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Via Email

Commissioners of the California Coastal Commission
¢/o Daniel Robinson
(daniel.robinson(coastal.ca.gov)

Re:  Appeal No. A-3-SLO-13-013

Dear Commissioners:

This letter is being submitted on behalf of Applicant, Andrew Graham, regarding the
above-referenced appeal. We represented Applicant at the public hearing before the San Luis
Obispo County Board of Supervisors on February 26, 2013.

The Appeal Staff Report includes a comprehensive discussion of the background and
 issues on appeal, so we would like to take this opportunity to highlight the following:

1. The purpose of the hearing on November 13,2013 is to determine whether a
substantial issue is raised by Appellants' contentions on appeal. Staff addressed and
disposed of the contentions regarding (a) alleged inconsistencies with the RMF land
use designation and alleged exemptlons from the planned development standards, (b)
the fact that the subject property is not in a visitor-serving commercial district, and (c)

. alleged inconsistencies with LCP policies protecting community character and
neighborhood compatibility, thereby demonstrating that there is no substantial issue.

] 2. The County addressed any potential issues regarding community character and

' neighborhood compatibility by imposing numerous conditions on the use of the
property as a vacation rental, conditions with which Apphcant is fully prepared to
comply.

3. As stated at page 12 of the Appeal Staff Report, "[t]he approved project being
analyzed under appeal is allowing a detached single-family residence to be used as a
vacation rental, and it is not an evaluation of whether vacation rentals generally may

, or may not be appropriate in residential land use categories and/or how they may or

may not impact local residents more generally." Appellants made the same general
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and speculative arguments at the hearings before the San Luis Obispo County
Hearing Officer and the Board of Supervisors and were unsuccessful,

We would be happy to answer any questions you may have before the hearing, and we
respectfully request that you find no substantial issue at the hearing.

Thank you for your attention to this letter.

Very truly yours,
Lisa L. Toke
LLT:xl
cc: Clients

Edwin J. Rambuski

354074.doe
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November 6th, 2013

California Coastal Commission
Central Coast District Office
Dan Carl, Deputy Director

725 Front Street, Suite 300
Santa Cruz, CA 95060-4508

RE: Wi1a A-3-SLO-13-013 (Grahame Vacation Rental) '

Dear Deputy Director‘Carl,

The use of the residence at 194 San Luis Parkway as a vacation rental clearly meets the
conditions of San Luis Obispo County’s LCP. The performance standards contained in the
Vacation Rental Ordinance (CZLUO Section 23-08-165) were applied to that residence as
conditions in the MUP. Moreover, additional condition further restricting parking and occu- -
pancy, were included to address the special characteristics of that particular development.
Incidentally, the tight spaces on San Luis Parkway are not at all unusual in the community of
Avila.

The use of residentially zoned properties as vacation rentals under the standards and provi-
sions of CZLUO Section 23-08-165, amply demonstrates that an effective balance between
the reasonable concerns of residents and the ability of the public to access a variety of
coastal lodging is a realistic goal. The arguments raised by the appellants in this appeal,
though certainly familiar, fall short of the intent expressed by Coastal Act, Section 30625b.

There is no substantial issue raised by the contentions of the Appellants and, therefore, no
basis for allowing a de nova application. | urge the Commissioners to follow the recommen-
dation of Staff and vote YES on a motion that the Commission determine that Appeal Num-
ber A-3-SLO-13-013 raises no substantial issue with respect to the grounds on which the
appeal has been filed under Section 30603.

Richard L Watkins

226
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Important Hearing Procedure Note: Wl 1 a
This is a substantial issue only hearing.

Public testimony will be taken only on the

question of whether the appeal raises a Filed: 3/15/2013
substantial issue. Generally and at the Action Deadline: None
discretion of the Chair, testimony is Staff: D. Robinson - SC
limited to 3 minutes total per side. Please Staff Report: 10/25/2013
plan your testimony accordingly. Hearing Date: 11/13/2013

APPEAL STAFF REPORT
SUBSTANTIAL ISSUE DETERMINATION

Appeal Number: A-3-SLO-13-013

Applicant: Andrew Graham

Appellants: Greg and Penni Tidwell & Dr. and Mrs. William Schuh

Local Government: San Luis Obispo County

Local Decision: Approved with conditions

Project Location: 194 San Luis Street Parkway in the unincorporated Avila Beach

area of San Luis Obispo County
Project Description: Allow a single-family residence to be used as vacation rental

Staff Recommendation: No Substantial Issue

SUMMARY OF STAFF RECOMMENDATION

San Luis Obispo County approved a coastal development permit (CDP) allowing an existing
residence to be used as a vacation rental at 194 San Luis Street Parkway in the community of
Avila Beach. The Appellants contend that the County-approved project: (1) is inconsistent with
the underlying Residential Multi-Family (RMF) land use designation, and the County’s 2005
approval of the planned unit development subdivision related to the property; (2) is not located in
a visitor-serving commercial district and does not meet County Local Coastal Program (LCP)
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requirements related to visitor-serving priorities; and (3) is inconsistent with LCP policies that
protect community character and neighborhood compatibility.

After reviewing the local record, staff has concluded that the appeal does not raise a substantial
issue with respect to the project’s conformance with the LCP. First, vacation rentals are an
allowed use in the County’s RMF land use designation, and the County’s 2005 planned
development approval (in addition to the County’s 2003 approval for the construction of the
subject residence) did not prohibit this home from being used as a vacation rental. Next, vacation
rentals are not required to be located in a visitor-serving commercial district, and the LCP
encourages and provides specific standards for residential vacation rentals that are typically
applied county-wide. Finally, the County conditioned its approval to protect residential
community character and neighborhood compatibility by including strict limits on occupancy,
vehicles and parking, tenancy, and noise; a prohibition against changing the residential character
of the home’s appearance; and penalties for violations of any of these conditions.

In summary, vacation rentals provide an important visitor function that allows small groups and
families another option for overnight accommodations near the beach and shoreline throughout
the state of California. The County-approved project provides an appropriate balance between
providing a visitor-serving accommodation along the coast and ensuring controls are in place to
avoid negative impacts to adjacent residents. Staff recommends that the Commission determine
that the appeal contentions do not raise a substantial LCP conformance issue, and that the
Commission decline to take jurisdiction over the CDP for this project. The single motion
necessary to implement this recommendation is found on page 3 below.
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I. MOTION AND RESOLUTION

Staff recommends that the Commission determine that no substantial issue exists with respect
to the grounds on which the appeal was filed. A finding of no substantial issue would mean that
the Commission will not hear the application de novo and that the local action will become final
and effective. To implement this recommendation, staff recommends a YES vote on the
following motion. Passage of this motion will result in a finding of No Substantial Issue and the
local action will become final and effective. The motion passes only by affirmative vote of a
majority of the Commissioners present.

Motion: | move that the Commission determine that Appeal Number A-3-SLO-13-013
raises no substantial issue with respect to the grounds on which the appeal has been filed
under Section 30603. | recommend a yes vote.

Resolution to Find No Substantial Issue. The Commission finds that Appeal Number A-
3-SLO-13-013 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 Local Coastal Program and/or the public access and recreation
policies of the Coastal Act.

1. FINDINGS AND DECLARATIONS

A. PROJECT BACKGROUND

The subject residence is located at 194 San Luis Street Parkway (APN 076-201-082), between
Laurel Street and Lucas Lane, in the community of Avila Beach, in San Luis Obispo County (see
Exhibit 1). The County-approved project allows the existing residence to be used as a vacation
rental.

The single-family residence is part of a three-unit development built in the mid-2000s in the
Residential Multi-Family (RMF) land use designation (sometimes referred to as a zone or
district). The residence is surrounded by multi-family residential complexes to the north, south,
east and west. The Applicant’s residence is a 1,590 square-foot, two-story, three-bedroom home,
with an attached two-car garage on the ground floor. The two other units within the original
development are located at 196 (APN 076-201-081) and 198 (APN 076-201-080) San Luis Street
Parkway.

In 2003, the County approved a CDP (County reference D020252P, Commission reference 3-
SLO-03-476) to allow the demolition of an existing single-family residence and a detached
garage, and the construction of the three detached single-family residences (described above) on
a single parcel. In 2005, while construction of the three residences was underway, the County
approved a CDP for a subdivision (County reference SUB2004-00337C005-0139;Commission
reference 3-SLO-05-426) that created three parcels (one for each residence) and one common
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lot,* as well as associated access ingress/egress, drainage and utility easements at the site. The
conditions of approval of the 2005 CDP imposed, among other things, height limits, a drainage
plan, and required that the final design be consistent with the Avila Beach Specific Plan.

B. SAN Luis OBISPO COUNTY CDP APPROVAL

On October 5, 2012 and subject to multiple conditions, the San Luis Obispo County Hearing
Officer approved the Applicant’s proposed project designed to allow an existing residence to be
used as a vacation rental. The approval did not include any physical expansion of the residence,
or any other improvements. The Hearing Officer’s approval was appealed to the County’s Board
of Supervisors by Greg and Penni Tidwell, owners of a neighboring house. The Board of
Supervisors held a public hearing to consider the appeal on February 26, 2013. At that time, the
Board denied the appeal and upheld the Hearing Officer’s original approval with revised findings
and conditions of approval intended to further clarify the reasons for the Hearing Officer’s
approval and to further ensure that the project satisfy specific LCP requirements regarding
vacation rentals. Notice of the County Board’s action on the CDP was received in the Coastal
Commission’s Central Coast District Office on March 14, 2013 (see Exhibit 2). The Coastal
Commission’s ten-working day appeal period for this action began on March 15, 2013 and
concluded at 5pm on March 28, 2013. One valid appeal, submitted by Greg and Penni Tidwell
and Dr. and Mrs. William Schuh (also neighboring owners), was received during the appeal
period (see Exhibit 3).

C. APPEAL PROCEDURES

Coastal Act Section 30603 provides for the appeal to the Coastal Commission of certain CDP
decisions in jurisdictions with certified LCPs. The following categories of local CDP decisions
are appealable: (a) approval of CDPs for development that is located (1) between the sea and the
first public road paralleling the sea or within 300 feet of the inland extent of any beach or of the
mean high tide line of the sea where there is no beach, whichever is the greater distance, (2) on
tidelands, submerged lands, public trust lands, within 100 feet of any wetland, estuary, or stream,
or within 300 feet of the top of the seaward face of any coastal bluff, and (3) in a sensitive
coastal resource area; or (b) for counties, approval of CDPs for development that is not
designated as the principal permitted use under the LCP. In addition, any local action (approval
or denial) on a CDP for a major public works project (including a publicly financed recreational
facility and/or a special district development) or an energy facility is appealable to the
Commission. This project is appealable because vacation rentals are not the principal permitted
use in the RMF land use category.

The grounds for appeal under Section 30603 are limited to allegations that the development does
not conform to the certified LCP or, if applicable, to the public access policies of the Coastal
Act. Section 30625(b) of the Coastal Act requires the Commission to conduct a de novo CDP
hearing on an appealed project unless a majority of the Commission finds that “no substantial
issue” is raised by such allegations.? Under Section 30604(b), if the Commission conducts a de

! Three parcels of 3,737 sq.ft., 3,010 sq.ft. and 2,916 sq.ft., and one common lot of 4,703 sq.ft..

2 The term “substantial issue” is not defined in the Coastal Act or in 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
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novo hearing and ultimately approves a CDP for a project, the Commission must find that the
proposed development is in conformity with the certified LCP. If a CDP is approved for a project
that is located between the nearest public road and the sea or the shoreline of any body of water
located within the coastal zone, Section 30604(c) also requires an additional specific finding that
the development is in conformity with the public access and recreation policies of Chapter 3 of
the Coastal Act. The subject project is not located between the first public road and the sea or the
shoreline of any body of water located within the coastal zone, and thus such finding is not
required in this case.

The only persons qualified to testify before the Commission on the substantial issue question are
the Applicant, persons who made their views known before the local government (or their
representatives), and the local government. Testimony from other persons regarding substantial
issue must be submitted in writing. Any person may testify during the de novo CDP
determination stage of an appeal.

D. SUMMARY OF APPEAL CONTENTIONS

The Appellants contend that the County-approved project is inconsistent with the certified LCP
because it “does not conform to the standards set forth in the Local Coastal Program and does
not conform to the standards set forth in the Coastal Act.” While no LCP policies are specifically
cited, the Appellants’ contentions are that the project: (1) is inconsistent with the underlying
RMF land use designation and was previously granted exemptions from the planned
development standards when the planned development was originally approved; (2) is not in a
visitor-serving commercial district and does not meet the LCP’s visitor-serving policies and
standards; and (3) is inconsistent with LCP policies that protect community character and
neighborhood compatibility (including parking) from incompatible and undesirable uses. See
Exhibit 3 for the full text of the appeal contentions.

E. SUBSTANTIAL ISSUE DETERMINATION

Applicable Policies

The County’s LCP includes operational standards for vacation rentals, along with other policies
related to visitor-serving uses and neighborhood compatibility. Coastal Zone Land Use
Ordinance (CZLUOQ) Section 23.08.165 provides standards and regulations for vacation rentals
in San Luis Obispo County, which include some more limited general standards that apply
countywide, and then some very specific standards that apply within Cambria and Cayucos. As a
general rule, the County typically applies all of the standards of the vacation rental ordinance to
proposed vacation rentals in other areas of the County as well, including as a tool for addressing
other LCP consistency issues, and to ensure orderly use of vacation rentals overall. Section
23.08.165 includes:

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. Even when the
Commission chooses not to hear an appeal, appellants nevertheless may obtain judicial review of a local
government’s CDP decision by filing a petition for a writ of mandate pursuant to the Code of Civil Procedure,
Section 1094.5. In this case, for the reasons discussed further below, the Commission exercises its discretion and
determines that the development approved by the County does not raise a substantial issue with regard to the
Appellants’ contentions.
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23.08.165 — Residential Vacation Rentals

The development of a new structure intended for use as a Residential Vacation Rental shall
comply with all standards applicable to the construction of a residence within the land use
category that the Residential Vacation Rental is proposed. Rental shall not exceed one
individual tenancy within seven consecutive calendar days. The use of residential property as
a vacation rental within the Cambria and Cayucos urban reserve lines shall comply with the
following standards:

a.

Purpose. The purpose of this section is to establish a set of regulations applicable to
residential vacation rentals. These regulations are in addition to all other provisions of
this Title. In the adoption of these standards the Board of Supervisors find that
residential vacation rentals have the potential to be incompatible with surrounding
residential uses, especially when several are concentrated in the same area, thereby
having the potential for a deleterious effect on the adjacent full time residents. Special
regulation of these uses is necessary to ensure that they will be compatible with
surrounding residential uses and will not act to harm and alter the neighborhoods they
are located within.

Permit requirements. Zoning Clearance, Business License and Transient Occupancy Tax
Registration for each residential vacation rental. Where water or sewage disposal is
provided by a community system, evidence shall be submitted with the application for
Zoning Clearance to show that the service provider(s) has been informed of the proposed
use of the property as a vacation rental, and has confirmed that there is adequate service
capacity available to accommodate this use.

Location. Within all residential land use categories, no residential vacation rental shall
be located within 200 linear feet of a parcel on the same block on which is located any
residential vacation rental or other type of visitor-serving accommodation that is outside
of the Commercial land use category. This location standard can be modified through
Minor Use Permit approval when a Development Plan is not otherwise required.

Vacation rental tenancy. Rental of a residence shall not exceed one individual tenancy
within seven consecutive calendar days. No additional occupancy (with the exception of
the property owner) shall occur within that seven day period. A residential vacation
rental shall only be used for the purposes of occupancy as a vacation rental or as a full
time occupied unit. No other use (i.e.: home occupation, temporary event, homestay)
shall be allowed on the site.

Number of occupants allowed. The maximum number of occupants allowed in an
individual residential vacation rental shall not exceed the number of occupants that can
be accommodated consistent with the onsite parking requirement set forth in subsection i
hereof, and shall not exceed two persons per bedroom plus two additional persons. The
Zoning Clearance shall specify the maximum number of occupants allowed in each
individual vacation rental.
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Appearance, visibility and location. The residential vacation rental is not to change the
residential character of the outside appearance of the building, either by the use of
colors, materials, lighting; or by the construction of accessory structures or garages
visible from off-site and not of the same architectural character as the residence; or by
the emission of noise, glare, flashing lights, vibrations or odors not commonly
experienced in residential areas.

Signs. Availability of the rental unit to the public shall not be advertised on site.

. Traffic. 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.

On-site parking required. All parking associated with a Residential Vacation Rental
shall be entirely onsite, in the garage, driveway or otherwise out of the roadway, in
accordance with subsection e., above. Tenants of Residential Vacation Rentals shall not
use on-street parking at any time.

Noise. 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 requiring 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.

Local contact person. All residential vacation rentals shall designate a local property
manager. The local property manager shall be available 24 hours a day to respond to
tenant and neighborhood questions or concerns. Where a property owner lives within the
same community as the residential vacation rental, the property owner may designate
themselves as the local contact person. All the requirements enumerated in this section
shall continue to apply.

(1) The name, address and telephone number(s) of the local contact person shall be
submitted to the Department of Planning and Building, the local Sheriff Substation,
the main county Sheriff’s Office, the local fire agency and supplied to the property
owners within a 300 foot radius. The name, address and telephone number(s) of the
local contact person shall be permanently posted in the rental unit in a prominent
location(s). Any change in the local contact person’s address or telephone number
shall be promptly furnished to the agencies and neighboring property owners as
specified in this subsection.

(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.
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I.  Transient Occupancy Tax. Each residential vacation rental unit shall meet the
regulations and standards set forth in Chapter 3.08 of the County Code, including any
required payment of transient occupancy tax for each residential vacation rental unit.

m. Effect on existing residential vacation rentals. Each individual vacation rental in
existence on the effective date of this section (September 10, 2003) shall be subject to a
Zoning Clearance, Business License, Transient Occupancy Tax Registration, and all
standards set forth in this Section except Subsection c. regarding location, provided
evidence that the vacation rental unit was in existence prior to April 11, 2003. Zoning
Clearance, Business License, and Transient Occupancy Tax Registration, shall be
requested from the county within 120 days of the effective date specified above. If the
Zoning Clearance, Business License, and Transient Occupancy Tax Registration, have
not been requested within the time frames set forth in this section, the penalties of
Chapter 23.10 (Enforcement) of this Title shall apply.

n. Violation - vacation rental. It is unlawful for any person to use or allow the use of
property in violation of the provisions of this section. The penalties for violation of this
section are set forth in Chapter 23.10 of this Title (Enforcement). Additional penalties for
violation of this section may include revocation of the Zoning Clearance and Business
License. If a local contact person is not able to be reached by the Sheriff more than three
times in any consecutive six month period, this shall be grounds for revocation of the
Business License consistent with Title 6 of the County Code.

Other LCP policies protect and encourage, and give certain priorities to, visitor-serving
accommodations in the coastal zone, including:

Recreation and Visitor-Serving Facilities Policy 1. Recreation Opportunities. Coastal
recreational and visitor-serving facilities, especially lower-cost facilities, shall be protected,
encouraged and where feasible provided by both public and private means. ...

Recreation and Visitor-Serving Facilities Policy 2. Priority for Visitor Serving Facilities.
Recreational development and commercial visitor-serving facilities shall have priority over
non-coastal dependent use, but not over agriculture or coastal dependent industry in
accordance with PRC 30222. All uses shall be consistent with protection of significant
coastal resources. The Land Use Plan shall incorporate provisions for areas appropriate for
visitor-serving facilities that are adequate for foreseeable demand. ...

Access Policy 4. Provision of Support Facilities and Improvements. Facilities necessary for
public access shall be provided. ...

Finally, the LCP includes standards to protect the quality of life in residential neighborhoods,
including:

CZLUO Section 23.06.040. Noise Standards. Sections 23.06.044-050 establish standards for
acceptable exterior and interior 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:
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interfere with sleep, communication, relaxation and the full enjoyment of one's property;
contribute 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.

Access Policy 8. Minimizing Conflicts with Adjacent Users. Maximum access shall be
provided in a manner which minimizes conflicts with adjacent uses. Where a proposed
project would increase the burdens on access to the shoreline at the present time or in the
future, additional access areas may be required to balance the impact of heavier use
resulting from the construction of the proposed project.

Access Policy 10. Protection of Property Rights and Privacy. The acquisition of rights for
access and view purposes and other uses by the public should be consistent with the
protection of the property and use rights of property owners. Access routes should be
selected and designed so as to minimize the public impact on private property. This is not
meant to be exclusionary against public access rights but to cause a balance to be struck in
protecting the individual citizen's property and privacy. Nothing in the Local Coastal
Program is to be construed as encouraging, permitting, or endorsing trespass or invasion of
private property rights or privacy.

CZLUO Section 23.08.165 has two overarching standards that are applicable to residential
vacation rentals countywide: 1) the development of a new residence intended for use as a
vacation rental is required to comply with all standards applicable to the construction of a
residence within the land use designation that the vacation rental is proposed; and 2) rental shall
not exceed one individual tenancy within seven consecutive calendar days. The other
requirements within this section explicitly apply only to the communities of Cambria and
Cayucos. However, through the issuance of a CDP (also referred to by the County as a Minor
Use Permit), the County generally applies all of the standards of Section 23.08.165 (or modifies
them to suit the situation) to vacation rentals in other areas of the County, such as Avila Beach,
to ensure orderly use of vacation rentals. Such was the case with the County-approved project
here.

Land Use Designation and Development Standards

The Appellants claim that: (1) the “development results in the conversion of a three-unit planned
development for which the County had previously granted exemptions for density and parking
when the planned development was approved in 2005”; (2) “the planned development’s
modifications or exemption from development standards of the primary zone does not result in
better design or other public benefit”; (3) “the development is inconsistent with the primary
zone”; and (4) “the development is inconsistent with the underlying zoning standards of the LCP
and the conditions imposed on the planned unit development when approved in 2005 (see
Exhibit 3 for the full text of the appeal contentions).

In terms of the Appellants’ various claims regarding inconsistency with the planned development
standards, the County originally approved construction of three residences, including the subject
residence, on one RMF parcel in 2003, as indicated above. All of the approved building
standards, pursuant to the LCP’s Avila Beach Specific Plan, San Luis Bay Area Plan, and
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CZLUO, were complied with, and the County did not grant any modifications or exemptions (or
variances), as the Appellants claim.® The subsequent County-approved subdivision in 2005 was
again consistent with applicable regulations, with no apparent modifications or exemptions (or
variances), except that a planned development authorization was needed to allow for the
subdivided parcels to be less than 6,000 square feet in size.* Neither the County’s approval of the
residences in 2003 nor the County’s approval of the planned development and subdivision in
2005 were conditioned to prohibit use of the residences as vacation rentals. Thus, the Appellants’
contentions with respect to inconsistencies with the planned development approval do not raise a
substantial issue of conformity with the policies or implementing ordinances of the LCP.

In terms of the zoning contention, the home is located in the Multi-Family Residential (RMF)
land use designation and within the Urban Services Line (USL) in Avila Beach. Vacation rentals
are allowed as a conditional use in the RMF land use designation. Thus, the approved project is
consistent with the LCP regarding allowable uses in the RMF district and thus the Appellants’
contentions in this regard do not raise a substantial issue of consistency with the requirements of
the LCP.

Visitor-Serving Priorities

The Appellants claim that, “the development is not located within a visitor-serving commercial
district” and that, “the development does not meet zoning standards and policies related to
visitor-serving priorities.” See Exhibit 3 for the complete text of the Appellants’ contentions.

As indicated just above, the LCP allows for use of a residence as a vacation rental within the
RMF land use designation, and does not require vacation rentals to be located in strictly visitor
serving commercial districts. In fact, the LCP does not contain a “visitor-serving commercial
district” or land use designation per se, but rather contains certain types of commercial districts,
such as Commercial Retail or Commercial Service or Industrial, which allow for more
commercial-type uses. While the County does have a “Visitor-Serving Priority Area” overlay
area (known as a “combining designation”), the fact that the project is not located within this
area or within a more commercial-type land use designation does not raise LCP conformity
issues.

LCP Coastal Plan Policies 1 and 2 encourage visitor-serving facilities, and the County-approved
project is consistent with the LCP’s desire to protect, encourage, and prioritize vacation rentals
as one of many coastal recreational and visitor-serving facilities provided within the County.
Also, CZLUO Section 23.08.165 provides standards for vacation rentals in residentially
designated areas, and vacation rentals are allowed as a conditional use in the RMF land use
category. Further, because residential vacation rentals are categorically different than other
transient lodgings, such as hotels, motels, and RV parks, and are not limited by the LCP to the
more commercial-type districts (such as Industrial or Commercial Service) or the visitor-serving

® Applicable RMF standards include: maximum density (15 units/acre), minimum setbacks (25 feet), maximum
height (25 feet), minimum parking (.25 per dwelling unit), maximum floor area ratio (48% of the site), and
minimum open area (45% of the site). The County’s approval of the residences and subdivision in 2003 and 2005
met all of these standards.

* CZLUO Section 23.04.028 requires a 6,000 square-foot minimum parcel size, but also allows for smaller parcels
through approval of a planned development project.

10
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overlay area, the County appropriately allowed for a residential vacation rental use outside of a
commercial land use designated area.

Thus for the above reasons, the Appellants’ contentions in regards to visitor-serving uses and
standards do not raise a substantial conformance issue with the visitor-serving policies and
standards of the LCP.

Neighborhood Compatibility

The Appellants contend that the development is “inconsistent with the character of the
neighborhood and does not conform to the Local Coastal Plan neighborhood compatibility
requirements.” The Appellants also claim that the development has “inadequate parking” and
“that residential parking for the development is inadequate,” and that “there is no provision in the
development nor in the 2005 planned unit development plan for any off-site parking.” Finally,
the Appellants also claim that “the development does not conform to the Coastal Zone
Framework for Planning policy of: (1) protecting residential areas from incompatible and
undesirable land uses; (2) reserving desirable neighborhood characteristics such as compatible
uses, sense of scale, and other amenities; and (3) requiring visitor serving uses be compatible
with the needs of local residents.” See Exhibit 3 for the full text of the appeal.

The LCP seeks to protect and maximize coastal access and recreation opportunities in a manner
that is consistent with the protection of coastal resources, including community character. The
regulation of residential vacation rentals plays an important role in implementing such goals by
ensuring that rentals are provided in a manner that protects access, resources, and the integrity of
communities. Such regulation is intended to, among other things, ensure that such rentals don’t
lead to problems in the surrounding area (such as noise and parking issues, etc.). There are
various regulatory tools available to address these kinds of potential problems. These include
limiting the intensity of vacation rental use, and restricting the number and density of such units
to address cumulative impacts.

The County-approved project includes numerous conditions to ensure consistency with
community character and neighborhood compatibility consistent with the LCP. In this case, the
County appropriately found that by requiring the project to adhere to the standards of CZLUO
Section 23.08.165 (which include parking requirements, limitations on the number of occupants,
designation of a 24-hour property manager contact, etc.), potential impacts to surrounding
property owners can be avoided. For example, the County conditioned its approval to require that
occupancy of this vacation rental not exceed two persons per bedroom. Additional conditions
include stipulations for revocation of the Minor Use Permit if the Sheriff is not able to reach the
designated local contact person more than three times in any consecutive six-month period. The
project is also conditioned to comply with CZLUO Section 23.06.040 related to noise standards,
which prohibits the rental from producing “noise, dust, odor or vibration detrimental to
occupants of adjoining dwellings.” In terms of parking, the County limited the number of cars
associated with the subject rental to two cars per rental period. The County also conditioned its
approval to require that the two cars park inside the existing two-car garage, and to prohibit off-
site parking and/or parking in the planned development’s guest parking spaces. See Exhibit 2 for
the County’s conditions of approval.

11
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All told, the County applied twelve conditions designed to protect residential community
character and neighborhood compatibility, including by placing strict limits on maximum
occupancy, parking and locations, tenancy, and noise; a prohibition against changing the
residential character of the home’s appearance; and penalties for violations of any of these
conditions. These conditions appropriately ensure that the vacation rental will successfully
operate compatible with the neighborhood, and preserve desirable neighborhood characteristics.

Finally, it is important to note that the question before the Commission is whether the County’s
decision on this CDP raises substantial LCP conformance issues. The approved project being
analyzed under appeal is allowing a detached single-family residence to be used as a vacation
rental, and it is not an evaluation of whether vacation rentals generally may or may not be
appropriate in residential land use categories and/or how they may or may not impact local
residents more generally. Those questions are settled in this case as the LCP allows for vacation
rentals and puts in place standards for evaluating them. Thus, issues related to the possibility that
vacation rentals are undesirable or incompatible with residential uses and local residents more
generally do not raise a substantial issue.

F. CONCLUSION

When considering a project that has been appealed to it, the Commission must first determine
whether the project raises a substantial issue of LCP conformity, such that the Commission
should assert jurisdiction over a de novo CDP application for such development. At this stage,
the Commission has the discretion to find that the project does not raise a substantial issue of
LCP conformance, even if the project is not entirely consistent with the applicable certified LCP.
As explained above, the Commission is guided in its decision of whether the issues raised in a
given case are “substantial” by the following five factors: 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.

As described above, the appeal contentions relate to the project’s consistency with the land use
designation and planned development standards, visitor-serving priorities, and community
character and neighborhood compatibility policies of the certified LCP. The County’s approval
appropriately considered the LCP’s requirements with respect to these issue areas, and the
approved conditions are designed to minimize any potential impacts to surrounding property
owners from the approved development. Thus, there is adequate factual and legal support for the
County’s decision. In addition, the approved project would result in allowing an existing
residence to be used as a residential vacation rental, and does not include any physical expansion
of the existing residence. Thus, the extent and scope of the approved development is relatively
minor, and the use will not have any significant adverse effects on coastal resources. Because the
County strictly followed the requirements of CZLUO Section 23.08.165 and the visitor-serving
and access policies in its approval, this project is not expected to set an adverse precedent for
future interpretation of the LCP. Finally, the County-approved project raises only local issues as
opposed to those of regional or statewide significance.

12
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In short, the County-approved project is consistent with applicable LCP policies, and the
Appellants’ contentions are adequately addressed by the County’s conditions of approval. Based
on the foregoing, including when all five substantial issue factors are weighed together, the
appeal contentions do not raise a substantial LCP conformance issue and thus the Commission
declines to take jurisdiction over the CDP application for this project.

13
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SAN Luis OBISPO COUNTY
DEPARTMENT OF PLANNING AND BUILDING

P'CEIVED

| MAR 1 4 2013 March 11, 2013 FINAL LOCAL

CALIFORNIA
COASTAL COMMISSION ACTION NOTICE
CENTRAL COAST AREA

Andrew Graham REFERENCE # jﬂSLO_BﬂQS ?

24819 Los Altos Drive APPEAL PERiOD,;ﬁf '7"'4‘2%
Valencia, CA 91355

NOTICE OF FINAL COUNTY ACTION

HEARING DATE: February 26, 2013

SUBJECT: County File No. - DRC2012-00012
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

Exhibit 2
976 Osos STreeT, Room 300 *  San Lus Osispo »  Caurornia 93408 . (89&)3‘615@’91 3-013
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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 Ordinance.

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 questions regarding your project, please contact me at (805) 781-5612.

Sincerely,

RAMONA HEDééS

Custodian of Records

cC: California Coastal Commission,
725 Front Street, Suite 300, Santa Cruz, California 95060

Law Offices of Edwin J. Rambuski, Attn: Edwin J. Rambuski
1401 Higuera St., San Luis Obispo, CA 93401

(Planning Department Use Only — for California Coastal Commission)
Date NOFA copy mailed to Coastal Commission: 3/11/13

Enclosed: X __ Staff Report(s) dated February 26, 2013
X__ Resolution with Findings and Conditions
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A\,\F%‘Q\N\\ss THE BOARD OF SUPERVISORS
GQNBT ;\LGGOP‘S‘% TY OF SAN LUIS OBISPO, STATE OF CALIFORNIA

Tuesday, February 26, 2013

PRESENT: Supervisors Frank Mecham, Bruce S. Gibson, Adam Hill, Debbie Arnold and
Chairperson Paul A. Teixeira

ABSENT: None

RESOLUTION NO.2013-33

RESOLUTION AFFIRMING THE DECISION OF THE
HEARING OFFICER AND CONDITIONALLY APPROVING
THE APPLICATION OF ANDREW GRAHAM
FOR MINOR USE PERMIT/COASTAL DEVELOPMENT PERMIT
DRC2012-00012

The following resolution is now offered and read:

WHEREAS, on October 5, 2012, 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 Andrew Graham for Minor Use Permit/Coastal
Development Permit DRC2012-00012; and

WHEREAS, Edwin J. Rambuski on behalf of Penni and Greg Tidwell has
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

Page -1-of7 Exhibit 2
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Attachment 4
WHEREAS, a public hearing was duly noticed and conducted by the Board of
| Supervisors on February 26, 2013, and determination and decision was made on
February 26, 2013; 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 and that the application should be approved 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 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 revised Exhibit A attached hereto and incorporated by
reference herein as though set forth in full.

3. That this project is found to be categorically exempt from the California
Environmental Quality Act under the provisions of California Code of Regulations, title
14, section 15303 (class 3).

4. That the appeal filed by Edwin J. Rambuski on behalf of Penni and Greg
Tidwell is hereby denied and the decision of the Hearing Officer is affirmed and that the

application of Andrew Graham for Minor Use Permit/Coastal Development Permit
Page -2 -of 7 Exhibit 2
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Attachment 4
DRC2012-00012 is hereby approved subject to the revised 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 Hill , seconded by Supervisor
Mecham , and on the following roll call vote, to wit:

AYES: Supervisors Hill, Mecham, Gibson, Arnold and Chairperson Teixeira
NOES: None

ABSENT: None

ABSTAINING: None

the foregoing resolution is hereby adopted.

Paul A. Teixeira
Chairperson of the Board of Supervisors

ATTEST:

Julie L. Rodewald

Clerk of the Board of Supervisors
By: Sandy Currens

Deputy Clerk

[SEAL]

Page -3 -of 7 Exhibit 2
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Attachment 4
APPROVED AS TO FORM AND LEGAL EFFECT:

RITA L. NEAL
County Counsel

By:\pm%z
Mnty Counsel

Dated: February 13, 2013

STATE OF CALIFORNIA, )
) ss.
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 said Board of Supervisors, affixed this 8th
day of March, 2013.

Julie L. Rodewald
County Clerk and Ex-Officio Clerk
of the Board of Supervisors

By ;mla.wa.
Deputy Cler!

(SEAL)

Page - 4 - of 7 Exhibit 2
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EXHIBIT “A” — REVISED FINDINGS FOR APPROVAL

CEQA Exemption

A The project qualifies for a Categorical Exemption (Class 3) pursuant to CEQA Guidelines
Section 15303 because it is considered a conversion of the use of a small existing structure.

Minor Use Permit

B The proposed project or use is consistent with the San Luis Obispo County General Plan
and the County’s certified Local Coastal Program 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 proposed vacation rental does not generate activity that presents a potential
threat to the surrounding property and buildings. The operational standards for vacation
rentals as set forth in Coastal Zone Land Use Ordinance section 23.08.165 have been
added as conditions to this project. Because these standards further limit parking
requirements, number of occupants and the designation of a 24 hour property manager
contact, potential impacts to surrounding property owners can be avoided. The proposed

- conditions of approval have routinely been added to other minor use permits for
establishment of vacation rentals. 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 existing residence will not
change and, as conditioned, the vacation rental use 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 off San Luis Street Parkway, and no additional traffic is
associated with the project because it is using an existing approved residence as a
residential vacation rental. Additionally, this vacation rental will have a condition of approval
that will limit the number of cars associated with the vacation rental to two cars per rental
period and require the two cars to park inside the existing 2 car garage.

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 located between the first public
road and the shoreline and is not directly adjacent to the coast and the project will not inhibit
access to the coastal waters and recreation areas.

Page -5-0of 7 Exhibit 2
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EXHIBIT “B” — REVISED CONDITIONS OF APPROVAL

Authorized Use

1. This approval authorizes a Minor Use Permit to allow the existing residence to be used as
residential vacation rental.

Operational Conditions

2. Availability of the residence as a rental to the public shall not be advertised on site.

3. 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. Normal residential traffic volume means up to 10
trips per day. For purposes of this vacation rental, no more than two vehicles shall be used
and all parking associated with the vacation rental shall be located in the attached 2 car
garage. The maximum number of occupants allowed in the residential vacation rental shall
not exceed the number of occupants that can be accommodated consistent with the onsite
parking requirement, and shall not exceed two persons per bedroom. A lease to the tenants
of the Vacation Rental shall contain these parking requirements.

4. The residential vacation rental is not to change the residential character of the outside
appearance of the building, either by the use of colors, materials, lighting, or by the emission
of noise, glare, flashing lights, vibrations or odors not commonly experienced in residential
areas.” - .

5. The residential vacation rental 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
requiring 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.

6. The property owner shall designate a local property manager or contact person. The local
property manager or contact person shall be available 24 hours a day to respond to tenant
and neighborhood questions or concerns. Where a property owner lives within the same
community as the residential vacation rental, the property owner may designate themselves
as the local contact person. The following requirements shall apply:

(a) The name, address and telephone number(s) of the local contact person shall
be submitted to the Department of Planning and Building, the local Sheriff
Substation, the main county Sheriff's Office, the local fire agency and supplied
to the property owners within a 300 foot radius. The name, address and
telephone number(s) of the local contact person shall be permanently posted in
the residence in a prominent location(s). Any change in the local contact
person’s address or telephone number shall be promptly furnished to the
agencies and neighboring property owners as specified in this subsection.

(b) 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 23.08.165 Subsection n shall apply.

Page - 6 - of 7 , Exhibit 2
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7. Rental of the residence shall not exceed one individual tenancy within seven consecutive
calendar days. No additional occupancy (with the exception of the property owner) shall
occur within that seven day period. The residential vacation rental shall only be used for the

- purposes of occupancy as a vacation rental or as a full time occupied residence. No other
use (i.e.: home occupation, temporary event, homestay) shall be allowed on the site.

8. The residential vacation rental shall meet the regulations and standards set forth in Chapter
3.08 of the County Code, including any required payment of transient occupancy tax to the
County Tax Collector for each residential vacation rental.

9. Penalties for violation of these conditions of approval may include revocation of the Minor
Use Permit and Business License. If alocal contact person is not able to be reached by the
Sheriff more than three times in any consecutive six month period, this shall be grounds for
revocation of the Business License consistent with Title 6 of the County Code.

10. This land use permit is valid for a period of 24 months from its effective date uniess time
extensions are granted pursuant to the Coastal Zone 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 proof of Transient Occupancy Tax payment to the County Tax Collector is
submitted to the Department of Planning and Building within 24 months of approval.

1. 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 Coastal Zone Land Use Ordinance. '

12. The applicant shall as a condition of approval of this minor use permit defend, at his sole
expense, any action brought against the County of San Luis Obispo, its present or former
officers, agents, or employees, by a third party challenging either its decision to approve this
minor use permit or the manner in which the County is interpreting or enforcing the
conditions of this minor use permit, or any other action by a third party relating to approval or
implementation of this minor use permit. The applicant shall reimburse the County for any
court costs and attorney’s fees which the County may be required by a court to pay as a
result of such action, but such participation shall not relieve the applicant of his obligation
under this condition.
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COUNTY OF SAN LUIS OBISPO BOARD OF SUPERVISORS
AGENDA ITEM TRANSMITTAL

(2) MEETING DATE (3) CONTACT/PHONE

(1) DEPARTMENT
2/26/2013 Cody Scheel, Planner |/ (805) 781-5157

Planning and Building

(4) SUBJECT
Hearing to consider an appeal by Edwin J. Rambuski on behalf of Penni and Greg Tidwell of the Planning Department

Hearing Officer's decision to approve a request by Andrew Graham for a Minor Use Permit/Coastal Development Permit
(DRC2012-00012) to establish a Residential Vacation Rental at 194 San Luis Street Parkway, Avila Beach. District 3.

(5) RECOMMENDED ACTION

That the Board of Supenisors adopt and instruct the Chairperson to sign the resolution affirming the decision of the
Planning Department Hearing Officer and approving the request by Andrew Graham for a Minor Use Permit/Coastal
Development Permit (DRC2012-00012) to establish a residential vacation rental at 194 San Luis Street Parkway, Avla

Beach, based on the revised findings listed in Exhibit “A” and the revised conditions listed in Exhibit “B".

(6) FUNDING (7) CURRENT YEAR (8) ANNUAL FINANCIAL (9) BUDGETED?
SOURCE(S) FINANCIAL IMPACT IMPACT Yes
N/A $0.00 $0.00

(10) AGENDA PLACEMENT
{ } Consent { }Presentation (X} Hearing (Time Est. 60 minutes) { } Board Business (Time Est. )

(11) EXECUTED DOCUMENTS
{X} Resolutions {} Contracts { } Ordinances { } N/A

(12) OUTLINE AGREEMENT REQUISITION NUMBER (13) BUDGET ADJUSTMENT REQUIRED?

(OAR) BAR ID Number:

NIA { } 4/5th's Vote Required {X} N/A

(14) LOCATION MAP | (15) BUSINESS IMPACT (16) AGENDA ITEM HISTORY
STATEMENT?

Attached No {X} N/A Date

(17) ADMINISTRATIVE OFFICE REVIEW

Reviewed by Leslie Brown

(18) SUPERVISOR DISTRICT(S)
District 3 -

Page 1 of 4
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County of San Luis Obispo

TO: Board of Supendsors

FROM: Planning and Building / Cody Scheel, Planner |
VIA: Nancy Orton, Planning Division Manager
DATE: 2/26/2013

Hearing to consider an appeal by Edwin J. Rambuski on behalf of Penni and Greg Tidwell
of the Planning Department Hearing Officer's decision to approve a request by Andrew
Graham for a Minor Use Permit/Coastal Development Permit (DRC2012-00012) to
establish a Residential Vacation Rental at 194 San Luis Street Parkway, Avila Beach.
District 3

SUBJECT:

RECOMMENDATION

That the Board of Supenisors adopt and instruct the Chairperson to sign the resolution affirming the
decision of the Planning Department Hearing Officer and approving the request by Andrew Graham for a
Minor Use Permit/Coastal Dewelopment Permit (DRC2012-00012) to establish a residential vacation
rental at 194 San Luis Street Parkway, Avila Beach, based on the revised findings listed in Exhibit “A” and
the revised conditions listed in Exhibit “B".

DISCUSSION

Background

At the Planning Department Hearing on October 5, 2012, the Hearing Officer reviewed the information,
heard public comment and approved a proposal by Andrew Graham to allow an existing residence to be
used as a vacation rental. The existing residence is located at 194 San Luis Street in the community of
Avila Beach. No expansion of the existing residence or other improvements are proposed.

At the Planning Department Hearing numerous individuals from the neighborhood spoke against the
project and additional letters were presented to the Hearing Officer. The comments from residents
concentrated on noise, parking, traffic, the potential for owercrowding and the feeling that the use was
generally mappropnate for"fﬁ"nelghﬁorhood There was aiso concem expressed that the County's ability
to conduct enforcement of existing vacation rental standards will not be successful. There are currently at
least 23 other licensed vacation rentals in the community of Avila Beach. To date there have been no
code enforcement issues with the existing vacation rentals in Avita Beach.

The Planning Department Hearing Officer considered the staff recommendation and the comments and
letters received and adopted findings and conditions of approval. These are set forth in Exhibits “A” and
“B” of the staff report prepared for the Planning Department Hearing (Attachment 8) and on the Notice of
Final Action (Attachment 5). The appellants hawe appealed the decision by the Planning Department
Hearing Officer to allow the residence to be used as a residential vacation rental.

Page 2 of 4
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Proposed Revised Findings and Conditions

Since the Planning Department Hearing, staff has revised sewral Findings and Conditions to further
clarify and satisfy specific requirements; this is shown in the attached Exhibit A - Revised Findings and
Exhibit B - Revised Conditions. The changes are as follows: Finding D. explains the “operational
standards” requirements for vacation rentals that have been applied to this project. The change in
Finding G. elaborates on the fact that the property is not located between the first public road and the
shoreline and will not inhibit coastal access. The changes in the conditions are to combine Condition
number 4 into Condition 3, dealing with traffic, parking and number of occupants and finally, the addition
of a new Condition number 12 that indemnifies the County from future litigation regarding any decision
made on this project.

Appeal Issue

The appellants hawe stated in their appeal that there is ‘insufficient evidence to support findings
necessary to support granting a Minor Use Pemmit/Coastal Development Permnit”, and that “alf conditions
fail to comply with the LCP.”

Staff Response

This project came before the Planning Department Hearing Officer because a Minor Use Permit/Coastal
Development Permit are required to allow the establishment of a vacation rental in Avila Beach. Approval
of a Minor Use Permit is subject to Coastal Zone Land Use Ordinance (CZLUO) Section 23.02.033c(1)
which refers to the findings required for approval of a Development Plan listed in 23.02.034c. Section
23.02.034c(4) establishes the findings required for approval. If one or more of these findings cannot be
made the project is subject to being denied. In this case, the Planning Department Hearing Officer
considered all the information at the hearing as well as the appropnate findings and approved the Minor
Use Permit/Coastal Development Pemmit. The findings, as recommended for your action today, inciude
description of how and why each of the findings can be made for this project. It is staff's recommendation
that there is adequate evidence to support the findings as set forth in Exhibit A - Revised Findings.

The operational standards set forth in Coastal Zone Land Use Ordinance Section 23.08.165 have been
added as conditions to this project. While those standards only apply to Zoning Clearances issued in
Cambria and Cayucos, they can be added to a discretionary permit, in this case a Minor Use Permit.
Staffs position is that because these standards set parking requirements, limit the number of occupants
and designate a 24-hour property manager contact, potential impacts to surrounding property owners can
be avoided ™ Thé ortinance provisions, as “&stablished for Cambria and Cayucos, were developed to
address the concems raised in the Planning Department Hearing. The proposed conditions of approval
have routinely been added to other Minor Use Permmit applications requested to establish vacation rentals.
In addition, the Hearing Officer added a condition that will limit the number of cars associated with the
vacation rental to two cars per rental period and required. that the two cars must park inside the existing
two-car garage. This condition was added specifically for this project to address concems heard at the
Planning Départment Hearing. Lastly, Conditions numbers 9 and 11 discuss revocation of the Minor Use
Permit if a local contact person is not able to be reached by the Sheriff more than three times in any
consecutive six month period. Furthermore, if it is determined that violation(s) of these conditions of
approval have occurred, or are occurring, this approval may be revoked.

Vacation rentals are a_visitor serving use and visitor serving uses_are encouraged in Avila Beach under
the Coastal Plan Policies (Chapter 3, San Luis Bay / South County Planni o, Avila Bac ! e
2). L L

It is staff's recommendation that the Conditions of Approval comply with the Local Coastal Plan.

OTHER AGENCY INVOLVEMENT/AMPACT

County Counsel reviewed and approved the Resolution as to form and content.

Page 3 of 4 Exhibit 2
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FINANCIAL CONSIDERATIONS

The required appeal fee was waived because the appeal inwlves a coastal issue as the issue of appeal
and in order to exhaust local appeals the County cannot charge a fee for the processing of an appeal on
an action on a coastal dewelopment project per the requirements of the Coastal Zone Land Use
Ordinance. The cost of processing this appeal comes from the Department’'s General Fund support.

RESULTS

Denying the appeal and upholding the Planning Department Hearing Officer's decision will result in the
establishment of a Residential Vacation Rental at 194 San Luis Street Parkway, Avila Beach. Upholding
the appeal would result in a Residential Vacation Rental not being established.

ATTACHMENTS

Exhibit "A" - Revised Findings for Approval

Exhibit "B" - Revised Conditions of Approval

Appeal form

Board Resolution affirming the Planning Department Hearing Officer decision (including
revsed Findings and Conditions)

Notice of Final Action with findings and conditions

Planning Department Hearing minutes from October 5, 2012

Letters from interested parties

Planning Department Hearing Staff report from October 5, 2012

Sl

®N oo
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Attachment 1

EXHIBIT “A” — REVISED FINDINGS FOR APPROVAL

CEQA Exemption

A.

The project qualifies for a Categorical Exemption (Class 3) pursuant to CEQA Guidelines
Section 15303 because it is considered a conversion of the use of a small existing
structure.

Minor Use Permit

B

The proposed project or use is consistent with the San Luis Obispo County General Plan
and the County’s certified Local Coastal Program 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 proposed vacation rental does not generate activity
that presents a potential threat to the surrounding property and buildings. The
operational standards for vacation rentals as set forth in Coastal Zone Land Use
Ordinance section 23.08.165 have been added as conditions to this project. Because
these standards further limit parking requirements, number of occupants and the
designation of a 24 hour property manager contact, potential impacts to surrounding
property owners can be avoided. The proposed conditions of approval have routinely
been added to other minor use permits for establishment of vacation rentals. 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 existing residence will
not change and, as conditioned, the vacation rental use 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 off San Luis Street Parkway, and no
additional traffic is associated with the project because it is using an existing approved
residence as a residential vacation rental. Additionally, this vacation rental will have a
condition of approval that will limit the number of cars associated with the vacation rental
to two cars per rental period and require the two cars to park inside the existing 2 car
garage.

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 located between the
first public road and the shoreline and is not directly adjacent to the coast and the project
will not inhibit access to the coastal waters and recreation areas.

Exhibit 2
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Attachment 2

EXHIBIT “B” — REVISED CONDITIONS OF APPROVAL

Authorized Use

1.

This approval authorizes a Minor Use Permit to allow the existing residence to be used
as residential vacation rental.

Operational Conditions

2.
3.

Availability of the residence as a rental to the public shall not be advertised on site.

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. Normal residential traffic volume means up
to 10 trips per day. For purposes of this vacation rental, no more than two vehicles shall
be used and all parking associated with the vacation Tental shali be located in the
attached 2 car garage. The maximum number of occupants allowed in the residential
“vacation rental shall not exceed the number of occupants that can be accommodated
consistent with the onsite parking requirement,_and shall not exceed two persons per
_bedroom. A lease to the tenants of the Vacation Rental shall contain these parking
“requiréments.

The residential vacation rental is not to change the residential character of the outside
appearance of the building, either by the use of colors, materials, lighting, or by the
emission of noise, glare, flashing lights, vibrations or odors not commonly experienced in
residential areas.

The residential vacation rental 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 requiring 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.

The property owner shall designate a local property manager or contact person. The
local property manager or contact person shall be available 24 hours a day to respond to
tenant and neighborhood questions or concerns. Where a property owner lives within
the same community as the residential vacation rental, the property owner may
designate themselves as the local contact person. The following requirements shall

apply:

(a) The name, address and telephone number(s) of the local contact person
shall be submitted to the Department of Planning and Building, the local
Sheriff Substation, the main county Sheriff’s Office, the local fire agency and
supplied to the property owners within a 300 foot radius. The name,
address and telephone number(s) of the loca! contact person shall be
permanently posted in the residence in a prominent location(s). Any change
in the local contact person’s address or telephone number shall be promptly
furnished to the agencies and neighboring property owners as specified in
this subsection.

3
P
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10.

11.

12.

Attachment 2

(b) 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 23.08.165 Subsection n
shall apply.

Rental of the residence shall not exceed one_individual tenancy within seven
consecutive calendar days. No additional occupancy (with the exception of the property
owner) shall occur within that seven day period. The residential vacation rental shall
only be used for the purposes of occupancy as a vacation rental or as a full time
occupied residence. No other use (i.e.: home occupation, temporary event, homestay)
shall be allowed on the site.

The residential vacation rental shall meet the regulations and standards set forth in
Chapter 3.08 of the County Code, including any required payment of transient
occupancy tax to the County Tax Collector for each residential vacation rental.

Penalties for violation of these conditions of approval may include revocation of the
Minor Use Permit and Business License. If a local contact person is not able to be
reached by the Sheriff more than three times in any consecutive six month period, this
shall be grounds for revocation of the Business License consistent with Title 6 of the
County Code.

This land use permit is valid for a period of 24 months from its effective date unless time
extensions are granted pursuant to the Coastal Zone 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 proof of Transient Occupancy Tax payment to the County
Tax Collector is submitted to the Department of Planning and Building within 24 months
of approval.

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 Coastal Zone Land Use Ordinance.

The applicant shall as a condition of approval of this minor use permit defend, at his sole
expense, any action brought against the County of San Luis Obispo, its present or
former officers, agents, or employees, by a third party challenging either its decision to
approve this minor use permit or the manner in which the County is interpreting or
enforcing the conditions of this minor use permit, or any other action by a third party
relating to approval or implementation of this minor use permit. The applicant shall
reimburse the County for any court costs and attorney’s fees which the County may be
required by a court to pay as a result of such action, but such participation shall not
relieve the applicant of his obligation under this condition.

Exhibit 2
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COASTAL APPEAL FORM

SAN Luis OBISPO COUNTY DEPARTMENT OF PLANNING AND BUILDING
976 OS0S STREET + ROOM 200 * San Luls OBisPg + CALIFORNIA 93408 ¢ (805) 781-5600

Promoting the Wise Use of Land ¢ Helping to Build Great Communities

Please Note: An appeat should be filed by an aggrieved perseon or the applicant at each stage in the process if they are
still unsatisfied by the [ast action.

PROJECT INFORMATION  Name: Aﬂd@g&é&e}wﬂ/\ File Number: > B.C.~ 2D| 2.~ DOHO| 3~

Type of permit being appealed:
[ Plot Plan Q Site Plan )& Minor Use Permit U Development PIanlCondmonal Use Permit

QVarance  QLand Division QLot Line Adjustment Wother: M d@rd@l?w\ed FM

The decision was made by:
- OPlanning Director (Staff) QBuilding Official §lPlanning Department Hearlng Officer
" OSubdivision Review Board OPtanning Commission QOther

Date the application was acted on: _( eto ber 5 ; 2012

The decision is appealed to:

QBoard of Construction Appeals OBoard of Handicapped Access
QPlanning Commission o ®Board of Supervisors
BASIS FOR APPEAL

~ State the basis of the appeal. C'Iéarly state the reasons for the abpeal In the case of a Cbnstructidn Code Appeal,
“note specific code name and sections disputed). (Attach additional sheets if necessary)

sullicient ey ¢¢,+o§uoooﬁ<limkwqgn' ému-h)

APPELLANT INFO RMATION

Print name: _Edo QA—V&&\OU,S\C—\ ) L D‘FCt le S U{;ﬁm e J. Qm\@uslé&
Address: YD) #&A}W =t _ Pepeeserthiug Appellawte
' Phone Number (daytime): 05) S4l-22F 4 Pl v é';%zeﬁ T‘Auej(‘
We somplet; i ccurately and,declare all statements made here are frue
, s ol [ze12 |
Signafafe #~ 7 Date =
OFFICE USE ONLY @ ",'"
Date Received: [0 ’/ q / l 2— By: ] ¥ o)
Amount Paid: /(ZA - Receim;)pﬁcable): A , Z A “0
x=
COASTAL APPEAL FORM P& 3 0F3z
San Luis OBISPO COUNTY PLANNING & BUILDING Jus 1, 201657
SLOPLANNING.ORG PLANNING@CO.SLO.CA.US

Exhibit 2
A-3-SLO-13-013
Page 17 of 78

Page 1 of 1




Attachment 4

IN THE BOARD OF SUPERVISORS
COUNTY OF SAN LUIS OBISPO, STATE OF CALIFORNIA

day , 20

PRESENT: Supervisors

ABSENT:

RESOLUTION NO.

RESOLUTION AFFIRMING THE DECISION OF THE
HEARING OFFICER AND CONDITIONALLY APPROVING
THE APPLICATION OF ANDREW GRAHAM
FOR MINOR USE PERMIT/COASTAL DEVELOPMENT PERMIT
DRC2012-00012

The following resolution is now offered and read:

WHEREAS, on October 5, 2012, 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 Andrew Graham for Minor Use Permit/Coastal
Development Permit DRC2012-00012; and

WHEREAS, Edwin J. Rambuski on behalf of Penni and Greg Tidwell has
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

Page-1-of7
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Attachment 4

WHEREAS, a public hearing was duly noticed and conducted by the Board of
Supervisors on February 26, 2013, and determination and decision was made on
February 26, 2013; 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 and that the application should be approved 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 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 revised Exhibit A attached hereto and incorporated by
reference herein as though set forth in full.

3. That this project is found to be categorically exempt from the California
Environmental Quality Act under the provisions of California Code of Regulations, title
14, section 15303 (class 3).

4. That the appeal filed by Edwin J. Rambuski on behalf of Penni and Greg
Tidwell is hereby denied and the decision of the Hearing Officer is affirmed and that the

application of Andrew Graham for Minor Use Permit/Coastal Development Permit
Page-2-of 7
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Attachment 4
DRC2012-00012 is hereby approved subject to the revised 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 , 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]

Page -3 -of 7
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Attachment 4
APPROVED AS TO FORM AND LEGAL EFFECT:

RITA L. NEAL
County Counsel

By:\&‘%
@ County Counsel

Dated: February 13, 2013

STATE OF CALIFORNIA, )
) ss.
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 ,20__.

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

(SEAL)
By

Deputy Clerk.

Page -4 - of 7
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Attachment 4

EXHIBIT “A” -~ REVISED FINDINGS FOR APPROVAL

CEQA Exemption

A, The project qualifies for a Categorical Exemption (Class 3) pursuant to CEQA Guidelines
Section 15303 because it is considered a conversion of the use of a small existing structure.

Minor Use Permit

B The proposed project or use is consistent with the San Luis Obispo County General Plan
and the County’s certified Local Coastal Program 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 proposed vacation rental does not generate activity that presents a potential
threat to the surrounding property and buildings. The operational standards for vacation
rentals as set forth in Coastal Zone Land Use Ordinance section 23.08.165 have been
added as conditions to this project. Because these standards further limit parking
requirements, number of occupants and the designation of a 24 hour property manager
contact, potential impacts to surrounding property owners can be avoided. The proposed
conditions of approval have routinely been added to other minor use permits for
establishment of vacation rentals. 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 existing residence will not
change and, as conditioned, the vacation rental use 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 off San Luis Street Parkway, and no additional traffic is
associated with the project because it is using an existing approved residence as a
residential vacation rental. Additionally, this vacation rental will have a condition of approval
that will fimit the number of cars associated with the vacation rental to two cars per rental
period and require the two cars to park inside the existing 2 car garage.

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 located between the first public
road and the shoreline and is not directly adjacent to the coast and the project will not inhibit
access to the coastal waters and recreation areas.
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EXHIBIT “B” — REVISED CONDITIONS OF APPROVAL

Authorized Use

1. This approval authorizes a Minor Use Permit to allow the existing residence to be used as
residential vacation rental.

Operational Conditions

2. Availability of the residence as a rental to the public shall not be advertised on site.

3. 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. Normal residential traffic volume means up to 10
trips per day. For purposes of this vacation rental, no more than two vehicles shall be used
and all parking associated with the vacation rental shall be located in the attached 2 car
garage. The maximum number of occupants allowed in the residential vacation rental shall
not exceed the number of occupants that can be accommodated consistent with the onsite
parking requirement, and shall not exceed two persons per bedroom. A lease to the tenants
of the Vacation Rental shall contain these parking requirements.

4, The residential vacation rental is not to change the residential character of the outside
appearance of the building, either by the use of colors, materials, lighting, or by the
emission of noise, glare, flashing lights, vibrations or odors not commonly experienced in
residential areas.

5. The residential vacation rental 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
requiring 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.

6. The property owner shall designate a local property manager or contact person. The local
property manager or contact person shall be available 24 hours a day to respond to tenant
and neighborhood questions or concerns. Where a property owner lives within the same
community as the residential vacation rental, the property owner may designate themselves
as the local contact person. The following requirements shall apply:

(a) The name, address and telephone number(s) of the local contact person shall
be submitted to the Department of Planning and Building, the local Sheriff
Substation, the main county Sheriff's Office, the local fire agency and supplied
to the property owners within a 300 foot radius. The name, address and
telephone number(s) of the local contact person shall be permanently posted in
the residence in a prominent location(s). Any change in the local contact
person’s address or telephone number shall be promptly furnished to the
agencies and neighboring property owners as specified in this subsection.

(b) 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
Page - 6 - of 7
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11.

12.

Attachment 4

contact person, the penalties as set forth in 23.08.165 Subsection n shall apply.

Rental of the residence shall not exceed one individual tenancy within seven consecutive
calendar days. No additional occupancy (with the exception of the property owner) shall
occur within that seven day period. The residential vacation rental shall only be used for the
purposes of occupancy as a vacation rental or as a full time occupied residence. No other
use (i.e.: home occupation, temporary event, homestay) shall be allowed on the site.

The residential vacation rental shall meet the regulations and standards set forth in Chapter
3.08 of the County Code, including any required payment of transient occupancy tax to the
County Tax Collector for each residential vacation rental.

Penalties for violation of these conditions of approval may include revocation of the Minor
Use Permit and Business License. If alocal contact person is not able to be reached by the
Sheriff more than three times in any consecutive six month period, this shall be grounds for
revocation of the Business License consistent with Title 6 of the County Code.

This land use permit is valid for a period of 24 months from its effective date unless time
extensions are granted pursuant to the Coastal Zone 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 proof of Transient Occupancy Tax payment to the County Tax Collector is
submitted to the Department of Planning and Building within 24 months of approval.

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 Coastal Zone Land Use Ordinance.

The applicant shall as a condition of approval of this minor use permit defend, at his sole
expense, any action brought against the County of San Luis Obispo, its present or former
officers, agents, or employees, by a third party challenging either its decision to approve this
minor use permit or the manner in which the County is interpreting or enforcing the
conditions of this minor use permit, or any other action by a third party relating to approval
or implementation of this minor use permit. The applicant shall reimburse the County for
any court costs and attorney’s fees which the County may be required by a courtto pay asa
result of such action, but such participation shall not relieve the applicant of his abligation
under this condition.
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Attachment 5

N SAN Luis OBisPO COUNTY
DEPARTMENT OF PLANNING AND BUILDING

October 9, 2012

Andrew Graham
24819 Los Altos Dr.
Valencia, CA 91355

NOTICE OF FINAL COUNTY ACTION

HEARING DATE: QOctober 5, 2012

SUBJECT: ANDREW GRAHAM -County File Number: DRC2012-00012
Minor Use Permit / Coastal Development Permit
DOCUMENT NUMBER: 2012-057_PDH

LOCATED WITHIN COASTAL ZONE: YES

The above-referenced application was approved by the Hearing Officer, 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 Board of Supervisors within 14 days of this action. If there are
Coastal grounds for the appeal there will be no fee. If an appeal is filed with non-coastal issues
there is a fee of $850.00. 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 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
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Attachment 5

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 Ordinance.

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 questions regarding your project, please contact, Cody Scheel, Project Manager,
at (805) 781-5600. If you have any questions regarding these procedures, please contact me at
(805) 788-2947.

Sincerely,

DONNA HERNANDEZ, SECRETARY PRO TEM
PLANNING DEPARTMENT HEARINGS

Page 2 of 5
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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.

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 proposed vacation rental 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 existing residence will
not change and, as conditioned, the vacation rental use 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 off San Luis Street Parkway, and no
additional traffic is associated with the project because it is using an existing approved
residence as a residential vacation rental. Additionally, this vacation rental will have a
condition of approval that will limit the number of cars associated with the vacation rental
to two cars per rental period and require the two cars to park inside the existing 2 car

garage.
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 directly adjacent to
the coast and the project will not inhibit access to the coastal waters and recreation
areas.

Page 3 of 5
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EXHIBIT B - CONDITIONS OF APPROVAL

Authorized Use

1. This approval authorizes a Minor Use Permit to allow the existing residence to be used
as residential vacation rental.

Operational Conditions

2. Availability of the residence as a rental to the public shall not be advertised on site.

3. 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. Normal residential traffic volume means up
to 10 trips per day. For purposes of this vacation rental, no more than two vehicles shall
be used and all parking associated with the vacation rental shall be located in the
attached 2 car garage. A lease to the tenants of the Vacation Rental shall contain these
parking requirements.

4. The maximum number of occupants allowed in the residential vacation rental shall not
exceed the number of occupants that can be accommodated consistent with the onsite
parking requirement, and shall not exceed two persons per bedroom. A lease to the
tenants of the Vacation Rental shall contain these occupancy requirements.

5. The residential vacation rental is not to change the residential character of the outside
appearance of the building, either by the use of colors, materials, lighting, or by the
emission of noise, glare, flashing lights, vibrations or odors not commonly experienced in
residential areas.

6. The residential vacation rental 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 requiring 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.

7. The property owner shall designate a local property manager or contact person. The
local property manager or contact person shall be available 24 hours a day to respond to
tenant and neighborhood questions or concerns. Where a property owner lives within
the same community as the residential vacation rental, the property owner may
desilgnate themselves as the local contact person. The following requirements shall
apply:

(a) The name, address and telephone number(s) of the local contact person
shall be submitted to the Department of Planning and Building, the local
Sheriff Substation, the main county Sheriff’'s Office, the local fire agency and
supplied to the property owners within a 300 foot radius. The name,
address and telephone number(s) of the local contact person shall be
permanently posted in the residence in a prominent location(s). Any change
in the local contact person’s address or telephone number shall be promptly
furnished to the agencies and neighboring property owners as specified in
this subsection.

Page 4 of 5
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12.

Attachment 5

(b) 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 23.08.165 Subsection n
shall apply.

Rental of the residence shall not exceed one individual tenancy within seven
consecutive calendar days. No additional occupancy (with the exception of the property
owner) shall occur within that seven day period. The residential vacation rental shall
only be used for the purposes of occupancy as a vacation rental or as a full time
occupied residence. No other use (i.e.. home occupation, temporary event, homestay)
shall be allowed on the site.

The residential vacation rental shall meet the regulations and standards set forth in
Chapter 3.08 of the County Code, including any required payment of transient
occupancy tax to the County Tax Collector for each residential vacation rental.

Penalties for violation of these conditions of approval may include revocation of the
Minor Use Permit and Business License. If a local contact person is not able to be
reached by the Sheriff more than three times in any consecutive six month period, this
shall be grounds for revocation of the Business License consistent with Title 6 of the
County Code.

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
proof of Transient Occupancy Tax payment to the County Tax Collector is submitted to
the Department of Planning and Building within 24 months of approval.

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 Coastal Zone Land Use Ordinance.
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Attachment 6

SAN LUIS OBISPO PLANNING DEPARTMENT HEARINGS
MINUTES OF THE MEETING OF

October 5, 2012

Minutes of the Regular Meeting of the County Planning Department Hearings held in
the Board of Supervisors Chambers, County Government Center, San Luis Obispo,
California, at 9:00 a.m.

The meeting is called to order at 9:00 a.m. by Matt Janssen, Hearing Officer.

The following action minutes are listed as they were acted upon by the Hearing Officer of
the Planning Department Hearings and as listed on the agenda for the Regular Meeting
of October 5, 2012, together with the maps and staff reports attached thereto and
incorporated therein by reference.

HEARINGS ARE ADVERTISED FOR 9:00 A.M. THIS TIME IS ONLY AN ESTIMATE
AND IS NOT TO BE CONSIDERED AS TIME GUARANTEED. THE PUBLIC AND
APPLICANTS ARE ADVISED TO ARRIVE EARLY.

PUBLIC COMMENT PERIOD

No one coming forward.

CONSENT AGENDA:

1. Planning Department Hearing Minutes - September 7, 2012 Minutes
reviewed on September 27, 2012 by Matt Janssen, Hearing Officer.
Recommendation: Receive and File

POST MEETING RESULTS: RECEIVED AND FILED

September 7, 2012 PDH Minutes

Received and Filed

Thereafter, on motion of the hearing officer, the Planning Department
Hearing Minutes of September 7, 2012 are Received and Filed as
recommended and available on file at the office of the County Planning
and Building Department.

2. Planning Department Hearing Minutes - September 21, 2012 Minutes
reviewed on September 24, 2012 by Dana Lilley, Hearing Officer

Recommendation: Receive and File

POST MEETING RESULTS: RECEIVED AND FILED

Page 1 of 4
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September 21, 2012 PDH Minutes

Received and Filed

Thereafter, on motion of the hearing officer, the Planning Department
Hearing Mintues of September 21, 2012 are Received and Filed as
recommended and availalbe on file at the office of the County Planning
and Building Department.

Hearing to consider a request by GEORGE SUL LIVAN to construct a
windmill and water tower as principal structures in the Commercial Retail
land use category. Included is a request to waive curb, gutter and sidewalk
requirements for the project. The site is located at on the northeast corner of
El Camino Real and Murphy Ave., in the community of Santa Margarita.
This project is exempt from the California Environmental Quality Act (CEQA)
under Section 15303 of the CEQA Guidelines.  County File Number:
DRC2012-00016  Assessor Parcel Number: 069-032-012 Supervisorial
District: 5 Date received: May 31, 2012 John Busselle, Project

Manager Recommendation: Approve

POST MEETING RESULTS: APPROVED

Staff Report

Correspondence Received

Changes to Conditions of Approval

Thereafter, on motion of the hearing officer, the request by GEORGE
SULLIVAN for a Minor Use Permit (DRC2012-00016) is granted based
on the Findings A. through E. in Exhibit A and subject to the
Conditions 1 through 16 in Exhibit B (Document Number: 2012-
056_PDH).

HEARING ITEMS:

4.

Hearing to consider a request by ANDREW GRAHAM for a Minor Use
Permit / Coastal Development Permit to allow an existing single family

residence to be used as a residential vacation rental. The proposed project
is within the Residential Multi-Family land use category and is located at 194

San Luis Street Parkway, between Laurel Street and Lucas Lane, in the
community of Avila Beach. The site is in the San Luis Bay Coastal planning
area. This project is exempt under CEQA. County File Number:
DRC2012-00012  Assessor Parcel Number: 076-216-026 Supervisorial
District: 3 Date Accepted: August 30, 2012 Cody Scheel, Project
Manager Recommendation: Approve

POST MEETING RESULTS: APPROVED
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Staff Report

Request For Hearing Letter

Correspondence Received

Correspondence Received 2

Correspondence Taken In At Meeting

Speaker Slips

Cody Scheel, Project Manager: presents project, discusses some concerns
raised regarding parking and some resolutions for this issue.

Andrew Graham, Applicant: presents case and states objective of
project, shows pictures of garage, hands out letter from real estate agent.

Matt Janssen, Hearing Officer: questions applicant if this is his primary
residence, about the size of his vehicles, and intended use of garage, with
Mr. Graham responding.

Edwin Rambuski, Attorney for Mr. & Mrs. Tidwell: states concerns regarding
project, gives reasons why.

Penni Tidwell, Neighbor: states concerns regarding parking for project,
has picture exhibit and video. Video is not shown. Has copy of applicants
letter from the permit request addressing parking, copy is given to Hearing
Officer.

Carla Frisk, President of the Avila Cove HOA: presents concerns regarding
project, has letter for staff.

Stephanie Rowe, Neighbor: states concerns regarding project.
Chris Deweese, Neighbor: states concerns regarding project.
Mary Matakovich, Neighbor: states concerns regarding project.

Tony Spinelli, Business owner in Avila and Pismo Beach: states concerns
regarding project.

Andrew Graham, Applicant: addresses concerns raised.

Matt Janssen, Hearing Officer: asks staff for follow up comments, with Cody
Scheel responding.

Thereafter, on motion of the hearing officer, the request by ANDREW
GRAHAM for a Minor Use Permit/Coastal Development Permit

Exhibit 2
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(DRC2012-00012) is granted based on the Findings A. through G. in
Exhibit A and subject to the Conditions 1 through 12 in Exhibit B with
the following changes: Condition 3 shall have an additional sentence
added at the end which will read: "A lease to the tenants of the
Vacation Rental shall contain these parking requirements." Condition 4
shall be deleted, with the remaining Conditions to be renumbered
accordingly. Newly renumbered Condition 4 shall be amended to read:
" The maximum number of occupants allowed in the residential

vacation rental shall not exceed the number of occupants that can be
accommodated consistent with the onsite parking requirement and

shall not exceed two persons per bedroom.

persens: A lease to the tenants of the Vacation Rental shall contain

these occupancy requirements.”

ADJOURNMENT: 10:28 a.m.

DONNA HERNANDEZ, SECRETARY PRO TEM
PLANNING DEPARTMENT HEARINGS

MINUTES WERE RECEIVED AND FILED AT THE NOVEMBER 2, 2012 PLANNING

DEPARTMENT HEARING MEETING BY DANA LILLEY, HEARING OFFICER.

Page 4 of 4

http://slocounty.granicus.com/MinutesViewer.php?view _id=31&clip_id=1363

Exhibit 2
A-3-SLO-13-013
Pag&/B330f 78




Attachment 7

August 29%, 2012

To whom it may concern,

This letter is written on behalf of the residents of the Avila Cove Condominium Owners
Association. Our association would like to express our deep concern over the potential of
utilizing the unit/and or units adjacent to our property as resort rentals. Avila Cove COA
has a specific policy that forbids short term rental of any property in the complex. We
have this policy because we recognize the shortage of parking for all units located on San
Luis Parkway and San Luis Street. Additionally, we make every effort to maintain a
peaceful living community that respects the rights of all Avila residents. We believe
adding additional rental units will compromise this effort and complicate the already
dense parking issues associated with San Luis Parkway and San Luis Street.

Avila Beach has an adequate supply of rental properties located in town and adding
additional rentals will not serve to improve the Avila Community. We have a finite
amount of city resources to police and manage community needs, so we respectfully
request that you keep those resources focused on our current residents and prevent any
new unit(s) from being utilized as a resort rental property.

Respectfully,

Avila Cove Condominium Association

Exhibit 2
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August 30, 2012

Dear Cody Scheel and the San Luis Planning and Building Department:

We are writing in response to the letter from the Avila Cove Condo Association. While
we are NOT part of Avila Cove Condo Association, we are NOT bound to their rules
and regulations. We do understand thelr“concerns, and believe that it will not be an
~ issue for our house. Our house provides 4 car parking spots, two inside the garage and
2 outside. For one family to stay at the house, this will provide more than adequate

space

During the summer months, visitors park their cars on san luis parkway up all the way
on Avila Beach Dr to walk into town. This is clearly already happening with or without
summer homes being rented. In a recent article from Mary Richert Foppiano (executive
director of the Avila Beach Civic Association) she states there isn’t enough rental homes
in a town that only houses 350 residents, and they welcome addition tourist and
vacation rental in order to accommodate the needs of Avila Beach as a resort town. We
experienced that first hand as we have often had problems finding good home rentals
(there are only 20-30 that is publically known) before purchasing our home. I believe
that this will serve the community of Avila beach very well.

While we understand their concern for peaceful living, we do not want to disrupt that
balance as well. We love Avila Beach, as we got engaged on that beach and my
husband has been coming there since his college years. This community has become
our home. We would just like the opportunity to share it with family and friends and
therefore going through the formal process of getting the permit.

Sincerely Yours,

The Grahams
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Vacational Rentat For 194 San Luis Parkway Avila Beach

Penni Tidwell to: cscheel, annemb, Pete Kelley 09/10/2012 10:20 AM
From: Penni Tidwell <pennitidwell@live.com>
To: <cscheel@co.slo.ca.us>, <annemb@sbcglobal.net>, Pete Kelley <pedrokelley@gmail.com>

To Whom it May Concer:

We are writing this letter in regards to the proposed vaction rental request of 194 San Luis Parkway Avila
Beach. As owners of 198 San Luis Parkway Avila Beach we have conerns with this being approved
beacuse of parking, nuisances, noise, and property value loss.

In regards to the major concern being parking: We ourselves had 194 San Luis Parkway in escrow but
because of the difficulty in parking we decided to buy the top unit. Even though these are deemed as two
car garages It Is impossible to park two vehicles in the garges because of the entrance sharing the
common space with the two 9X18 Ft. "Guest Parking". When there are cars in the guest parking spots it
makes it impossible to enter gargage straight, therefore you must enter at a 90 degree angle and park at
a angle preventing another car to enter garage. Any person(s) renting this unit will find it much easier to
violate the rules and park in the guest parking, in front of garage or in front of said unit therefore
preventing access to others along with being a Safety and Fire Hazard issue.

The second concern is Nuisances: As stated in the CC8Rs 2.3 Nothing shall be done on any parcel or
withing the reciprocal easement area that may be of may become an annoyance or nuisance to the
residents of any Parcel or that in any way interferes with the quiet enjoyment of the other occupants of
the property of use of the reciprocal easement area. We believe that we along with other residence of the
property will having to constently "Police” sald vacation renters on how and where to park. CC&Rs also
state in Restrictions 2.1 Land use states all parcels shall be used for residential purposes only. Once this
property is approved for Vacation Rental it then becomes commericial which violates the CC&Rs.

Third concern Is the noise that it will create having Vacation renters in such a small space. All vehicles
must pass by first two units using a very narrow and steep driveway therefore causeing a negative impact
in the privacy and secruity of our residence.

Lastly we also feel that having a Vacation Rental within our complex wm cause a decrease in our property
value. Avila Beach already has plenty of Vacation Rentals that should be utilized before more are added.
We would request that Mary Matakovich read this letter tonight Sept. 10th 2012 at meeting on our behalf
since we will not be able to attend.

Please feel free to contact us at 209.529.9922 or by email.

We hope that you will take all things considered in thls matter,

Sincerely, . .

Greg and Penni Tidwell

&
N 1748

Jam

Exhil

)it 2

A-3-SLO-13-613
Page 3 of 14 Page 36 of 78




' Attachment 7

FW: Avila court

Penni Tidwell to: cscheel, annemb, Pete Kelley 09/10/2012 03:45 PM
From: Penni Tidwell <pennitidwell@live.com> '
To: <cscheel@co.slo.ca.us>, <annemb@sbcglobal.nét>, Pete Kelley <pedrokelley@gmail.com>

To Whom it May Concern:

Please see attached email from Craig Smith who was the Architect of the 194 San Luis Parkway Avila
Beach. These are his concerns in regards to the said property requesting to become a Vacational Rental.
Regards,

Greg and Penni Tidwell

Owners of 198 San Luis Parkway Avila Beach

From: pennitidwell@live.com

To: pennitidwell@live.com

“Subject: FW: Avila court

Date: Mon, 10 Sep 2012 15:39:51 -0700

Please forward

Subject: Fwd: Avila court

From: GTidwell@tidwellenterprises.com
Date: Mon, 10 Sep 2012 12:20:08 -0700
To: pennitidwell@live.com

Sent from my iPhone

Greg, .

I looked into the situation regarding the rental of the unit and there are a couple of things you can do.

One is the fact that the existing use permit was not set up for renting a unit out. This is a PUD, not a

- stand-along SFR, so there are more “teeth” in the existing conditions of approval. If there is no provision

-for this, it-will- have to be applied for. The biggest impact is the parking; or potential lack of it for renting.
The parking calc was for occupancy, not renting, therefore this will have to be dealt when they apply for a
MUP to rent out the unit. A _

CRSA Architecture

Craig R. Smith, AIA, CEQ/Principal Architect
890 Monterey Street, Suite A

San Luis Obispo, CA 93401

Phone: 1 (805) 544-3380 x 202

Fax: 1 (805) 544-8625

Email: crsa@craigrsmithaia.com

Web:  www.craigrsmithaia.com
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AVILA VALLEY ADVISORY COUNCIL

San Luis Obispo County, California
P.O. Box 65, Avila Beach, CA 93424
www.AvilaValley.org

Tuesday, September 11, 2012

Cody Scheel, Planner
cscheel@co.slo.ca.us

Hello Cody:
. At last night’s meeting of AVAC, the Minor Use Permit for a Vacation Rental at 194
Parkway was discussed.

After lengthy discussion and input from nearby neighbors (Avila Cove Condominium
‘Association, the Tidwells who live on the property and Mary Matakovich whose home is
next door west of this property, AVAC voted unanimously to: recommend to Planning
that the MUP be DENIED on the basis of limited and difficult parking, the potential

for noise and the restriction 2.1 Land Use in the 3-house CC&Rs.
These parties will be informed of the Hearing on October 5, 2012 if they wish to attend.

Thank you for your continuing attempt to protect Avila’s current residents.

Sincerely,

Anne M. Brown, Chair
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Sept 12,2012
To the San Luis Building and Planning Committe;
Thank you for taking the time to review this file and help us navigate this process.

We are writing this letter in response to the neighborhood conerns. In regards to the
parking situation, the requirement states a property should have enough parking
spaces to accommodate the people allowed. Our home is a 1590 square feet with
three bedrooms, allowing for two people per bedroom. A two_car garage is ample
space required for six people. The building is suited for two regular sized vehichels
easily as shown in the building plans we submitted. The two extra spaces outside
are a bonus for two other cars, welcomed to anyone within the three homes. I
understand that there may be some concerns that the tenets will "violate”
unwritten rules of parking but we don't foresee that being a problem as we will only
be renting to one family at a time and will make sure they understand they will only
be parking in our garage or allotted spaces.

We did review the CCR's prior to purchasing our home with the real estate agent
that listed the three homes. They are standard, and we are within our rights to use
“this home as a pg}‘_t__tlj{le vaction rental as these properties are free standing homes

thh no association or HOA only a drieway easement. We will attach the CC&R’s
upon request.

This proposed vacation rental is a single family rental, we as owners would want the
renters to respect our beautiful home as we would. While we understand the
neighbors concern, the impact would be the same or less, as if we were there. We
have a zero tolerance policy and anyone that does not respect this, will be asked to
leave immediately. There will be no need for " policing.” This community is mixed
‘with senior homes, families and partying college students less than 200 ft away. It
welcomes beach goers everyday that park on San Luis Parkway and around the
streets. These are the daily exposures we have as owners in this beach community.

We hope this addresses any concerns of the neighboring residents and eases them

knowing we are extremely concerned with maintaining a peaceful living situation
and greatly respect the privacy of our fellow homes owners.

Sincerely,

The Grahams
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Sept 27, 2012
Dear San Luis Building and Planning Committee,

We would also like to attach the parcel plan so it can be presented as an exhibit. Please take note
that our house is around 225 ft from the Tidwell’s, and around 250 ft from the Mary and Pete’s
house. However, only 150 ft. away from the Tidwell's home and less that 50 ft away from
Mary’s house, there is an apartment building (210 Laurel St.) that houses numerous college
students. They often have parties no matter what day it is, with loud music, numerous guests
parking all over the neighborhood We would assume that since this property is closer in
proximity, and more numerous in the population, it would imply a greater impact on noise, and
parking than our single family home would.

We appreciate your time and consideration. Thank you very much.

Sincerely,

The Grahams
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Attachment 7

1 &
KELLER
WILLIAMS.

EALT
September 29, 2012 Central Coaat
Board of Supervisors
County of Sun Luis Obispo

Coastal Zone Land Used Hearing Panel
Re: Minor Use Permit Application — 194 San Luis St., Avila Beach, CA.
To Whom It May Concern:

Regarding the application for the minor use permit to allow the property at. 194 San Luis St Avila Beach to
be used for residential vacation rental property, I see no apparent inconsistencies between the applications
intended use and those allowed under title 23 of the San Luis Obispo County Code Section 23.08.165

The applicant intends to employ local professional property management to verify that vacation occupants
abide by the ordinances in place and te properly screen prospective renters in such a way as to minimize
any potential effects to surrounding owners as a result of those allowed tenancies. There are several
remedies available should comptaints arise due to violations to these standards.

According to the Declaration of Covenants, Conditions & Restrictions for parcel map

CO 65-0139 goveming the above referenced property page one third paragraph states “the property has no
comuion area”. Each of the properties 194, 196 and 198 San Luis Street, Avila Beach, California have
their own independent and separate parcels. The driveway area is an casement. Vacation occupants will be
required to park in the garage located at 194 San Luis Street and thus would not create any interference
with any other person’s rights to the easement area.

The proposed use of the real property located at 194 San Luis Street, Avila Beach for vacation rental
purposes does not appear ta violate any of the CC&R’s governing the property. These same CC&R’s also
contend that no adjacent owner can interfere with the rights of other owners for their own property or the
reciprocal casement arca. Weekly or monthly tenancies in and of themselves do not coastitute an
annoyance or nuisance and I fail to see how they interfere with the quiet enjoyment of the owners of nearby
adjacent properties. Avila Beach has a definite shortage of viable vacation rental units. In a time when
attracting tourism helps with generation of income and tax revenues and in the absence of any
overwhelming data to support contesting the applicant T urge this panel to vote in favor of granting the
Conditional Use permit.

e oo

D*a"e G. Hansen
Keller Williams Central Coast Realty

Smcerely,

Gordaon and Diane Hansen

Brokers 308 Jeffrey Street » San Luis Gbispo, CA 93465 » 805.541.4423 « slotopteam@aol.com
Lic# 00813857 www.gerdonanddiane.com

Lic# 00598758 Eoch Koller Wilfiams Cantral Coast Office is Independently Dwned and Operated
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194 San Luis Permit Hearing '
Drew Graham to: CODY SCHEEL 10/01/2012 08:53 AM
Cc: Quynh Quach

From: Drew Graham <drew_email@yahoo.com>

To: CODY SCHEEL <cscheel@co.slo.ca.us>

Cc: Quynh Quach <quynhquach707@hotmail.com>
Cody-

Couple of quick things about the information you are going to present as well what is in the
packet If you could change the home type from a multi residential home to a single family home
in a "PUD" with only one common easement. Also this should be considered a private home not
a commercial home to match what is in the CC&R's and the letter I forwarded to you from the
real estate agent, Let me know if there is any concerns with these few minor changes. I have
attached the first page of the CC&R's and a site map. Thank you again for helping us through this

process look forward to meeting you in person on Friday.
All the best, :
. Drew

Drew Graham
805.704.7000

" Page 10 of 14
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RECORDING REQUESTED BY:
FIRST AMERICAN TITLE COMPANY

FASH-LF

Estate Financial, Inc.

Mel McColloch

1540 Marsh Street, Suite 230 -
San Luis Obispo, CA 93401

AND WHEN RECORDED, RETURN TO:

Attachment 7

gg'ﬂ&s%a?p%ﬁkt? Clerk/Recorder

Recorded 2 the requesd of
First American Title Company

{F
o21/2010
8:11 AM

e

Pages: 13

50.00
8.00
0.00

$50.00

APN: 076-201-024

The Property consists of three separate Parcels: Parcel 1, Parcel 2 and Parcel 3, as identified on
Parcel Map, which together constitute a three-unit planncd development of | the Property (the “Project™).

The County of San Luis Obispio approved the Project under Title 23 of its Coastal Zone Land
Use Ordinance at Section 23.22.080, which provides for approval of a planned development which
does not otherwise meet minimum parcel size requirements, provided common owned or maintained
portions of the subdivision are subject to covenants, conditions and restrictions for the management of
commonly used and maintained property. The Property has no common area, but does have Reciprocal
Easement Area, subject to maintenance obligations an Association consisting of each Parcel Owner.

Declarant hereby declares that the Property and each Parcel are and shall be held, conveyed,
hypothecated, encumbered, leased, - rented, used, sold, improved and oecupied subject to the
declarations, easements, covenants, conditions, servitudes, and charges that are contained in the
provisions of the Declaration as well as any amendments thereto, all of which are declared and agreed
to be imposed as equitable servitudes in furtherance of a plan of development established by Declarant
as reflected in Parcel Map CO 05-0139 and all of which are declared and agreed to be for the purpose
of enhancing, maintaining and protecting the value and attractiveness of the Property for the benefit of
its owners.

All of such limitations, restrictions, easements, reservations, covenants, conditions, servitudes,
liens and charges-shall-run with the land; shall be binding en and inure to the benefit of all of -the
parties having or acquiring any right, title or interests in the Property or any Parcel, are for the benefit
of the Property and each Parcel, and shall be binding on and inure to the benefit of the suceessors in
interest of all or any Owner of the Property or any Parcel.

1. Definitions. In addition to the definitiods provided in the Recitals above, the following
definitions shall apply to this Declaration.

Exhibit 2

A-3-SLO-13-643
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Attachment 7

3563 Empleo St Ste. B, San Luis Obispo CA 93401
(805) 544 - 9093 (Fax) 544 - 6215

| 7 PLANNING ﬁéPAR‘fMEN:I' HEARINGS
Octoberd,2012 . .. T T agenpAmEM,__ )
- L o B DA‘IE _ u;»]&“ép
o DONOTREMOVEFHOM FILE
'CodyScheel,Pro‘]ectManager P LU
: PlanmngandBuﬂdngcparﬁnent T T L
County of San Luis Obispo . . R P B SR e
976()sosStreet,Room300 T C s anee ey
- San Luis Obispo, CA.93408
RE: xAndrew Graham Mmor Use Permxt/Coastal Develepment Permit - G e et

The Av:la Cove Condomlmums Homeowncrs Assoclauon (Assoc:auon) recently recewed
notzﬁcanon regardmg the proposal to allow the resxdence located at 194 San Luis Street Parkway to

to opposc thls penmt request for the followmg reasons

1 Resldenual Ne:ghborhood The resxdence located ax 194 San Lms Parkway in loca;.ed in an
area;of Avila Beach.which is used excluswely for remdentlal use, either ag primary .
;«'resld\mces, :second homes. or, long term tenants, . There is no other area of Av:la where tlns
situation exists. As one moves towards the beach, the. mix bctween vacation, :entals and
residences becomes greater. 'Ihese areas whlch are closer to the beach and the village, are

IICUREGN (P

FIGTLMOLS 50 ‘afea facing San Luis Creek is quister aid tuch -
. more,suited for stricfly residential use. It i is.for that reason that the Avila, Cove . | +oiinn
Condommums CC&R’s do not allow for rentals of Iess than 30, days

2. Nmse. The requuementthat rental of the remdencc cannot exceed one mdmdual tenanc Y.
rmﬂam 7-days will allow four. d:ﬂ'erent tenants in any-given month and-during the summer,;
is likely that there would, mfact, e a different tenant in the unit everyweekend. Itis - ...
entirely possible that while one tenant will be quiet and respectful of the residential :
character of the neighborhood, it is equally hkely that the next: tenant mlght be rowdy and:...
‘disrespectful of the neighborhood.

© Ofthe 17 units in the Avila Cove Condominiums, which are located immediately adjaoent to N
194 San Luis Parkway, roughly two-thirds of them are either owner-occupied-or tehants,
while the remaining one-third use their units as second homes. Ineither:case; it is-fair to say
that the Avila Cove owners purchased units in this area of Avila (as opposed to areas-closer
to the beach) due to its quiet, residential character. One bad vacation tenant can ruin the ;.- . .
~ weckend for both full time and part time residents. '

Expibit 2
A 3- SLO 13-013
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Attachment 7

iy

- Cody Scheel, Project Manager-: -
~ October 4, 2012
Page Two

N e r =1, While the unit’s owners are required to desxgnate alocal property manager that is available
COVIRAIH ﬁ?ﬂ“r{@si\ dﬁ}*’tﬁdf coniplamts by the time a noisy tenant has been reprimanded, the adjacent
‘ resxdents hafg already been disturbed. Such disruptions are more than likely to occur on
“““““ eekends When Tesidents are seeking a respite from a busy work week. Finally, if'the
“"‘““"’"“‘"ch‘éTt‘y ﬁaﬂ’ﬁg‘ﬁ"cannot be reached, the only recourse available to residents is to contact the
5417 mczeunty, Sheriff, thys shifting this burden to the County’s already stramed resources,

3 Parking. This particular unit i is the last one in the driveway leading to it from*San Luis"
Street Parkway. As such, it would not be difficult to park a niiniber of cars at‘this unit s"
its location will allow cars to be parked “in the garage, driveway or oﬁhemnse out: of thi

“roadway.” This language would allow for a significant number of cars commg m andmut -
the driveway, thus disturbing the residences on either side of that small fage, "% Rd

4. Maximum Nuamber of Ocmpants.“ This restriction; which will allow for a maxifmiiof 6. -
* persons staying in the unit is virtually unenforceable because it will be difficult to determme
‘which persons are staymg in the unit and which are “visiting”. Even the owner may not-bé =
able to enforce this prowsmn if the renter has not proparly dlsclosed the accurate number of _
people ﬂlat will be smymg in the unit. "

5 "’-"’Cumulatwe Impacts. i ﬂns permlt is approved, it would appear that there is nothmg-tcrr s
prevent other owners in the area from requcsting 4° ‘sitstilar vacation réntal status; Shotld:+-
-additional pertmts for vacation rentals be approved, the character of the only excluswely .

- *" “residential area in'  Avila Bédch would be negitively affected:“Such a‘change Woiild- also
result in an increase in value for those unitsthaf'can be tsed as vacanonrcntals and'd’ -
""‘-5decreasc iri value for those that cannot be' mmlﬁ:ly used It is far nore eqmtable thatall
'umts in thlsarea remmn for wsldenual use oﬁly ' :

) The szla Cove Condominim:ns Homeowﬁérﬁ As’saciauon, ﬂlerefore beheves that ﬁhdlhgs Q ﬁnd E
on Page 5 of the staff repoit cannit deﬁmtlvely be-made | bécause there is’ 1o way to’ guarantee that
“the conduct of the use will not be detritheiital to the.... pérsons residing ‘or working'ini the -

-peighborhood of the use” and/or that “‘the vacation rental use will not conflict with the sun:oundmg

‘lands and usés”. - Furthermore, thie Associdtion believes that the ‘condoinififtim owners withiil Avila

Cove Condommmms Wwill'be negatively affécted by the issusiice of this’ ‘pertnit and ls, thcrefore
requesting that tlns Mmor Use Permlt/Coastal Development Pernnt bedemed :

Thankyouforyouropportumlytocommentonﬁxsmtrequest e

Sincerely,

President B T e o WL .. LR

cc: County Supervisor Adam Hill

E

a1

A-3-SLO-
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Attachment 8
1-1

COUNTY OF SAN LUIS OBISPO
DEPARTMENT OF PLANNING AND BUILDING
STAFF REPORT

Tentative Notice of Action

Promoting the wise use of fand
Helping build great communities

MEETING DATE CONTACT/PHONE APPLICANT FILE NO.
October 5, 2012 Cody Scheel Andrew Graham DRC2012-00012
LOCAL EFFECTIVE DATE

October 19, 2012 Project Manager
PPROX FINAL EFFECTIVE (805) 781-5157

DATE

November 8,2012 cscheel@co.slo.ca.us
SUBJECT

Hearing to consider a request by Andrew Graham for a Minor Use Permit / Coastal Development Pemut to
allow an exrsting single family residence to be used as a residential vacation rental. The proposed project i

ithin the tial Multi-Famil and is located at 194 San Luis Street Parkway, between
Laurel Street and Lucas Lane in the commumty of Avila Beach. The site is in the San Luis Bay Coastal

planning area.
FECOMMENDED ACTION

pprove Minor Use Permit / Coastal Development Permit DRC2012-00012 based on the findings Iasted in
Exhibit A and the conditions listed in Exhibit B8

ENVIRONMENTAL DETERMINATION
A Class 3 Categorical Exemption was issued on August 8, 2012 (ED12-028)

LAND USE CATEGORY COMBINING DESIGNATION IASSESSOR PARCEL NUMBER  [SUPERVISOR
[Residential Multi-Family |Coastal Appealable Zone, 076-201-082 DISTRICT(S)

~ |Archaeologically Sensitive Area, 3

Local Coastal Program

PLANNING AREA STANDARDS:
INone applicable
Does the project meet applicable Planning Area Standards: N/A

.]LAND USE ORDINANCE STANDARDS:
 |Coastal Zone Land Use Ordinance Sections 23.08.165 Residential Vacation Rentals

Does the project conform to the Land Use Ordinance Standards: Yes - see dISCUSSiOh

FINAL ACTION

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

The 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 y SAN Luis OBISPO y CALIFORNIA 93408 y (805) 781-5600 y Fax: (806) 781-1242

Exhibit 2
A-3-SLO-13-013
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1-2
Planning Department Hearing
Minor Use Permit / Coastal Development Permit # DRC2012-00012 / Graham
Page 2

EXISTING USES:
Residential / Commercial Retail

FSURROUNDING LAND USE CATEGORIES AND USES:

North: Residential Multi-Family/Residences East: Residential Multi-Family/Residences
South: Residential Multi-Family/Residences West: Residential Multi-Family/Residences
TOPOGRAPHY: _ VEGETATION:

[Nearly level N/A

Water supply: Community system, Avila CSD August 30, 2012

Sewage Disposal: Community system, Avila CSD

{Fire Protection: Cal Fire — CDF County Fire

LAND USE ORDINANCE STANDARDS:
- Section 23.08.165 Residential Vacation Rentals —

- The development of a new structure intended for use as a Residential Vacation Rental shall
comply with all standards applicable to the construction o (J a residence within the fand use

" category that the Residential Vacation Rental is proposed* Coastal Zone Land Use Ordinance

- section 23.08.165 govemns the establishment of residential vacation rentals in the coastal zone.

However, the standards set forth in this section only apply to the urban areas of Cambria and
Cayucos. Additionally, this is an existing residence. .

'Combining Designations

Section 23.07.120 Local Coastal Plan
The project site is located within the California Coastal Zone as determined by the Cahfomia
Coastal Act of 1976 and is subject to the provisions of the Local Coastal Plan. Decisions by the
Planning Department, Planning Commission or Board of Supervisors on ‘projects* within the
Coastal Zone may be appealed to the California Coastal Commission. Residential Vacation
Rentais are listed as a special use (“S” use under Table 0), and when located within a site that
- is in the coastal appealable area the special use requires a land use permit (CZLUO
.23.08.014}. This Minor Use Permit (MUP)satisfies this requirement. .

Section 23.07.104 Archaeologically Sensitive Area '
.The provisions of this section are intended to protect and preserve archaeological resources.
- This designation is to ensure that new development will not have significant effects on existing,
known or suspected archaeological resources. This project does not propose any new
. development and is therefore consistent with the intent of this combining designation.
COASTAL PLAN POLICIES:

Shoreline Access: N/A

Recreation and Visitor Serving: (See discussion)

Energy and Industrial Development: N/A

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

Agriculture: N/A

Public Works: N/A

Coastal Watersheds: N/A

Visual and Scenic Resources: N/A

Hazards: N/A

Exhibit 2
_ A-3-SLO-13-013
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1-3
“Planning Department Hearing
Minor Use Permit / Coastal Development Permit # DRC2012-00012 / Graham
Page 3

Archeology: N/A
Air Quality: N/A

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

The Coastal Plan policies for Recreation and Visitor serving uses are focused primarily on
commercial recreational uses and commercial lodging facilities such as hotels, motels, bed and
breakfast establishments and recreational vehicie parks. These are all classified as transient
lodging in Coastal Zone Framework for Planning, Tahle “Q". Residential Vagcation Rentals are
smgie famlly residences by design (or occasionally multl-famrly res«:fences) and are listed in the
Residentla! use group in Table “O". Although they do serve visitors they are sometimes rented

& fonth or not rénted at all subject to the desire of the property owner. While Coastal Plan
Pohc:es generally encourage visitor serving facllities in certaln cwcumstances residential
vacation rentals are not discussed.

‘STAFF COMMENTS:

The operational standards set forth in Coastal Zone Land Use Ordinance section 23.08.165
have been added as conditions to this project. While those standards only apply to Zoning
Clearances issued in Cambria and Cayucos, they-can be added to a discretionary permit if
appropriate. Staff's position is that the standards will help to minimize any potential impacts to
surrounding property owners. The proposed conditions of approval have routinely been added
‘to other minor use permits for establishment of vacation rentals.

A two hundred foot distance limitation is not required outside of urban reserve lines by the
Coastat Zone Land Use Ordinance, but it could be added to this permit for similar reasons that
the operationa!l standards wére. added However, staff is not recommending the two hundred
Yoot distance limitation be imposed on this project since the nearest parcel with a vacation rental
to the applicant's parcel is approximately 450 feet to the northwest in a residential subdivision
within the Avila Beach Urban Reserve LineT

,COMMUNITY ADVISORY GROUP COMMENTS:

On September 10, 2012 the Planning Department Commumty Llalson for Avila Beach attended
the Avila Valley Advisory Council meeting. Concemns about nuisance and noise were
discussed, as well as concerns. about inadequate parking for the proposed vacation rental.
AVAC recommended denial of the proposed project.

STAFF RESPONSE:

The AVAC recommendation has been taken into consideration and. operational conditions have
been associated to the project to address noise standards and specific parking requirements.
The project has also been conditioned to designate a local property manager or contact person
who shall be available 24 hours a day to respond to tenant and neighborhood questions or
concems.

AGENCY REVIEW:

{

N PRI

PRV

Exhibit 2
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Planning Department Hearing
Minor Use Permit / Coastal Development Permit # DRC2012-00012 / Graham

Page 4

Public Warks — No comment

Avila CSD - No comment

Avila Fire — None received

California Coastal Commission — No comment

LEGAL LOT STATUS:
The existing lot was legally created by a recorded map at a time when that was a legal method
of creating lots.

Staff report prepared by Cody Scheel and reviewed by Bill Robeson.

Page 4 of 20

Exhibit 2
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Minor Use Pemit / Coastal Development Permit # DRC2012-00012 / Graham
Page 5

EXHIBIT A - FINDINGS

CEQA Exemption
A The project qualifies for a Categorical Exemption (Class 3) pursuant to CEQA Guidelines
- Section 15303.

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
heaith, 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 proposed vacation rental 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 existing residence will

. not change and, as conditioned, the vacation rental use 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 off San Luis Street Parkway, and no
additional traffic is associated with the project because it is using an existing approved
residence as a residential vacation rental. Additionally, this vacation rental will have a
condition of approvat that will limit the number of cars associated with the vacation rental

to two cars per rental penod and require the two cars to park inside the- extstlng 2 car

garage.
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 directly adjacent to
the coast and the project will not inhibit access to the coastal waters and recreation
areas.

Exhibit 2
A-3-SLO-13-013
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Minor Use Pemmit / Coastal Development Permit # DRC2012-00012 / Graham
Page 6

EXHIBIT B - CONDITIONS OF APPROVAL

Authorized Use

1. This approval authorizes a Minor Use Permit to allow the existing residence to be used
as residential vacation rental.

Operational Conditions

2, Availability of the residence as a rental to the public shall not be advertised on site.

3. 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. Normal residential traffic volume means up
to 10 trips per day. For purposes of this vacation rental, no more than two vehicles shall
be used and all parking associated with the vacation rental shall be located in the
attached 2 car garage.

4, All parking associated with the residential vacation rental shall be entirely on-site, in the
garage, driveway or otherwise out of the roadway. Tenants of the vacation rental shall
not use on-street parking at any time. A lease to the tenants of the Vacation Rental shall
contain these parking requirements.

5.  The maximum number of occupants aflowed in the residential vacation rental shall not
exceed the number of occupants that can be accommodated consistent with the onsite
parking requirement, and shall not exceed two persons per bedroom plus two additional
persons. ' o

6. The residential vacation rental is not to change the residential character of the outside
appearance of the building, either by the use of colors, materials, lighting, or by the
emission of noise, glare, flashing lights, vibrations or odors not commonly experienced in
residential areas. : '

7. . The residential vacation rental 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 requiring 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.

8. The property owner shall designate a local property manager or contact person. The
local property manager or contact person shall be available 24 hours a day to respond to
tenant and neighborhood questions or concerns. Where a property owner lives within
the same community as the residential vacation rental, the property owner may
designate themselves as the local contact person. The following requirements shall
apply:

(a) The name, address and telephone number(s) of the local contact person
shall be submitted to the Department of Planning and Building, the local
Sheriff Substation, the main county Sheriff's Office, the local fire agency and
supplied to the property owners within a 300 foot radius. The name,
address and telephone number(s) of the local contact person shall be

Exhibit 2
A-3-SLO-13-013
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Planning Department Hearing
Minor Use Permit / Coastal Development Permit # DRC2012-00012 / Graham
Page 7

10.

1.

12.

13,

permanently posted in the residence in a prominent location(s). Any change
in the local contact person’s address or telephone number shall be promptly
furnished to the agencies and neighboring property owners as specified in
this subsection.

(b) 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 23.08.165 Subsection n
shall apply.

Rental of the residence shall not exceed one individual tenancy within seven
consecutive calendar days. No additional occupancy (with the exception of the property
owner) shall occur within that seven day period. The residential vacation rental shall
only be used for the purposes of occupancy as a vacation rental or as a full time

occupied residence. No other use (i.e.: home occupation, temporary event, homestay)

shall be allowed on the site.

 The residential vacation rental shall meet the reguiations and standards set forth in.

Chapter 3.08 of the County Code, including any required payment of transient
occupancy tax to the County Tax Collector for each residential vacation rental.

Penalties for violation of these conditions of approval may include revocation of the
Minor Use Permit and Business License. If a local contact person is not able to be
reached by the Sheriff more than three times in any consecutive six month period, this
shall be grounds for revacation of the Business License consistent with Title 6 of the

' County Code.

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

- proof of Transient Occupancy Tax payment to the County Tax Collector is submitted to

the Department of Planning and Building within 24 months of approval.

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 Coastal Zone Land Use Ordinance.

Exhibit 2
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SAN Luis OBIsPO COUNTY

DEPARTMENT OF PLANNING AND BU ILDING
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}
THIS IS A NEW PROJECT REFERRAL L

DATE: 8/9/2012 .
77 ‘\ 1 At ! ‘ n' ”
r;L\/T ’0/ A \\ "/‘L ] ; I U
oV i
1 )SRCYM: Cody Scheel, Coastal Team crUMTY OF SAM LS OBISFO

PROJECT DESCRIPTION: DRC2012-00012 ANDREW- Mm{)f se 'Permlt fOl' a. VQQELUQR:EMI
Site located off San Luis Street in Avila Beach. APN: 076- 203-68'7“

Raturn this lefter with your comments attached no later than: 14 days from receipt of this referral.
CACs please respond within 60 days. Thank you.

PART 1 - I§_.TF§E ATTACHED INFORMATION ADEQUATE TO COMPLETE YOUR REVIEW?
M YES (Please go on to PART IL.)
O NO (Call me ASAP to discuss what else you need. We have only 10 days in which
we must obtain comments from outside‘agencies )

PART Il - ARE THERE SIGNIFICANT CONCERNS, PROBLEMS OR IMPACTS IN YOUR AREA OF

REVI EW?
Q YES (Please describe impacts, along with recommended mitigation measures to
reduce the impacts to less-than-significant levels, and attach to this letter)
& NO (Piease go on to PART I}

PART Il - INDICATE YOUR RECOMMENDATION FOR FINAL ACTION.

Please attach any conditions of approval you recommend to be !ncorporated into the project's
approval, or state reasons for recommending denial.

IE YOU HAVE "NO COMMENT," PLEASE SO-INDICATE, OR CALL.

'..1/
n oy . ‘ - 3 )
By -V L R e S
Date Name R Phone
COUNTY GOVERNMENT CENTER o SAN LUIS OBISPO o CALIFORNIA 93408 < (805)781-5600 Exhibit 2

EMAlL: planning @co.slo.ca.us o FAX: (805) 781-12420  WEBSITE: http://WWW.SIOpIannIn%O_@l_SLo_13_013
Page 12 0120 Page 59 of 78
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SANLuIs OBISPO COUNTY

DEPARTMENT OF PLANNING AND BUILDING

THIS IS A NEW PROJECT REFERRAL

DATE: B/9/2012

TO: Q\JL\ O ’Q\ < a_c,\'\ Q,%B
FROM: Cody Scheel, Coastal Team

PROJECT DESCRIPTION:  DRC2012-00012 ANDREW- Minor Use Permit for a vacation rental.
Site located off San Luis Street in Avila Beach. APN; 076-201-082.

L YES (Please go onto PART It.) -

; NO (Call me ASAP ta discuss what else you need. We have only 10 days in which
we must obtain comments from outside agencies.)

PART Il - ARE THERE SIGNIFICANT CONCERNS, PROBLEMS OR IMPACTS IN YOUR AREA OF

REVIEW? :
Q yes {Please describe impacts, along with recommended mitigation measures to
reduce the impacts to less-than-significant levels, and attach to this letter)
%No (Please go on to PART )

PART Ml - INDICATE YOUR RECOMMENDATION FOR FINAL ACTION. !

Please attach any conditions of apprqval you recommend to be incorporated into.the project's
approval, or state reasons for recommending denial.

1F YOU HAVE "NO COMMENT." PLEASE SO INDICATE, OR CALL.

Vo crmpent

®lajin Pohn Wblue  s95-2404

Date 7/ ' Name Phone

COUNTY GOVERNMENT CENTER  » SAN Luis OBISPO _« CALIFORNIA 93408 » (805)781-5600

EMAIL: planning @ca.slo.ca.us «  FAx: (805) 78)-1242+ WEBSHE:Ehttp://ww.sloplannlng‘org

, Exhibit 2
A-3-SLO-13-013
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RE: DRC2012-00012 ANDREW, Coastal E-Referral, (MUP, Avila Beach)

Robinson, Daniel@Coastal to: ‘cscheel@co.sio ca.us' 08/27/12012 02:22 PM
From; “Robinson, Daniel@Coastal” <Daniel.Robinson@coastal.ca.gov>
To: "“cscheel@co.slo.ca.us™ <cscheel@co.slo.ca.us>
Thank you Cody.

CCC has no comments on this vacation rental app.

Cheers,
Daniel

From: ¢scheel@co.slo.ca,us [maiito:cscheel@co.slo.ca.us)

Sent: Monday, August 27, 2012 11:47 AM '

To: Rabinson, Daniej@Coastal

Subject: RE: DRC2012-00012 ANDREW, Coastal E-Referral, (MUP, Avila Beach)

Please see attached.

Cody Scheel s
Planner - Current Planning

County of San Luis Obispo
Department of Planning & Building
976 Osos Street, Room 300

San Luis Obispo, CA 93408

(80S5) 781-5157
cscheel@co.slo.ca.us

From: “Robinson, Daniel@Coastal” <Daniel. Robinson@coastal.ca.gov>

To:  “cscheel@co.slo.ca.us™ <cscheel@co.slo.ca.us>

Date: 08/2712012 11:05 A

‘Subject: RE: DRC2012-00012 AKDREW, Coastal E-Referral, (MUP, Avila Beach)

Thanks for trying. Still giving me an error {404).

Daniel

From: cscheel®@co.slo.ca.us [mailto:cscheel@co.slo.ca.us)
Sent: Monday, August 27, 2012 11:03 AM

Page 14 of 20
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~ August 29", 2012

To whom it may concern,

This letter is written on behalf of the residents of the Avila Cove Condominium Owners
Association. Our association would like to express our deep concern over the potential of
utilizing the unit/and or units adjacent to our property as resort rentals. Avila Cove COA.
has a specific policy that forbids short term rental of any property in the complex. We
“have this policy because we recognize the shortage of parking for all units located on San
Luis Parkway and San Luis Street. Additionally, we make every effort to maintain a
peaceful living community that respects the rights of all Avila residents. We believe.
adding additional rental units will compromise this effort and complicate the already
dense parking issues associated with San Luis Parkway and San Luis Street,

Avila Beach has an adequate supply of rental properties located in town and adding
additional rentals will not serve to improve the Avila Community. We have a finite
amount of city resources to police and manage community needs, so we respectfully
request that you keep those resources focused on our current residents and prevent any
* new unit(s) from being utilized as a resort rental property.

Respectfully,

"~ Avila Cove Condominium Association

Page 15 of 20
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August 30, 2012
Dear Cody Scheel and the San Luis Planning and Building Department:

We are writing in response to the letter from the Avila Cove Condo Association. While
we are NOT part of Avila Cove Condo Association, we are NOT bound to their rules
and regulations. We do understand their concerns, and believe that it will not be an
issue for our house. Our house provides 4 car parking spots, two inside the garage and
2 outside. For one family to stay at the house, this will provide more than adequate
space.

During the summer months, visitors park their cars on san luis parkway up all the way
on Avila Beach Dr to walk into town. This is clearly already happening with or without
summer homes being rented. In a recent article from Mary Richert Foppiano (executive
director of the Avila Beach Civic Association) she states there isn’t enough rental homes
in a town that only' houses 350 residents, and they welcome addition tourist and
vacation rental in order to accommodate the needs of Avila Beach as a resort town. We
experienced that first hand as we have often had pfob’lems find‘irig good home rentals
~ {there are only 20-30 that is publically known) before purchasing our home. I believe
that this will serve the community of Avila beach very well.

While we understand their concern for peaceful living, we do not want to disrupt that

balance as well. We love Avila Beach, as we got engaged on that beach and my

husband has been coming there since his college years. This community has become
- our home. We would just like the opportunity to share it with family and friends and
therefore going through the formal process of getting the permit.

Sincerely Yours,

The Grahams
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Vacational Rental For 194 San Luis Parkway Avila Beach

Penni Tidwell 10: cscheel, annemb, Pete Kelley 09/10/2012 10:20 AM
From: Penni Tidwell <pennitidweli@live.com>
To: <cscheel@co.sto.ca.us>, <annemb@sbcglobal.net>, Pete Kelley <pedrokelley@gmail.com>

To Whom it May Concer:

We are writing this letter in regards to the proposed vaction rental request of 194 San Luis Parkway Avila

Beach. As owners of 198 San Luis Parkway Avila Beach we have conerns with this being approved

beacuse of parking, nuisances, noise, and property value loss.

In regards to the major concern being parking: We ourselves had 194 San Luis Parkway in escrow but

because of the difficulty in parking we decided to buy the top unit. Even though these are deemed as tweo

car garages it is impossible to park two vehicles in the garges because of the entrance sharing the

common space with the two 9X18 Ft. "Guest Parking”. When there are cars in the guest parking spots it

makes-it impossible to enter gargage straight, therefore you must enter at a 90 degree angle and park at

a angle preventing another car to enter garage. Any person(s) renting this unit will find it much easier to

violate the rules and park in the guest parking, in front of garage or in front of said unit therefore

preventing access to others along with being a Safety and Fire Hazard issue.

The second concern is Nuisances: As stated in the CC&Rs. 2.3 Nothing shall be done on any parcel or

withing the reciprocal easement area that may be of may become an annoyance or nuisance to the

residents of any Parcel or that in any way interferes with the quiet enjoyment of the other occupants of

the property of use of the reciprocal easement area. We believe that we along with other residence of the

property will having to constently “Police" said vacation renters on how and where to park. CC&Rs also

state in Restrictions 2.1 Land use states all parcels shall be used for residential purposes only. Once this

property is approved for Vacation Rental it then becomes commericial which violates the CC&Rs.

Third concern is the noise that it wilt create having Vacation renters in such a small space. All vehicles

must pass by first two units using a very narrow and steep driveway therefore causeing a negative impact

in the privacy and secruity of our residence.

Lastly we aiso feel that having a Vacation Rental within our complex will cause a decrease in our property

value. Avila Beach already has plenty of Vacation Rentals that should be utilized before more are added.
We would request that Mary Matakovich read this letter tonight Sept. 10th 2012 at meeting on our behalf

since we will not be able to attend.

Please feel free to contact us at 209.529.9922 or by email.

We hope that you will take all things considered in this matter,

Sincerely, .

Greg and Pennl Tidwell
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FW: Avila court

Penni Tidwell to: cscheel, annemb, Pete Kelley 09/10/2012 03:45 PM
From: Penni Tidwell <pennitidweli@live_com>
To: <cscheel@co.slo.ca.us>, <annemb@sbcglobal.net>, Pete Kelley <pedrokeliey@gmail.com>

To Whom it May Concern:

Please see attached email from Craig Smith who was the Architect of the 194 San Luis Parkway Avila
Beach. These are his concerns in regards to the said property requesting to become a Vacational Rental.
Regards,

Greg and Penni Tidwell

Owners of 198 San Luis Parkway Avila Beach

From: pennitidwell@live.com

To: pennitidwell@live.com

Subject: FW: Avila court

Date: Mon, 10 Sep 2012 15:39:51 -0700

Please forward

Subject: Fwd: Avila court B
From: GTidwell@tidwellenterprises.com

Date: Mon, 10 Sep 2012 12:20:08 -0700

- To: pennitidwell@live.com

Sent from my iPhone
Greg,

- looked into the situation regarding. the rental of the unit and there are a couple of things you can do.
One is the fact that the existing use permit was not set up for renting a unit out. This is a.PUD, not a
stand-along SFR, so there are more "teeth” in the existing conditions of approval. If there is no provision
for this, it will have to be applied for. The biggest impact is the parking, or potential fack of it for renting.
The parking calc was for occupancy, not renting, therefore this will have to be dealt when they apply for a
MUP to rent out the unit. .
CRSA Architecture
Craig R. Smith, AIA, CEO/Principal Architect
890 Monterey Street, Suite A
San Luis Obispo, CA 93401
Phone: 1 (805) 544-3380 x 202
Fax: 1 (805) 544-8625
Email: crsa@craigrsmithaia.com
Web: www.craigrsmithaia.com
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AVILA VALLEY ADVISORY COUNCIL
San Luis Obispo County, California
P.O. Box 65, Avila Beach, CA 93424
www.AvilaValley.org

Tuesday, September 11, 2012

Cody Scheel, Planner
cscheel(@co.slo.ca.us

Hello Cody:
At fast night’s meeting of AVAC, the Minor Use Permit for a Vacation Rental at 194

Parkway was discussed.

After lengthy discussion and input from nearby neighbors (Avila Cove Condominium
Association, the Tidwells who live on the property and Mary Matakovich whose home is
next door west of this property, AVAC voted unanimously to: recommend to Planning
that the MUP be DENIED on the basis of limited and difficult parking, the potential
for noise and the restriction 2.1 Land Use in the 3-house CC&Rs.
These parties will be informed of the Hearing on October 5, 2012 if they wish to attend.

“Thank you for your continuing attempt to protect Avila's current residents.

Sincerely,

Anne M. Brown, Chair

Exhibit 2

A-3-SLO-13-013

Page 19 of 20

Page 66 of 78




Attachment 8

1-20

Sept 12, 2012
To the San Luis Building and Planning Committe;
Thank you for taking the time to review this file and help us navigate this process.

We are writing this letter in response to the neighborhood cenerns. In regards to the
parking situation, the requirement states a property should have enough parking
spaces to accommodate the people allowed. Qur home is a 1590 square feet with
three bedrooms, allowing for two people per bedroom. A two car garage is ample
space required for six people. The building is suited for two regular sized vehichels
easily as shown in the building plans we submitted. The two extra spaces outside

- -are a bonus for two other cars, welcomed to anyone within the three homes. |
understand that there may be some concerns that the tenets will "violate"
unwritten rules of parking but we don't foresee that being a problem as we will only
be renting to one family at a time and will make sure they understand they will only
be parking in our garage or allotted spaces.

We did review the CCR's prior to purchasing our home with the real estate agent
that listed the three homes. They are standard, and we are within our rights to use
this home as a part time vaction rental as these propetties are free standing homes
with no association or HOA only a drieway easement. We will attach the CC&R's
upon request. -

This proposed vacation rental is a single family rental, we as owners would want the
renters to respect our beautiful home as we would. While we understand the
neighbors concern, the impact would be the same or less, as if we were there. We
have a zero tolerance policy and anyone that does not respect this, will be asked to
leave immediately. There will be no need for " policing.” This community is mixed
with senior homes, families and partying college students less than 200 ft away. It
welcomes beach goers everyday that park on San Luis Parkway and around the
streets. These are the daily exposures we have as owners in this beach community.

We hope this addresses any concerns of the neighboring residents and eases them
knowing we are extremely concerned with maintaining a peaceful living situation
and greatly respect the privacy of our fellow homes owners.

Sincerely,

The Grahams
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NOTE:

» Last page of this Rental Agreement must be signed and returned to us within 48 hours ot
receipt along with a copy of your photo ID.

« Full payment is due 30 days prior to arrival and will be charged to credit card on file without

notification.
» Key pick up/drop off is at our office at 702 Dolliver St. in Pismo Beach:

Between 3-5pm Monday through Friday and by 3pm Saturday and Sunday.

* Please call to arrange after-hours key pick up.
» All rates and amenities subject to change, we reserve the right if necessary to change

properties.

VACATION RENTAL AGREEMENT - TERMS AND CONDITIONS

a SEE - BEACH BUM HOLIDAY RENTAL AND MANAGEMENT INC., herein after
teferred to as BBH R&M serves as the Agent and representative of all owners of vacation rental ‘
properties in its rental program, and is acting at all times, in and for the best interests of the owners.

Guest agrees to the charges on the Rental Agreement. If paying by check, a valid credit card is stil
required and any non-sufficient funds fees will be charged to guest’s credit card.

BBHR&M accepts Visa, MasterCard credit/debit cards:

A. A payment by credit card equal to 1 night's rent plus processing fee wili be required as a
reservation guarantee when making a reservation. For reservations of 30 days or more, the
reservation guarantee is equal to 25% of the monthly rental fee. Receipt of the last page of this
document must be received within 48 hours in order to confirm the reservation. At that time, the
credit card on file will be charged accordingly and an automated receipt email will be sent for
your racords.

B. The remaining balance is due no later than thirty (30) days prior to your check-in date, either by
check or credit card on file. BBHR&M DOES NOT ACCEPT ANY PAYMENTS AT CHECK-IN.

C. Reservations placed within thirty (30) days of check-in date will require payment in full at the

: time of booking the reservation and must be paid with credit/debit cards only. BBHR&M does not
accept checks for reservations made less than thirty (30) days before check-in date in order to
allow for processing time.

ek Gtate Law requires a bed tax collection for all rentals less than thirty (30) days.

CREDHEE - By providing credit card number as a guarantee. Guest agrees to pay all rent and
assocnated fees accept all terms of the lease agreement and accept all liability for any damage not
covered by the security deposit and/or beyond normal wear and tear during the term of lease with
BBHR&M. Any charges exceeding security deposit, guest understand that these costs will be charged
to credit card and that all credit card sales are finai.

scheduled arrival date at which time office lock box codes are released for after hour key pick-up. If
unavailable by phone, Guest must make contact with office 24 hours prior to arrival date for after hours
instructions. The property cannat be guaranteed ready for occupancy until 3PM. BBHR&M will use its
commerciall reasonble efforts to have the Premlsesrea for Guest oceyj an by 3PM, but
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EVSEBEERERS - Will be teleased BRE¥ to party signing contract, unless previous arrangements
are made and a key release form assigning another party (25 years of age or older) has been
previously signed emd1 retumgd to BBHR&M at least 24Hrs prior to arrival. Guest will receive: 2 sets of
keys and 1 remote control device for garage door/gate opener if applicable, Cars must be parked in
specified parking only, no tral!ers allowed on driveways or parking garages unless previously arranged

with office. |s/a|'e available for this property. Any additional cars will have to be parked on the
strest, subjectto C parking regulations. We cannot quarantee parking outside the specified spaces.

VeI EWIED B oo a Al oca s Eanense, Also, Guest shall pay all costs and

(104 5 422

cres relatedto loss of any keys or opening devices. (Minimum charge $50) Guest may not remove
locks, even if installed by Guest.

arrangements are made' Tumely check out is strlctly enforced so that BBHR&M has adequate time to
prepare the property for the next guest. Upon checking out, please return keys and garage remote (if
applicable) to the OFFICE. If leaving before office hours, return items to the iock box. If the property’s
keys are not returned upon check-out, BBHR&M is authorized to charge the Guest's credit card on file
for the costs of re-keying or replacing all of the locks and re-issuing new keys to owners, cleaning
crews, and BBHR&M. Guests that do not vacate the rental property and return the keys by 11:00 AM,
or in the event Guest returns to the premises without the consent of the BBHR&M after tuming in the
keys and checking out, Gues’t will be charged a fee equal to the rental rate for one (1) day.

on time nor it Gschoose or are required to depart early for any reason, nor if members of Guests
party do not show up. NO REFUNDS will be offered.

rental amount agreed upon. BBHR&M's Cancellanon Polucy will govern any cancellatron, rescheduling,
or change after the credit card transaction has been processed.

o e

EEOSIT: an authorization HBJED will be placed on Guest's credit card for the
oorrespondmg propenty's security deposit 1-3 days prior to arrival, this authorization hold is released by
Guest's bank card company between 14-21 days. Should it be necessary to use all or any portion of
the security deposit, BBHR&M will notify Guest of any findings by phone and/or e-mail. Security
deposits may be used but are not limited to as follows:

A. Guest's Security Déposit Authorization hold will not be charged unless repairs or
replacements are needed due to damages resulting from guest's actions.
B. Inthe event of receipt of any utility bills with charges not approved by BBHR&M or Owner, or
charges extremely éxceeding a previous statement the security deposit will be used to cover
these charges.
C. All rental properties are fully furnished. Guest will not remove any items from the property
specifically to the béach or other properties. Security deposit will be used to replace or clean
the item(s). Rearranging or moving of furniture is prohibited and will resuit in a fee of no less
than $100 due to extra housekeeping services.
D. Guest shall not make any alterations in or about the Property including, but not limited to,
moving furniture, painting, wallpapering, adding, or changing locks, installing antenna, or
satellite dish, placing signs, displays or exhibits, or using screws, fastening devices, large
nails or adhesive materials.
ltem #33 Meeting Date: 2/26/13
3 Presented By: Andrew Graham
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Al ATIONROEIEY - Cancellations must be submitted in writing and confirmed by BBHR&M,
. Inc. no later than thirty (30) days prior to the original check-in date in order to receive a refund, less a
$100 cancellation fee|and $30 processing fee. Less than (30) days notice will resuit in a LOSS equal to
the full rent amount +($30 prbcessing fee.

|
For reservations of 30 days or longer, the reservation guarantee (due at the time of reservation) and
cancellation fee are equa! tol25% of the monthly rental fee. NO EXCEPTIONS.

REEUNEIS - This Vaclahon Hental Agreement is a legally binding agreement between Guests, Agency

& Ownar Your reservation hisnds you to a specific period of time and property. BBHR&M will make
every effort to correct ]any problem that arises during your stay in a tlmely manner subject to the terms
in this agreement. In the rare event the property you have selected is out of order or unavailable; we do
reserve the right to substltute with a comparable property without notice or liability. If a comparable
property is not avallable thelguest may select from other available properties at the published rate or
receive a full refund. ‘,rhefe wnl! be no refunds or compensation for events out of BBHR&M's control
including but not limited to: Acts of God, Mother Nature, acts of war or government agencies, road
maintenance, gas shonages power outages or water outages, construction or maintenance work in the
vicinity, equipment failures, road conditions, proximity to other dwellmgs business closures and area-
event schedule changes

HOUSEHUEES - Guést asshmes responsibility in keeping everyone in their party within BBHR&M's
gurdelmes ,

= All vehicles al!mwed on premises must be registered with office, please verify maximum number
of vehicles allowed with each specific property, parking pass may apply to avoid towing.

No vehicles are allowed to be parked in driveways that are shared with other properties. -
» Noise ord-nances shall be enforced, 9 pm on weeknights and 11 pm on weekends.

* You will be responsuble for the behavior and actions of peaple from your party on any courtyard
or common areas ‘

» Onlythe number of gt!lests specified on the Terms and Conditions of the property are allowed
overnight or wnthm the property at any given time.

s Other properties may be occupied by people other than your party, please be courteous,
» Absolutely no one is allowed on rooftops.
= No skateboards, bikes', skates, or scooters allowed in courtyards or on decks.

(21) is allowed on rental propemes If Guests are arrested for underage drinking at rental properties or
if BBHR&M observes| Guests junder the legal age of twenty-one (21) drinking alcoholic beverages,
BBHR&M reserves the right to terminate this Agreement and evict Guests with no refund. lliegal drug
use is strictly prohubn and prosecuted to the fullest extent of the law.

5 %lo drinking of aicoholic beverages by persons under the legal age of twenty-one

5|with piopane grills are fueled by liquid propane and under NO circumstances

may Guests add charcoal or any derivative of charcoal to the propane grills. If Guests add charcoal to a
propane grill, BBHR&N is aut?orized to charge not less than $100 to Guests credit card for cleaning of
griil.

ST e - Rerlltal properties are individually owned and BBHR&M cannot guarantee TV
channel avarlabcllty Rental pmpemes do not necessarily offer premium packages, i.e., Movie
Channels, Sports Channels, P‘ay Per View, etc. BBHR&M cannot under any curcumstaWé%w@“Q Date: 2/26/13
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prefnium channels. NO EXCEPTIONS! NO REFUNDS OR REBATES will be offered.

: Cleaning }‘ee is non—refundable and is applied to restoring the property to a
professsonally cleaned condition after Guest departure mcludmg the laundering of linens. Not included:
returning any fumniture that has been moved, washing excessive kitchen ware, and any carpet stains
not from normal foot traffic will cause an additional fee to be charged. Should Guest need to dispose of
waste during stay, there are exterior individual or large containers for their convenience, blue bins for
recycling, green bins for yard waste and brown bins for all other waste.

CONBUBTANRIE W, -Occupancy and use of premises shall not be such as to disturb or
offend nelghbors or re&dents by means of including but not limited to; parties, excessive speeding-
through neighborhoods, riding of ATV's or Off Road Motorcycles/Dirt Bikes, excessive noise and/or
obnoxious behavior, discharging of Firearms, BB/Pellet Guns, Paint Ball Guns, Potato Cannons, or
Fireworks (illegal in Pismo Beach), or any other noise-inducing mechanisms. Also, Guests shall not
disturb, annoy, or interfere with the right to quiet enjoyment of any neighbors or Guests surrounding the
property. Guest shall abide by any by-laws or CC&R's, which may be applicable to the property, and
further, shall not use the property for any unlawful purpose or violate any law, ordinance, or regulation
to avoid termination from the iproperty. Any disturbance calls from neighbors police department, or
individuals to BBHR&M will automa'acaily terminate contract and will result in the forfeiture of the full
amount of the Security Deposit. BBHR&M reserves the right to terminate this Agreement and evict
Guests wilh no refund: or reb'ate \

AMAGES TOPROTE SBEH R ‘ Premises are to be left in undamaged condition. Properties have been ‘
cleaned and mspected prior to Guests arrival, Guests must cali BBHR&M if any damages or defects
are noticed upon arrival. ’

State of Galifornia and be treated as though it were executed in the County of San Luis Oblspo State
of California. Any action relatlng to this Agreement shall be instituted and prosecuted only in the San
Luis Obispo County Supenoricourt California. Guests specifically consent to such jurisdiction and to
extraterritorial service of process

OWNER As such BBHR&M icannot make any changes to the turmshsn.s or equipment provided by
the owner. If Guest requlres special appliances or equipment, please bring them with you. Furnishings
are subject to change vlmthoutl notice. Loss of these items, as well as damage to the property or
fumishings in excess of norma| wear will be charged to Guest(s), the renter. Certain closets, cabinets
and or rooms are locked by the OWNERS for their personal storage and are not included in this rental,
tampering with locks will be consndered a violation of agreement and result in a fee to cover damages
and loss. i

t

TREDEE TR

W ARy B O e M)

|
25 - Some properties contain gas or wood burning fireplaces.

GBS QS - No other items may be bumed in gas log fireplace, including but not limited to; sticks,
wood, charcoal, lava rocks, paper trash, etc. if any other itern is bumed in gas log fireplace, guest will
be charged a $100 clean-out fee that will be billed directly to Guests credit card on file. Guests further
Jree that no fire will be left upattended.

WOODRENNIG - BBHR& does not provide a startup supply of hardwood iogs. No other items

mcludmg but not nmited to; charcoal, lava rocks, accelerants, etc. will be burned in fireplaces or fire

pits. Guests agree to p?y not less than $100, if any items, other than hardwood or dura-flame type logs

are bed in fsreplaoe ' ng Date: 2/26/13

IRESRIES - Some properties provide a rock fire pit or outdoor wood burning fireplace. A BR QR s crew Granam
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does not offer a fire pit, guests will not make one as doing so is considered a safety hazard and

~ considered damage to the Premises. Guests further agree that no fire will be left unattended. When
guests are done with the fire pit, all flames and embers should be put out with water and smothered to
avoid accidentai firas. All trash must be collected and properly disposed from around the fire pit.

names and vehlc!es of the guests s{aylng in the property, Guest must provide license plate and vehicle
make and model requested in the acknowledgement email.

damage acc:dent or m]ury to any person or loss sustained by any person, including loss of money,
jewelry, and other items of personal property, afising out of or in any way related to Guests use of the
premises or the items of personal propeny provided by BBHR&M or, the Owner at Guests request.
Guests shall inspect and be tamihar with proper use and application of such items prior to using them.
Guests hereby agree to INDEMNIFY defend and hold harmless Agent(s) and its employees, owners
and officers; and/or Homeow'ners from all claims, disputes, litigation, judgments, costs and attomey
fees resulting from loss, damage or injury to Guest, family and friends of Guest or his/her licensees or
their personal property from any and all claims including those of third parties, arising out of or in any
way related to Guests use ofjpremises or the items of personal property provided therein, Guests
hereby agrese to hold BBHR 'M (s) and its employees, owners and officers and/or Homeowner,
harmless and to indemnify same against any and all claims that arise pertaining to any event during the
course of rental as a conseq#enoe of any acts or omissions of BBHR&M and/or owner it's BBHR&M s,
employees and officers. Qwner recommends that Guest carry or obtain insurance to protect Guest,
family and friends of Guest or his/her licensees. Guest or his/her personal property, including vehicles, -
are not insured by Owner or,llf applicable, HOA, against loss or damage due to fire, theft, vandalism,
rain, water, criminal or negligent acts of others, or any other cause. Owner does not insure against-
personal injury to Guest, tamlly and friends or his/her licensees due to any reason other than the -
condition of the Property. Guests assume the risk of injury or other losses relating to any recreational
aclivities and will hold owner and its Agents harmless with respect thereto.

ITENS EEEFE BERING - BBHFI&M is not responsible for any items Guests leave behind intentionally or
unintentionally on Premises. BBHR&M will remove all items left behind and dispose of them unless
Guests request it to be returnied to them. BBHR&M is authorized to charge a $25 handling fee plus
applicable shipping costs for {he return of any items Guests leave behind.

JOINTA

ANTHNDIVIEIUAE vﬁ?%f*e SFH@NS — Should there be more than one Guest; each one shall be

mdlwaily and completely responsn”nle for the performance of all obligations under this Agreement,
jointly and individually with every other Guest.

changed during this stay. The1 startup set of shampoo, bath soap, hand soap, dish soap, toilet tissue,
paper towels, dishwasher and laundry detergent, and trash bags are not repienished; however,
housekeeping service and other cleaning arrangements during your stay are available for an additional
charge. Contact the Resewatlons Office for details.

|
HSTEING INEORMATION - Information on listings is as accurate as possible but cannot be guaranteed.
Rates furmshmgs fees, and taxes on listings are subject to change without notice. Please cali or email
to confirm information prior to bookmg

KGR - A lock-out of Guests from a propeny will result in a $35 service call dunﬁﬁ,;l?mn%gﬁ& & 212613
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to provnde access to property if Guest is unable to pick-up an extra key. A lock-out after business hours
~ will résult in a $100 service call and Guests credit card being charged accordingly.

N DR CERELERRONE G AERS - Some properties telephones are toll restricted and do not
permit long distance calls except for toll free numbers, calling card calls, credit card calls, collect calls,
valid third party calls, and emergency (911) calls. Any special feature calls including but not limited to;
Call Return, Call Block, Call Forward that Guests activates will be billed to Guests credit card on file
plus a $15 service charge per incident. Cell-phone signal is generally reliable in most properties but
cannot be guaranteed. Not all properties provide phone service.

2 ,_ L ENT

MAINEENANEE - Guest shall properly use, operate and safeguard the Property including, if applicable,
any landscapmg. furniture, fumishings, appliances and alt mechanical, electrical, gas and plumbing
fixtures, and keep them clean and sanitary. Guest shall immediately notify BBHR&M of any probiem,
malfunction or damage. Guest shall pay for all repairs or replacements caused by Guest, friends, family
and licensees of Guest, excluding ordinary wear and tear. Guest shall pay for all damage to the..
Property as a result of failure to report a problem, malfunction or damage in a timely manner. Guest
shal! pay for repair of draln blocka 25 or st pP4a es, unlesscau b defective plumbm g pants or tree’

IMLINEC)

Uz_a.. AL IVE

‘szﬁiiﬁ—’-( 3f ‘1 &Jﬁ“\ri 3 ’ O,

and protection of oecupants and OWners Any chnld five years old and above is considered an occupant.
& must be included in the occupancy total. Rollaway beds, cots, inflatable mattresses & sleeping bags
or other temporary or portabie sleeping device not specifically provided by the owner and intended for
use to accommodate extra persons are prohibited. if you are found to exceed the maximum occupancy
of your property it will be considered a breach of contract and will result in immediate eviction with no
refunds.

NONESSENTIRSERVIGECUAIDS - Every effort will be made to provide clear concise procedures at
the property for operating equupment such as cable/satellite TV's, DVD players, fireplaces and other
household equipment. BBHR&M is not responsibie for Guest's inability to operate equipment or follow
the directions which may result in a service call for assistance. Any non-essential service call requested
by Guests to operate equipment will result in a $50 service charge plus $50/hr of onsite labor and will
be billed to Guest's credit card. (NO refunds will be offered in conjunction with Guest's inability to
operate equipment.)

NN SN KING ENCGEEXCERTIONS! - All properties are non-smoking (including all decks, porches
and steps). Guests agree to pay no less than $350 for odor abatement if they smoke in or around the
home or if cigarette bults are left on the grounds. Guest forfeits the right to any security deposit refund
and is responsible for all dcamage caused by the smoking including but not limited to removal of stains,
burns, odors and any replacement of furnishings damaged by the smoke.

REEPOBIEN - Unless otherwise specified, pets'are NOT allowed in mast of our properties. Some
propemes allow for Pet Guests. In those properties, the fc following terms and conditions apply: A non-
refundable, pre-determined by property pet fee is charged per stay for pets to cover all normal clean-up
required as a result of a pet being on the premises. NOTE: Pets are not permitted in hot tub. Guests
will be charged not less than a $100 cleaning fee if pet gets into the hot tub. Pets must be compietel

. housebroken, welt behaved, and pest free. Pets are not allowed on fumiture. Guests wil b&'th: o 2125013
7 Recewed Prior to Meeting
PosteEXFRDHRDS

| A-3-SLO-13-013
6,01968d £P95184588T 0L wedd s atggem?IIO?a?B




less than an extra $100 cleaning fee for removing pet hair and other pet-related material from furniture.
. Guests may not use any provided linens or toweis on pets. Pets shall not be left uncrated while alone
on premises. Guests agree to pay for any damages caused by pets. If pets have an accident in
property, all clean-up will be performed by the Guests. Guests further agree to police waste from the
grounds and deposit in outside garbage cans. Failure to comply with pet clean-up policy on the
premises may result in additional cleaning charges that will be charged to the Guest's credit card.
Guests agree to be in full control of their pets at all times and take full responsibility for their pets well
being. There are leash laws on and off the beach and guests should plan accordingly. It any of these
Pet Policy terms are not met, Guests are in violation of this Agreement. Guests agree that by signing
the Acknowledgement of this Agreement, they are authorizing BBHR&M to charge Guests credit card
on file for any damages sustained as a resuit of a pet. If a pet violation occurs on the property, or if
Guest does not inform BBHR&M of a pet guest, Guest forfeits any security deposit and is responsible
for any and all damage caused by the pet(s) including but not limited to removal of stains, odors, and
any replacement of furnishings, walls, doors or fiooring damaged by the pet.

BEELSA BERVIEE - BBHR&M reservss the right to refuse service to anyone. All rental properties
are leased withou regard to race, color, religion, sex, national origin, or handicap. Due to liability
issues, BBHR&M is unable to provide prospective renters with keys to preview properties.

Y, - Owner and/or BBHR&M representatives have BBHR&M the right to enter the

Propeny. at any ttme (a) for the purpose of making necessary or agreed repairs improvements,
decorations, alterations, for maintenance or to supply necessary or agreed services; (b) to verify that
Guest has complied with the terms of this Agreement; or (c) Owner and Owner's representatives and
BBHR&M have the right to enter the Property, upon reasonable notice, to show the Property to
prospective or actual purchasers, Guests, tenants, mortgagees, lenders, appraisers or contractors (d)
in case of emergency

ERV-OWNER SUBSHIEUEONS - BBHR&M strives to comply with all reservation
requests for specirc vacation properties. However, due to ownership changes, properties being
removed from rental use, mechanical problems, or other unforeseen circumstances outside of
BBHR&M's control and cannot absolutely guarantee a specific property. BBHR&M reserves the right to
change property assignment to a comparable propesty without liability within a reasonable time frame
should rental property become unavailable. A comparable property will have similar or better vaiue,
accommodations, function, unit amenities, or size as determined by BBHR&M. No refunds will be
offered when comparable properties are available. Should Guest decline the comparable property,
Guest may reschedule or change their reservation to another available date and property at the
published rates under the parameters of the rescheduling policy but no refunds will be offered. If
comparable properties are not available, Guests will have the option of selecting from any other
available properties for their reservation dates and pay or receive a refund of the difference in the total
cost or may choose to receive a full refund.

REER

UHGENTEMERGEN EVIEEBALES - In case any equipment malfunctions, Guests shall call the
office number and notrfy BBHR&M immedrately or via the answering service to arrange for repairs and
initiate an urgent service call. Every effort will be made to correct any urgent situation in as little time as
possible. BBHR&M cannot guarantee against malfunctions of heating, electricity, water, any
appliances, hot tubs, Jacuzzi tubs, cable, satellite, television, telephones, electronics, gas logs, grills,
etc. No refunds or compensation will be given for failure of the above. Any service call requested by
Guests that is a result of Guest action, abuse, misuse or negligence may result in a $100 service
charge plus $100/hr of onsite labor, plus parts and will be billed to guest's credit card. NO refunds will
be offered in conjunction with false or mistaken service calls,

YEEMENGE - A material breach of this Agreement by Guests, whichTfitheMgsligs Do 2207
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determination of BBHR&M, resuits in damage to the Premises, personal injury 1o Guests or others, a
breach of the peace, a nuisance to others, or a violation of criminal law or local code, shail be grounds
for termination of Guests tenancy. Violation of any of the rules contained herein wilt result in
IMMEDIATE EVICTION with NO REFUNDS. If the tenancy created hereunder is for 30 days or less,
any expedited eviction procedures set forth in the applicable laws of the State of California shali apply,
Guest(s) may be evicted under such procedures if Guest(s): (i) hold over in possession after Guest(s)
tenancy has expired; (if) commit a material breach of any provision of this Agreement that according to
its terms would result in the termination of Guest(s) tenancy; or (jii) have obtained possession of the
Premises by fraud or misrepresentation. Any reservation made under false pretenses will resuit in
forfeiture of advance payments and the party will not be permitted to check-in.

Item #33 Meeting Date: 2/26/13
Presented By: Andrew Graham
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RE: Minor Use Permit/Coastal Development Permit (DRC2012-00012)

Dear Board of Supervisors,

We wanted to write this letter to address concerns with the Minor Use Permit process as
applied to our efforts to obtain a vacation rental license.

Here are some important issues. Our house is one of 3 detached residences sharing a
common easement., They are not in a gated community and there’s no HOA. Thousands of
visitors park their cars on San Luis Street during the summer months and traffic is common.
Most of the owners in Avila, including the appellants, use their residences as second homes
so they are, in fact, vacationers. If you were to carefully observe the activities at a house that
is rented as a vacation rental and compare them with those taking place at an owner
occupied second home they would be difficult to distinguish. Management firms often find
owners create more behavioral problems than vacation renters. Vacation rentals seldom
achieve more than 30-40% occupancy, remaining vacant much of the balance of the year.

Avila Beach is a high profile destination, with events such as the Amgen Tour, creating
increased demand for visitor serving lodging. Traditional development such as Harbor
Terrace and a new RV Park contributes traffic, noise and parking issues that are all
associated with a greatly expanded carbon footprint. Residential vacation rentals actually
act to better sustain the coastal character of historic towns than most commercial projects.
The ability of local municipalities to meet AB 32 standards by 2020 through implementation
of Climate Action Plans may be compromised by traditional sources of visitor serving
lodging tied to commercial development.

The position of the Coastal Commission on vacation rentals has evolved since they approved
the County of San Luis Obispo vacation rental ordinance in 2003. Their recent response to
efforts by Pismo Beach to satisfy visitor serving lodging through hotel/motel rooms
epitomizes this change.

We have patiently followed the MUP licensing process for vacation rentals in San Luis
County, even though the revised vacation rental ordinance soon to be reviewed by the
Coastal Commission, changes licensing to a ministerial approval. In fact the conditions
applied to our MUP go beyond those set forth by the revised ordinance that the Board voted
to approve for Cayucos, Cambria and Avila last April. Finally, we have confidence in the
ability of our management firm, Beach Bum Rentals, to provide the quality supervision our
house and the community deserves.

[ urge you to review the recent Staff Report and consider the recommendations of the MUP
Hearing Officer, then vote to deny the appeal.

Sincerely,

The Graham’s

ltem #33 Meeting Date: 2/26/2013
Presented By: The Graham's
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STATE OF CALIFORNIA — THE RESOURCES AGENCY EDMUND G. BROWN JR., Governor

CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT OFFICE

725 FRONT STREET, SUITE 300

SANTA CRUZ, CA 95060-4508

VOICE (831) 427-4863  FAX (B31) 427-4877

APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT
Please Review Attached Appeal Information Sheet Prior To Completing This Form.

SECTION 1. Appellant(s)

Name:  Mr, Greg Tidwell, Mrs. Penni Tidwell, Dr. William Schuh, M.D., and Mrs. Schuh
Mailing Address:  ¢/o Law Offices of Edwin J. Rambuski

1401 Higuera Street

City:  San Luis Obispo, CA Zip Code: 93401 Phone:  (805) 546-8284

SECTION IL. Decision Being Appealed RECEIVED
1.  Name of local/port government: MAR 1§ 2013

San Luis Obispo County Board of Supervisors CALIFORNIA

2. Brief description of development being appealed: %gﬁ%gﬁi%%%gﬂ]{%% gR’

Issuance of a Coastal Development Permit (DRC2012-00012) to establish a residential vacation rental at 194 San
Luis Street Parkway, Availa Beach, California. '

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

194 San Luis Street Parkway, Availa Beach, California.

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

[J  Approval; no special conditions

XI  Approval with special conditions:
[l  Denial

Note:  For jurisdictions with a total LCP, denial decisions by a local government cannot be
appealed unless the development is a major energy or public works project. Denial
decisions by port governments are not appealable.

TO BE COMPLETED BY COMMISSION:
APPEAL NO: |
DATE FILED:

Page 1 of 9



APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 2)

5. Decision being appealed was made by (chéck one):

Planning Commission
Other

OO0 X O

6. Date of local government's decision:

7.  Local government’s file number (if any):

SECTION III. Identification of Other Interested Persons

Planning Director/Zoning Administrator

City Council/Board of Supervisors

February 26, 2013

DRC2012-00012

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

a. Name and mailing address of permit applicant:

Andrew Graham, 24819 Los Altos Drive, Valencia, CA 91355

b. Names and mailing addresses as available of those who testified (either 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) Mr. Greg Tidwell
Mrs. Penni Tidwell
3812 Rexford Drive
Modesto, CA 95356
(209) 985-7171

(2) Dr. William Schuh, M.D., F.A.C.S.

Mrs. Schuh

Vein Care Institute

7390 West Alameda Ave.
Lakewood, CO 80226
(303) 798-3467

(3) Edwin J. Rambuski
1401 Higuera Street

San Luis Obispo, CA 93401
(805) 546-8284

Fax: (805) 546-8489

(4) Craig R. Smith, AIA, CEO
CRSA Architecture

890 Monterey Street, Ste. A
San Luis Obispo, CA 93401
(805) 544-3380

Exhibit 3
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(5) Avila Cove Homeowner’s Association
3563 Empleo Street, Ste. B
San Luis Obispo, CA 93401

(6) Ann Brown, Chair

Avila Valley Advisory Council
P.O. Box 65

Avila Beach, CA 93424

Exhibit 3
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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.

s  State briefly your reasons for this appeal. Include a summary description of Local Coastal Program, Land Use Plan,
or Port Master Plan policies and requirements in which you believe the project is inconsistent and the reasons the
decision warrants a new hearing. (Use additional paper as necessary.)

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

The development does not conform to the standards set forth in the Local Coastal Program and does not
conform to the standards set forth in the Coastal Act.

- The development results in the conversion of a three unit planned development for which the
County of San Luis Obispo had previously granted exemptions for density and parking when the planned

unit development was approved in 2005.

- The planned development's modification or exemption from development standards of the primary
zone does not result in better design or other public benefit.

- The development is inconsistant with the primary zone.
- The development has inadequate parking.

- The development is inconsistant with the character of the neighborhood and does not conform to
the Local Coastal Plan neighborhood compatability requirements.

- The development is not located within a visitor-serving commercial district.
- The development does not meet zoning standards and policies related to visitor-serving priorities.

- The development is inconsistant with the underlying zoning standards of the Local Coastal Plan
and the conditions imposed on the plannned unit development when approved in 2005.

- Residential parking for the development is inadequate.

- There is no provision in the development nor in the 2005 planned unit development plan for any
off-site parking.

- The development is inconsistant with the Local Coastal Plan and its policies designed to protect
the unique character of the neighborhood.

- The development does not conform to the Coastal Zone Framework for Planning policy of
protecting residential areas from being incompatible and undesirable land uses.

Exhibit 3
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- The development does not conform to the Coastal Zone Framework for Planning policy of
reserving desirable neighborhood charateristics such as compatible uses, sense of scale, and other
amentities.

- The development does not conform to the Coastal Zone Framework for Planning policy requiring
visitor serving uses be compatible with the needs of local residents. ,

- The development does not conform with the Coastal Zone Framework for Planning policy to
protect residential areas from incompatible uses.

Exhibit 3
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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.

Sigpature of Appellant(s) or Authorized Agent

Date:

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

Section VL Agent Authorization
UWe hereby authorize <2l V) I Koo fovsl Y,

to act as my/our representative and to bind me/us in all matters concerning this AppEY

Date:

Exhibit 3
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APPEAL FROM TAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 4

SECTION V. Certification
The information and facts sﬁwd'above-am correct to the best of my/our knowledge.
Bignatufe of Appellani(s) or Authorized Agent
Date: 3’ '”7/(/\5
Note: If signed by agent, appcllant(s) must also sign bel_ow.

Section VI. Agent Authonzahon
'We hexeby authorize  S28e0i . Kcwn pus [u

to act-as my/our representative and to bind me/us in all mattets concerning this: appeal.

s Tidwtt

Signature of Appellant(s)

o 3/5/13
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Mar. 11. 2013 1:45PM  VEIN w INSTITUTE . No. 5594 P 3

APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 4)

SECTION V. Cgrtification

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

Signature of Appellant(s) or Authorized Agént
Date; 3 . 7 - Af)

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

Section VI. Agent Authorization '

T/We hereby authorize 86{/(:')1 4 \T gu%h@%é[éf | .

to act as my/our representative and to bind me/us in all matten7nc ing this-appeal.
' /)

WD

Sigfaniré of Appellant(s)

v s
FHE

Exhibit 3
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APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 4)

SECTION V. Certification

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

Signature of Appellant(s) or Authorized Agent

Date: 3 - 7 - /\_?D

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

Sectiom V1. Agent Authorization

‘I/We hereby authorize éﬁ ‘At ) \7- 76(/‘/«./\ @’M 9

to actas my/our representative and to bind me/us in all matters concerning this-appeal,

Signature of Appellant(s)

D _3///'/7;9/5

Exhibit 3
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Peachside Rentals, |nc.
December 20, 2012 R E C E' vV E D

Daniel Robinson DEC 26 2012

California Coastal Commission/Central Coast District Office

725 Front Street, Suite 300 CALIFORNIA

Santa Cruz, CA 95060-4508 %@,{}%ﬁ% %%%%S%QN
( AL GOAST AR EA

Dear Mr. Robinson,

| am writing to voice my objection to the approval of the proposed revisions to the Vacation Rental
Ordinance in San Luis Obispo as presented to the Coastal Commission recently, and request to be
notified when this item is scheduled again on your agenda.

As a Vacation Rental business owner and resident of Cayucos, the results of the existing ordinance have
created issues that the county has not found satisfactory solutions for. Prior to making major changes to
the existing ordinance, the impact on visitor serving lodging and the economy in Cayucos needs to be
researched in much more detail.

Cayucos is a very unique Central Coast community with excellent beach access. There are very few
hotels, however, and even fewer with beach access at all. Vacation Rentals provide at least 58% of all
visitor serving lodging in Cayucos, according to research we have recently conducted using TOT
contributions as the basis. Our economy is almost entirely based on tourism.

Any reduction in the existing number of homes available for vacation rentals restrains the availability of
coastal access to the public. Having been subject to this ordinance since 2004, the local Vacation Rental
Companies have personally seen the availability of active licensed vacation rentals declining significantly
since the ordinance was originally approved and enacted. If something is not changed, we will
experience a continual and dramatic loss of homes available to visitors in Cayucos over the next 8 years.

There has been concern expressed, primarily by communities with very different demographics, that
Vacation Rentals disturb the neighborhoods. Cayucos is different. Each month the Cayucos Advisory
Council meets and the Sheriff gives a report. In the last 2 years | have been reading the minutes from
these meetings, there has not been one comment by the Sheriff regarding disturbances at Vacation
Rentals. In addition, the county cannot provide us a list of valid complaints or calls to justify the density
standard.

Our neighboring community in Morro Bay also has an ordinance, but it does not have a density standard.
Has anyone from our county done research to see if their ordinance is effective? | believe we can have an
even more effective ordinance without the proposed or existing density standard.

I would encourage you to review the demographics, which are unique. According to the recent 2010
Census and county records:

- only 33.2% of households here are owner occupied

- 22 % are full time rentals

- 34% are second homes

- 10.10% are licensed vacation rentals (less if you take the inactive licensees into account)

151 Cayucos Dr., Cagucos CA 93430
(805)-995-3680 phone * (805)-995-1%06 fax
Exhibit 4
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I believe that the existing density standard in this ordinance has had and will continue to have a negative
effect on coastal access to visitors, our Cayucos economic fabric and will create more disturbances in the
neighborhoods with the increase in illegal rentals. The proposed changes to the density standard do
nothing to rectify the inherent problems highlighted below, and may in fact make them worse.

Below are some of my concerns and some suggestions to consider.
The Existing Location (Density) Standard Issues:

- Allows property owners to hold a license even if it is not used as a vacation rental, which
reduces the amount of visitor serving lodging available in Cayucos and is currently creating a
significant reduction in “active “ rentals as these licensed homes become owner occupied or
removed from the Vacation Rental market. On the books, it would seem we have 244
vacation rentals, yet approximately 28% of them are virtually inactive according to tax
collections. This number has been increasing slowly each year and these rentals are not
being replenished due to the density standard already in place.

- Has dramatically increased the number of illegal vacation rentals in our community. There is
not enough staff in the county to enforce the density standard on illegal vacation rentals and
the increase in this sector is actually making it more difficult to monitor and locate an owner
of these units. This defeats the original intention of the ordinance to be able to regulate the
homes and keep an eye on the other parts of the ordinance for noise and disturbances.

- Is costing the county a lot of tax revenue by not registering the illegal rentals and being able
to regulate them. Many of these people would prefer to become legal if allowed, but are
finding it is very easy to rent their homes through VRBO websites because there is no
proactive enforcement of the ordinance. Also, they are losing a lot of revenue by allowing
homes to have a license even if it is not used as an actual rental, no tax is collected.

Suggestion: Since Cayucos is allowed different standards based on the uniqueness of our community,
we would like to see the 200 foot density standard eliminated, especially making an exemption for multi-
family or oceanfront homes. Allow any home to be a vacation rental that complies with the rules of
the ordinance and maintains a good track record. Perhaps having a limit on the percentage of
homes in the area rather than a distance measurement would help. For example, not more than 15-
20 percent of the total number of parcels could be eligible. The rest of the Ordinance is acceptable.

Please notify me when San Luis Obispo County Vacation Rental Ordinance is on your agenda
again. My email address is cayucahini@gmail.com, or | can be reached on my cell phone at
805-801-6705. | would like to attend the meeting if it is a public one.

Thank you for your consideration of these comments and would be happy to answer any
questions you might have regarding the Vacation Rental Business in Cayucos.

Sincerely,

Toni LeGras
Member of the CCMA

Phone: 805-995-3680
Email: beachsider@earthlink.net

E)caclwsidc chtals, lnc.

151 Cagucos Drive, Cagucos, CA 9%430 Exhibit 4
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Shaunng Sullivan / Principal Attorney
Megan E. Fox / Associate Atforney

A LAW CORPORATION August 6. 2013
Daniel Robinson US MAIL and
Coast Planner EMAIL: Danie].Robinson@coastal.ca gov
California Coast Commission
(Central Coast)

725 Front Street, Suite 300
Santa Cruz, CA 95060

Re:  Comments regarding proposed revisions to
San Luis Obispo County Vacation Home Ordinance

Dear Mr. Robinson:

It was a pleasure talking to you today conceming Coastal Commission review of
the proposed San Luis Obispo County Vacation Home Ordinance. Please keep me on
the notice list regarding Coastal Commission Review of this ordinance. I also request a
copy of any correspondence addressing this ordinance including the recent inquires you
made for further information.

This letter is written on behalf of my mother, Ruth B. Sullivan, who is fortunate
enough to own a wonderful beach front home on Studio Drive in Cayucos.
Unfortunately, it sits vacant as she cannot rent it under the County’s ordinance prohibiting
use of private homes as vacation rentals if there is another one located within a 200 foot
proximity.

This is a terrible waste of a resource that could and should be utilized to further the
goals of the Coastal Act, which include promoting tourism and providing low cost visitor-
serving opportunities for others to enjoy our coastal resources. Indeed our community
gains from the bed taxes generated and collected from vacation rentals.

Instead this home, like the majority of the other 61 homes in the Studio Drive
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enclave, sits vacant. By this ordinance, a handful of vocal Cayucos home owners (of the
approximate 10 owner-occupied homeowners) dictate their non-resident neighbors use of
their homes. This home purchased in 2006 has such a high property tax that renting it 0 a
monthly basis at fair rental value would not service this property taxes let alone the
mortgage.

Unlike my mother’s home, many of these homes have passed through families
from generation to generation, which explains their exiremely low tax base and infrequent
use. Others are owned by the ultra rich and are simply not used except on an infrequent
basis. To limit vacation rentals and the opportunity to promote visitor-serving homes in
an existing development to protect 10 owner-occupied homes is the ultimate “Nimbyism”
and certainly does not advance the goals of the Coastal Act.

The ordinance, which prohibits economic use is based on an arbitrary one vacation
home per 50 to 200 foot radius or per 100 to 200 feet linear on the same block and across
the street. The home on one side of my mother’s is vacant, and on the other side, is a
vacation house that has never presented any problems. Therefore, it is perfectly logical to
have two or more vacation homes in a row and to allow vacation homes on the beach
front properties as there are no neighbors to be protected by a radius in front of those
homes.

Under the current ordinance, it is simply impossible for my mom’s house to qualify
as a vacation rental. After my mother attempted to apply for the required permits and
licenses, she received correspondence dated July 2, 2008, from Senior Planner, John
Busselle, confirming that she could not apply for the required business license and
vacation rental application as the next door neighbor had already secured a vacation rental
permit and only one vacation rental within every 200 feet is allowed. The July 2, 2008
letter also advised ‘

“You can ask for a waiver of the 200 foot limitation through a
coastal Minor Use Permit (MUP) application. A MUP is a
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discretionary land use permit hat goes to a public hearing.
The fee for this is $2,787.00. Since the ordinance went into
effect in 2004, there have not been any successful waivers of

- the 200 foot limitation. The fee is non-refundable so there is
a significant risk that you would spend the money and not
receive an approval of the waiver.”

We are hoping that the Board of Supervisors will consider revisions to the
ordinance to allow more permits for vacation homes while simultaneously adopting
reasonable regulations to protect neighborhoods from the noise and partying issues
sometimes associated with vacation homes.

After attending numerous Planning Commission and Board of Supervisor
hearings addressing the current and proposed vacation home ordinance, it is abundantly
clear that this ordinance is structured to eliminate or certainly diminish the number of
vacation homes within single family residential homes zoned areas. It certainly offers no
ability to increase the number of vacation homes. From my participation in those
hearings, it also was evident that there is not an enforcement problem and the 5 or 6
reported complaints over the years do not support these proposed subjective onerous rules
and regulations structured to jeopardize and revoke the permits.

1. Vacation Homes Further the Goals of the Coastal Act.

The Coastal Act encourages the protection of existing and provision of new
affordable housing opportunities in the Coastal Zone. Collectively, these requirements
reflect fundamental goal of the Coastal Act: protection of coastal resources by
concentrating new development in existing developed areas able to accommodate it.

The Coastal Act policies set forth in Section 30213 support recreational
opportunities for “all the people” and encourage and protect lower cost visitor and
recreational facilities. Section 30221 provides “Oceanfront land suitable for recreational

Exhibit 4
A-3-SLO-13-013
Page 5 of 11




Daniel Robinson
August 6, 2013
Page 4

use shall be protected for recreational use and development, unless present and
foreseeable future demand for public commercial recreational activities that could be
accommodated on the property is already adequately provided for in the area”. Section
30222 further states:

“The use of private lands suitable for visitor-serving
commercial recreational facilities designed to enhance public
opportunities for coastal recreation shall have priority over
private residential, general industrial, or general commercial
development, but not over agricultural or coastal-dependent
industry.”

While we agree with the County’s suggestions that different densities should apply
to different areas, the radius proposal simply does not work for Studio Drive or other
beachfront properties. Attached hereto is a copy of a map of the Studio Drive area which
consists of a long strand of homes. We suggest that the beach front properties have no
density restrictions as there is no neighborhood on the seaward side of the homes to
protect with a radius. Moreover, to allow only one vacation home a distance of 100 to
200 linear feet and a radius of 50 to 200 feet is a far cry from the 20% limitation of
vacation homes allowed in any particular block in the recently adopted Santa Cruz
vacation home ordinance approved by the Coastal Commission. This proposal
purposcfully seeks to eliminate, reduce and restrict vacation homes in single family zoned
areas is much more akin to the recently rejected Pismo Beach ordinance. A copy of the
Coastal Commission staff report addressing Pismo Beach’s and Santa Cruz’s ordinances
is attached.

2. The Proposed Revisions to San Luis Obispo County Ordinance
23.08.165 Should Be Modified.

With regard to mandatory onsite parking requirements, we suggest that the same
parking requirements apply as would only apply to a full time resident in a residential
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neighborhood. Since many of the homes have coastal access walkways, there is no way
to control the parking generated by public utilization of those access ways. Renters
renting homes should not be banned completely from parking on streets at any time.
Moreover, it is not realistic to monitor it or to enforce such a restriction as suggested in

().

As provided in LUP Policy PR-1, “[T]he beach should be free to the public, some
parking and/or public transportation access to the beach shall be free to the public, and
recreational needs of children, teens, adults, persons with disabilities, elderly, visitors and
others shall be accommodated to the extent resources and feasability permit.” To bar any
onsite parking by anyone utilizing a vacation home is unreasonable and violative of the
policy which provides some parking is to be provided to the beach going public.

We also submit that CEQA has not been complied with as the proposed
amendments will have a significant adverse environmental impact as the ordinance will
prohibit additional vacation homes and diminish the current stock of vacation homes.

With regard to the noise standards proposed in “j,” we submit that the standard
proposed is too subjective and requires a different standard than is applied under the
regular San Luis Obispo County Noise Ordinance. If noise is an issue, that can be dealt
with under current laws. Please don’t set a new subjective standard of “disturbing the
peace by vacationers.” The same noise ordinance that applies to everyone should be the
same standard applied to visitors.

With regard to the proposed “n™ and “o0” regarding enforcement, there needs to be
notice and a hearing process identified for dispute resolution. The provision stating
“[TThree violations of subsection “n” as determined by the County of Planning and
Building staff person or a Sheriff’s Deputy, within any consecutive six month period,
shall be grounds for revocation of the Zoning Clearance” is too subjective and provides
no opportunity to correct the violations. For example, if over one weekend, a visitor of
the tenant is parked on the street and this is documented three times, or if a contact person
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fails to respond within an unspecified time period, this “will cause the processing of
zoning clearance revocation” and “the penalties set forth in subsection n shall apply.”

While regulations are fine and should be adopted to protect the character and quiet
enjoyment of the neighborhood, the goal of such regulation should not be to provide a
basis to reduce the number of vacation homes in the neighborhood. If anything, we
believe it should be easier not harder to have a vacation home, especially near the shore
line. As pointed out by the Coastal Commission in denying Pismo Beach’s severe
restrictions on vacation homes, “vacation rentals provide an important visitor function
that allows groups and families another option for overnight accommodations near the
beach and shoreline including in areas without significant commercial overnight options
where residential communities flank the immediate shoreline. We submit Planning
Commission proposed amendments were largely swayed by vocal residents against
vacation homes and commentary by the commissioners certainly indicated their intention
to prohibit vacation rentals or to significantly diminish the visitor-serving
accommodations rather than provide a reasonable framework to appropriately regulate
their establishment and operation. We request that you delete the mandatory language of
“n” and “o” and instead provide for a discretionary hearing process that affords notice and
due process before imposing any penalties or the loss of a permit.

We contend the ordinance as proposed is unconstitutionally vague and serves no
public policy purpose. When a statute that is so vague that people of common
intelligence must necessarily guess at its meaning and differ as to its application, it
violates the first essential of due process. Such vague law may trap the innocent by not
providing fair warning. It also impermissibly delegates the legislative job of defining
what is prohibited to police officers, judges, and juries creating a danger of arbitrary and
discriminatory application. Further, it may have a chilling effect causing people to steer a
wider course than necessary in order to avoid the strictures of the law. Appellants further
contend that this ordinance is tantamount to a taking in violation of the Fifth Amendment
of the U.S. Constitution and State Constitution. Unlike John W. Ewing v. City of Carmel
by the Sea (1991) 234 Cal.App.3d 1579, this ordinance does not advance a legitimate
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state interest and it denies the economically viable use of many property owners land and
property (including my mother’s).

The current and proposed ordinance is unfair, unconstitutional and counter-
productive to county tourism and statewide encouragement of accessible visitor-serving
use of our coastal resources. It is not right that a few vocal residents obstruct all economic
use of homes owned by nonresidents who have to suffer the consequences of property
taxes, assessments and bed taxes dictated by the residents. I suggest that an ordinance
similar to the City of Morro Bay’s vacation ordinance be considered for adoption.

These resources should not be limited to a privileged few who are lucky enough to
be voting residents and I submit that the Coastal Act is not furthered by further limitations
on having a legal vacation home.

Very truly yours,

Sullivan & Associates

haunna Sullivan

SLS:1d¢
| cc:  Ruth B. Sullivan
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