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Section 5: Appeal Cover letter statement: 

We, the appellants and neighbors, strongly appeal and call for an application denial to 
1562 Strawberry Avenue’s application to become a Vacation Rental (VR) property.  
The application submitted does not meet the performance standards for vacation rentals 
in multiple areas as this appeal will demonstrate. It is our intent to cause this application 
to be met with the result of a denial. We do not wish for our appeal efforts to serve as an 
opportunity to collaborate with the applicant or City’s efforts to help point out 
shortcomings to the applicant that lead to cooperative corrections based upon our appeal 
content, as appears to have occurred in a number of previous VR appeal actions in 
Arroyo Grande. It is our position that this VR is not an appropriate or legitimate 
development to our neighborhood, and that the application does not meet the standards 
required to be approved. 

Beyond significant concerns relating to inappropriateness and unsuitabilies between VR’s 
with Neighborhood communities in general, there are additional substantial issues 
between this VR and our specific neighborhood. There exist a number of relevant 
restrictions and limitations that should have been addressed relating to this application, 
but do not appear to have even been considered through the process so far. 
There is also the major fact that the PPR VR application filed for 1562 Strawberry Ave 
contains multiple seriously disqualifying attributes as outlined in this appeal package 
including violations of: due process, notifications, performance standards and 
requirements and of the VR application itself.  
We, and our neighbors, did not move into this very special custom designed, and 
approved as such, family suitable neighborhood with a desire or expectation to live in 
close proximity to hotels, motels or short-term vacation rentals and thank you for your 
attention to this extremely important matter. This VR application also violates the intent 
and purpose of code for VR properties in close proximity to residential single family 
zoned neighborhoods. 

The fact that the city are currently reassessing code and processes relating to VR’s only 
further highlights that the present processing for possible approvals of VR applications is 
out of synchronization with what VR’s are inappropriately trying to become.  

Appendix A1 contains a copy of the Berry Gardens Specific Design Plan. 
Appendix A2 is a small sampling of well documented typical VR complaints. 

A general outline is listed on next page for your reference and convenience: 



5. Appeal re: 1562 Strawberry Ave (PPR 21-029)
a. Invalid/Inappropriate/Flawed application

i. PPR checklist: issues, violations, & failures
1. Issues

a. Table I (form and comments)
ii. PPR application: issues, violations, & failures

1. Issues
a. Table II (form and comments)
b. Also violates terms of associated business license

2. Mailing list utilized is disqualifying
a. Tables III and IV

3. Local contact(s) is not valid
iii. Unique considerations/objections

1. Appropriate conditions and restrictions
2. VR usage conflicts with approved neighborhood design

iv. Global considerations/objections
v. VR already exists within 300’ of the property application

b. VR approval process presently in place is not appropriate
i. Process and implementation is not appropriate

1. Motel style usage of VRs is a very negative development
2. Due process has not been followed
3. Time given to file an appeal is insufficient
4. Complaints and problems not properly processed or known about
5. VR’s are not adhering to city code
6. Specific VR suitability and conditions not being considered
7. Updated appropriate ordinances are needed
8. Offsite parking should not be allowed similar to county code
9. VR’s result in further losses to available and affordable housing

which is already a serious problem in AG.
c. Appendix

a. Appendix A1: Berry Gardens design plan
b. Appendix A2: small sampling of well documented

typical VR complaints.

Appeal General Outline:



Plot Plan Review 1562 Strawberry Ave, Arroyo Grande, 93420 

Application is incomplete resulting from the following items missing from PPR checklist 
completion:  

2A. No location and dimensions mentioned on supplied drawings 
2B. No scale or north arrow on drawings 
2C No area location map with the distance to nearby cross streets and showing natural 
made landmarks on drawings 
2D. No location, name, width and pavement type of adjacent street or alleys, and no 
location of existing curbs, gutter or sidewalks on drawings 
2E No location, dimensions and use of existing and proposed structures on the property, 
including accessory structures, trash enclosures, deck, balconies, exterior lighting,  
structures, and other structural elements that protrude into the yard area (no inclusion of 
the hot tub and fire pit) noted on the drawings 
2F. No location, dimensions, and types of existing and proposed utilities, including water 
supply, sewage disposal facilities, electricity, gas, or other utilities, Existing and proposed 
public and private easements missing from the drawings.  
2 G. No location and dimensions of existing or proposed driveways and parking areas on 
the drawings  
2 G1. No type of surfacing materials, parking spaces, aisles and flow of traffic noted on 
the drawings 
2 G2. No parking spaces noted on drawings 
2 G 5 No flow of traffic noted by arrows on the drawings 
2 H No general location of any topographic or man made features o the site noted on the 
drawings. 
2I No approximate location and general description, including species and trunk and 
canopy diameter of all trees upon the property noted on the drawings 
3. No grading plans
5. No preliminary title report included
-Additional items that may have been missed by this assessment are likely.
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0The following list includes all of the items you must submit for a complete application.  Some specific types of 

information may not apply to your particular project and, as noted, some items may only be required in certain 

circumstances.  If you are not sure if a specific requirement applies to your project, please ask the Community 

Development Staff.  A copy of this list will be used to check your application for completeness after it is submitted.  If your 

application is not complete, a copy of the list will be returned to you with additional requirements noted. 

FOR STAFF USE ONLY 

DATE SUBMITTED DATE DEEMED COMPLETE CHECKED BY CASE NUMBER 

Applicant City REQUIRED ITEMS 

☐ ☐ 
1. Completed application form and payment in full of applicable fees for processing the

application.

☐ ☐ 

2. Seven (7) copies of a plot plan drawn using a standard engineer’s scale.  (Approval

necessary for use of scale smaller than 1:30, i.e., 1:40 or 1:50.)  Plot plans shall be neatly

and accurately prepared, enabling ready identification and recognition of submitted

information, and folded to 9” x 12” size, showing:

☐ ☐ 
A. Location, exterior boundaries, and dimensions of the entire property that is the

subject of the application.

☐ ☐ B. The scale of the drawing and a north arrow shall be indicated.

☐ ☐ 
C. An area location map showing the proposed project site and its distance from

nearby cross streets and natural or man-made landmarks, as necessary to readily

locate the site.

☐ ☐ 
D. The location, name, width, and pavement type of adjacent street(s) or alley(s), as

well as the location of existing or proposed curbs, gutter, or sidewalk

improvements.

☐ ☐ 

E. The location, dimensions, and use of all existing and proposed structures on the

property, including accessory structures, trash enclosures, decks, balconies,

fences, walls, exterior lighting structures, signs, and other structural elements that

protrude into yard areas.

☐ ☐ 
1. When the use of a proposed structure is not certain at the time of

application, the occupancy-type, as defined by the Uniform Building Code,

may be submitted for use.

☐ ☐ 
F. The locations, dimensions, and types of existing and proposed utilities, including

water supply, sewage disposal facilities, electricity, gas, or other utilities.  Existing

and proposed public and private easements shall be shown.

☐ ☐ 
G. The location and dimensions of existing or proposed driveways and parking areas

(enclosed or open), including:

☐ ☐ 
1. Type of surfacing materials, parking spaces, aisles, and identification of any

driveway grades over ten (10) percent.  The flow of traffic should be noted by

arrows.
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PLOT PLAN REVIEW 
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www.arroyogrande.org  |  agcity@arroyogrande.org  
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Applicant City REQUIRED ITEMS 

☐ ☐ 2. Parking spaces.

☐ ☐ 3. Aisles.

☐ ☐ 4. Identification of any driveway grades over ten (10) percent.

☐ ☐ 5. The flow of traffic noted by arrows.

☐ ☐ 
H. The generalized location of any major topographic or man-made features on the

site, such as rock outcrops, bluffs, streams and watercourses, or graded areas.  A 

topographic map may be required by the Community Development Director.

☐ ☐ 

I. The approximate location and general description, including species and trunk

and canopy diameter, of all trees upon the property or off-site but affected by

the project.  Include notations regarding their proposed retention and

destruction, and notations regarding general type of vegetation in areas not

occupied by trees.

☐ ☐ 3. Seven (7) sets of a grading plan and drainage plan (folded to 9” x 12” size).

☐ ☐ 
4. Seven (7) sets of preliminary floor plans (folded to 9” x 12” size), drawn using standard

engineer’s or architect’s scale, for each story of each building or structure, showing

the following:

☐ ☐ A. Location of walls, doors, and windows.

☐ ☐ B. Identification of activity areas.

☐ ☐ 
C. Placement of window and door locations on floor plans in coordination with the

elevations.

☐ ☐ 
5. Preliminary landscape and irrigation plans prepared by a licensed landscape

architect or as approved by the Community Development Director.

☐ ☐ 
6. An Administrative Sign Permit application may be required to be processed

concurrently with the Plot Plan Review for any use proposed to have signs.

☐ ☐ 
7. An Architectural Review application may be required to be processed concurrently

with the Plot Plan Review if modifications to the exterior of a building are proposed.

☐ ☐ 
8. Two (2) copies of a preliminary title report for the subject property dated within the

last six months, as determined by the Community Development Director.

☐ ☐ 9. All plans submitted shall be collated and stapled on the short end of the plans.

☐ ☐ 
10. Electronic copies of all document submittals in PDF format on USB or CD. Electronic

plans shall include one (1) high-quality version for reproduction and one (1) version

optimized for web posting.
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5.a.ii.1.a: application notes (also see copy of application (table II))

Violations of application of the plot -permit required for approval of Vacation 
Rentals include: 

1) The application for 1562 Strawberry Ave is incomplete. See notes and
attachments.

a) Dimensions are missing from the required floorplan. See attachments.
Additionally: This plot plan does not provide sufficient information to assess Item 3.
performance criteria specifically All Building Code and Fire Code requirements for the
level of occupancy of the vacation rental shall be met: Knowing The International
Residential Code (IRC) includes requirements for building a bedroom and covers
requirements, such as minimum square footage, ceiling height as well as emergency exits
and electrical outlets, Fire life safety devices, carbon monoxide detector have been
installed and fire protection equipment is installed (fire extinguisher included).
And: The California Code of Regulations, IRC Section R304.1 establishes that habitable
rooms have a minimum area of 70 square feet, but we do not know the room sizes from
the diagram.
And: Any proposed vacation rental shall be compatible with the neighborhood in which
it is located in terms of landscaping, scale and architectural character. The use shall be
harmonious and compatible with the existing uses with the neighborhood. But no house
in this area has 8 people living in it.

b) Items missing from the backyard including hot tub and firepit.

c) The garage is listed as part of the parking plan, but has been converted into a
games room/living space which makes the space unavailable for the use of parking.

d) Building size is not indicated. The planner needs this information to understand if
it meets All Building Code and Fire Code requirements for the level of occupancy of the
vacation rental shall be met.

e) Regarding omission of zoning and parcel size: Any proposed vacation rental shall
be compatible with the neighborhood in which it is located in terms of landscaping, scale
and architectural character. The use shall be harmonious and compatible with the existing
uses with the neighborhood.

f) Anticipated number of clients is not indicated.

g) Night time lighting is not indicated: All Building Code and Fire Code
requirements for the level of occupancy of the vacation rental shall be met. Night time
lighting specifically speaks to the fire code chapter 10 egress + 18.120.080 Lighting in
the residential lighting zone including footcandles of .3

5 a ii 1



h) Entities and/or indivduals with a financial interest in this project are not listed in
section V as required, even though the property is owned by a trust.

i) It does not appear that Kathy Kelly or Digs Vacation Rentals is an authorized
agent for this application:

Cal. Code Regs. Section 999.326 - Authorized Agent (a) When a consumer uses an authorized 
agent to submit a request to know or a request to delete, a business may require the authorized 
agent to provide proof that the consumer gave the agent signed permission to submit the 
request. The business may also require the consumer to do either of the following: 
(1) Verify their own identity directly with the business.
(2) Directly confirm with the business that they provided the authorized agent permission to
submit the request.

Because the application is substantially incorrect and was not complete, the application 
should be denied. 

Further information Re: Parking: 

Applicant claims 4 off street parking spots.  They have converted the garage into 
a games room, complete with game tables, with no attempt to use the garage 
for its intended purpose of parking of cars (see attached photos).  The driveway 
is very short, and any large vehicle will stick out into the pathway obstructing 
walkers etc.  A problem has already recently arisen due to a contractor parking 
half way into the street obstructing traffic because he could not fit his truck and 
trailer in the driveway.  Being a cul-de-sac, 4 additional parking spots on the road 
would create parking issues, in addition to creating difficulty for garbage trucks, 
street sweepers and service vehicles to turn around.   

The applicants have in effect converted their garage space into a living space. It 
is noted that the applicant does not include this on the drawings submitted to 
the City Council.  The Arroyo City Council code clearly states that to acquire a 
business license (which is required for a Vacation Rental) that “No home 
occupation shall be conducted in the garage.  The garage must be kept clear for 
the parking of vehicles at all times.”   In this instance the applicant is operating 
its business from a home in Arroyo Grande and using the garage for business 
purposes.   Therefore, the applicant is violation and their application for a 
Vacation Rental should be denied.  

Also: Per 16.16.210 - Business license clearance: 2a. Reuse of Existing Structures. 
Approval of a business license application that proposes establishment of a different 
business in an existing building or structure shall be subject to the provisions of 
subsection (C)(1) of this section and, in addition, shall be subject to the following: 



a. The proposed business site shall provide for the number of off-street parking
spaces, driveway, and parking lot improvements as required by Chapter 16.56.
16.56.010 - Purpose and intent. The purpose of this chapter is to ensure the
adequate provision of parking facilities proportionate to the needs created by the
various land uses within the city. In providing adequate parking facilities, it is the
intent of this chapter to:  A. Alleviate or prevent on-site and off-site traffic
congestion and hazards; B. Ensure the maneuverability of emergency and service
vehicles; C. Provide safe, accessible, convenient, attractive, and well-maintained
off-street parking areas; D. Protect residential neighborhoods from the effects of
vehicular noise and traffic by uses in adjacent nonresidential districts.

j) Emergency contacts listed are not valid. One is not associated with the application
(Erika McCann), and the other (Kathy Kelly) is further than 15 minutes from the
property.



CITY OF ARROYO GRANDE
COMMUNITY DEVELOPMENT DEPARTMENT

MINOR PROJECT APPLICATION

The purpose of this form is to advise the City of the basic components of the proposed project so that the City can accurately evaluate the proposal for 

compliance with applicable ordinances and policies. Providing accurate and complete information and plans will help ensure prompt processing of this 

Use additional sheets when necessary. Please be aware that applications that are inconsistent with the City's General Plan or Development Code application. 

will not be accepted as complete. The City is available to assist in filling out this form; please refer any questions to the Community Development Department 

and we will be happy to assist you.

FOR STAFF USE ONLY

DATE SUBMITTED DATE DEEMED COMPLETE CHECKED BY CASE NUMBER

 08/02/2021  September 28, 2021  Patrick Holub PPR21-000029

COMPLETION OF THIS FORM IS NECESSARY FOR THE FOLLOWING APPLICATIONS. PLEASE INDICATE THE TYPE OF APPLICATION(S) YOU 

ARE REQUESTING:

Permit Type: Plot Plan Review

 Plot Plan ReviewPermit Subtype:

INFORMATION TO BE SUBMITTED WITH THIS APPLICATION

A. Refer to the checklist (available from the Community Development

Department) for those items required to be submitted for each type of project

B. Include any other information that will help explain your proposal or

better clarify your particular situation.

I. GENERAL INFORMATION

Applicant: Digs Vacation Rentals
 Phone: (M):  (W): 805-975-
8338

Applicant's Address: PO Box 1771Templeton, CA 93465  Email: Kathy@DigsVacationRentals.com

Representative: Digs Vacation Rentals  Phone: 805-975-8338

Representative's Address: PO Box 1771Templeton, CA 93465  Email: Kathy@DigsVacationRentals.com

Property Owner: GOROSKI FAMILY TRUST  Phone: 

Owner's Address: 1562 STRAWBERRY AVE
ARROYO GRANDE, CA 93420

Architect (if any):  Phone:

Architect's Address:  Email:

Engineer (if any):  Phone:

Engineer's Address:  Email:

Please indicate if  correspondence should be sent to:all

 Applicant  Representative  Property Owner  Architect  Engineer✔

5 a ii 1 a: Table II
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CITY OF ARROYO GRANDE
COMMUNITY DEVELOPMENT DEPARTMENT

MINOR PROJECT APPLICATION

II. PROJECT DESCRIPTION

 Street Address: 1562 STRAWBERRY AV Zoning:

 Assessor Parcel No.: 077131042 Parcel Size:

General Plan Land use Designation:

Legal Description of Existing Lot: CY AG TR 2471 LT 9

Building Sizes in Square Feet:

Existing Proposed

Describe the Proposed Project in Detail:

 Vacation Rental EMERGENCY CONTACTS: Erika McCann  Kathy Kelly 

CITY OF ARROYO GRANDE
COMMUNITY DEVELOPMENT DEPARTMENT

MINOR PROJECT APPLICATION
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III. COMPLETE THIS SECTION FOR LARGE FAMILY DAY ACRE PERMITS, PLOT PLAN REVIEWS, AND TEMPORARY
USE PERMITS ONLY

1. Indicate the proposed hours of operation (DAYS AND TIMES):

2. Estimate the number of employees

Total: Maximum Shift: Time of Maximum Shift:

3. Indicate the number of patrons, clients, customers, etc. anticipated:

Average per day: Peak Hours:

4. Number of off street parking spaces to be provided: (if applicable show breakdown as to use)

Total: 4 Garage (enclosed): Yes Covered: Open:

5. Describe any night-time lighting that will be provided, including the type of lighting to be installed:

IV. COMPLETE THIS SECTION FOR CERTIFICATES OF COMPLIANCE, LOT LINE ADJUSTMENTS, AND LOT
MERGERS ONLY

 Number of existing lots:

 Size of existing lots (in square feet):

 Number of proposed lots:

 Size of proposed lots (in square feet):

CITY OF ARROYO GRANDE
COMMUNITY DEVELOPMENT DEPARTMENT

MINOR PROJECT APPLICATION

V. COMPLETE THIS SECTION FOR  PROJECTSALL
Due to recent interpretation and legal amendments to the Political Reform act of 1974, the City needs to be aware of all entities (i.e. corporations, 

lending institutions, etc. or individuals that may have a financial interest in the proposed project. All LLCs shall provide relevant Articles of 

Incorporation in order to disclose all financially interested entities. Please complete the following certification and provide your signature:

 The following entities and/or indivduals have financial interest in this project:
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PowerTrain
Sticky Note
See notes. It does not appear that Kathy Kelly or Digs Vacation Rentals is an authorized agent for this application:

Cal. Code Regs. Section 999.326 - Authorized Agent (a) When a consumer uses an authorized agent to submit a request to know or a request to delete, a business may require the authorized agent to provide proof that the consumer gave the agent signed permission to submit the request. The business may also require the consumer to do either of the following:
(1) Verify their own identity directly with the business.
(2) Directly confirm with the business that they provided the authorized agent permission to submit the request.
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Section 5a ii 2: Mailing list used is disqualifying 

It is an essential part of due (and appropriate) process for the appropriate impacted 
citizens to be notified of a VR’s application. As per city code, all homes within 300 feet 
of the subject application property are to be included in notification. 
That did not occur in this case, and as such is sufficient grounds for denial of the 
application. 

Out of the only 45 addresses on the mailing list used by the applicant, including 
themselves, properties beyond the 300 feet which are not addresses for property owners 
within 300 feet are included in this total, and incorrect names are listed against addresses. 
A cursory analysis indicates that a minimum of 69 properties fall within the 300 foot 
area. This number does not include the large number of individual units at the complexes 
at Oak Park Village apartments and Courtland Street Apartments. 

The application approval process requires the applicant to provide a mailing list of ALL 
property owners with an 300ft radius of the proposed Vacation Rental.  A map analysis 
indicates at least 69 properties fall within this area (including multiple residences).  The 
applicants mailing list of only 45 owners/addresses, leaves a significant number of 
property owners who did not receive notification and therefore were forfeited the right to 
appeal.   This is in violation of the application process and therefore the application 
should be denied. 
Curiously, in the applicant’s 45 addresses provided, a number of them are residential 
addresses that are outside of the 300 foot buffer, but are not addresses of owners of 
properties inside the buffer further reducing the amount of correct and effective 
notification. There are also incorrect names of owners contained in the applicants list. 

It would also seem at a minimum, reasonable, that tenants that are not home owners have 
a vested interest in the application for a VR within 300 feet of where they live. In this 
particular case, that covers in excess of 150 individuals in very close proximity that may 
not have received any notification at all of this VR application which will seriously 
impact them. 

See table III (Properties within 300’ of 1562 Strawberry Ave) 
See table IV (The actual mailing list used for the VR application for 1562 Strawberry 
Ave) 



5 a ii 2 Table III



----------Applicants mailing list----------

----------Applicant utilized mailing list----------

5 a ii 2 Table IV



----------Applicant utilized mailing list----------

----------Applicants mailing list----------

5 a ii 2 Table IV



Section 5a ii 3: Local single contact is invalid 

On the mail circular advising the application of the VR and detailing the emergency 
contact, the applicant has listed two points of contacts which is not a single point of 
contact as it should be. Additionally one is not in accordance with the performance 
requirements of the City Council code anyway, and therefore another failure of the 
application.   
These contacts listed are (1). The applicant’s mother who lives in Grover Beach and 
within a 15-minute drive of the VR property.  (2).  The applicant’s property manager, 
which is based in Atascadero (a disqualifying 40+ minute drive from the VR property) 
This is confusing for local residents, and the intent would seem to divert complaints to 
the property manager that is not within the required distance per required performance 
standards and not the required emergency contact per the City performance standards.   It 
is noted that the mother would have no formal knowledge or direct dealings with the 
proposed vacation rental tenants and their booking and is only a point of contact of little 
relevance who might serve to field complaints back to the property manager. This is a 
disingenuous attempt to circumvent the City ordinances and requirements, which 
specifically states that it is the “Emergency Contact” who needs to be available 24 hours 
a day, 7 days a week, to respond to the complaints in person or by return telephone call.   
Having a responsible contact that is not within a 15 minute drive from the proposed 
vacation rental is in violation of the application process and therefore the application 
should be denied. 

The related Municipal code states: the contact person/entity – it is to be one person or 
one entity not a series of individuals it negates the process which was described in the 
ordnance being approved by the city council, it degrades the emergency and ability to 
meaningfully aspects of a contact if an alternate person thinks the other contact are the 
contact or no one picks up the phone at one or more contact points.  

Definitions of 16.04.070 “shall” is mandatory -  …”vacation rental shall, at all times 
while the property is being used as a vacation rental, maintain a contact person/entity”. 
Two or more emergency contacts that is not the intent of the code 

See below performance criteria : 

The operator of the vacation rental shall, at all times while the property is being used as 
a vacation rental, maintain a contact person/entity within a fifteen-minute drive of the 
property. The contact person or entity must be available via telephone twenty-four (24) 
hours a day, seven days a week, to respond to complaints regarding the use of 
the vacation rental. The contact person or entity shall respond, either in person or by return 
telephone call, with a proposed resolution to the complaint within three hours between 
seven a.m. and nine p.m., and within thirty (30) minutes between nine p.m. and seven a.m. 



5 a iii 1 Considerations and Restrictions 

It is highly probably that a VR will likely to create loud or unreasonable noise that 
disturbs others and is not in keeping with the character of the surrounding neighborhood 
(see attached list of sample complaints). There are children with medically diagnosed 
noise and light sensitivities which are exceedingly likely to be exacerbated by the 
presence and obvious implications of a vacation rental this near their home during the 
daytime and their bedroom when he is trying to sleep. In our instance, we would have to 
develop a new solution for our child’s bedroom location, as it currently overlooks the 
back yard of the vacation rental and is close enough to hear every conversation from the 
backyard and the adjoining areas. Exterior lights and light from flames also are 
distracting when left on beyond reasonable hours.   Is it reasonable that we may have to 
move our child’s bedroom location to an alternate undesired location, and maybe even be 
forced to move house due to such disturbances (which will potentially occur again and 
again with every new guest).  

Trash: Many complaints regarding vacation rentals detail the unpleasant pile up and 
smells from trash left from vacation rental guests, It is a fact that vacation rentals 
generate more trash than a normal residence.  Our trash pick-up in Berry Gardens is 
Friday morning, and if someone is not responsible for putting out the trash on that day it 
would be left to pile up.  Also, if the vacation rental guests put the trash on the curbside 
on Monday after they leave from their weekend stay, then the trash will stay on the street 
all week, reducing parking and leaving unsanitary conditions. Once the trash is collected, 
who is responsible for bringing the trash cans in off the road, especially as the property 
manager is located in Atascadero? Will the City provide additional collections when 
required, and how will they know when to do this? There is no current plan outlined in 
the VR application for trash management and this is clearly not in keeping with the 
existing character of the neighborhood and will create an adverse impact on adjacent 
properties.    

Trash collection and the cul-de-sac of Strawberry Ave, where the vacation rental is to be 
located, is also made difficult because of existing parking on the street and the tight turn 
around at the end of the cul-de-sac, especially when trash cans are needed to be offset 
from the curb in order for the truck to pick them up (and consider each house has three 
trash cans each).  The trash collection trucks need to do careful three point turns in order 
to avoid cars parked on the street.  If there is additional parking created by the vacation 
rental this could mean that trash collection will be severely hampered.  

Street Sweeper: The street sweeper could also be prevented from adequately cleaning 
the cul-de-sac, again due to being blocked by increased parking on the road and inability 
to get around the end of the cul-de-sac.  



5 a iii 2: 

Conflicts with approved design and objectives of Berry Garden Specific Plan (See 
Appendix A1).  

Berry Gardens was proposed as a neighborhood housing development in September 
1998, as detailed in the Berry Gardens Specific Plan, and provided the City with an 
additional 170 affordable homes to the Arroyo City area.  

Specifically, the General Plan Policies section states the neighborhood should be built to 
be compatible with “Arroyo Grande’s rural, small town atmosphere”, and that the 
subdivision “encourage provision of homes that simulate a rural small town, custom 
home atmosphere”.   The intent was to create a community neighborhood that was rural 
in feel and character.   

Importantly it was designed to encourage “low and moderate income housing’’.  It was 
not designed for investors to buy up housing stock for use as vacation rentals and lodging 
commercial businesses, and does not speak to being developed as a beach town tourism 
precinct with amenities, such as additional parking for more guests than the bedrooms 
allow, and trailers with beach vehicles and boats. 

In fact it was designed so that garages and driveways would take parking off the roads 
and the community would enjoy walking safely around the neighborhood: “detached 
sidewalks with large landscaped “parkways” to provide for enhance pedestrian activity 
with residential areas.” 

The plan’s purpose was to “create a diverse range of ownership housing types and enable 
a more compact single family detached and patio home residential pattern allowing for a 
higher density…. proposing smaller individual lots than conventional developments.” 
This meant that the “small town atmosphere” would be kept by neighbors being mindful 
of the sound transference between the very closely positioned houses due to the small 
lots.   Lodging businesses and vacation rentals are often used for family gatherings and 
parties, which bring greater than usual sound disturbances, traffic and a clientele who 
often don’t care about those who are occupying residences around them.  

The existence of vacation rentals as businesses lodges in this neighborhood clearly goes 
against the purpose and intent of the vacation rental code, which specifically says that 
they should “conform to the existing character of the neighborhood in which they are 
located and do not create adverse impacts on adjacent properties.”  Vacation Rentals 
located in Berry Garden clearly do not conform to the character of Berry Gardens 
outlined in the Specific Plan and will create adverse impacts on adjacent properties, 
especially in relation to sound transference and parking.  

There are many examples where the influx of out-of-town visitors upsets the peaceful 
enjoyment of long-standing residential neighborhoods (see attachment of sample 



complaints).  Short-term renters have no stake in the community, and therefore no reason 
to care how the neighborhood around them suffers from their vacation activities.  

Vacation rentals decrease the ability for families to own and live in the neighborhood like 
Berry Gardens. They will take away from the purpose and intent of this neighborhood 
which was agreed on by the City Council and developed.  



Section 5a iv Global considerations: 

The Berry Gardens, Arroyo Grande area attracts people to live there for a number of 
reasons, but some of the most important and common ones include to live in an area 
conducive to raise a family and experience peaceful enjoyment. As much as it is a nice 
area, it is not compatible with a transient beach tourism. The housing lots in this 
community are by design quite small (refer to Berry Gardens Specific Plan) with very 
close neighboring properties where you can hear nearby home activity than most people 
would usually hear from a single-family residence. Residents did not move into this 
neighborhood with a desire or expectation to live next door or on the same street as 
proximity to hotels, motels, short-term vacation rentals or any type of lodging business. If 
the City has a need to support more tourism accommodation, they truly should consider 
supporting more motels and hotels in appropriate commercially zoned areas. 

It is easy to understand circumstances often exist where a house that was previously a 
family home might be moved out of, and not sold. Life provides all of us with many 
changes. Many homes in those circumstances are turned into long term rental units. 
Nothing about long-term rental units is a blatant compromise to the characterization of 
this neighborhood. But turning single family residences into short term Vacation Rentals 
and lodging businesses in this particular area turns the area into a strongly conflicting 
environment which it is not meant to be. 

A persistent high tenant turnover from short-term vacation type renters brings many less 
desirable traits to an area. Unstable environment, higher traffic with a reduction in safety 
to the cul-de-sac that many of us moved here for our children to play in with expected 
light traffic, increased emissions of noise, local street parking issues, trash issues, a 
multitude of never-ending transient strangers around our susceptible children and senior 
citizens for short periods of time where the transients often have little incentive to behave 
in a neighborly way since they will only be there, on vacation, for a very short time, 
likely diminishment of property values, particularly to homes in close proximity to a 
vacation rental. 

The proposed application for 1562 Strawberry Avenue as a Vacation Rental does not 
comply with the purpose and intent of the code and regulations, as this property, as a 
vacation rental, does not conform to the existing character of the neighborhood in 
which it is located and will create adverse impacts on adjacent properties and could 
impact over 500 residents who live within the 300ft buffer zone.  Such impacts are not 
addressed by the current performance standards and ordinances and therefore the 
application should be denied.   Here are a number of issues which do not conform to the 
existing character of the neighborhood and will cause adverse impacts on adjacent 
properties: 

1) Noise transference and disturbance: The proposed vacation rental has a wall
space of 14ft from its neighboring residential properties and shares a common
fence-line with the Courtland Street Apartments.  As such there is a great degree



of noise transference from both houses.  If windows are open, conversations can 
be heard from the proposed vacation rental kitchen and living room, and from 
across the fence-line in the back yard.   Noise and conversations (including any 
profanities) can also be heard by the 150 plus residents in the adjacent 
Courtland Street Apartments as well as neighbors to the left and right of the 
property in question.  The owner of the proposed vacation rental is encouraging 
parties at the house, converting their garage to a games room (complete with 2 
large game tables), and will market the yard with the hot tub and fire pit as 
places to congregate and potentially party.  Similar marketing appears on the 
property management website for a property only blocks away: “Enjoying a BBQ 
with the whole gang.  It is the perfect location for… 2 or 3 couples or a girl’s 
getaway.” 

While there are restrictions by the performance standards relating to how many 
people can sleep in the house, there are no performance standards relating to 
how many people can visit the house (i.e. parties and family gatherings).  With 
the potential of many more people being able to use the amenities this would 
have an adverse effect on the local community and not be in keeping with the 
character of the neighborhood.  There are many complaints of vacation rentals 
actively being marketed as party houses with not just “adverse effects on 
adjacent properties,” but also for the entire neighborhood.   (see sample 
complaint document for examples) 

It is noted from the Berry Garden design plan “to enable a more compact single 
family detached and patio home residential patters, allowing a higher density… 
The project proposes slightly small individual lots than conventional 
developments.” 

2) Visual disturbances: Many occupants of the multistory Courtland Street
apartments can see directly in the rear yard of the proposed vacation rental.
Many of these occupants are families with young children.  As such they may see
visitors to the vacation rental have parties, get drunk, vomit, be naked in the hot
tub, have sex, or other lude acts, in addition to be subject to smoke from
marijuana.  These apartment residents, because they are renters, would not
have the ability to use the complaint system outlined in the ordinances.  This
creates an adverse effect on the local community

3) Megan’s Law, should apply to Vacation Rentals bookings. Those visiting could be on
parole, have prior convictions for rape and pedophilia.  With many families residing
in the 300ft buffer, particularly in the Courtland Street apartments, this places a
huge risk within the community and could create an adverse effect on the local
community

a. Allowing Single Family residences either purchased or long term rentals
can circumvent laws like SB-1143 which are housing restrictions intended



to prevent sex offenders from residing or renting near schools, parks and 
child care centers and to maintain public health, safety and general 
welfare.  When a vacation rental is approved, we have created a short 
term transient nature accommodation allowing for a loop hole in the 
housing market which gets violent offenders closer to our parks and 
schools by providing accommodations hence the need for transient 
occupancy tax. 

b. This VR is within 2000 feet of a park where children regularly gather, and
Living Within 2000 Feet of a School or Park Where Children Regularly
Gather is also addressed in a protected Penal Code section 3003.5(b), the
law enacted by ballot initiative in 2006 prohibiting registered sex
offenders from living within 2,000 feet of a school or park.

4) Security: Like the above-mentioned point, there are not backgrounds checks on
potential renters of a VR.  The fact that strangers come and go on a daily and weekly
basis in a neighborhood is a security issue for a neighborhood.   There have even
been examples where guests of VR’s will lie on their application as to who is staying
in the property, and as there is no on-site supervision or checks, rent the property
for parties.

5) As water usage is an important issue for the City Council, the inability to regulate
water usage at the proposed vacation rental could mean that excess water use
would occur, adding to our drought-stricken city issues. Tourists often do not care
about their water use, because they are not personally responsible for the water bill.
This can have an adverse impact on the local community,

6) Trash: There is only one trash collection for the street weekly, on a Friday.  Which is
very convenient for weekend renters that leave full trash cans behind for the
majority of the week before it is picked up again on Friday. There are no provisions
for who takes the trash out to the street and brings the trash cans in within the
performance standards.  Trash may be left out on the street for days before pick up,
and the cans not brough back in for days after collection.  This would add to the
parking issue on the street, as well as create unsanitary situations, especially if the
racoons and other animals raid the trash cans left on the street.  This would also be
amplified if there are multiple residents in a given week, where trash is left to build
up. Inadequate trash management is not addressed by the performance standards
and therefore the application should be denied on the adverse impact on the local
community. An additional trash pickup could help to address this problem and
should be a requirement.

7) Increase in traffic:  As the house allows for an additional 4 cars, plus there will be
increased traffic from frequent cleaners, tradespeople, and uber drivers, there will



be a substantial increase in traffic on a very small cul-de-sac.  This could also lead to 
dangerous situations as many children play in the street, ride their bikes, and elderly 
and local residents often walk along the pathways.  This would adversely affect the 
character of the neighborhood and create an impact on the local community.   

8) Parking: Although parking is allocated to garage spaces in the VR application, the
intent of the applicants is not to have the vacation rental vistiors park in the
garage. (see attached photos of the garage turned into a games area).  This
leaves limited parking on the very short driveway and parking in the street.  Any
large vehicle parking in the driveway will stick out into the pathway, restricting
residents use of the pathway.   Being a cul-de-sac, 4 additional parking spots on
the road would create parking issues for local residents, be difficult for garbage
trucks, street sweepers and service vehicles to turn around.   In addition, the
main tourists to the area reside from the Valley who come to the county for the
beach.  As such they bring trailers of ATV, they come in  RVs, and will bring boats
and jet skis. Such traffic is seen only blocks away on Grand Avenue heading for
the Drive-on beach every weekend. There are no regulations which restrict such
items and no ordinance or performance standards to deal with such matters and
therefore their existence on this small cal-de-sac would lead to an adverse effect
on the local community without mitigations such as conditions in place.

It is also noted in the Berry Gardens Specific Plan that this subdivision was
specifically created to reduce the need for parking in the streets:  “Garages
which are setback a minimum if twenty feet from back of sidewalk and ten feet
behind living areas reducing the dominance of automobile parking as a
residential design element.”  To approve the application where the vacation
rental does not have the off-street parking is in violation of the agreed building
codes which governed the approval of developing Berry Gardens and in changing
the scope of the neighborhood is not in keeping with the neighborhood and will
have adverse effects on the community.

9) Security: The transient nature of vacation rentals and the limited means of
vetting and controlling who is actually staying there could lead to an increase in
crime in the area.  The fact that neighbors do not know the occupants and that
there are constantly strangers in the local community will have an adverse effect
on the local community.

10) Loss of property values.  Having a vacation rental and the adverse effects they
can cause will lead to loss of property values for nearby residents.  This is an
adverse effect on the local community that is not dealt with in the performance
standards or ordnances.

“In fact, a 2015 article in REALTOR Magazine stated that “A single-family home
or condo unit next door to a short-term rental — where the occupants change every



few days — will take longer to sell and bring in lower offers.” 
https://travelonthehouse.com/hate-short-term-rentals/ 

11) Inability of renters to complain if needed: It is noted that renters, of which there
are many who would be affected by the Vacation Rental, including at least two
properties on the small Cal-de-sac and over 200 who are within the buffer zone
at the Courtland Street Apartments and the Oak Park apartments. These valued
residents in the community may not be provided with the “emergency contact”
in order to deal with any disturbances and therefore may feel that have to live
with any adverse effects.  Being treated like second class citizens with no rights
when it comes to Vacation Rentals is not dealt with in the performance
standards and could have adverse effects on their way of living and even cause
them to move.

12) Complaint Process:  For a VR, “The contact person or entity shall respond, either in
person or by return telephone call, with a proposed resolution to the complaint within
three hours between seven a.m. and nine p.m., and within thirty (30) minutes between
nine p.m. and seven a.m.”    This is insufficient to deal with any unruly and disruptive
behavior which needs immediate attention.  The only recourse neighbors have is to call
the police or deal with the issues (which are forced upon them) by themselves.

The above mentioned points are not typical issues with long-term renters, homeowners 
and even private guests of homeowners in relation to nuisance and are increased due to 
the increased number of guests an unrestricted vacation rental can attract.  We are not 
aware of one single case where long term renters, homeowners, and guests have ever 
been a nuisance on Strawberry Ave or within Berry Gardens. It is incorrect for the City to 
make this assumption and reason as to justify that vacation rental tourists and local 
residents behave the same way.   Berry Gardens was designed to create a sense of 
community and create a neighborhood environment. 

The aim of this vacation rental is not to have occupancy during a short absence or 
personal vacation from the applying residence, but to make as much money for the 
owners as possible.  Therefore, it is in their interest to have as many visitors as possible 
to fill every night in which they are making profit.  Such turnover creates a motel like 
environment which is not in keeping with the neighborhood and has an adverse effect 
on the local community.  The amount of turnover and disturbance this creates is not 
addressed by performance standards or current ordinances.   



5 a v: Nearby VR already exists 

A VR already exists within 300’ of the property application at 1510 Elderberry Ave.  
That VR unit is not permitted to accept reservations for less than monthly terms. A common-
sense minimum term like a month would help to mitigate a number of the problems that this 
appeal highlights. 



5 b i b: VR approval process presently in place is not appropriate 

The issue of numerous Vacation Rentals (VR) properties being approved in established 
neighborhoods in single family residential zones is now a serious crisis in Arroyo Grande 
and appears to be getting much worse at an accelerating pace with little to no appropriate 
oversight of the process or what VR’s are inappropriately changing into. There is a huge 
difference in the impact to a community between a VR where property owners might rent 
out their home to a single family while they go on vacation for a few weeks per year and 
a VR that is effectively a motel for multiple simultaneous families year round. These 
circumstances are different enough where they should not fall into the same category for 
consideration of approval or permission to operate as a VR.   
These developments are particularly unfair for families and properties that live near these 
VR properties which are often neither harmonious or compatible with the established 
neighborhood and they will suffer a dramatic and particularly adverse impact to the 
peaceful enjoyment, safety and community that they moved into and have deliberately 
become a part of. 

From a review of a recent appeal relating to the house at 1170 Linda Drive (Case: 
PPR21-018) it is already well documented that due process is not being followed by the 
local government in a number of critical areas, and that inappropriate actions are even 
taking place that undermine the process and public trust.  

Our family recently received a notification in the US Mail that we live within 300 feet of 
the unit covered under PPR 21-029 (1562 Strawberry Avenue) indicating that approval 
has already been given for this action. 
We, and our affected neighbors, were not given a fair and appropriate opportunity 
through due process to have our comments heard in an appropriate forum before a 
decision is made. This approval action took place during a meeting that was officially 
cancelled and had no agenda. Undue process coupled with a lack of opportunity for 
impacted parties to be heard nearly ensures that the application of reasonable conditions 
will not have the opportunity to be discovered, developed and applied to this case. In 
addition to being bad form and undue process it is a violation of the Brown act. 

Although we filed for a copy for related records the next business day after receiving 
notification, we were advised that the request may not even be processed until after the 
closure of the appeal window further degrading our ability to provide an appropriate and 
meaningful response/appeal. Since then we have learned that there are non-compliances 
in the application, and that the performance standards and conditions have not been meet 
for this PPR. 
There is clearly a much greater focus on rapid processing than on due process and 
following appropriate and fair procedure. To a resident like myself it is apparent that 
there is not appropriate oversight or checks and balances taking place in the process. 

The reasonably similar case of 1170 Linda Drive (Case: PPR21-018) well documents in 
great detail many objections and concerns which also apply to PPR 21-029 (1562 
Strawberry Avenue). In the interest of keeping this correspondence more manageable 

5 b:



only this reference is made to that additional relevant material at this time, but it remains 
available upon request.  

The failure of municipal codes and state statues (listed below) to be properly 
implemented has further greatly eroded the right to public process/ due process and 
freedom of speech: 

The only option to have one’s opinion heard on such a critical civic matter should not be 
via the process of filing an expensive appeal. One would expect that government and 
community would be even more sensitive to such a consideration during a pandemic 
which have placed a number of families under a great deal of additional financial and 
other duress. It is our intent and preference to help facilitate appropriate action to be 
taken through a collaborative and reasonable request, such as this letter and speaking at 
public City meetings. 
Although we feel it unjust both procedurally and financially, an official appeal has 
become necessary in this (PPR 21-029) instance, so we have taken that action. More 
detail on specific objections and concerns relating specifically to PPR 21-029 (1562 
Strawberry Avenue) has been included in this appeal and more detail is in development. 
We hope to aid in rectifying the overall developing VR crisis and the related lack of due 
process, to include our specific case. 

It is a great further disservice to the city and our communities to eliminate so many 
opportunities for relatively affordable housing to be available to both future owners or 
renters to become long term residents and neighbors in Arroyo Grande. 

We ask that fairness prevail and that PPR 21-029 as well as all other VR permits be 
placed on hold until such time as processes are corrected to ensure that municipal codes 
are being properly and professionally followed with an externally conducted audit 
verifying that result. Under the circumstances we also believe it appropriate for properties 
that have already undergone approval without due process be eligible for further 



appropriate review, revision and possible revocations of previous determinations in the 
interest of protecting the public health, safety and welfare as well as the rights to due 
process. 

We sincerely thank you for your time and attention to this most urgent matter and 
implore your assistance. 





























































































































Complaints against Vacation Rentals (Small sample of many) 

https://www.sarasotamagazine.com/news-and-profiles/2019/10/airbnb 

“Private residential neighborhoods are not intended to be transient areas,” testified Lois Trotochau, 
who lives next door to 1406 Westway with her husband, David. Lois says the couple has been forced to 
plant more trees to buffer the noise coming from next door and has called the cops on multiple 
occasions. “There is no on-site management, no one to keep the rowdy parties under control, no limit 
on occupancy, no one to stop 4 a.m. spring break-type parties,” Lois Trotochau told city commissioners. 

https://sonomasun.com/2015/10/15/glen-ellen-group-vacation-rentals-are-ruining-our-town/ 

“Our specific complaints, for which we have documentation, include a dangerous increase in 
traffic. In addition to the cars associated with the renters themselves, we see additional traffic from 
renters’ guests, limos and busses transporting them to events, and people scouting the rentals. 

The number of guests frequently exceeds the advertised guest limit Extra cars park in front of or 
in the driveways of neighboring properties. Renters frequently host parties, with music/outdoor 
speakers etc. extending past 10 p.m. The noise is extremely disruptive.” 

https://medium.com/s/story/heres-what-it-s-like-to-have-an-entire-house-airbnb-rental-as-a-
neighbor-1c2ffa0f5d45 

“Despite it being outlawed in the house’s rules, tonight’s Airbnb guests have rented the place for 
a party. Sitting in our living room, we can hear the thump of the bass from their music. When it 
started, we stepped outside to assess the scene. Partygoers on the patio, a line of Ubers clogging 
the street, and two cars flippantly parked in our neighbor’s driveway — leaving nowhere for her 
own car when she returned home. 

This weekend will no doubt end like all others have since our neighbor turned his spare house into 
a fully functioning hotel: The guests will leave, but the mounds of trash they produce will stay 
behind.” 

https://www.keepneighborhoodsfirst.org/share_your_story 

“I have lived next to a short term rental for 3 years.  My house was nearly broken into by an out 
of control party guest.  The police are here every couple months, The pot, the music, the ubers, the 
parties are constant.” 

https://travelonthehouse.com/hate-short-term-rentals/ 

“At the least, residents feel uncomfortable with waves of strangers coming and going in their 
neighborhood or building. A San Diego resident put it this way: “Uneasy questions abound: How 
will these strangers conduct themselves? Will they maintain and respect the tranquility of our 
neighborhoods, or are they just here for a good time …?” 

Appendix A2



“Those neighbors have good reason to be upset. Far too many short-term rentals are run by remote 
hosts and managers who don’t know or care who they rent to or how the guests use the property. 
In the worst cases, “guests” turn their short-term rental into a money-maker by renting to other 
“guests” or even using the home as a party pad.” 

“Many homeowners express concern that too many short-term rentals will reduce the value of 
their homes. 

According to an opinion piece in the Voice of San Diego, “If sellers are now required to disclose 
to buyers even barking dogs and antagonistic neighbors, surely they will have to disclose the 
existence of commercial rental activity in the neighborhood.” 

In fact, a 2015 article in REALTOR Magazine stated that “A single-family home or condo unit 
next door to a short-term rental — where the occupants change every few days — will take 
longer to sell and bring in lower offers.” 

https://sfist.com/2020/09/22/party-house-rental-in-sonoma-became-scene-of/ 

“A vacation rental just outside the city limits of Sonoma played host to a Friday night party with 
dozens of guests from outside the county, and the party ended with at least 30 shots fired.” 

https://www.oregonlive.com/crime/2020/12/four-shot-at-party-in-happy-valley-authorities-
say.html 

“Four young people ages 17 to 20 were shot during a party early Thursday at a vacation rental 
home in Happy Valley, according to the Clackamas County Sheriff’s Office.” 

https://www.islander.org/5-24-06/hb_porn_debate.php 

“Holmes Beach Mayor Carol Whitmore wants to keep Holmes Beach from being known as a 
"swingers location," following the discovery two weeks ago that a local vacation rental house 
was being used by an adult entertainment club for sex parties (The islander, May 17).” 

https://www.pewtrusts.org/en/research-and-analysis/blogs/stateline/2019/06/21/wild-airbnb-
parties-bring-calls-for-crackdown 

“I’m concerned about the welfare of our families on Grove [Street], especially after what 
happened over the weekend. What’s the plan?” she asked. “Can we have something stricter? I 
know it’s an Airbnb and people have their right to make money, but is there something we can 
do to make the environment a little more regulated? My family’s home is directly across the 
street from the Airbnb. We’re a little concerned.” 

Patterson was referring to the fracas in the wee hours of the morning, in which two people were 
shot and the alleged perpetrators sped off in a car, only to make an abrupt U-turn and fire more 
shots at the home on the way back, according to the Sacramento Bee.” 
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