVED
Q | JUL 13 2009
BOARD OF SUPERVISORS __ cauFoRniA

COASTAL COMMISSION
COUNTY OF SAN LUIS OBISPO, STATE OF CALIFCERIRRMAGOAST AREA

Tuesday, June 9, 2009

PRESENT:  Supervisors Frank Mecham, Adam Hill, K.H. 'Kaicho' Achadjian, James |2,
' Patterson, and Chairperson Bruce S, Gibson

ABSENT: None

In the matter of an appeal by Ann and Walter Picker and RESOLUTION NO. 2009-187:

This is the time set for hearing to consider an appeal by Ann and Walter Picker of the Planning
Department Hearing Officer’s approval of a Minor Use Permit/Coastal Development Permit for Cynthia Beeger
to construct a 1,450 square foot third story addition to an existing 3,350 square foot, two story single family
residence located at 4812 Windsor Drive in Cambria; 2nd District.

Chairperson Gibson: opens the floor to public comment.

Dr. Ann Picker: speaks.

A motion by Chairperson Bruce 8. Gibson, seconded by Supervisor K.H. *Katcho’ Achadjian, the Board
partially denies the appeal and affirms the decision of the Hearing Officer with conditions as amended by
staff, is discussed.

Mr, Tim McNulty: Deputy County Counsel, discusses the changes that would need to be made to the
resolution with the motion on the floor, with motion maker and second amending their motion to affirm the
deéision of the Hearing Officer and conditionally approve the application of Cynthia Becger as amended.
Thereafter, on motion of Supervisor Chairperson Bruce S. Gibson, seconded by Supervisor K.H.

'Katcho' Achadjian, and on the following roll call vote:

AYES: Supervisors: Chairperson Bruce 8. Gibson, K.H. 'Katcho' Achadjian, Frank Mecham,
Adam Hill, James R. Patterson,
NOES: None

ABSENT: None

the Board denies the appeal and amends the Conditions of Approval as follows: At the end of Condition
3, by adding "The site plan shall be reviscd as follows: a. Relocate the hot tub to a location that minimizes
noise and aesthetic impacts to adjacent residences; b, Remove the deck on the south-east side of the
house."; adds a new Condition 23 as follows: "As long as the home is used as a vacation rental, the
contract with any vacation renters shall include: a. Occupancy shall be limited to eight (8) people; b. No
smoking is allowed anywhere-on the property, either Indoors or cutdoors, with the remaining Conditions
being renumbered sequentially; and RESOLUTION NO. 2009-187, resolution affirming the decision of
the Hearing Officer and conditionally approving the application of Cynthia Beeger for Minor Use
Permit/Coastal Development Permit DRC2008-000067, adopted as amended.

STATE OF CALIFORNIA ) 06/24/09 ar
) 8. _ cc; Planning(2)
County of San Luis Obispo ) )

I, JULIE L. RODEWALD, County Clerk and Ex-Officio Clerk of the Board of Supervisors, in and for
the County of San Luis Obispo, State of California, do hereby certify the foregoing to be a full, true and correct
copy of an order made by the Board of Supervisors, as the same appears spread upon their minute book.

WITNESS my hand and the seal of the said Board of Supervisors, affixed this 24th day of June, 2009.

JULIE L. RODEWALD
County Clerk and Ex-Officio Clerk of the Board of Supervisors

o By_(odnnats Qmu/

6 C-2

Deputy Clerk

CCC Exhibit _|
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C W)
A
¢ IN THE BOARD OF SUPERVISORS
COUNTY OF SAN LUIS OBISPQ, STATE OF CALIFORNIA
" June9,2009

PRESEINT: Supervisors Frank Macham, Adam H41l, E.¥. 'Katcho' Achadjianm,
James ¥, Patterson and Chsirperson Sruee 3. Gibson

ABSENT: None

RESOLUTION NO.__ 2009-187

RESOLUTION AFFIRMING THE DECISION OF THE
HEARING OFFICER AND CONDITIONALLY APPROVING
THE APPLICATION OF CYNTHIA BEEGER
FOR MINOR USE PERMIT/COASTAL DEVELOPMENT PERMIT DRC2008-00067

The following resolution is now offered and read:

WHEREAS, on February 20, 2009, the Zoning Administrator of the County of San Luis
Obispo (hereinafter referred to as the “Hearing Officer”) duly considered and conditionally
approved the application of Cynthia Beeger for Minor Use Permit/Coastal Development Permit
DRC2008-00067; and

WHEREAS, Ann & Walter Picker have appealed the Hearing Officer’s decision to the
Board of Supervisors of the County of San Luis Obispo (hereinafter referred to as the “Board of
Supervisors™) pursuant to the applicable provisions of Title 23 of the San Luis Obispo County
Code; and

WHEREAS, a public hearing was duly noticed and conducted by the Board of

Supervisors on June 9, 2009, and a determination and decision was made on June 9, 2009; and

WHEREAS, at said hearing, the Board of Supervisors heard and received all oral and
written protests, objections, and evidence, which were made, presented, or filed, and all persons
present were given the opportunity to hear and be heard in respect to any matter relating to said

appeal; and

WHEREAS, the Board of Supervisors has duly considered the appeal and finds that the
appeal should be denied and the decision of the Hearing Officer should be aftirmed subject to the

findings and conditions set forth below.

NOW, THEREFORE, BE IT RESOLVED AND ORDERED by the Board of Supervisors
of the County of San Luis Obispo, State of California, as follows: - '

1. That the recitals sct forth hereinabove are true, correct and valid.

2. That the Board of Supervisors makes all of the findings of fact and determinatinns set
forth in Exhibit A attached hereto and incorporated by reference herein as though set forth in
full.

cCC Exhibit _|
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3. That this project is found to be categorically exempt from the provisions of the
California Code of Regulations, title 14, section 15303 (class 3).

4. That the appeal filed by Ann & Walter Picker is hereby denied #nd the decision of the
Hearing Qfficer is affirmed that the application of Cynthia Beeger for Minor Use Permit/Coastal
Development Permit DRC2008-00067 is hereby approved subject to the conditions of approval
set forth in Exhibit B attached hereto and incorporated by reference herein as though set forth in
full.

Upon motion of Supervisor __ G{bson , seconded by Supervisor

Achadjian , and on the following roll call vote, to wit:

AYES: Supervisors Chairperson Gibson, Achadjian, Mecham, Hill, Patterson

NOES: None

ABSENT; None

ABSTAINING: None N g -
»
the foregoing resolution is hereby adopted. ' K{‘M ’ 6 M

Chairperson of the Board of Supervisors

ATTEST:

JULIE L. RODEWALD
Clerk of the Board of Supervisors

Byu.&&mﬁ:.é&uché___'_ Deputy Clerk

[SEAL]

APPROVED AS TO FORM AND LEGAL EFFECT:

WARREN R. JENSEN
County Counsel

epity Cputity CobriSel’™

Dated: Jl! )55; 2o

%

CCC Exhibit _|
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STATE OF CALIFORNIA,

County of San Luis Obispo

I, JULIE L. RODEWALD » County Clerk and ex-officio Clerk of

the Board of Supervisors, in and for the County of San Luis Obispo, State of California, do
hereby certify the foregoing to be a full, truc and correct copy of an order made by the Board of
Supervisors, as the same appears spread upon their minute book.

WITNESS my hand and the seal of said Board of Supervisors, affixed this ~ 25th

day of June

, 2009.

(SEAL)

JULIE L. RODEWALD
County Clerk and Ex-Officio Clerk of the
Board of Supervisors

By:e_sd ek (21

U Deputy Clerk

CCC Exhibit _|
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EXHIBIT A - FINDINGS

CEQA Exemption

A. The project qualifies for a Categorical Exemption (Class 3) pursuant to CEQA Guidelines
Section 15303 because the proposed project is the construction of a third story on an
existing two-story single family residence, located on a legal lot of record within the
Residential Single Family land use category within the Urban Reserve Line of the
community of Cambria.

Minor Use Permit ,

B. The proposed project or use is consistent with the San Luis Obispo County General Plan
because the use is an allowed use and as conditioned is consistent with all of the
General Plan policies.

C. As conditioned, the proposed project or use satisfies all applicable provisions of Title 23
of the County Code.
D. The establishment and subsequent operation or conduct of the use will not, because of

the circumstances and conditions applied in the particular case, be detrimental to the
health, safety or welfare of the general public or persons residing or working in the
neighborhood of the use, or be detrimental or injurious to property or improvements in
the vicinity of the use because the demolition of the existing residence and construction
of a similar new residence does not generate activity that presents a potential threat to
the surrounding property and buildings. This project is subject to Ordinance and Building
Code requirements designed to address health, safety and welfare concerns.

E. The proposed project or use will not be inconsistent with the character of the immediate
neighborhood or contrary to its orderly development because the construction of a third
story on an existing two-story single family residence is similar to, and will not conflict
with, the surrounding lands and uses.

F. The proposed project or use will not generate a volume of traffic beyond the safe
capacity of all roads providing access to the project, either existing or to be improved
with the project because the project is located on Windsor Drive, a local road
constructed to a level able to handle any additional traffic associated with the project.

Coastal Access

G. The proposed use is in conformity with the public access and recreation policies of
Chapter 3 of the California Coastal Act, because the project is not adjacent to the coast
and the project will not inhibit access to the coastal waters and recreation areas.

Archeological Sensitive Area

H. The site design and development incorporate adequate measures to ensure that
archeological resources will be acceptably and adequately protected because the project
is conditioned to include specific measures if archaeological resources are discovered
during construction.

CCC Exhibit _!
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EXHIBIT B - CONDITIONS OF APPROVAL

Approved Development

1.

This approval authorizes a Minor Use Permit/ Coastal Development Permit to allow the
construction of a 1,450 square foot third story addition to an existing 3,350 square foot,
two-story single family residence. The project will result in no ground disturbance on an
11,044 square foot parcel.

Maximum height is 28 feet (as measured from average natural grade).

Conditions required to be completed at the time of application for construction permits

3.

Prior to request for construction permits, the applicant shall provide the Planning and
Building Department a condition compliance package that verifies how the conditions of
approval have been completed or will be completed. The site plan shall be revised as
follows:

a. Relocate the hot tub to a location that minimizes noise and aesthetic impacts to
adjacent residences;

b. Remove the deck on the south-east side of the house.

At the time of application for construction permits, all project conditions shall be
clearly printed on the plans,

Site Development ' .

5.

At the time of application for construction permits, plans submitted shall show all
development consistent with the approved site plan, floor plan, architectural elevations
and landscape plan.

At the time of application for construction permits, the applicant shall provide details
on any proposed exterior lighting, if applicable. The details shall include the height,
location, and intensity of all exterior lighting. All lighting fixtures shall be shielded so that
neither the lamp nor the related reflector interior surface is visible from adjacent
properties. Light hoods shall be dark colored.

Fire Safety

7.

At the time of application for construction permits, all plans submitted to the
Department of Planning and Building shall meet the fire and life safety requirements of
the California Fire Code. Requirements shall include, but not be limited to those outlined
in the Fire Safety Plan dated December 15, 2008, to be prepared at the time of
application for construction permits by the Cambria Fire Department for this proposed
project. :

Services ' ' 5

8.

At the time of application for construction permits, the applicant shall provide a letter
from Cambria Community Services District stating they are willing and able to service:
the property.

CCC Exhibit _|
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Grading, Drainage, Sedimentation and Erosion Control
9. If grading is to occur between October 15 and April 15, a sedimentation and erosion
control plan shall be submitted pursuant to Coastal Zone Land Use Ordinance Section
23.05.036.

10. At the time of application for construction permits, the applicant shall submit a
drainage plan for review and approval by the County Public Works Department.

11. At the time of application for construction permits, the applicant shall comply with all
conditions and requirements from the Building and Public Works departments.

Conditions to be completed prior to issuance of a construction permit

Fees _
12. Prior to issuance of a construction permit, the applicant shall pay all applicable
school and public facilities fees.

Conditions to be completed during project construction

Building Height

13. The maximum height of the prOJect is 28 feet (as measured from average natural grade).
Prior to approval of the roof nailing inspection, the applicant shall provide the
building inspector with documentation that gives the height reference, the allowable
height and the actual height of the structure. This certification shall be prepared by a
licensed surveyor or civil engineer.

Archaeology
14. In the event archaeological resources are unearthed or discovered during any
construction activities, the following standards apply:

a. Construction activities shall cease and the Environmental Coordinator and
Planning Department shall be notified so that the extent and location of
discovered materials may be recorded by a qualified archaeologist, and
disposition of artifacts may be accomplished in accordance with state and federal
law.

b. In the event archaeological resources are found to include human remains, or in
any other case where human remains are discovered during construction, the
County Coroner is to be notified in addition to the Planning Department and
Environmental Coordinator so that proper disposition may be accomplished.

Conditions to be completed prior to occupancy or final building inspection

15. Prior to occupancy or final inspection, the applicant shall submit for Planning Director
review and approval, a Landscape Plan that provides for the planting of all open zreas of
the site disturbed by project construction with native, drought and fire resista:i species
that are compatible with the habitat values of the surrounding forest. In addition, non-
native, invasive, and water intensive (e.g. turf grass) landscaping shall be prohlblted on

the entire site.
CCC Exhibit _I_
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16.

17.

Prior to occupancy or final inspection, which ever occurs first, the applicant shall
obtain final inspection and approval from Cambria CSD Fire Department of all required
fire/life safety measures.

Prior to occupancy of any structure associated with this approval, the applicant
shall contact the Department of Planning and Building to have the site inspected for

compliance with the conditions of this approval.

Drainage, Sedimentation and Erosion Control

18.

19.

20.

21.

22,

All runoff from impervious surfaces such as roofs, driveways, walks, patios, decks, shall
be collected and detained on-site, or passed on through an effective erosion control
devise or drainage system approved by the County Engineer.

Permanent erosion control devices shall be installed prior to or concurrently with on-site
grading activities.

Grading, filling or site disturbance of existing soil and vegetation shall be limited to the
minimum areas necessary.

Stockpiles and other disturbed soils shall be protected from rain and erosion by plastic
sheets or other covering.

All areas disturbed by grading activities shall be revegetated with temporary or
permanent erosion control devices in place. _

On-going conditions of approval (valid for the life of the project)

23.

24,

25.

As long as the home is used as a vacation rental, the contract with any vacation renters
shall include:

a. Occupancy shall be limited to eight (8) people;

b. No smoking is allowed anywhere on the property, either indoors or outdoors.

This land use permit is valid for a period of 24 months from its effective date unless time

extensions are granted pursuant to Land Use Ordinance Section 23.02.050 or the land
use permit is considered vested. This land use permit is considered to be vested once a
construction permit has been issued and substantial site work has been completed.
Substantial site work is defined by Land Use Ordinance Section 23.02.042 as site work
progressed beyond grading and completion of structural foundations; and construction is
occurring above grade.

All conditions of this approval shall be strictly adhered to, within the time frames
specified, and in an on-going manner for the life of the project. Failure to comply with
these conditions of approval may result in an immediate enforcement action by the
Department of Planning and Building. If it is determined that violation(s) «f these
conditions of approval have occurred, or are occurring, this approval may be revoked
pursuant to Section 23.10.160 of the Land Use Ordinance.

CCC Exhibit _|
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COUNﬁ OF SAN LUIS OBISPO BOARD OF SUPERVISOB E C E I v E D

AGENDA ITEM TRANSMITTAL
¢ JUL 13 2009
(1) DEPARTMENT (2) MEETING DATE (3) CONTACT/PHONE CALIFORNIA
Pianning and Building June 9, 2009 Paul Sittig, Current Planning ~ GOASTAL COMMIS JON
(805) 781-4374 CENTRAL COAST AREA

(4) SUBJECT
Hearing to consider an appeal by Ann & Walter Picker of the Planning Department Hearing Officer's approval
of a Minor Use Permit/Coastal Development Permit for Cynthia Beeger to construct a 1,450 square foot third
story addition to an existing 3,350 square foot, two-story single family residence. The proposed project is
located at 4812 Windsor Drive, in the Residential Single Family land use category, within the community of
Cambria. Supervisorial District #2

(5) SUMMARY OF REQUEST
An appeal request by Ann & Walter Picker of the Planning Department Hearing Officer’'s decision to approve
Minor Use Permit/Coastal Development Permit DRC2008-00067 because the proposed project will expand
an existing vacation rental, which will not be in character for Seaclift Estates, and would set a precedent for
vacation rentals to increase in size through Cambria. The proposed project is within the Residential Single
Family land use category and is located at 4812 Windsor Drive, within the community of Cambria. The site is
in the North Coast planning area.

(6) RECOMMENDED ACTION
Adopt the resolution affirming the decision of the Hearing Officer and conditionally approving the application
by Cynthia Beeger for a Minor Use Permit/Coastal Development Permit DRC2008-00067 based on the
findings in Exhibit A and the conditions in Exhibit B.

(7) FUNDING SOURCE(S) | (8) CURRENT YEAR COST (9) ANNUAL COST (10) BUDGETED?
Department Budget N/A N/A ‘
P g CIne [ves Mya

(11} OTHER AGENCY/ADVISORY GROUP INVOLVEMENT (LIST):

North County Advisory Council, County Counsel, and the California Coastal Commission

(12) it ReuesT ReQUIRE ADDITIONAL STAFF? IINo [ Jves, How Many?

D Permanent D Lirnited Tel:m i D Contract ______ D Temporary Help
(13) SUPERVISOR DISTRICT(S) (14) LOCATION MAP (15) Maddy Act Appbintments Signed-
st Wang, [Jara, [ atn, Clstn, [ Jau W :icacnes [ va o by Glerk eftne Board
(16) AGENDA PLACEMENT (17) EXECUTED DOCUMENTS
D Consent . Hearing (Time Est. 60 minutes) .Resolutions (Orig + 4 coples) D Contracts (Orig + 4 copies)
D Presentation D Board Business (Time Est. ) D Ordinances (Orig + 4 copies) D N/A
(18) NEED EXTRA EXECUTED COPIES? (19) APPROPRIATION TRANSFER REQUIRED?
L—__‘Number: D Attached . N/A D Submitted D 4/5th's Vote Required .N/A
(20) OUTLINE AGREEMENT REQUISITION NUMBER (OAR) (21) W-9 (22) Agenda ltem History
. No [:,Yes .NIA Date,

(23) ADMINISTRATIVE OFFICE REVIEW i .
O Gopere CluRs~

CCC Exhibit _| = C-2
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SAN Luis OBisPoO COUNTY
DEPARTMENT OF PLANNING AND BUILDING

VlCTOR HOLANDA, AICP
DIRECTOR

TO: BOARD OF SUPERVISORS

FROM: PAUL SITTIG, CURRENT PLANNING |

VIA: WARREN HOAG, AICP, DIVISION MANAGER, CURRENT PLANNING ﬁL
DATE: JUNE 9, 2009

SUBJECT: HEARING TO CONSIDER AN APPEAL BY ANN & WALTER PICKER OF
THE PLANNING DEPARTMENT HEARING OFFICER'S APPROVAL OF
A MINOR USE PERMIT/COASTAL DEVELOPMENT PERMIT FOR
CYNTHIA BEEGER TO CONSTRUCT A 1,450 SQUARE FOOT THIRD
STORY ADDITION TO AN EXISTING 3,350 SQUARE FOOT, TWO-

- STORY SINGLE FAMILY RESIDENCE. THE PROPOSED PROJECT IS

LOCATED AT 4812 WINDSOR DRIVE, IN THE RESIDENTIAL SINGLE
FAMILY LAND USE CATEGORY, WITHIN THE COMMUNITY OF
CAMBRIA. SUPERVISORIAL DISTRICT #2

RECOMMENDATION

Adopt the resolution affirming the decision of the Hearing Officer and conditionally
approving the application by Cynthia Beeger for a Minor Use Permit/Coastal
Development Permit DRC2008-00067 based on the findings in Exhibit A and the
conditions in Exhibit B.

DISCUSSION

On February 20, 2009, a Minor Use Permit/Coastal Development Permit was approved
to allow the construction of a 1,450 square foot third story addition to an existing 3,350
square foot, two-story single family residence, at 4812 Windsor Drive in the community
of Cambria, in the North Coast Planning Area (see attached Planning Department
Hearing report). On March 6, 2009, the Planning Department received an appeal of this
decision by Ann & Walter Picker. The following discusses the issues raised in the
appeal:

Appeal Issue 1 — “The principal issue at stake is the undesirability of granting approval
to greatly expand the existing capacity of this vacation rental. It calls for construction of
a so-called ‘'master suite’ of 1,450 square feet as a third story on top of the present
3,350 square foot house that already contains four bedrooms and three bathrooms.
Assuming that this ‘master suite’ is not subsequently subdivided into further lodging

CCC Exhibit | _
976 Osos StreeT, Room 300 +  SanLuis Osisro * Caurornis (P88 e mwﬂ%gesc_z
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Board of Supervisors
June 9, 2009
DRC2008-00067
Page 2

facilities, the result would become a vacation rental house of 4,800 square feet having
five bedrooms and four bathrooms.”

Staff Response — The County does not provide separate architectural design guidelines
or standards for vacation rentals and single family residences, except those in Coastal
Zone Land Use Ordinance (CZLUQO) Section 23.08.165 - Residential Vacation Rentals.
As such, the proposed expansion complies with all applicable building size limitations.
The project is located within the Seaclift Estates tract, which is not subject to limits on
footprint or gross structural area, but is limited to a height of 28 feet, as measured from
“average natural grade (ANG). The existing development is 20-6" from ANG, and the
proposed addition would increase the height to 26'-8”, still below the maximum
allowable height. Furthermore, the proposed addition is designed to add mass over the
existing footprint, keeping well within the front, rear and side setbacks. The proposed
addition is to be located towards the rear of the property to lessen the apparent mass of
the addition. '

CZLOU Section 23.08.165 provides limits to vacation rental tenancy, number of
occupants allowed, traffic, on-site parking required, and noise. :

e Rental of a residence shall not exceed one individual tenancy within seven
consecutive calendar days, and no additional occupancy (with the exception of
the property owner) shall occur within that seven day period.

e Occupancy is limited to available on-site parking, and shall not exceed two
persons per bedroom plus two additional persons. For the existing residence, this
“would be a maximum of 10 people, from 4 bedrooms. The addition would create
a 5" bedroom, for a maximum of 12 people.

o All parking associated with a Residential Vacation Rental shall be entirely on-site,
in the garage, driveway or otherwise out of the roadway. The existing
development includes a 3-car garage, and the driveway has sufficient space for

_ tandem parking of approximately 10 additional vehicles.

» Vehicles used and traffic generated by the residential vacation rental shall not
exceed the type of vehicles or traffic volume normally generated by a home
occupied by a full time resident in a residential neighborhood. For purposes of
this section, normal residential traffic volume means up to 10 trips per day.

o All residential vacation rentals shall comply with the standards of Section
23.06.040 et seq. (Noise Standards). No residential vacation rental is to involve
on-site use of equipment requinng more than standard household electrical
current at 110 or 220 volts or that produces noise, dust, odor or vibration
detrimental to occupants of adjoining dwellings.

CCC Exhibit _| 60
(page 130t 41 pages) 3
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Page 3

Appeal Issue 2 — "It is also not in character with Seaclift Estates which is designed as a
single family neighborhood.”

Staff Response — The existing residence and proposed addition are with the general
design and scale of the neighborhood, and vacation rentals are allowed within
residential single family neighborhoods.

Appeal Issue 3 — “This sets a wholly undesirable precedent which, if Unchecked, would
open the gate for a comparable expansion of other vacation rentals in Cambria.”

Staff Response - Vacation rentals are not held to different architectural design
standards than other single family residences, and as such, the expansion of a
residence that is permitted to be used as a vacation rental is subject to the same land
use and building plan standards as other single family residences.

- Appeal Issue 4 — “Because the site is operated as a vacation rental, it is incumbent on
the County to only allow development that minimizes such concerns as noise, traffic,
parking, odors, and inappropriate loss of privacy. Rather than minimizing these
concerns, permitting construction of a new 1,450 square foot third story to achieve
additional occupancy increases these concerns.”

Staff Response — Windsor Drive is operating at acceptable levels, and vacation rentals
are not allowed to create impacts unlike other single family residences. The proposed
third story deck is to be located on the north side of the property, on the opposite side of
the residence from the Pickers’ residence, and separated from the other neighboring
residence by a distance of approximately 40 feet, with tall bushes between the
residences. This has the effect of potentially focusing outdoor activities in a more
screened location.

OTHER AGENCY INVOLVEMENT
Referrals were sent to the following agencies:
North Coast Advisory Council, Public Works, Building Department, Cambria Community

Services District (Water/Sewer), Cambria CSD (Fire), Regional Water Quality Control
Board, California Department of Transportation, and the California Coastal Commission.

Responses from the following were received and are summarized here:

Public Works — No comment (reply dated 12-3-2008)

CCC Exhibit |
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Building Departmeht - from comments dated 11-20-2008:;

1.

7.

All plans and engineering shall be by a California State licensed Architect or
Engineer of Record (per 2007 CBC "Professional in Charge").

Project is subject to a construction permit as well as the newly adopted 2007
California Codes (CBC).

Minimum sideyard set back to unprotected construction shall be by the 2007
California Building Code.

Need a full soils report for the design of all building foundations per the
department soils investigation policy at the time of construction permit application
submittal.

If applicable - will need to apply for a separate grading perm'it that shall conform
to the "National Pollutant Discharge Elimination System" storm water
management program regulations.

All site drainage (regardless of a grading permit) shall conform to "National
Pollutant Discharge Elimination System" sform water management program
regulations.

Need local fire department and services district approval before issuance of a

construction permit.

Cambria Community Services District (Water/Septic) — The project is authorized with

conditions, per letter dated 11-25-2008.

Cambria Community Services District (Fire) — Fire Plan Review,' dated 12-15-2008,

North Coast Advisory Council - From the Land Use/Project RevieW Committee Report,

notes that the project is in a high fire risk zone, and a residential fire sprinkler
system is required to be retrofitted in the existing and installed in the new
portions of the residence.

dated January 5, 2009, the project is listed as recommended for approval with
the following comments: Located on the east side of Windsor in Seaclift Estates,
this renovation/addition is in keeping with the character of the neighborhood and
is compatible with the Cambria Design Plan guidelines - right up to the limit in
most cases. :

County Counsel — request the addition of the standard indemnification condition clause

be added to the Exhibit B — Conditions of Approval.

FINANCIAL CONSIDERATIONS

The required appeal fee was waived because the appeal listed inconsistencies with our
Local Coastal Program as one of the issues of appeal (pursuant to our adopted policy
and procedure).

CCC Exhibit _|
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RESULTS

Denia! of the appeal and approval of Minor Use permit/Coastal Development Permit
DRC2008-00067, will allow for the project to go forward and be constructed as a 1,450
square foot third story addition to an existing 3,350 square foot, two-story single family
residence.

Upholding the appeal and denial of Minor Use Permit/Coastal Development Permit
DRC2008-00067 would mean that the project could not be constructed as proposed.

ATTACHMENTS

1. Appeal letter _ : ‘
2. Staff report from the February 20, 2009 Planning Department Hearing

CCC Exhibit _|
(page lﬁof !-I_Z pages)
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IN THE BOARD OF SUPERVISORS
COUNTY OF SAN LUIS OBISPO, STATE OF CALIFORNIA

June 9, 2009 .

PRESENT: Supervisors

ABSENT:

RESOLUTION NO.

RESOLUTION AFFIRMING THE DECISION OF THE
HEARING OFFICER AND CONDITIONALLY APPROVING
THE APPLICATION OF CYNTHIA BEEGER
FOR MINOR USE PERMIT/COASTAL DEVELOPMENT PERMIT DRC2008-00067

The following resolution is now offered and read:

WHEREAS, on February 20, 2009, the Zoning Administrator of the County of San Luis
Obispo (hereinafier referred to as the “Hearing Officer”) duly considered and conditionally
approved the application of Cynthia Beeger for Minor Use Permit/Coastal Development Permit
DRC2008-00067; and

WHEREAS, Ann & Walter Picker have appealed the Hearing Officer’s decision to the
Board of Supetvisors of the County of San Luis Obispo (hereinafter referred to as the “Board of
Supervisors™) pursuant to the applicable provisions of Title 23 of the San Luis Obispo County
Code; and i

WHEREAS, a public hearing was duly noticed and conducted by the Board of

Supervisors on June 9, 2009, and a determination and decision was made on June 9, 2009; and

WHEREAS, at said hearing, the Board of Supervisors heard and received all oral and
written protests, objections, and evidence, which were made, presented, or filed, and all persons
present were given the opportunity to hear and be heard in respect to any matter relating to said

appeal; and

WHEREAS, the Board of Supervisors has duly considered the appeal and finds that the
appeal should be denied and the decision of the Hearing Officer should be affirmed subject to the
findings and conditions set forth below.

NOW, THEREFORE, BE IT RESOLVED AND ORDERED by the Board of Supervisors
of the County of San L.uis Obispo, State of California, as follows:

1. That the recitals set forth hereinabove are true, correct and valid,

2. That the Board of Supervisors makes all of the findings of fact and determinations set

forth in Exhibit A attached hereto and incorporated by reference herein as though set forth in

full, cce Exhibit _/ C-2
(page L7 of 47 pages) 7
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3. That this project is found to be categorically exempt from the provisions of the
California Code of Regulations, title 14, section 15303 (class 3).

4. That the appea! filed by Ann & Walter Picker is hereby denied and the decision of the
Hearing Officer is affirmed that the application of Cynthia Beeger for Minor Use Permit/Coastal
Development Permit DRC2008-00067 is hereby approved subject to the conditions of approval
set forth in Exhibit B attached hereto and incorporated by referencc herein as though set forth in
full.

Upon motion of Supervisor , seconded by Supervisor

, and on the following roll call vote, to wit:

AYES:

NOES:
ABSENT:
ABSTAINING:

the foregoing resolution is hereby adopted.

Chairperson of the Board of Supervisors

ATTEST:

Clerk of the Board of Supervisors
[SEAL]
APPROVED AS TO FORM AND LEGAL EFFECT:

WARREN R. JENSEN
County Counsel ¢

CCC Exhibit _/
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STATE OF CALIFORNIA, )
88

County of San Luis Obispo )

I, , County Clerk and ex-officio Clerk of
the Board of Supervisors, in and for the County of San Luis Obispo, State of California, do
hereby certify the foregoing to be a full, true and correct copy of an order made by the Board of
Supervisors, as the same appears spread upon their minute book.

WITNESS my hand and the seal of said Board of Supervisors, affixed this
day of , 2009,

County Clerk and Ex-Officio Clerk of the
Board of Supervisors

(SEAL) : By:

Deputy Clerk

CCC Exhibit _/
(page _I_g.of _'_"1 pages)
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#7907
COASTAL APPEAL FORM

San Luis Obispo County Department of Planning and Building 7/25/08

G R R R R R E N FE R RE R R I E PR AN R R R NN NI NN N RN PR NN AR E N AN N RN NN E RN AR NN IYNSE N R RN N

Flease Note: An appeal should be filed by an aggrieved person or the applicant at each stage in the
process if they are still unsatisfied by the last action.

PROJECT INFORMATION Name:_(ﬂm_z EiEZF: ile Number: M(Z@*ﬂm

Type of permit being appealed:

0 Plot Plan i Site Plan / Minor Use Permit .1 Development Plan/Conditional Use Permit

C Variance  Land Division i} Lot Line Adjustment J Other:

The decision was made by: \ /
I* Planning Director (Staff) 7 Buitding Official lanning Department Hearing I

{3 Subdivision Review Board " Planning Commission 1 Other

Date the application was acted on: cz/ 90 / 09

,JThe deaision is appealed to:

C Board of Construction Appeals I Board of Handicapped Access

W Planning Commission < f Board of Supérvisors J

. BASIS FOR APPEAL o _ -
State the basis of the appeal Clearly state the reasons for the appeal. In the case of a Construction

Code Appeal, noée specific code n%ne and sections gisputed). (Attach additional sheets if necessary

List any conditions that are being appealed and give reasons why you think it should be modified or .
removed.

Condition Number. Reason for appeal (attach additional sheets if necessary)

APPELLANT INFORMATI
Print name:

Address: ﬂ/ﬂﬂﬂﬂ é_” A‘ 64 93#2
Phone Number (daytime): 224 = 222"/3&7 Sk B4~ ?Z?—Oﬁf‘

nd re all statements made here are true.

3-4-07

‘Signature Date

OFFICE USE ONLY g i-_’-\)
Date Received: 6/ b / 09 By:
Amount Paid: ' Receipt No. (if applicable): M lA

CCC Exhibit _/ C-2
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COUNTY OF SAN LUIS . 3ISPO Z
DEPARTMENT OF PLANNING AND BUILDING
STAFF REPORT

Tentative Notice of Action

Promofing the wise use of land
Helping buiid great communities

[

MEETING DATE CONTACT/PHONE APPLICANT FILE NO.
February 20, 2009 ‘Paul Sittig, Project Planner Cynthia Beeger PRC2008-00067

March 6, 2009
PPROX FINAL EFFECTIVE
DATE

March 26, 2009

SUBJECT
Hearing to consider a request by Cynthla Beeger for a Minor Use Permit/Coastal Development Permit to allow]
he construction of a 1,450 square foot third story addition to an existing 3,350 square foot, two-story smglew
amily residence. The project will result in no ground disturbance on an 11,044 square foot parcel. The
proposed project is within the Residential Single Family land use category and is located at 4812 Wndsor
Drive, in the community of Cambria. The site is in the North Coast planning area.

RECOMMENDED ACTION
pprove Minor Use Permit DRC2008-00067 based on the findings listed in Exhibit A and the conditions listed

in Exhibit B.

ENVIRONMENTAL DETERMINATION
Class 3 Categorical Exemption was issued on 1/15/2009 (ED08-128).

LAND USE CATEGORY COMBINING DESIGNATION SSESSOR PARCEL NUMBER  [SUPERVISOR DISTRICT
Residential Single Family|Archaeological Sensitive Area, Local [013-324-002 2
Coastal Plan, Coastal Appealable
Zone, Geologic Study Area

PLANNING AREA STANDARDS:
Geologic Study Area, Setbacks, Height, Residential Design Standards, Erosion Control, Landscaping,
ﬂCambria Community Services District Review, Cambria Fire Department Review, and Archaeological
Resource Protection .

Does the project meet applicable Planning Area Standards: Yes — see discussion

LAND USE ORDINANCE STANDARDS:
Coastal Appealable Zone, Local Coastal Program, and Archaeologically Sensitive Area

Does the project conform to the Land Use Ordinance Standards: Yes — see discussion

FINAL ACTION
This tentative decision will become the final action on the project, unless the tentative decision is changed as a
result of information obtained at the administrative hearing or is appealed to the County Board of Supervisor:

pursuant Section 23.01.042 of the Coastal Zone Land Use Ordinance; effective on the 10th working day afte

he receipt of the final action by the California Coastal Commission. The tentative decision wili be transferred
o the Coastal Commission following the required 14-calendar day local appeal period after the administrativ
hearing.

he applicant is encouraged to call the Central Coast District Office of the Coastal Commission in Santa Cruz

at (831) 427-4863 to verify the date of final action. The County will not issue any construction permits prior to
the end of the Coastal Commission process.

ADDITIONAL INFORMATION MAY BE OBTAINED BY CONTACTING THE DEPARTMENT OF PLANNING & BUILDING AT:
CounTY GOVERNMENT CENTER 4+ San Luis OBisPo 4+ CALIFORNIA 93408 4 (805) 781-5600 4+ Fax: (805) 781-1242

C-2
cCC Exhibit [ 11
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Drs. Ann and Walter Picker
4800 Windsor Blvd.
Cambria, CA 93428
805-927-0564

Background Problems:

it is not possible to ignore the Vacation Rental next door. We routinely see, hear,
and smell it.

We see the overflow of vehides parked in front of our home and the occasional
trucks blocking the street. We sea and hear the traffic caused by the many
transient occupants.

We hear the drunks late at night carousing in the hot tub and the loud
conversations [sometimes vulgar] from the front deck - which is directly adjacent

to our home.

The interior of the house has a “no smoking policy” - so all too often we smell the
cigar and cigarette smoke from individuals and groups that congregate outdoors
on the front deck. That deck also contains an outdoor cooking grill with its typical
creation of unwanted odors. We have even had fireworks set off from the deck

‘next door.

Importantly, as a result of the above, we have suffered an inappropriate and
serious loss of privacy.

These conditions can only worsen with increased occupancy resulting from any‘ |

expansion of the house.

In brief, having a nearby Vacation Rental is a major neighborhood nuisance. We
have had to call the police on numerous occasions to get relief from next-door
transients who refuse to respond to polite requests to desist. Unfortunately, we
often have encountered an attitude from transients to the effect that they are on
vacation and are entitled to make as much disturbance as they choose.

In an effort to cope with the many problems we have experienced, we contacted
the owner's agent frequently. In brief, the agent has been uncooperative with
respect to corrective action and dismissive of our concerns. The agent has
indicated that we should cease requesting corrections.

As a consequence, we have resorted to simply calling the police when things like
noisy parties get out of hand.

CCC Exhibit |
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Having to involve the police to deal with intrusive and sometimes hostile
transients who are unknown strangers has caused us to be concerned about our
personal security.

. Seaclift Estates is a quiet, upscale single family residence neighborhood on
Windsor Boulevard directly adjacent to the ocean front. Unfortunately, ten of
these houses already are vacation rentals [almost 20 percent of the total]. Two of
these Seaclift Vacation Rentals have Beeger ownership.

Cambria currently has 354 vacation rentals [staff report]. This is an exponential
increase of 48 percent in the past four years and represents a very significant
and increasing percentage of the total homes in Cambria. These vacation
rentals reflect the same difficulties as we continue to have with the one next door.

Public Hearing:

Vacation rentals are defined as “non-principally permitted use” everywhere in the
Coastal Zone. “Non-principally permitted uses” requires a public hearing to
determine whether a permit request should be denied or accepted.

Like most other owners of private homes located near Vacation Rentals in
Cambria, we find that the conversion of existing dwellings into commercial
businesses has had a highly objectionable impact.

" Currently, we are having to deal with something considerably more objectionable.
The owner of the next-door vacation rental is requesting a minor use permit for
new construction of a major expansion to the already existing facility.

In response, we are appealing — and are urging each individual Supervisor to
exercise independent judgment. The principal issue at stake is the undesirability
of granting approval to greatly expand the existing capacity of this vacation
rental. ,

If granted, the permit would result in an increase of the square footage of the
existing building by over 40 percent.

It calls for construction of a so-called “master suite” of 1,450 square feet as a
third story on top of the present 3,350 square foot house that already contains
four bedrooms and three baths.

Assuming that this “master suite” is not subsequently subdivided into further
lodging facilities, the result would become a vacation rental house of 4,800
square feet having five bedrooms and four bathrooms.

CCC Exhibit /|
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A review has been made of all the dwellings on all the roads directly adjacent to
the ocean front from Leffingwell Landing in the far north of Cambria down to the
far south end of the Marine Terrace. '

If permitted, the resulting vacation rental would be the only dwelling in the review
area to have three full stories of living quarters. The result would be a significant
alteration of the established scale of the neighborhood.

It also is not in character with Seaclift Estates which is designated as a single
family neighborhood.

This sets a wholly undesirable precedent which, if unchecked, would open the
gate for a comparable expansion of other vacation rentals in Cambria.

No doubt the owner will claim that the “master suite” is for personal use. But the
owner is not now [and has never been] a resident of Cambria. And, it is
undeniable that, once the addition is completed, there is nothing to bar its use for
- transient occupants.

It is bad enough to have a commercial businesé operating in the house next-
door. But it would be far worse for approval to be given to adding another 40
percent to the capacity of the building.

We recognize that, in a situation like this, the Planning Department was limited in
its authority to exercise judgment and comment on the actual desirability of the
proposed expansion of this vacation rental.

Consequently, we are asking each individual Supervisor now evaluating the
merits of our appeal to exercise their personal judgment and to deny the request
for a permit to expand the existing vacation rental house — on the basis that
constructing a 1,450 square foot third floor is excessive, unwarranted, and would
set an undesirable precedent. Additionally, the proposed development is not
consistent with the established scale and character of the surrounding
neighborhood.

Because the site is operated as a vacation rental, it is incumbent on the County
to only allow development that minimizes such concerns as noise, traffic,
parking, odors, and inappropriate loss of privacy. Rather than minimizing these
concerns, permitting construction of a new 1,450 square foot third story to
achieve additional occupancy increases these concerns.

Finally, due to the reasons stated above, we feel that the proposed development
is not consistent with the Local Costal Program.

The request for a minor use permit should be denied.

CCC Exhibit _2 _
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- COUNTY OF SAN LUIS OBISPO
DEPARTMENT OF PLANNING AND BUILDING
STAFF REPORT

Tentative Notice of Action

Promoting the wise use of land
Helping build great communities

MEETING DATE CONTACT/PHONE APPLICANT , . FILENO.
February 20, 2009 Paul Sittig, Project Planner Cynthia Beeger DRC2008-00067

LOCAL EFFECTIVE DATE
rch 6, 2000 (805) 781-4374

PPROX FINAL EFFECTIVE
DATE

March 26, 2009

SUBJECT

Hearing to consider a request by Cynthia Beeger for a Minor Use Permit/Coastal Development Permit to allow
he construction of a 1,450 square foot third story addition to an existing 3,350 square foot, two-story single
amily residence. The project will result in no ground disturbance on an 11,044 square foot parcel. Th
proposed project is within the Residential Sungle Family land use category and is located at 4812 Windsor]
Drive, in the community of Cambria.  The site is in the North Coast planning area.

RECOMMENDED ACTION
Approve Minor Use Permit DRC2008-00067 based on the findings listed in Exhibit A and the conditions I|sted
in Exhibit B.

ENVIRONMENTAL DETERMINATION
A Class 3 Categorical Exemption was issued on-1/15/2009 (ED08-128). -

LAND USE CATEGORY COMBINING DESIGNATION ASSESSOR PARCEL NUMBER  [SUPERVISOR DISTRICT
|Residential Single Family|Archaeological Sensitive Area, Local [013-324-002 2

Coastal Plan, Coastal Appealable :

Zone, Geologic Study Area

PLANNING AREA STANDARDS: _ _
Geologic Study Area, Sethacks, Height, Residential Design Standards, Erosion Control, Landscaping,
Cambria Community Services District Review, Cambria Fire Department Review, and Archaeological
Resource Protection .

Does the project meef applicable Planning Area Standards: Yes — see discussion

LAND USE ORDINANCE STANDARDS:
Coastal Appealable Zone, Local Coastal Program, and Archaeologlcally Sensitive Area

Does the project conform to the Land Use Ordinance Standards: Yes — see discussion

FINAL ACTION

This tentative decision will become the final action on the project, unless the tentative decision is changed as a
result of information obtained at the administrative hearing or is appealed to the County Board of Supervisors
Lpursuant Section 23.01.042 of the Coastal Zone Land Use Ordinance; effective on the 10th working day after]
the receipt of the final action by the California Coastal Commission. The tentative decision will be transferred
to the Coastal Commission following the requnred 14-calendar day local appeal period after the administrative
hearing.

uThe applicant is encouraged to call the Central Coast District Office of the Coastal Commission in Santa Cruz
at (831) 427-4863 to verify the date of final action. The County will not issue any construction permits prior to
the end of the Coastal Commissicn process.

ADDITIONAL INFORMATION MAY BE OBTAINED BY CONTACTING THE DEFARTMENT OF PLANNING & BUILDING AT:
COUNTY GOVERNMENT CENTER 4 SAN LUIS OBISPO 4+ CALIFORNIA 93408 4 (805) 781-5600 4+ Fax: (805) 781-1242

cCC Exhibit _/ .  C-2
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Planning Department Hearing

Minor Use Permit/Coastal Development Permit DRC2008-00067 / Beeger

Page 2

EXISTING USES:
Two-story single family residence.

. |SURROUNDING LAND USE CATEGORIES AND USES:
North: Residential Single Family/ residences
South: Residential Single Family/ residences

East; Open Space/ undeveloped
West: Residential Single Family/ residences

OTHER AGENCY / ADVISORY GROUP INVOLVEMENT:

The project was referred to: North Coast Advisory Council, Public Works, Building Department Cambria]
Community Services District (Water/Sewer), Cambria CSD (Fire), Regional Water Quality Control Board,
California Department of Transportation, and the California Coastal Commission.

[TOPOGRAPHY:
Level to gently sloping

VEGETATION:
Ornamental landscaping

PROPOSED SERVICES:

Water supply: Cambria Community Services District
Sewage Disposal; Cambria Community Services District

Fire Protection: Cambria Community Services District (Fire)

ACCEPTANCE DATE;
January 5, 2009

DISCUSSION

' PROJECT HISTORY:

The proposed project is located in Tract 159, Seaclift Estates, and is not subject to the North
Coast Area Plan Residential Single Family Table 7-1, which limits the size of single family
residences throughout much of Cambria. Tract 159 was recorded with front and rear setbacks,
but no side setbacks.. With that, the side setbacks are determined from the North Coast Area
Plan, as noted below. Additionally, Tract 159 is outside of the areas mapped Monterey Pine

_Terrestrlal Habitat/Environmentally Sensitive Habltat

PLANNING AREA STANDARDS:
Lot Size: 5,250 square feet

. Area; Tract 159

HEGHT (FEET) 28 206" - 26'-8" OK
FOOTPRINT (SQUARE FEET) Not limited 2624 sf 2,624 sf oK
GROSS STRUCTURAL AREA (SF) Not limited 3,350 sf -~ 4,452 sf OK
DECK (SQUARE FEET) Not limited 655 sf 883 sf oK
‘SETBACKS (FEET
FRONT 10 25 25 OK
REAR ’ 10' 29'-57 29-5" OK -
SIDES 5 (12' combined) | 19-9" (n); 10'-3" (s); 30’ (c) 19°-9" (n); 10'-3" (s) oK

Community Wide
Limitation on Development
Water Conservation Requirements.

project is conditioned to comply with this standard,

CCC Exhibit _/_
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Cambria Community 3ervices District Review

Prior to application acceptance, land use and building permit applications shall include a written
verification of water and sewer service from the Cambria Community Services District (CCSD).
A water and sewer service condition compliance letter from the CCSD shall be provided to the
Department of Planning and Building prior to final building inspection. The project complies with
the standard because the applicant submitted a confirmation of water and sewer availability
letter, dated November 25, 2008, for the proposed addition. The project is conditioned to require
a water and sewer service condition compliance letter prior to final inspection.

Cambria Fire Department Review
All new development shall comply with applicable state and local Cambria fire codes. Prior to
application acceptance, land use and building permit applications shall include a Fire Plan
Review from the Cambria Fire Department. The project complies with this standard because the
applicant submitted a Fire Plan Review letter, dated December 15, 2008, from the Cambria Fire

Department. The project is conditioned to comply with all requirements of the Fire Plan Review,

and must receive a final inspection from the Cambria Fire Department.

Erosion Control ' _

All runoff from impervious surfaces such as roofs, driveways, walks, patios, and/or decks, shall
be collected and retained on-site to the greatest extent possible. Run-off not able to be retained
on-site shall be passed through an effective erosion control device or filtration system approved
by the Public Works Department. The proposed pr0ject is conditioned to comply with this
standard.

Landscaping

All areas of the site disturbed by project construction shall be revegetated with native, drought
and fire resistant species that are compatible with the habitat values of the surrounding forest.
The proposed project is conditioned to comply with this standard, '

Exterior Lighting
The project is conditioned to prowde lighting details to the County at the time of application for
construction permits, The proposed project is conditioned to comply with this standard.

Archaeological Resource Protection

Though the project site is in a mapped Archaeologically Sensitive Area of Cambria, the
proposed addition consists of internal reconfigurations and a new third story. With this, there
will be no ground disturbance, and no possibility for disturbing archaeological resources.

Residential Design Standards '

The North Coast Area Plan contains discretionary design criteria for smgle-family residential
development in Cambria. As described below, the proposed addltlon is consistent with
applicable design criteria.

Impermeable Surfaces — The proposed project is a third-story addition to an existing two-story _

single family residence, which will not increase the footprint. The project is conditioned to
comply with Erosion Control section of Area Plan standards, and the Drainage and
Sedimentation Plan shall be reviewed and approved by Public Works.

Parking Drives and Garages — The existing residence includes a two-car garage located in the
rear of the residence, and a driveway with sufficient space for additional parking.

CCC Exhibkit _/
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Topography — The subject parcel topography is gently to moderately sloping. The proposed
addition will be attached to the existing residence, located in areas of iess than 20% slope.-

Dralnage The pro;ect is conditioned to provide Public Works with a drainage plan, consistent
with the Planning Area Standards.

Building Design Standards — The existing residence and proposed addition includes
articulation to break up the bulk of the structure, compatible in design and colors with the
neighborhood design patterns. The site is currently landscaped with non-native vegetation.

LAND USE ORDINANCE STANDARDS:

Section 23.01.043¢.(3)(i): Appeals to the Coastal Commission (Coastal Appealable Zone)
The project is appealable to the Coastal Commission because the subject parcel is located
within 300 feet of the top of a coastal bluff.

Section 23.07.104 b: Archaeologically Sensitive Areas - Preliminary site survey required
The project site is located within a mapped Archaeologically Sensitive Area. The proposed
development consists of internal reconfigurations and a third-story addition, with no possibility
for disturbing archaeological resources. .

Section 23.07.120: Local Coastal Program
The project site is located within the California Coastal Zone as established by the Cahforma
Coastal Act of 1976, and is subject to the provisions of the Local Coastal Program.

COASTAL PLAN POLICIES:

Shoreline Access: N/A :

Recreation and Visitor Serving: N/A

Energy and Industrial Development; N/A

Commercial Fishing, Recreational Boating and Port Fagilities: N/A
Environmentally Sensitive Habitats: N/A.

Agriculture: N/A

Public Works: _ _ Policy No(s): 1

Coastal Watersheds: Policy No(s): 7 through 11
Visual and Scenic Resources: Policy No(s): 1and 7
Hazards: & Policy No(s): 1 and 2

Archeology: ‘ Policy No(s): 4
Air Quality: N/A -

Does the project meet applicable Coastal Plan Policies: Yes, as conditioned
COASTAL PLAN POLICY DISCUSSION:

Public Works

Policy 1: Availability of Service Capacity applies to the project: New development shall
demonstrate that adequate public or private service capacities are available to serve the
proposed development. The proposed project is conditioned to comply with this policy
because the applicant submitted a confirmation of water and sewer availability letter

CCC Exhibit _/
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from the Cambria Community Service District, dated November 25, 2008, for the
proposed addition. The project is conditioned to require a water and sewer service
condition compliance fletter prior to final inspection.

Coastal Watersheds

Policy 7: Siting of New Development: Grading for the purpose of creating a site for a structure or
other development shall be limited to slopes of less than 20 percent, with exceptions.
The proposed project complies with this policy as the proposed project will be located on
an existing lot of record in the Residential Single Family category and the proposed
additions are located on slopes of less than 20%.

Policy 8: Timing of new construction: Land clearing and grading shall be avoided during the
rainy season if there is a potential for serious erosion and sedimentation problems. The

proposed project complies with this policy because if grading is to occur or left

unfinished between October 15 through April 15 the project is required to have an
erosion and sedimentation control plan and all sedimentation and erosion control
measures will be in place before the start of the rainy season.

Policy 9: Techniques for Minimizing Sedimentation: Appropriate control measures (such as
sediment basins, terracing, hydro-mulching, etc.) shall be used to minimize erosion and
sedimentation. Measures should be utilized from the start of site preparation. The
proposed project is conditioned to comply with this policy as the applicant shall apply
Best Management Practices in the selection and implementation of site maintenance, as
conditioned in Exhibit B.

Policy 10. Drainage Provisions: Site design shall ensure that drainage does not increase
erosion. The proposed project is conditioned to comply with this policy because the
project is required to have a drainage plan that shows the construction of the residential
addition will not increase erosion or runoff.

Policy 11: Preserving Groundwater Recharge: In suitable recharge areas, site design and
layout shall retain runoff on-site to the extent feasible to maximize groundwater recharge
and to maintain in-stream flows and riparian habitats, The proposed project complies
with this policy as the project shall retain groundwater on-site to the extent feasible.

Visual and Scenic Resources

Policy 1. Protection of Visual and Scenic Resources: Unique and attractive features of the
landscape, including but not limited to unusual landforms, scenic vistas and sensitive
habitats are to be preserved protected, and in visually degraded areas restored where
feasible. The proposed project complies with this policy as the proposed residential
addition is within an existing developed section of Cambria and shall be in character and
scale with the surrounding neighborhood.

Policy 7: Preservation of Trees and Native Vegetation: The location and design of new
development shall minimize the need for tree removal. The proposed project is
conditioned to comply with this policy as the native vegetation and trees shall be
protected from impacts during construction, as conditioned in Exhibit B.

Hazards _ _

Policy 1: New Development: All new development proposed within areas subject to natural
hazards from geologic or flood conditions shall be located and designed to minimize
risks to human life and property. The proposed project complies with this policy because
it is located and designed to minimize risks to human life and properly.

CCC Exhibit _[ C-2
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Policy 2: Erosion and Geologic Stability: New development shall ensure structural stability while
not creating or contributing to erosion or gzological instability. The proposed project
complies with this policy because the structure is required to be designed fo ensure
structural stability while not creating or contributing to erosion of geological instability.

Archaeology

Policy 4: Preliminary Site Survey for Development within Archaeologically Sensitive Areas: The

County shall provide for the protection of both known and potential archaeological
resources. The project site is in a mapped Archaeologically Sensitive Area of Cambria,
and the project is conditioned to include specific measures if archaeological resources
are discovered during construction.

COMMUNITY ADVISORY GROUP COMMENTS:

From the Land Use/Project Review Committee Report, dated January 5, 2009, the project is
listed as recommended for approval with the following comments: Located on the east side of
Windsor in Seaclift Estates, this renovation/addition is in keeping with the character of the
neighborhood and is compatible with the Cambria Design Plan guidelines - right up to the limit in
most cases.

AGENCY REVIEW: _

Public Works — No comment (reply dated 12-3-2008)

Building Department — from comments dated 11-20-2008: '

1. Al plans and engineering shall be by a California State licensed Archltect or Engineer of

Record (per 2007 CBC "Professional in Charge"). -

Project is subject to a construction permit as well as the newly adopted 2007 California

Codes (CBC).

Minimum sideyard set back to unprotected constructlon shall be by the 2007 California

Building Code.

Need a full soils report for the design of all building foundations per the department soils

investigation policy at the time of construction permit application submittal.

If applicable - will need to apply for a separate grading permit that shall conform to the

"National Pollutant Discharge Elimination System" storm water management program

regulations.

All site drainage (regardless of a grading permit) shall conform to "National Pollutant

Discharge Elimination System" storm water management program regulations.

7.- Need local fire department and services district approval before issuance of a
construction permit.

Cambria Community Services District (Water/Septic) — The project is authorized with conditions,
per letter dated 11-25-2008. :

Cambria Community Services District (Fire) — Fire Plan Review, dated 12-15-2008, notes that
the project is in a high fire risk zone, and a residential fire sprinkler system is required to
be retrofitted in the existing and installed in the new portions of the residence.

Regional Water Quality Control Board — No comments submitted prior to February 15, 2009.

California Department of Transportation — No comments submitted prior to February 15, 2009.

California Coastal Commission — No comments submitted prior to February 15, 2009.

U

o

LEGAL LOT STATUS: '
The single lot was legally created by a recorded map (Tract 159) at a time when that was a legal
method of creating lots.

Staff report prepared by Paul Sittig and reviewed by Ryan Hostetter.

CCC Exhibit _|
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EXHIBIT A - FINDINGS

CEQA Exemption

A.

The project qualifies for a Categoncal Exemption (Class 3) pursuant to CEQA Guidelines
Section 15303 because the proposed project is the construction of a third story on an
existing two-story single family residence, located on a legal lot of record within the
Residential Single Family land use category within the Urban Reserve Line of the
community of Cambria.

Minor Use Permit

B.

The proposed project or use is consistent with the San Luis Obispo County General Plan
because the use is an allowed use and as conditioned is consistent with all of the

~General Plan policies.

As conditioned, the proposed project or use satisfies all applicable provisions of Title 23
of the County Code.

The establishment and subsequent operation or conduct of the use will not, because of

the circumstances and conditions applied in the particular case, be detrimental to the

health, safety or welfare of the general public or persons residing or working in the
neighborhood of the use, or be detrimental or injurious to property or improvements in
the vicinity of the use because the demolition of the existing residence and construction
of a similar new residence does not generate activity that presents a potential threat to
the surrounding property and buildings. This project is subject to Ordinance and Building
Code requirements designed to address health, safety and welfare concerns. -

The proposed project or use will not be inconsistent with the character of the immediate |

_neighborhood or contrary to its orderly development because the construction of a third

story on an existing two-story single family residence is similar to, and will not conflict
with, the surrounding lands and uses. :

The proposed project or use will not generate a volume of traffic beyond the safe
capacity of all roads providing access to the project, either existing or to be improved
with the project because the project is located on Windsor Drive, a local road
constructed to a level able to handle any additional traffic associated with the project.

Coaslal Access

G.

The proposed use is in conformity wnth the pubhc access and recreatlon polucnes of
Chapter 3 of the California Coastal Act, because the project is not adjacent to the coast
and the project will not inhibit access to the coastal waters and recreation areas.

Archeological Sensitive Area

H.

The site design and development incorporate adequate measures to ensure that
archeological resources will be acceptably and adequately protected because the project
is conditioned to include specific measures if archaeological resources are discovered
during construction.

CCC Exhibit |
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EXHIBIT B - CONDITIONS OF APPROVAL

Approved Development

1.

This approval authorizes a Minor Use Permit/ Coastal Development Permit to allow the

construction of a 1,450 square foot third story addition to an existing 3,350 square foot,
two-story single family residence. The project will result in no ground disturbance on an
11,044 square foot parcel.

Maximum height is 28 feet (as measured from average natural grade).

Conditions required to be completed at the time of application for construction permits

3.

Prior to request for construction permits, the applicant shall provide the Planning and
Building Department a condition compliance package that verifies how the condmons of
approval have been completed or will be completed.

At the time of application for construction permits, all project conditions shall be
clearly printed on the plans.

Site Development.

- b

At the time of application for construction permits, plans submitted shall show all
development consistent with the approved site plan floor plan architectural elevations
and landscape plan.

At the time of application for construction permits, the applicant shall provide details
on any proposed exterior lighting, if applicable. The details shall include the height,
location, and intensity of all exterior lighting. All lighting fixtures shall be shielded so that
neither the lamp nor the related reflector interior surface is visible from adjacent
properties. Light hoods shall be dark colored. .

Fire Safety

7.

At the time of application for construction permits, all plans submitted to the
Department of Planning and Building shall meet the fire and life safety requirements of
the California Fire Code. Requirements shall include, but not be limited to those outlined
in the Fire Safety Plan dated December 15, 2008, to be prepared at the time of
application for construction permits by the Cambria Flre Department for this proposed
project.

Services

8.

At the time of application for constructlon permits, the applicant shall provide a letter
from Cambria Community Services District stating they are W|II|ng and able to service
the property.

Grading, Drainage, Sedimentation and Erosion Control

9.

10,

If grading is to occur between October 15 and April 15, a sedimentation and erosion
control plan shall be submitted pursuant to Coastal Zone Land Use Ordinance Section
23.05.036.

At the time of application for construction permits, the applicant shall submit a
drainage plan for review and approval by the County Public Works Department.

CCC Exhibit |  C-2
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11. At the time of application for construction permits, the applicant shall comply with all
conditions and requirements from the Building and Public Works departments.

Conditions to be completed prior to issuance of a construction permit

Fees
T 12, Prior to issuance of a construction permit, the applicant shall pay all applicable

school and public facilities fees.

Conditions to be completed during project construction

Building Height '

13.  The maximum height of the project is 28 feet (as measured from average natural grade).
Prior to approval of the roof nailing inspection, the applicant shall provide the
building inspector with documentation that gives the height reference, the allowable
height and the actual height of the structure. This certification shall be prepared by a
licensed surveyor or civil engineer.

Archaeology
14. In the event archaeologlcal resources are unearthed or discovered during any
construction activities, the followmg standards apply:

a. Construction activities shal! cease and the Envnronmental Coordinator and
Planning Department shall be notified so that the extent and location of
discovered materials may be- recorded by a qualified archaeologist, and
disposition of artifacts may be accomplished in accordance with state and federal
law.

b. In the event archaeological resources are found to include human remains, or in
any other case where human remains are discovered during construction, the
County Coroner is to be notified in addition to the Planning Department and
Environmental Coordinator so that proper disposition may be accomplished.

Conditions to be completed prior to occupancy or final building inspection

© 15, Prior to occupancy or final inspection, the applicant shall submit for Planning Director
review and approval, a Landscape Plan that provides for the planting of all open areas of
the site disturbed by project construction with native, drought and fire resistant species
that are compatible with the habitat values of the surrounding forest. In addition, non-
native, invasive, and water intensive (e.g. turf grass) landscaping shall be prohibited on
the entire site.

16.  Prior to occupancy or final inspection, which ever occurs first, the applicant shall
obtain final inspection and approval from Cambria CSD Fire Department of all required
fire/life safety measures.

CCC Exhibit _| _ C-2
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17.

Pricr to occupancy of any structure associated with this approval, the applicant
shall contact the Department of Planning and Building to have the site mspected for
compliance with the conditions of this approval. _

Drainage, Sedimentation and Erosion Control

18.

19.

20.

21.

22,

All runoff from impervious surfaces such as roofs, dnveways walks, patios, decks shall
be collected and detained on-site, or passed on through an effective erosion control
devise or drainage system approved by the County Engineer.

Permanent erosion control devices shall be mstalled prior to or concurrently with on-site
grading activities.

Grading, filling or site disturbance of existing soil and vegetation shall be limited to the
minimum areas necessary.

| Stockpiles and other disturbed soils shall be pfotected from rain and erosion by plastic

sheets or other covering.

All areas disturbed by grading activities shall be revegetated with temporéry or
permanent erosion control devices in pla_ce. :

On-going conditions of approval (valid for the life of the project)

23.

24

This land use permit is valid for a period of 24 months from its effective date unless time

extensions are granted pursuant to Land Use Ordinance Section 23.02.050 or the land
use permit is considered vested. This land use permit is considered to be vested once a
construction permit has been issued and substantial site work has been completed.
Substantial site work is defined by Land Use Ordinance Section 23.02.042 as site work
progressed beyond grading and completion of structural foundations; and construction is
occurring above grade. -

All conditions of this approval shall be strictly adhered to, within the time frames
specified, and in an on-going manner for the life of the project. Failure to comply with
these conditions of approval may result in an immediate enforcement action by the
Department of Planning and Building. If it is determined that violation(s) of these
conditions of approval have occurred, or are occurring, this approval may be revoked
pursuant to Section 23.10.160 of the Land Use Ordinance.
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Wis 24/ 2003 LB:03 BUDIL /0304
STATE OF CALIFORNIA » THE RESQURCES AGENCY R E C E ! V E Q ARNOLD SCHWARZENEQGER, Govmrmor
CALIFORNIA COASTAL COMMISSION Y
CENTRAL COAT DISTRICT OFFICE _ JUL 2 7 7008 ' ﬁ
728 FRONT BTREET, SUITE 300 ) CALIFORN'A eh]
SANTA CRUZ, QA 50801508
VOICE (001) 427486  FAX (831) AZT48T7 o COASTAL COMMISSION

_ QENTRAL COAST AREA
APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT

Please Review Attached Appea‘l Information Sheet Prior To Completing This Form.

SECTION 1. Appellant(s)

Name:  Drs. Ann and Walter Picker Barbara Seely
Mailing Address: 4300 Windsor Bivd. 4774 Windsor Blvd.
City:  Cambria ZipCode: 93478 Phone:  805-927-1387 or 0564

SECTION I1. Decision Being Appealed

1.  Name of local/port government:

San Luis Obispo County Board of Supervisors
2.  Brief description of development being appealed:

Cynthia Beoger has requested a Minor {Jse Permit/Coastal Development Permit to allow a 1,450 sq. £, third stary to
be put on top of an existing 3,350 #q. ft. single family residence in Cambria. This house has never been the owner's
residence and, instead, has been operated under a business license as a fully active vacation rental 1or transients.

Despite the owner's clair that the addition is for her personal use, it should be noted that, when questioned by the
SLO Supervisors, the owner has admitted that she has no intention of moving to Cambria during the next ten years,

3. Development's location (street address, assessor's parcel no., cross street, ete.):

Thig vacation rontal is located at 4812 Windsor Blvd. in Seaclift Estates [part of the Park 11ill neighborhood],
Seaclift Bstates is a small communiity of fifty homes located on a single street [Windsor Bhud,] that is directly
adjacent/parallel to the ocean, The Assessors Parcel Number is 013-324-002. Its designation inchides "Local Coastal
Plan" and "Coastal Appealable Zone."

Our home is at 4800 Windsor Blvd. and is immediately adjacent to this vacation reutal.

Of the four homes that are closest to the vacation rental at 4812 Windsor, only 4774 Windsor anil 4800 Windsor are
occupied by full-time Cambria residents. The other two homes [4824 Windsor and 303 Wallbridge] have absentee
owners who are seldom present, Across the street, the owner of 4799 Windsor supports our stateinents regarding the
impact of inappropriate behavior by transient occupants at 4812 Windsor,

4,  Description of decision being appealed (check one.):

L1 Approvel; no special conditions
Approval with special conditions:
'O  Denial

Note:  For jurisdictions with a total LCP, denial decisions by a Jocal government cannot be
appealed unless the development is a major energy or public works praject. Denial

decisions by port governments are not appealable. CCC Exhibit 2

(page | —of 26 pages)
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ARNOLD SCHWARZENEQQER, Covarmor
L

CALIFORNIA COASTAL COMMISSION

CENTRAL QOAST DISTRICT OFFICE

726 FRONT STREET, BUITE 300

SANTA CRUZ, CA 950604508

VOICE (821} 4274883  FAX (839) 4274077
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5. Decision being appealed was made by (check one):

[0  Planning Director/Zoning Administrator
City Council/Board of Supervisors

[1  Planning Commission

0  Other

6. Date of local government's decision: June 9, 2009

7. Local govemment’s file number (if any):  DCR2008-00067

SECTION HI. Identification of Other Interested Persons

Give the names and addresses of the following parties. (Use additional paper as necessary.)

a.  Name and mailing address of permit applicant:

Cynthia Beeeger
1543 T.aure] Place
Menlo Park, CA 94025

b. Names and mailing addresses as available of those who testified (ejther verbally or in writing) at
the city/county/port hearing(s). Include other parties which you know to be interested and
should receive notice of this appeal.

(1) Testified:
Walter Picker
4300 Windsor Blvd,
Cambria, CA 93428

Ann Picker
4800 Windsor Blvd.
Cambria, CA 93428

Barbarn Seely
4774 Windsor Blvd.
Cambria, CA 93428

(2) For a fisting of names and addresses of 57 "other im:crested parties” see Attachment 1 - "OTH)IR INTBRESTED
PERSONS LIST" :

€)

CCC Exhibit _&
(page _3_of 1_‘_ pages)
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APPEAL, FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 3)

SECTION IV. Reasons Supporting This Appeal
PLEASE NOTE:

e  Appeals of local government coastal permit decisions are limited by a variety of factors and requirements of the Coastal
Act, Please review the appeal information sheet for assistance in completing this section,

o  State briefly your reasons for this appeal. Include a summary description of T.ocal Coastsl Program, Land Use Plan,
or Port Master Plan policies and requirements in which you believe the project ig inconvistent and the reasons the
decision warrants a new hearing. (Use additional paper as necessary.)

® This need not he a complete or exhaustive statement of your reasons of appeal, however, there must be sufficient
discussion for staff to detormine that the appeal is allowed by law. The appellant, subsequent to filing the appeal, may
submit additional information to the staff and/or Commission ta support the appeal request,

Section V- Ré&é'oﬁs~:Sﬁi‘ai56'rtiﬁg‘mﬁié}Mﬁé&i, e e

The f‘dllﬂwmg [Sce 1a4 belaw} aré dur reasans fér statmg ’that tha pfapos»d dewsld}mneﬂt is not '-
~consmtent with the- Lot:al Caasml Progr.anL B . :

1 0. The prapusad devewpment 1s*ﬂm ccms:stent w1th the estabhsht%d ’scale and uge af the surrdundmg
Ilelghbmhaod o - g , T . ‘

'?pamcularly excesiswe smce 1t mvolv&s th& major expausmn 6f a Buqmesshhcens: ¢ bm}dmg in zm mccan—
--fx‘ont smgle faxmly residi:nﬁai drea; e o . B : :

It should be noted thm i addmon to thc proposed ﬂntd stmy, ﬂlls expammn also mvolves the-
: co“xwersxon of garage ‘m Fﬂt ﬂnm- hvmg quam:rs -ajyd aft outmde deck w;m e thu d fevel. -
We are: dealmg here W!ﬂf 1sswas of "1 e noncomphance and, iﬁhe tﬁmcrr use permxt is: approved 121
the: création: of tWo swsmmmlly harmf, "prccedents whose eﬁ‘eﬁt raathes wall beyond ﬂus smgle

'vacémdn rcnta.l

1, 1 W;thin the Sait Lms @bmpa Couniy LCP the Coasml Zune Framework for Plannmg [page 616
"‘;‘Reszdéntial Bingle: ley Atea‘” nyan “Atoa whete: resldenual ‘

- Treint g defities the “Chiraeter” of ‘ai
‘ structures geﬁefsilly shouId nut exb‘ééd nvo sfmnes in: height

Both: [1] the usun] 28 fbét he1ght [umt reqmremem and [2] 1hé twa swry hn:ut i smgle famﬂy mmdencc

. dreas’ [*refsrenced above] shisuld- apply 1o 1biis fequested: pemut However, ir the case of this permit
tequestmg {the Construction of & third: story, the ' County has: ﬂlsregarded AHe LCP teparding ity intent: tw“
have ALWO’ story hrmi m Res:dentxal Smglé*Famﬂy Areas o

‘ 1 2T should be' noted ﬂm’c aplﬁroval bf this pbﬁm‘é 1o, constmbt a thud Stbry wogld: apen the door and
sworild. create. a substanba]ly Tatrifil -precedent - that wﬂl be- cm:d 1:0 facilitate future Iargc scalé

expansmns of other. vac&twn rentals in: uéeamﬁoﬂt areas _
| | ' ‘cee Exhibit 7~;
(page _‘.Lof 11- pages)
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1 3. Wlthm the: LCP the’ Nbrth Coasf Area Plan [ Sectmn &D 2 on page 1-5! deals wuh "Resxdeﬂhal'v
Demgn in Caf-nbna“ afid;” npec:fically,i "Bmldmg F_Igght and: Flom -Area" Tem 2 states "The efpht and.
ySizeof a: house shuu]d Ue reflective: of its. its -and the dharaeter tsf the cm*nrmnmty " The. refefence to..
"Slze" m thifs: context cleﬁrly refers io "Floor Atca o p

-The xssue here is the scﬁle of f'Pkmr Axeh" of tlhs vacatroﬁ rental relattve 160 neaxby hﬂmes i the-

comiminity,  Withiin: the ‘ECP'; [as descnbed i Séetion’ 6o, “Resldemml Land Uses”], the “CZ
“Framéwork for Planninp” states. that the:- quahfy of residential’ aveas’is adcomplistied: by “presmrvmg
‘ desirable. nelghbtarhaoﬂ charadterlstlcs such as .isense of scale',“ [pagé' 1-41 ' S

B approved the ﬂbor area; bf ﬂns vacatlon rental wcm]d become 4 30@ sq . For camparatwe wrposes
this is sixty 60} pétcent: Jdrger ‘l:hat the floot area. of the fegrest neighboring residence: [3 000 sq ft]..
Tlns 0bwously is excessWé in. sefige: of ss:ale.anﬂ not: refleetwe of nelghbdrmg cha.raater . :

1. 4 Within :the LCP [as déscnbed he¥ SECﬁimn 8 B on page 1-5], the Narth Goast Area, Pla.n deals W1th".
MResidefitial Desigh iti: Cmbna" and; stites. "Keep the- ﬂhysmal scale of pmposed bmlnhngs and sw*-.
=.d081g11 conszstcm V\nth fhé sme éonstramts a.nd resomes L :

If. approved, the resultmg vaa:atwn reuta’l wonld becomé fhe: only resmence o Cambtla, on:&ll- roads
- directly' adjacenit 1o the; ﬂﬁéaﬁﬁnﬂt, to have three+ﬁ1ﬂ floors.of: meg quarters Ttus i excessive in scale,
“and s unprecedemed Lo -

1 5 In addition%m the- preced&ﬂt\meutloned in 1 2: above [regardmg expecteﬂ ﬂmurc expaﬁsmn of other
- vacation rétita ,], if 4 prniit-to-construet: thiird- story is ‘approved, a second- substantially Harmful
- precederit; winild e establishsd: thiat: wﬂl be clted to fawﬂuat& future latge scale expansmns of exxstmg ;
~ pnvate resxdences inte ocean-ﬂ'nnt axeas N ,

~1 6 OVerall our v1ew 5 that [I] noucoﬁzphance wrth the LCP 1s nm Jusmftble fm‘ this paﬂ.mu]ar
vacatwn rentaldnd [2] the: ctedtionof two sobstantially: hatriful; ‘précédents for the inajot’ expansion of,
-eXisting -dwellings in. acean:ﬁ‘uﬂt areas should not- be accceptable o meibers of the Cﬂastal-
: -'Cbﬁnms.vlmn " : : L L : L

. vt
R
:

2 0 The proposed develupment 1s tmt Uf character thh the sutmuﬂdmg smglu farnily ﬁmghborlxum o
Thts IﬂVOlves issiied nf[I] reasﬂriable e;tpevtamﬁn of pnvacy and [2] character of the ne: ghborhood

The character of th:s sm:ﬂl oceanfroht commu.mty [Seaohft Ewtatesvmfhm the Park Hitt nexghborhood of |
Cainbria]-4s - - the ‘hofies are ‘expensive; fhe ne1ghborhood 15 dhatheteﬁstlcaily qulet 24/7 and ;the

nm ghbots are private: aﬂd secl usive;.

2, 1 San Luis Obwpo County has prowded the Coastal Commrssmn Wlth domunentahun regardmg
Cbastal Developmant Pexm;t DCR2U08 00667 Exh1b1tA Fmdmgs , '

In an ﬁffﬂrt to. Jusﬁfy a;spmval of ‘the mmur uée permit Courtty Exhxhtt A Itam E. states s Eollows

“The: prdpﬁsad project ~of use’ will -fot be inconsistént. with the-character of the. Ilelghbbrhood or

contrary to its ordetly” develbpment beécause:fhe construstion of the third: stm-y o B0 Existing two.story
. single Tattily-tesidénice-is sifnilat to, arid will fiot conflict with, the sutrotinding Tadds and.uses”

CCC Exhibit _&
(page of pages)
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Thc Cmmty ) rehana’e snlély of “s:mﬂm- constructwn” as- rheu- Ju‘suﬁcauon for: appmvmg the:
.applicant’s ‘request for 4 mmar uﬁe pérmn hag, d1 sregarded t:dnslderauon Uf the “use” of the bmldmg

~When dealing: Jmmly W1’ch the topics. df‘ [1] “IISE” and- [2] “cﬂnsistéhcy with thc charactbr of the :
.commumty” 'rehance o sﬁnﬂaf style of consﬁ:ucnan becames m‘elevant

| The real-issug, Here is “uhe ", Spe.*mﬁcally, the probability, of undemreable ifttpact on ne1ghborq and-oh the
character of the cdmmumfy 48-a résult of contifued xmpmper ge-. by transmeﬂts ahd mappmpuate.
-operatmn by mauagement . " . , '

Acmally, the use of the: buﬂdmg at 4812 ’Wmﬂsar already has b%n shovm m he. mconsxstEnt w1th the
chardcter: of the neighbotlicod. “There is<a. dOcumen‘ted histoty ‘of intrusive. in wpact o 'the privacy of

: adjacent. neighbors and the charaster uf the: cemmum’cy Thig s amply demonstiated by the SLO County
Supervisots Board decisior on- Jutie 952009 to: institute a: number of- Spectal Ccmdmom o this: pmrect'
to at least: parhally mmgate tl‘us mtruswe nnpact

2 2 This partividar vacétt:on rental has i hmg hxs‘tbry of prbblems' resultmg fmm [1} its 1ise by occupants '«
- apd [2]-its opetatioti by owmrshlp ‘These-fréquently intrisivie ‘problemsiclearly: have restlted jn.serious-

loss: of privaty by adjacert: Heighbors: and damage tothe: charau’cer df the nelghborhcmd [see 3. 0 belnw
~-and Attactirnent 3 for- detalls] .. . . :

Durmg the June 9th Supervxsm’s heanng n. San Lu.ts Oblspoj we; pmwded evidence of these: eantmumg
probleiis mth tlns Vabatmﬂ rental and the nmpact of thdSe pmblems on the privacy of ad_]a.cént
nelghbm's . L : S

' As adirect: reshlt of out: June Sth: presentaﬁon at that mecung the Co’unty Supef» isors dfigerted 4. humber

of Special Coriditioiis ittt their conditional approval of .t mitior use. permit. The purpose 'of these
'Spemal ‘Coniditions was-to: m:t;gate somie-of the negative 1mpacts caused: by this vacation: renta] [For
wore: detmls see Attachment 2 SPECIAL C@NEITIDNS] . :

2.3, Howevet,, these Specm*l Condthom, WIule we}come faﬂ 10, fully remedy [1] the. recumng prohlamS
of inapproptiate behavior. diiting use. by: ever-changmg transiénty:snid [2] the owner’s eontifued mabmty
for unwﬂhngness] duting: operahon of the famhty to effectlvely cmmc‘t recusting pmbl ems; :

Since the Special- Condrhons only partmlly corrected the: recumng problemms, we will ontine to.
experience’ imipacts'to- our. privacy 4fid damage to the charicter of gut neighborhodd. The. tiature of
-these - temaining: prebleths: continue to' invélve: [1]. tioise; odor; and traffic problems genetated by the
fransient ‘ocoupants dnd: 2] this - a!re%ldy demons’tmled madeqﬁacy of fhe individuals- respons1ble for
- éperatwn uf the vacahcm rental o : : .

-2.4. Noise. ﬁom the transrenf odcupaﬂts of-this. vacation: rental reprasenfs a partwuiarly dxfﬁcult and
frequeritly . recurrmg -problam: ‘fot adjdcent: ne:ghbors. Within. ihe L.CP, Section 23.06.040 "Noise
Standards” of the "Operationdl Standards™ on'pege 6-2° of the CZLUO states that "These statdards are

ititended 16" protect “petsons -from -excessive. noise levels.., . bécause -they can mwi‘ere w1th slaep,
-.ccl)mmuhmatlon, rclaxauun, antf the full emnymem‘ ot‘unes pmperty | cce Evl'nbl t 2z

(page _b_ of pages)
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~thm the LCP Sectxon 23 08 165 “Remdenual Vacatlon Rentals" Secﬁoﬂ §. of the. CZLUG mfers 10
thege opetational: standards Unfortunately, theve: existing staridards Fail 10 deal: with the typical noise
probilems froin vacation rentals. By Bir, most of these noise problémsiconte from [1] lond: talking and
Sheuting of tratisiént occupahi:s o outs:de decks and in Hot:tuls and: [2] the noises generated:by . their
‘NUREtous- automobﬂc'; and n’iatorcycles Suc:h noises: are. scﬂously invasive.of the privacy-of: nelghbors :
atid are:the midjor: sources of comiplaints: about yacatioh rettals:. I{owaven despite-the general cominents
about ' protecting persons ft‘m'n excessWe nmse fevels; these types of’ nmSe are not covered g Sectmn ’
23 06 040 et Seq o :

-2 5 If approved, expansmu of tlhs vacatwn re!ntal wﬂl umreﬁda the ouerall' capamty of: the ‘balding,
Corisequently, the: tesult will be an: mareasc inthe mmlber of. Gccupaﬁts [the current 11m1t uf tranStents -
phis merﬂbers of the awner’s famﬂy] . . ' )

Wlth that .expansioh and t}w rewltmg increase in occupams, the: ah-eady substantial 1mpact of uns

vacution remal on the pn'vacy of the riet gﬁbors smd the: ¢hara e‘ter of 1hc nex ghborhond can. Only WOl'Sefﬂ

3 0. Because the SIte A8 bperatecl a5 & vacatmn renta.l 1t is' mcumbent on the County to allow'_'
-deve[bpment that cleaﬂy #hitiimizes oise; ‘odors; and n'afﬁc Ttialso- is. irfcumbent on-the County to’
-ensure:thiat vacatioh rcntals are: operated in the pubhc m’cerest L ,

Ttns britigs. upy issues’ of bdrrebﬂon and Wamemm

'-3 1.-As ofie of thie: Cnumy Supemsms emphastzed durmg fhe June 9th heanng of our:- appeal “Thxs s 4,
prablem ofenforcement.” He was réferring 1o [1}4helack of: effectwe énforcenent by the County and:
[2) thie Tack uf conseQuences far mappropna,te operatlon and mauagement 0f 'vag atiott veritals thrnugheut
"che cbunty : . ‘ : D '

In tlns conncctmn it is’ 1rnportam 10 réahze that desplte aIl the cﬁrrlplamt*t about die use and: operatmn of”
vacativn rentals; San Lms Obmpo County has hBVct revoked a smglb Vacatmn rertal ligense,

'The problems presented by this pamcmaf vacauon rentai axe ltejﬂreéentattve of 4 latger situation with
wihich the Satt Lis® G)bmpb Cotmity- Supirvisors -are fully aware, /THeir:awareriesy of ihadequaciés in

- oversight and enforesmait is: cledrly evidenced By the cutrenit heahngs contluctid-by the Supervisors in
.an. effort:to: at least: partlally vortect the Gountys deficiencies ity deéaling .with detnmantal transient

‘occupdrt behavior: and mapprophate mahag‘emem by owters, and their. agents :

'-'3 2. Regardmg correcﬁan and enforcément it should be: noted thit: untll Aot 2! )06 we: mada a number'
‘of phone calls.to. the Owriet’s Jockl agetit: reqﬁesting cortestion of the ﬁ‘equent problems that meacted
our pnvacy ‘These calls were 1gnoted and 1o cnrreeuons resul’ned ‘ :

Our frequént reqﬁasts for correctWe acﬁon result&d i ﬂie owher and Iacal agent dismgenuausly
aceusing vy of hatagsmett - ‘and, A fact, "they &ven: inidicated- ‘that we. should cease- requesnng
" corrections. It. is “tmpditatit-to note ‘that theit . ACCUSIAG U, of harassmem unmthngly confitms our
statement that many initriisive mc:dentq actually have vecurred. ‘

ece Eihibit 2
(page _1 of pages)
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3 3. In addltwn 10: ﬂm many phmne dalls made 1:0 flie lahal agent unu[ about 2’)06 a number mf letters. |
documenung examplbq ofthe mdre mtruswe p:‘oblcms that mipacted our privacy were sent.to the: ‘agent’
,,andthe owner. . : ; Lo o

" As evidéfice ot typwal probléms generated o A ffequenﬂy recumﬂg Bam by this vacation rental coples‘
.of'sonie of those Ietters -are aﬁached tor ﬂm apriéaf [see Attachmeﬁt 3; "LETTL,RS TO GWNER AND
OWNER'S AGENT"] , . -

We recewed 10 responses o any Jof these léﬁers

3 4. I the absence af a:ny respnﬂse or c0rrect1ve armon By: the owner’s agetit, since 2006 we: have gwenf;
ap on COntaatmgwthe Bfent; 43 a: awaste; df i, Instead of: phune\, galls and: letwrs to'the. uniresponsive
individuals respon51ble for tI:ns Vanatmn rental e have resdrted w reques‘tml, help dlrectly from the.-
Shert[f . . : . :

“This’ dec'ismn to seek eismtﬂnce dxréctlyfrom the pohce fa: it accm'daﬂce w1th the LCP' [Ref CZLUO-
23.08.165Section k2], whah states that:if the'jocal. contact petsos is. urtavaﬂable or: fails to respond
the cnmplammg party. may t:bmact ’the Shemfk" $Offies.™ “‘ DT o ‘

3 5 Approval by the Cbasﬁ!l Corhmlsswn taf this. propbsed dév&:ldpmént voould. in effect -be: rewardmg'
the applicant: desplte a weIl-dbcummted ]‘n’story of: snﬂastanually unaceeptable past pcrformance ‘that hag-
resulted g senous nelghbbrhood nulsance that contmues to retﬂmn ﬁmoﬂec’ced

3. 6 ApproVal of this perrmt would creatc a subswntzally harmﬂﬂ precedent 1hat can be c11:ed m any_
isituation having a. d1spute mvulwng {he; mappfapnate use’ ahd wperation of any vacation-reital The
precedent: would suppotf ‘aclaith By 2 vapation: refital whose: atstuial unqansfax,tmy us¢ arid opetation
performancms ‘purportéidto-Be tio wotse thah the unsatlsfactérypetf@ﬂnaﬁce issues docutietited i this
appeal. Purthermors; the: doctiménited: tinsatistactory perforinanee on téeoed from this appeal wotld-be
characterized s havitig léin, judged o' Be. acceptable by tompetcﬂt authority 4t both tle state and -
caunty lévels. Thls precedeﬂt set§ i excéedm gly lbw wtandard for vacatmn rental: pei“fomﬂance -

4.0, We cthIder that our assemons about the, 1ssues addreq’sr-sd it seénons 1-3 [above] are: valu:L Thef
- Coastil Commission ndw ticeds:1o: make & summaxy Judgmeut orthc:sc wsues 1o determine: the degree to
" whi ch ‘they are qubstannal L LT

‘As. backgrotmd we emphaslze tha’c ﬂus speclfia vacauon rental hﬁs a: long documetted hxstory of [1]:
fecurretit mappropnaté behavior: durmg use by tramuent occupants and:[2] irrespensible. upenamn by
‘ ownersmp : , : oo

:And yét ihgtead of recelvmg cmreo‘tmn Vid ofﬁmal cﬁfaraament the owner seuks’ to be rewarded by
pemussmnm greatly exﬂand the [‘amhty : o

- This spemﬁc vacation rental ns 4 poster chﬂd fm- afy undeszrablé busmew operaﬁan m a smgle: famly

- fesidentidl deighiborhood.
residentidl fieighiborhoo ccc Exhibit _L—
page B ot 2&pages)
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| Huwever i ﬂ'ﬂs appeal agdﬂ‘ls't the prbpased;exﬁaﬁsmn ofa; SIngle vacatlon rem al, please recogmze that |
We dre presenting the Coastal, Cdmmssmn with'a test case that has 1mp‘lwa’cmm that extend farbeydnd,-
this: partmularly egrégions cxample i o . . :

ot

The f@ﬂowmg summanzes tha 138ues that Justlfy ﬂns appeal !ts Subsianttal

"4 1 The pﬂ)poscd exp&nswn constrﬁdmn vmlales the mwnt df thie LCP regardmg lssues of [I] two story-
limit and' [2] size lhat is cleaﬂy out of scale thh the nexghbots Both: of 111356 ar¢ substantial issues.

4. Tt conmdénng our: ap;ﬁeal it 15 cntmal 1o Pay atténtwn fo “use aml 0peratum” jssues. Such issues
typmally involve intrugive: 1mpaci: on; pnvacy of eighbors-and dafriags to-character of the ne:ghborhood
.These are 1udgément ISSUBS that dre not easy far adfmmsmtors 10 deal m’rh

'Howevm ‘Ehese are: substantlal 1ssues and rﬁust bc conmdered bewause of the: fo[l«awmg

4:2, l Problenis- res*ﬁltlng Tfom' “use and opéraﬂon” ate’ comldefed e cansmute Most of the vacatmn
rcntal compl amts hE:ard fwm pennanent r&mdeﬂts mroughout the state .

42, 2 Typwal “use” melems ccm:ust pnmatﬂy ef mtruswe thmgs Yﬂﬂ wan . Sees het, and smell
: [exccsswe nmse toxlc odors (e g smuke), and oVerﬂow parkmg] and e cﬁtlsed by transmnts ' -

4 2 3. ‘Typical” “opemuOn’" problems ccmsnst pnmanly OF the” fallut‘e of OWNErs. to [1] responcl to
pomp]amts and [2] ehmlnate t:onhnually recm'rmg problems ‘ o , ,

24 T this- appeal, afl of thetze types bf “‘use and opemﬂoﬁ” pwblems havv- bden deinoﬁﬁtrated to:
t-consmtenﬂy reocots 111 t}hs spemfw vmauon rcntal : S :

4.3, That-the SLO caunty S{aperwsors v nonsrdcrt-d ot éppesll ta be substaxmal i§ evidenced’ by the.
fact that; following- buf. présmntahon they took ' the. exne;rnoﬂal astiofl of imposing four “Special.
Condxtxom” on thig perm:t il of these: dealt wnh it gatlﬂg “use and bpexartu m” ptublems [mvolvmg

“oceupancy linits, nmse ﬁnﬁ twm& o&dr 1ssues] _ ‘

44, In dealmg withi the que<t1on of the degtee 1o, whmh ﬂns am)eal fzuses s bstannal 1ssues. specml
attention thust be.paid to coficerns hat gxténdiwell. beyotid this single: vacation rental. - This. appeal.
'pnst's *a test case for: the Cuastal Commsswn 16 cmnsxder m 4. broadcr-thanuleﬁal SOittext. | :

‘This bx‘eader—thanalocal cbmmem refe‘rs to three substanﬁally hazmﬂjl precedants that. would be
established asa diréctresiltof denyifig: onir afspeal; “These: precedents dte:¢onsicered hartnfulisince they
could: be: Wldé‘.ly cited.in-the future [1] by othet pepmit. apphcants and-[2} in cHges mvolwng d15putes-'-
-over the mappropnate use: and npefanon uf vacation rcntals o

4.4:1, Approval -of thm penmt would areate & substantm.lly harmﬁil precedeﬁt that can be-cited to suppott:
future. reqests for 1arge scale expansxons of other ‘existitig vacatmn rentals in: State-vwde ocean: zone
'areas . . . '

4.4 Apprd%l uf‘ this perm‘it Wwoald: afea’te 8 suhstanmally hasrafitl precedeﬂt that can be cited to ’support
firturereqiiests:for- Iarge sealeexpandions-of existing privite resxdences in stateswide oveatt zone-ateas. .

ccC Exhibit 2
(page _ﬂ_oi ZQ pages)
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Attanhmem‘-z. ~SPHCIAL CONDITIGNS 2

.Durmg our. appeal to thé Sa.h; Lms OblSpo Board of Supsmsbrv. o0 sze 8. 2009, ;mmedxately followmg :
-our présentation the Supcrwqars unammous]y approved the: adchtmn of & number of spemal ccmdmom :
to.be applxed to the owrter & reque@t for permit approval. ; -

. Thc SLO docurnent cnndmoning “Mibhor- USB Pemnt/Coas‘tal DEVelopmént Petmit: DRC2008/00067 /A_-
- Beeger” Suchquently recbrded these demsmns of the Boafd of Supemsors As th: fol]owwg addxtmns

. Under Esciilsit B — Gondmons of Appmval

da Relocate the hot mb w a. location that mmmnzee; nmse anid; aesmetxc unpaatn to. adpaaent resmcnces .

.3 b< Remove the deck on s Sbuth-east s1de of the houSe
23 As long as the house is used as a vacatmn remah the. c@ntract W1th any vacatmn reniets: shan mclude )
.23 a. @ccupancy shall‘be Timited to exght (8) p&rsons

'23 b. No smokmg 1s allewed emywhere ofi the prcperty, either 1nd0nt§ ar. mitdoms

The above mfonnmon relates to: Secntm H 4 or the Cahfomm Coastal Cummsuon form “Appeal From
.Coastal Pértnit . Decision of Local- c}ovemment“ whmh 1denf1ﬁes the decision bcmg appcaled as
~“Appr0va1 with Special Ctmdmons S . A .

I our appeal {0 the Cdastal C:ummxssJon [same form], we. have referred 10 thuse: spec;al condxttcns it
Secttons IV2“1 IV22 andIV42 : .

CCC Exhibit 2
(page L& of pages)
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AttachmentBLETTER smo isacit. 1 L2708

L ‘ ', . CALIFOBRNIA .7 .
- 3 - GOASTAL-COMMISSION

| efters sem to tﬁe owiety 1ok UEOMEAART %Eﬁnstance_
(e vu;ie ewdence of the twes of ifc: 1dmts that: substannally

10 1he owanet; up o:‘;abuut 606 Th' et
;u:npadt oue pnvacy and-ﬂth .¢hﬂrac‘ter of

inty:S uﬁéqur b Dlsmét 2] Dunbg"-

-.Comes 0f these Iétterq alSo wére‘ gweh ] ) |
(ﬁnufﬂ;y Clerk to-enter tliem into the X

1- the June 9 2069 Supervlsurs ‘B‘éa:. Meetmg, he reques‘ced;;

'.'-gwhlbh deslt: wnh féﬁﬂesfs to éhmmaf tecutring pmblems thia Wei-é_ =.[and-~cmntmue to bé] cleaﬂy mvaswe;
_'ufourprwacy. ' e SR T , :

A aﬁd *';-Subséquenﬂy,;«"‘ K
Agstnet ' EljfThe‘agent andmated that We shauld ct..ase confamn?g her with .

cotredtwn o pmblemé ﬁs
these mat‘ters :

"rental fo prowde zny cdrreétwe acn y
.-.to deal with: fhe cﬁnunumv T;prbblcmﬂ : ) . .
+This: decision o seek asmstance dxréuﬂy f“’.m the polxaes.l ;':3- i atzcofdhme w1th the LCP [Reﬂ CZLUO;
:23,08;165-Suctiott kZJ wh& statesthat “if the Tocal ‘oitact’ parsun g unavaxlabla or fails to respbnd "
“the. cumplmmhg party:m’_ "cohtant't]ies ef ,,.Fs iﬁ‘ice Mo e :

'-: (Z‘urremt‘clyg 'We caﬂ’anue to déal mﬂ: recumng t&rﬂbiems

As: an example, mmt recenﬂy we were erwakeﬁed o, ﬁ souﬁd glaep by’ oud ﬂmses from B grbup of
tEAnsient. socupatits orthe vacation: reftal: ftom deck that w located abﬁut ﬂvé va.rds fmm uur bedrdoma .
;'It was: 100 AM T}us s aﬁ-equeﬂi*problem; S , ,‘

“‘In ancrther senous mstauce severat weeks za"go e resxdem .ﬁé‘. m* alled ﬁm lmaal F re: deparl‘,mant w
-feporta fire.oii that deck. Apparently the: tratisient occupants were grilling, but Atter
“and:without a/lid: Thé ne ﬁbﬂr repoﬁed tu the F re d@pm‘tment ‘that the ﬂai:n 88 were; reachmg toward-l
“fhig-evies of the wopdentoof. .. : . o . :

CCC Exhibit 2
(page A3 of 26 pages)
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WILLIAM R. RAVER

ATTORNEY AT LAW Telophone (805) 927-3611
FAX (805) 027-3699
' E-mall bill@wraver.com

January 25, 2001

Donald Hackett
Cynthia Beeger

1543 Laurel Place
Menlo Park, CA 94025

re: 4812 Windsor Blvd., Cambria
Dear Mr. Hackett and Ms. Beeger:

This office represents Ann and Walter Picker, who are your neighbors at 4800 Windsor
Blvd. in Cambria. They have asked me to write to you about a nuisance situation which
has developed at the home you own adjacent to theirs on Windsor Blvd.

Since the time you began making your home available to the public as a short-term
vacation rental unit, the Pickers have had many instances where their privacy and the
peaceful nature of the neighborhood have been disturbed by occupants of the vacation
rental unit, Such disturbances include loud parties, use of the exterior decks and the hot
tub late into the evening, excessive numbers of people apparently using the unit, and
blockage of the street by vehicles belonging to occupants of the vacation rental unit.

As | am sure you are aware, Seaclift Estates is a8 small and exclusive neighborhood in
Cambria which is prized by the residents there for its privacy, seclusion and the ability to
quietly enjoy the beautiful ocean front setting. The Declaration of Conditions, Restrictions
and Reservations for Seaclift Estates expressly restricts use of the properties there to
single family residential only. 1 am sure that you were attracted to, and considered these
qualities essential when you purchased the home at 4812 Windsor Bivd.

Ouring the past year, the Pickers have attempted to communicate with your property
manager when bothersome situations exist at your property. Numerous telephone calls to
Janet Huff have not have the courtesy of a response; letters have been written detailing
problems which have occurred without any acknowledgment or response from the
property manager. Copies of some of these letters are enclosed so that ynu may be fully
informad of the seriousness of the situation.

The Pickers pride themselves on being good neighbors, and we trust that you do, as well.
| am sorry to have to contact you directly, but it is the Pickers’ hope that you will be able to
do what your property manager has apparently heen unable to do: establish some rules
and exercise some control over the use of your property as a short term rental unit so that
it does not continue to create an actionable nuisance in the neighborhood.

792 Arlington Straet » P.O, Box 1109 - Cambria, CA 83428-1108  htip://www, wra\ccxc Evhibit 2
B opn g ABTELL AV L s verzges M2 Awp - lé
(page.lg. of pages)
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Danie! Hackett & Cynthia Beege
January 25, 2001
page 2

1 would respectfully suggest that you take all of the following steps:

Limit the occupancy of the home to no more than two persons per bedroom.
Establish rules regarding noise, parties, and consideration of the neighbors,
Establish time parameters for use of the exterior decks and hot tub; i.e., not later
than 10:00 p.m. nor earlier than 8:30 a.m.

Have the property manager provide each renter with a copy of the rules and
regulations and post an additional copy in the home where is it easily visible.
Regquest your renters to avoid blocking the street with their vehicles.

Require your property manager to personally investigate all complaints from
neighbors and to respond to such complaints by advising what action has or will be
taken,

Refuse to rent to those persons who have previously engaged in activities which
resulted in a complaint to your properly manager, whether that activity took place at
your rental or another managed by the same company.

NS SN NAN

N

| believe that if you took the steps outlined above, you would be able to continue to rent
your home out on an occasional short-term basis without creating a nuisance or disturbing
the neighbors. As you probably know, the County of San Luis Obispo is currently

reviewing the ordinance governing short-term vacation rentals in single family
neighborhoods in Cayucos and Cambria, Problems such as those which have arisen at
your property are being investigated and may result in the banning of such rentals
altogether.

For now, we will assume that you have been simply unaware of the problem. | hope that
you will take steps to resolve the problems which have occurred in the past and prevent
such activity in the future. 1 would encourage you to contact my clients directly to discuss
their concerns and work together with them to avoid the escalation which will surely occur
if no action is taken and the residents of Seaclift Estates have to resort to legal action to
enjoin the violation of the recorded restrictions and the resultant nuisance which has

arisen.
You may reach Mr. and Mrs, Picker at (805) 927-0564.

Very truly yours,

William R. Raver
encl. (4) |

ce: Ann & Walter Picker

782 Atiington Street * P.0. Box 1109 « Cambris, CA 83428-1109  httpi/Awww.wig@ 0 Exhibkit _z___
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Dr. Ann Picker
Dr. Waltar Picker
4800 Windsor Blvd.
Cambria, CA 93428

June 6, 2002

Dear Ms. Huff,

This is in response to your letter of May 8, 2002,

As the rental agent, you are considered by both the County and the Seaclift
Estates neighbors to be responsible for the transient vacation rental house
located next to our home, That rasponsibility includes ensuring that the house
does not become a neighborhood nuisance due to its use as a rental property.

Since you have become the rental agent, we have suffered from such things as
loud voices late at night, noisy parties, visiting children ringing our deorbell and
running through our landscaping, trucks and cars parked in front of our
residence, a truck completely blocking the right-of-way on Windsor, cursing by
renters, motorcycles revving up, dogs barking on a continuous basis. etc, etc.

You have characterized all these intrusive events as "normal.” Perhaps
[although we doubt it] they are normal occurrences in your neighborhood, 1t is
not true in ours.

Seaclift Estates is a quiet neighborhood restricted to single-family residents.
Certainly the many problems we have suffered with the transient vacation rental
next door are not “normal” prablems that homeawners in our area expect to
encounter with full-time owners as neighbors.

You have complained that we are harassing you by informing you about the
many problems. It seems to us that, by your failure to take any corrective actions
and by your claim of harassment, you simply are trying to avoid fulfilling your
responsibilities,

We fully expect that you will instruct renters to behave appropriately, In addition,
we cerlainly intend to continue to notify you of problems as they accur and we
expect you ta correct them. This clearly is your rasponsibility as the rental agent.

'CCC Exhibit 2
(page .Lhof Zb pages)
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Finally, your letter of May B, 2002 indicates that you have provided potential
fransient renters with our names in a very negative context. Transients are
people about whom neither you nor we have any substantial background
information. We consider this provision of our name in a negative context fo
such people to be a dangerous practice on your part. It is one more example of
your indifference to the potential negative effects of placing unknown transient
peaple into a single-family residential neighbarhood,

Sincerely,

Ann M. Picker Walter J. Picker

CCC Exhibit _&
(page _llof .Zb pages)
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January 10, 2001

Ms Janet Buff

Cambria Vacation Rentals
784 Main Street

Cambria, CA 83428

Dear Ms Huff:

The purpose of this letter is to inform you of further
disturbances that have occurraed recently at tha transient
rental property at 4812 Windsor Blvd., Cambria, Ca.

During the weekend of Januvary 6, 7, 8, 2001 a large group
of young men (B to 10) rented the residence. They parked
numarous trucks, wvehicles and a large moving van at the
property. Several times the street was completely blocked
(see enclosad photos). In addition, tha group left bottles
and cans in front of the house. Thay made a great deal of
noise and, in general, disturbed the nesghborhood.
Although thaese disturbances were reported to you there has
beaen, teo date, no response.

During the weekend of December 30, 31 the renters were very
noisy, particnlarly at night. At midnight on Decembar 31
they were on the deck vyelling and using noisemakecs. We
can assure you there was no other such disturbsnce in our

quiet neighborhood.

We remind you, onca again, that Seaclift is zoned as a
SINGLE-FAMILY RESIDENCY area and should not be rented asg a
transient rental property.

Sincerely,

aAann and Walter Picker
4800 Windsor Blvd,
Cambria, CA

- CCC Exhibit _2
(pagelﬁof Zé pages)
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JULY 22, 2004

Janet Huff

Cambria Vacation Rentals
784 Main Street

Cambria, CA 93428

Dear Ms Huff:

The purpose of this letter is to report to you yet another
incidance of disturbance of the peace that occurred at the
transient rental property located at 4812 Windscr Blvd. in

Seaclift Estates.

On Saturday night, July 17, 2004 there was loud and on-
going Screaming coming from tha Jacuzzi tub on the
property, The sheriff had to be called in order to take
care of the problem. During this wesk there were four cars
parkad at the property and, at least, 20 peocple on_ the
Premises.

The on-going problems that occur at this transient rental
are of deep concern to homeowners. Rental of this property
to transients is a wviolation of the Property and Deed
Restrictions for B8eaclift Estates. Only SINGLE FAMILY
RESIDENCES are allowed.

Sincerely,

Ann and Walter Picker
AB00 Windsor Blwvd.
Cambria, <A 93428

CCC Exhikit _2
(page £ Fot 2& pages)
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Juna 5, 2000

Ms Janet Huff

Cambria Vacation Rentals
784 Main Street

Cambria, CA 93428

Dear Ms Huff:

The purpose of this letter is to inform you of yet another
disturbance of the peace that occurred on June 4. 2000 on
the transient rwental property at 4812 Windsor Blvd.,
Cambria, CA.

My husband and I were awakened by loud talking and shouting
at 11:00 P.M on the evening of June 4. It was obvious that
a party was going on in the hot tub area that ir on the
outside of the building, adjacent to our home.

We have informed the Sheriff's Offiece of this latest
nuisance and the on going problems related to this rental

property.

Sincerely,

Ann and Walter Picker
4800 Windsor Blvd.
Cambria, CA

Ce:

Shirley Bianchi, Supervisor Distriect #2
Victor Holanda, County Director of Planning
Kami Griffin, Senior Plannar

CCC Exhibit _Z

(page 281 z&»

pages)




W24y Lowd LlidL ouodZivsdd CamMbBRIa BUSINESS CTR F‘AGE 12"1«”14

May &, 2002

Ms Janat Huff

Cambria Vacation Rentals
784 Main Straet

Cambria, CA 93428

Daar Ms Huff:

The purpose of this letter is to inform you of further
May & disturbances that have occurrad recently at the transient
rental property at 4812 Windsor Blvd., Cambria, CA.

This past weakend we were disturbed by a dog barking on the
dack. On the weekend of April 13 we were disturbed by four
VERY LOUD motorcycles roaring in and out of the property.

We remind you, once again, that Seaclift is zoned as a
SINGLE~FAMILY RESIDENCY area and should not be rented as a
transient rental property.

Sincerely,

Ann and Walter Picker
- 4800 Windsor Blvd.
Cambria, CA

cCC Exhibit 2
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March 20, 2002

Ms Janet Huff

Cambria Vacation Rentals
784 Main Street

Cambria, CA 93428

Dear Ms Huff:

The purpose of this letter is to inform you of further
disturbances that have occurred recently at the transient
rental property at 4812 Windsor Blvd., Cambria, CA.

During the evening of March 17, 2002 there was a great deal
of yelling coming from the Jacuzzi area. The noise was so
loud that our son-in-law had to get dressed and go next

goor in order to ask the people to be quiet. Qur
granddaughter was sound asleep and was awakened by the loud
noise.

We remind you, once again, that Seaclift is zened as a
SINGLE-FAMILY RESIDENCY area and should not be rented as a
transient rental property.

Sincerely,

Ann and Walter Picker
4800 Windsor Blwd.
Cambria, CA

CCC Exhibit 2
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October 6, 2005

Ms Janet Huff

Cambria Vacation Rentals
78B4 Main Street

Cambria, CA 93428

Dear Ms Huff:

The purpose of this letter is to inform you of further
disturbances that have occocurred recently at the transient
rental property at 4812 Windsor Blvd., Cambria, CA.

This past waekend, Saturday, October 1, we weore disturbed
by a loud party on the front deck at 11:30 E m. The
sheriff was callied.

We remind you, once again, that 8Seaclift is zoned ag a
SINGLE~FAMILY RESIDENCY area and should not be reated as a
transient rental property.

Sincerely,

Ann and Walter Picker
4800 Windsor Blvd.
Cambhria, CA

CCC Exhikit _2
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JULY 15, 2000

Janat Huff

Cambria Vacation Rentals
784 Main Street

Cambria, CA 93428

Dear Ms Huff:

Tha purpose of this letter is to report to you yet another
incident of disturbance of the peace that occurred at the
trangient rental property located at 4812 Windaocr Blvd. in
Seaclift Estates.

On Friday, July 14 at @:15 P.M. the doorbell rang. A small
child (about 5 years of age) rang the bell, than ran

through and" trampled the plants in our front yard. I
immediately reported this to the parents, whe were
apologatic.

The on-going problems that cccur at this transient rental
are of deep concern to homecwners, Rental of this property
to transients is a wvieolation of the Properly and Deed
Restrictions £for Seaclift Estates. Only SINGLE FAMILY

RESIDENCES are allowed.

Sincerely,

Ann and Walter Picker
4800 Windsor Blvd.
Cambria, CA 93428

CCC Exhibit <
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Decermbar 15, 2000

Ms Janet Huff

Cambria Vacation Rentals
784 Main Street

Cambria, CA 93428

Dear Ms Huff:

The purposa of this letter is to inform yon of yet another
disturbance of the peace that ocourred on ¥riday, Decembar
8, 2000 on the transient rental property at 4812 Windsor

Blvd., Cambria, CA.

My husband and I were awakened by loud talklng and shouting
at 11:35 P.M on the evening of “December 8. It was obvious
that a party was going on in the hot tub area that is on
the outside of the building, adjacent to our home.

We called the police who had to come to the residence in
order to stop this nuisance.

Sincerely,

Ann and Walter Picker
4800 Windsor Blvd.
Cambria, CA

' CCC Exhibit 2
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APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 4)

SECTION V. Certification

The information and facts stated above are correct to the best of my/our knowledge

L
Signature of Appellant(s) or Authorized Agent
Date: 7 -2 '09

Note: If signed by agent, appellant(s) must also sign below.
Section V1. Agent Authorization

I/We hereby authorize
to act as my/our representative and to bind me/us in all matters concerning this appeal.

Signature of Appellant(s)

Date:

CCC Exhibit _Z
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LCP POLICIES

L. LCP Policies Cited in the Appeal

Coastal Zone Framework for Planning

B. DESCRIPTION OF LAND USE CATEGORIES

RESIDENTIAL SINGLE-FAMILY

Character:

g. Areas where residential structures generally should not exceed two stories in hezght or

cover more than 60% of the site.

North Coast Area Plan

CAMBRIA AND SAN SIMEON ACRES COMMUNITY PLAN
B. GENERAL GOALS FOR CAMBRIA AND SAN SIMEON ACRES
8. Residential Design in Cambria. _
B. Keep the physical scale of proposed buildings and site de szgn consistent with
site constraints and resources.
D. Building Height and Floor Area
1. Reflect the site context and the surrounding natural environment with
building forms.
2. The height and size of a house should be reflective of its site and the
character of the community.

Coastal Zone Land Use Ordinance (CZLUQ)

CZLUOQO Section 23.06.040 — Noise Standards

Sections 23.06.044-050 establish standards for acceptable exterior noise levels and
describe how noise is to be measured. These standards are intended to protect persons
from excessive noise levels, which are detrimental to the public health, welfare and safety
and contrary to the public interest because they can: interfere with sleep, communication,
relaxation and the full enjoyment of one’s property; conlribute to hearing impairment
and a wide range of adverse physiological stress conditions, and adversely affect the
value of real property. It is the intent of this chapter to protect persons from excessive
levels of noise within or near various residential development and other specified noise-
sensitive land uses.

CZLUO Section 23.08.165(j) - Noise

All residential vacation rentals shall comply with the standards of Section 23.04.060 et
seq. (Noise Standards). No residential vacation rental is 1o involve on-site use of
equipment requiring more than standard household electrical current at 110 or 220 volts
or that produces noise, dust, odor, or vibration delrimental to occupation of adjoining
dwellings.

CZLUOQ Section 23.08.165(k) — Local Contact Person

(2) If the local contact person is unavailable or fails to respond, the complaining party
may contact the Sheriff’s Office. The Sheriff will attempt to reach the local contact
person. In cases where the Sheriff was unable to reach the local contact person, the

penalties as set forth in Subsection n shall apply.
CCC Exhibit .3
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I1. L.CP Policies

North Coast Area Plan

PLANNING AREA STANDARDS
feet

Lot Size: 5,250 squ

2%

26‘}_3”

“Height (Feet) 20°-6

Footprint (Square | Not limited 2,624 s.f, 2,624 s.1. OK
Feet)

Gross Structural Not limited 3,350 s.1. 4,452 s.f. OK
Area (Square Feet)

Deck (Square Not limited 655 s.f. 883 s.f OK
Feet)

Front 10 25 25 OK

Rear 10° 29°-5” 29°-57 OK

Sides 52 19°-9”(n); 10037 | 1997 (n); OK
: combined) (5); 30°(c) 107-3” (s)
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4978 Windsor
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August 6, 2009

California Coastal Commission R E c E |V E D

725 Front Street, Suite 300

Santa Cruz, CA 95060 ' AUG ]_ 0 2003
ion: i ALIFORNIA
Attention: Jonathan Bishop COAS%AL COMMISSION

CENTRAL COAST AREA

Subject: Appeal No. A-3-SL0O-09-035
APN 013-324-002
4812 Windsor Blvd.
Cambria, California

Dear Mr. Bishop,

We are requesting that the California Coastal Commission review the subject appeal and deny the permit
for an addition to an existing vacation rental in Cambria, Califormia. We have read the appeal document.

This permit to add an unusually large third story to an existing residence used solely for the purpose of
renting it as a vacation rental located in a single family residential area of Cambria is out of character with
the neighborhood. The 1450 square foot addition will set a precedent for future properties to add large
additions impacting the quality and character of their neighborhoods wherever they are located. The
owner of the residence has never lived in the property and states that she does not intend to occupy the
residence during the next ten years. We are suspect that this addition will be used by the transient renters
despite what the owner states.

Our experience with vacation rentals in the Marine Terrace area of Cambria where we live, has had an
adverse affect on our lives. We are full time residents moving here to retire to a quiet and peaceful
community. We live next door to a rental and have approximately 14 others within 300 feet of our
property. Our objection is a result of continued problems with rentals and no solution. We have
experienced noise created by an excessive number of tenants, cars parked in front of our home, parties,
trash left in plastic bags for animals to get into, lights left on during the entire visit and not adhering to the
seven day tenancy code. These rentals are a public nuisance and directly affect the character of the
neighborhood.

Neighborhood character was addressed in the original county ordnance code but has been left unchecked
- by county code enforcement. Rental agencies and owners of these rentals frequently side with the tenants
when called regarding a problem.

Therefore, we the undersigned request that you deny this permit as it will definitely change the character
of the residential neighborhood and set a precedent for future vacation rentals to expand at the expense of
the permenant residents.

1880 Marlborough Lane ' _
Cambria, CA 93428 o CCC Exhibit _ &
805 927-0841 13

(page £_of pages)
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Jonathan Bishop

From: IGOCAMBRIA@aol.com

Sent:  Saturday, August 08, 2009 7:50 PM
To: Jonathan Bishop

Subject; Re: Appeal No. A-3-SLO-09-035

Dear Mr. Bishop, Regarding Appeal No. A-3-SLO-09-035

We would like the California Coastal Commission to reject the Beeger's request for a minor
use permit. We believe it to be in noncompliance with the Local Coastal Plan and we think
it will establish an undesireable precedent if this appeal is denied. We think adding a third
story to this existing large house would be particularly excessive in this single family
residential area.

- Sincerely yours,

Lloyd and Gayle Oksen
220 Emmons Road
Cambria, CA 93428

CCC Exhibit _$
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William Hughes
434 Plymouth Street
Cambria, CA 93428

wmhughes@charter.net

August 10, 2009

Jonathan Bishop .
California Coastal Commission
725 Front Street — Suite 300
Santa Cruz, CA 95060

jbishop@coastal.ca.gov
RE: Appeal No. A-3-SL0-09-035
Dear Mr. Bishop:

I encourége you to list the above appeal on the agenda of the California Coastal Commission. |
have read the appeal and strongly support it. The proposal to add an additional floor to this -
existing vacation rental is extremely overboard. It will add additional people, additional vehicles,
additional traffic and additional noise to the surrounding R-1 neighborhood. It is very similar to
adding an addition Vacation Rental unit to the existing property.

A common premise of a vacation rental in this community is that the use of a vacation rental .
allows someone who otherwise could not afford a second home to be able to afford one. This
premise cannot be used as this addition will be highly expensive and will add 1/3 more
additional footage to the existing square footage of the property for the sole purpose of a larger
Vacation Rental.

The California Coastal Commission has already determined that Vacation Rentals are deleterious
to existing residential neighborhoods as stated in the San Luis Obispo Vacation Rental Ordinance
for Cambria and Cayucos. Increasing the existing square footége by 33% is the same as adding
another Vacation Rental within the 200 foot spacing requirement as mandated by the
Ordinance.

The impact of increasing the density of this Vacation Rental will adversely affect the character of
the existing R-1 neighborhood. Please put this appeal on the agenda of the California Coastal
Commission. :

Thank you for your consideration of this request.,

cce Exhibit S
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Sent via e-mail
Elizabeth Bettenhausen
345 Plymouth Street
Cambria, California 93428
elizabethbettenhausen@gmail.com

10 August 2009

Jonathan Bishop

California Coastal Commission
725 Front Street — Suite 300
Santa Cruz, CA 95060
jbishop@coastal.ca.gov

-

RE: Appeal No. A-3-SLO-09-035

Dear Mr. Bishop:

Please put the appeal listed above on the agenda of the California Coastal Commission. I
have read the appeal and strongly support it. I am a full-time resident of Cambria, California.
Before moving here my family stayed in vacation rental homes in Cambria. We have also
rented one for an extended family gathering this December. In principle, vacation rentals
serve a useful purpose for many visitors to the coast.

However, the proposed expansion of this vacation rental house is a prime case of a
substantial issue on the coast. What limitations should be put on residential zoning to meet
the demand for transient occupancy business licenses for property in the residential zones?
Why does profit-making for a business in a residential zone carry more weight than peace
and quiet for the residents of the neighborhood and more weight than official enforcement of
the Local Coastal Program? '

The issue entails another question. What specific obligations do residents in residentially
zoned neighborhoods have to make sure the public has access to the coast? Standards for
residential well-being and success of transient occupancy vacation rentals often conflict.

The decision by the Board of Supervisors of San Luis Obispo County enforces the expansion
of business rights in residential zones. The proposed enlarging of the vacation rental
definitely violates the LCP (see the Appeal for details). My home is within 300 feet of 14
vacation rental business licensed homes. The precedent of a third floor addition to vacation
rentals in Cambria may be welcomed by contractors, management firms, second home
owners, and those collecting fees and property taxes. However, the decline in the quality of
life in the neighborhoods could not be mitigated.

CCC Exhibit S
(page of pages})



Visitors find the Pacific coast in Cambria a pleasure. Access to it is abundant here in town,
and many local residents, including myself, volunteer to keep the beaches and parks clean.
However, if residents’ rights continue to be reduced by profitable business ventures in
residential neighborhoods, the charm of California’s coast will be speed11y eroded. Please put
this appeal on the agenda of the Coastal Commission.

Thank you for your attention to this appeal.

CCC Exhibit _S_
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Jonathan Bishop

From: Martin Verhaegh [verhae@charter.net]
Sent:  Monday, August 10, 2009 10:43 AM
To: Jonathan Bishop

Subject: Appeal No. A-3-SLO-09-035

Cambria, 08-10-09
Ref: Appeal No. A-3-SLO-09-035.

To: Jonathan Bishop
California Coastal Commission
725 Front Street — Suite 300
Santa Cruz, CA 95060

Dear Sir,
We, Martin and Joan Verhaegh, are responding to you in support of the referenced appeal. We have read
the appeal and are in full agreement with its objectives and conclusions.

To assure you of our competency and commitment to comment on the appeal, we are summarizing some
of our past activities towards formulation of the LCP, section 23-XX, the Vacation Rental Ordinance for
Cambria and Cayucos:

1996, Protest letters to the SLO County Planning Director regardmg non-licensed Cambria rental
activity.

1997, Filing a Grand Jury complaint to initiate the formulation of a County Vacation Rental Ordinance.
1998, following the directions of the Grand Jury to SLO County, submitted protest letters detailing the
Grand Jury findings in practical terms. The protest letters were signed by more than 500 residents from
Cambria and Cayucos.

1998-2003, Attending numerous County and Coastal Commission meetings, together with a multitude
of Cambria and Cayucos residents. We always appreciated the courtesy of the Commission to hear and
understand our pleadings. And to appreciate our goals for the Attainment and Protection of the Character
and Life Quality of our Residential Neighborhoods.

From 1996 and on, we have experienced many transgressions from the presence of vacation rentals in
our direct neighborhood, and we support the appeal. We also were privy to many complaints from
residents asking for advice on follow-up. We attended many local County Advisory meetings to assure
inclusion of alleviating residential vacation rental ordinance provisions into the applicable County
directives. ,

We would like to draw your attention to the many vacation rental locations which were Grand-fathered
into the ordinance over vehement protests of the residents. This in deviation of its written rules and the
Character Protection of our residential neighborhoods. The third story addition to the existing large size
residence similarly is entirely in conflict with the intent of the ordinance, and the practical aspects of
meaningful enforcement.

While the special conditions for the appealed limits the residence to 8 persons, the volume and size are
an obvious invitation for additional friends and acquaintances to visit, as well as stay over. A virtual
nightmare to enforce. A precedence which is highly objectionable for the residents.

CCC ..'1|b|1: 5'
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Page 2 of 2

On behalf of the residents of Cambria and Cayucos who are living with some 450 vacation rentals, bed-
and-breakfasts, and home-stays in their small residential communities, we are pleading with you. Urging
for your acceptance of the appeal and denial of the conversion.

Sincerely,

Martin and Joan Verhaegh
551 Dorset Street, Cambria, CA 93428

CCC Exhibit _$_
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Jonathan Bishop

From: Electrostatic Applications [electro@electrostatic.com]
Sent: ' Monday, August 10, 2009 8:43 PM

To: \ Jonathan Bishop

Cc: w7x9@charter.net

Subject: Appeal No. A-3-SL.0O-09-035

Jonathan Bishop

California Coastal Commission
725 Front Street - Suite 300
Santa Cruz, CA 95060

Dear Sir:

I am in support of Appeal No. A-3-SL0O-09-035 and
request you hear the appeal.

I support the appeal's reasons as I am a full time
Cambrian resident who lives next door to a
frequently occupied Vacation Rental home. This
home is rented almost every week and I can attest
- to the fact that this use does not exhibit the
character definition of a residential zoned
neighborhood. We have excessive traffic on a
narrow, hillside street that cars cannot pass each
other in the standard manner. Even to the point
that my car was hit by the renter when he

_ attempted to back his truck into the street. When
you have new renters every 4 to 7 days, each
occupancy repeats the issues and problems.

The county has no ability to enforce the
Ordinance. This will continue to be the
operational standard regardless of what changes
the Board of Supervisors makes to the Ordinance.
The Ordinance simply is not enforceable in L
Cambria. The agencies bend the rules to suit their
business model. For example, there is a 7-day
tenancy rule in the Ordinance. County enforcement
has already admitted this cannot be enforced as
the agencies have a creative method for counting 7
days. At the July Board of Supexvisors' Ordinance
review public comment period, a comment was made
that "7-day tenancy" will not allow agencies and
owners to make the most revenue from their
business venture and this does not seem fair. This
"business venture" is in a residential
neighborhood that the Ordinance is trying to
protect. I believe the good intent of the Cocastal
Commissgion and the Ordinance is being forsaken for
the sake of the vacation rental business and
increased sale prices of these vacation homes when
they are resold.

If the Ordinance is not enforceable as written or
amended, be realistic and mitigate these problems

. by not permitting them to expand with a Minor Use
Permit. Expansion will certainly exacerbate the
problem as other vacation rental homeowners will
decide to attempt to expand for increased revenues.

Thank you for reading my letter in support to hear
the appeal. 1

Barbara Crowley
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JOHN LAMB .
P.O. Box 80 » CAMBRIA, CA 93428 P (805) 927-4640 P JOJOBAHH@SBCGLOBAL.NET

August 11, 2009
Via e-mail

Jonathan Bishop

California Coastal Commission
725 Front Street

Santa Cruz, CA 95060

Re: Commission Appeal No. A-3-SL.O-09-035 — Support for Appeal

Dear Mr. Bishop:

I urge the Commission to find that the appellants raise a substantial issue regarding conformity
with the Coastal Act’s public access policies and to hear the appeal.

The appellants appeal the approval of a large addition to a vacation rental next door to them.
The Commission has viewed vacation rentals as a way to provide public access to coastal
resources, but also has recognized that they can adversely impact the character and integrity of
residential neighborhoods. (F.g., SLO LCPA 1-01, Staff Report, May 5, 2003.) Public
Resources Code § 30210, part of the Coastal Act’s public access provisions, balances public
access rights with the rights of private property owners. The appellants here describe a situation
where access rights have overwhelmed their rights as private property owners.

The appellants describe how the vacation rental next door to them has seriously interfered with
their rights as private property owners. For example, the appellants describe how the vacation
rental causes noise, odor, traffic, loss of privacy and damage to the character of the
neighborhood. They also describe how these conditions have been allowed to continue despite
their complaints to the owners and SLO’s Code Enforcement Unit. (Appeal §92.2, 2.3, 2.4, 3.1,
3.2,3.3,3.4,4.0,42,4.5)

As the appellants point out, allowing the requested expansion of the vacation rental will increase
its capacity and number of occupants, and likely worsen its impact on their and their neighbors’
private property rights. (Appeal §2.5.) This would further skew the balance against appellants’
private property rights.

Since the Commission’s 2003 approval of the SLO Residential Vacation Rental Ordinance (SLO
CZLUO § 23.08.165), the Commission seems to have become more sensitive to the effect that
vacation rentals have on the rights of surrounding private property owners. In 2007, the
Commission approved the update to Cambria’s portion of the North Coast Area Plan. There, the
Commission and the SLO Board of Supervisors approved the following goal:

“Preserve and enhance the quality of residential areas by ... Protecting residential areas
from incompatible land uses and protecting the residential character of single-family
areas.” (2007 North Coast Area Plan, Page 1-4.)

CCC Exhibit S~
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Jonathan Bishop
August 11, 2009
page 2 '

Vacation rentals are inherently incompatible with residential neighborhoods. First, they are
commercial uses in residential areas. Second, transient renters have no connection to the
community or the neighborhood, and often show little respect for their residential surroundings.
Common complaints of residents who live near vacation rentals include disturbances of the
peace, overcrowding of rentals, parking that impedes access by emergency vehicles, overflowing
garbage that gets strewn about, and leaving bright outside lights on all night and after departure.
The appellants state many of these complaints.

The Board of Supervisors recognized this incompatibility when it adopted the Vacation Rental
Ordinance: “[TThe Board of Supervisors find that residential vacation rentals have the potential
to be incompatible with surrounding residential uses, especially where several are concentrated
in the same area, thereby having the potential for a deleterious effect on the adjacent full time
residents.” (§ 23.08.165(a).)

The appellants describe how the vacation rental next door to them is incompatible with the

- surrounding residential area and how approving the proposed addition would further degrade the
residential character of the area. These effects seriously interfere with their rights as private
property owners.

This vacation rental cannot be considered a lower cost facility that is protected under Public
Resources Code § 30213 because its rates range from $250-400 per night. (See
www.cambriavacationrentals.com/Windsor_4812.html.)

The Commission should find that the appellants raise a substantial issue regarding conformity
with the Coastal Act’s public access policies and should hear the appeal.

Thank you for your attention and consideration of my views.

Sincerely,

/s/ John Lamb

JOHN LAMB

CCC Exhibit S
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RE: Appeal No. A-3-SLO-09-035

August 11, 2009 o REC EIVED

Mr. Jonathan Bishop

California Coastal Commission AUG 17 2003
725 Front Street — Suite 300 S
CALIFORNIA
Santa Cruz, CA 95060 COASTAL COMMISSION
CENTRAL COAST AREA

Dear Mr. Bishop,

Seaclift Estates, within the Park Hill neighborhood of Cambria, is a small community of
oceanfront single family residences. It is not substantially different from many other coastal
communities, and the decisions made regarding the developments that occur within it could
significantly impact other oceanfront neighborhoods in the state.

The Appeal from Coastal Permit Decision of Local Government (Appeal No. A-3-SLO-09-
035) that addresses proposed expansion of the vacation rental at 4812 Windsor Boulevard,
details compelling reasons why the Minor Use Permit/Coastal Development Permit
requested by the owner should be denied. The reasons listed in Section 4.0 of the appeal
highlight concerns that focus not only on Seaclift Estates, but also on other coastal
communities that may one day be affected by precedents set in Cambria. I wholeheartedly
support the Appeal.

As stated in the Appeal document, the property in question is a vacation rental. The owner is
seeking permission to greatly expand the size of the structure (including height). The
proposed structure would be disproportionate to residences in the neighborhood and would
not be consistent with the Local Coastal Program.

Commercial use of the property has already produced numerous problems in the
neighborhood as described in the Appeal document. As a nearby resident, I can attest that
the transient occupants of the rental property at 4812 Windsor Boulevard have repeatedly
disturbed the neighborhood with excessive noise and traffic problems. To increase the size
of the structure will increase the overall occupant capacity of the building, adding to the
already existing problem.

While this may be perceived as a local issue, its scope, in fact, is much broader. It addresses a
statewide concern faced by all residents of coastal communities: the frequently negative
impact of transient occupants in neighborhoods of full-time California residents. Like the
other residents of Seaclift Estates, I am convinced that the issue of vacation rentals is a
substantial concern, one that warrants review by the Coastal Commission.

Thank you for your attention to this matter,

S

]ana Seely 4774 Windsor Boulevard Cambria, CA 93428

CCC Exhibit S
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AUG 1 7 2009

4774 Windsor Boulevard QAST AREA
Cambria, CA 93428

—— el

August 12, 2009

“Jonathan Bishop
California Coastal Commission
725 Front Street, Suite 300
Santa Cruz, CA 95060

Dear Mr. Bishop,

This letter is in regards to the appeal to deny the proposed expansion of the
vacation rental at 4812 Windsor Boulevard, Cambria (Appeal No. A-3-SLO-09-
035). There are numerous reasons why the Minor Use Permit/Coastal
Development Permit requested by the property owner should be denied.

Commercial use of this property as a vacation rental has already caused many
problems in the neighborhood. These have been specifically referenced in the -
appeal document; increasing the size of the structure to accommodate more
occupants can only make the situation worse. And while the appeal document
targets a local matter, the implications have the potential for affecting a far
greater area than the neighborhood, or even San Luis Obispo County. The
decision made will doubtless affect other California coastal communities which
face the challenge of having transient occupants in single family residential
neighborhoods. :

| am one of the many Seaclift Estates residents who has experienced countless
incidents of excessive noise, traffic, and smoke (cigarette and barbeque) from
vacationers at 4812 Windsor Boulevard. In one instance, | witnessed a situation
that posed a threat to the entire neighborhood—maybe the town—when |
approached my home one evening to see flames rising from the small wooden
deck at the front of the rental. | saw that a fire had been kindled in a kettle-type
barbeque grill, and had been left unattended, with the lid off. Flames, fanned by
the breeze off the ocean, were licking almost to the eaves. | immediately called
the fire department from my home, and was told that they were unable to
respond because it involved a barbeque grill on a deck; since there were people
in the rental house, the fire could not be considered “unattended.”

CCC Exhibit &
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Disaster was avoided when one of the renters eventually arrived to take charge
of the fire, but the incident spotlighted for me one of the key difficulties in having
transient residents in a coastal neighborhood: They do not understand the nature
of the area. In Cambria, there are sensitive issues regarding the extreme fire
hazard, the water shortage, and the danger of potential contamination of the
ocean (trash, pet waste, cigarette butts). Visitors are rarely aware of these critical
issues.

| believe that the negative impact of transient occupants in this Cambria
residential neighborhood is a matter that concerns coastal communities
statewide. | emphatically support the appeal, as do many of my neighbors, and |
am convinced that this is an issue that merits careful review by the Coastal
Commission.

Thank you for your consideration of this matter.

Sincerely,

Barbara L. Seely
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