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Planning Commission:

We are formally requesting the interpretation of Municipal Code 17. 44. 205, Section A, C "Purpose, " &
"Standards for Vacation Rental Homes. " (EXHIBIT A)

DISCUSSION

The purpose for our request is to clarify that existing code does not prohibit additional vQCQtiss.
rentals on a sin Ie ro er . This interpretation is necessary for the granting of our Second
Application for Minor Use Pennit (22PLN-32) located at our duplex in NG-2 zoning at 352
Marshall Street, Grass Valley, CA 95945, APN# 029-150-026. We have attached the documents
to this letter that we brought in support of granting oiu- application. (EXHIBIT B)
The Community Development Director suggested we ask for the planning commission's official
interpretation as he did not feel comfortable making the interpretation that the law permits a
second Vacation Rental on a single property. We are writing this letter in support of the
interpretation that the code does not prohibit an additional Vacation Rental on a single property.
The Community Development Director and planning staff made the suggestion recently to anaend
the code to say that there should only be one Vacation Rental allowed per property. This is an
admission that the code does not currently prohibit more than one.

. Generally speaking, the higher courts have favored the idea that land uses that have not been
expressly prohibited should be permitted. Unless the law, i.e. municipal code, expressly prohibits
it, it should be permitted. Therefore, if the law does not say that only one per property is allowed,
then more than one is allowed.

The Community Development Director asserts that existing municipal code implies in a singular
tense that only one Vacation Rental home is allowed per property. Even if it was implied in a
singular "tense" according to Grass Valley's municipal code 17. 10.050 B - Rules of interpretation
(EXHIBIT C), "The singular number includes the plural number, and the plural the singular,



unless the natural construction of the word indicates otherwise, " e. g. the word "one. " For
example, if we were to interpret the law literally in only its singular form, only one property
owner would be permitted. Clearly, we are meant to interpret the law to mean property owner(s)
not just the singular, property owner. If we were to interpret the law literally in its singular form,
we also would not be permitted to have more than one property or more than one pennit at
another location.

Amending the code to specify that only "one" Short Term Rental is allowed per property is a
concession that in fact, it is not already in the law, nor was it at the time ofoiu- application.

Given the above j^s (that the law is meant to be interpreted in a plural form) and that the
Community Development Director is in the process of asking the Planning Commission and the City
Council to amend the code to only allow "one" short tenn Vacation Rental home per property, (which is
an admission that the law does not currently prohibit more than one in a residential neighborhood), and
the fact that legally that which is not forbidden must be permitted, we hope you support us in our
interpretation of the code that it dws allow for mnm than one Vacation Rental home per prnpf -rty at thix

time.

We understand the need to clarify this law, and we support the Community Development Director
in his desire to amend it. However, you cannot preemptively forbid someone from using their property in
a manner which is not currently prohibited by the law. Every day that we are forbidden to run our
additional vacation rental, we are suffering fmancial damages. We are fully compliant Vacation Rental
owners that take great pride in what we do, and provide a necessary service to the Community. We
encourage you to review our supporting documents in full so you can understand the scope of our request
and all our supporting arguments.

CONCLUSION

At the time of this letter, there are no published city regulations prohibiting the interpretation thereof. The
Applicant requests approval, and thanks you for your consideration.

Most Sincerely,

Evan Glasco & Joy Gamer
Date:



EXHIBIT A

Standards for ' c Land Uses 17AUOO

17At.205 - Short Term Rmtak

This Section ptovides standards for short tennrentals nAeie aUowed by Article 2 (Zones. Allowable Land
Uses, and Zone Standaids).

A- Parpaw. TMsSectumiuoTidesrfaiBfanisfiari-aclriionieciaIIioiaKaadicstedsluBttennieataI
uuts as an aBaaatree to tertds, autds, and bed and lacdcfiist urns and eslaMishes a Minor Use
FematreqpuecncntaDdpemritprocedmesferTacationrentaltKmies. The itfmt of flus Section is to
nMnitni» ifnparfe nn nmuimln^ imsiAmliiit aeas aiulto protect Sieiisideidialdiatacierof die

c.

Standards for hosted short term rental units.

2.
3.

No moie (ban taro (2) rooms per {ODpdty shaU be rented at the same time;

A hosted short tenn rental unit shall leqnne a business license;
The owner or manager of a lusted short term rerial unit shall be subject to ̂ plicable transient
occqiancy taxes, pmsaant to Charter 3-16 of tfae Chass Valley Mmridpal Code;

The owner or manager shall reside in the lunn and shall occqry the hosted short tean rental
unit doling tentat peiiods;

dealing wift natural disasteis, power outages, and oflier aneigtncies;

Food sefvices provided to rentera shaM conyly wi& County Envi
lEqB irement^

nlalHerifli

7.

8.

9.

10.

No Bteior aigps a<bcrtising tfae bnsiuKs shall be allowed on die property;

Off-steeetpaAu^sliaU be ponded as leqmred by Section 17.36.040 ̂ iImnbeT of Paridng
Spaces Reqniied) fiff a hosted short tenn rental unit;

Rei^ra shafl conyly wiBi the noise regulations in Ctugiter 828 of the Grass Valley Muiiicyal
Code; and,

The hosted short term rental shall operate iCTttxnrt unduly iuteffeting wffli the saiiomuiing
residential aeii

Standarfe for vauatiBa nntri kmaes.
I. ThepropatyownerofaTacationiEDlalhomEaianotofflqamsCTlofaMmoTUsePamtt

pinsumt to Section 17.72.060 of die Grass VsStey Mnmrtpal Code.

2. A vacation rental hwaeslBiBrequne a tamiess license;

3. ThEonmr<aflBaaBeroi£«iacriuuitatfdhuneshaUbesiAjectto^PItca1)tetauBiaIt
oca^aacy taxes, pnrsnatf to Ouptar 3-16 of tte Gras Valley Munic4>al Code;

4. TheowaerCTnBBa^TfflastliTewittBn30imtesoftlie\'acatiinredaIhomE. Theownershan
pnrcidetoaieCityaspartof^teMuurUseFiEnnft. aiEnunemdtElqAoaennBberof&e
local coitfact peison who stall t>e le^onabte fin-tespcHidii® to questiom a-conceins alunt
liieqieiatKffisofAevacaEionientalliimie- TbeloealcCTitactpasonshaUbeavaiIaMeto
accept and iminediatdy reqKMri to telephiHK caBs on a 24-lmur baas at aU times de vacation

lental home is rented w accqned;
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EXfflBFT A fCONT.)

Standards for ific Land Uses 17.44^00

s.

6.

7.

TOe ammr daU pidnp-toAte aifimnatmnm te luiM roem to assist laflas in dealug wffli
aSrnU disaster pnner ontiige^ and otter niBatBEncus;

No eaima n^adtutisi^te toranessrit^te aHoned <atitepnyB i^

Off-atnrti>»d^^^teiB<>ndedMaqu«^lyScdionI7J<5.1M00faB i^

patens BequntOto avaalfeuawtol 3ten«^

AviWlusve^tioaswi&BsesitiacaegitStaioas, viapvsSy&f tOdTnintetotri
]yai^uadgdfflgpi!nifflnrtiB, yiEBts>sMI<neelciBi^^

9. ^aS!^s^vmy1sv^^'s^iW^6s^mCbjftoS^^1bKGawVd^fSaw!^il
Code. aid.

IG.  ;^ [tfat. lu i^ opu^ widKrnt t»A^ irtafenng'wifli &e BiBKmading
flBidBtfBd BU^ibfltiiBOd.

D. \'M)latIons; Bn-ocation of FCTmil; Fenaldts. Ilie foaowuig steps are uitended to pnnade a
ilined coaipliaace ami panntfei'ncation process fiirpasoDs violating die provisions offlns

Section. TUs process is intonAxl «n jimtort nxriAirtial noi^itinrfannAi frnm mniKtinne ftsU Can
cegativdy mqact Uie general heaUi, safety and wd&ie of die City's residents that are aeatal lAen
persons fill to abide by tfae roles, lEqnirements, auiiegalations oftiicir hfima-Use Pemrit andtlM
Mvmcspal Code. To flie extent tfae proTisions oftiris Section conflict wifli provisions elsewtere m tfae
Grass Vdtey DevdtqM Dcnt Code, die pronsiiBB in flris Section shaU control and take precedence.

1- Violaticais ami floacongiliance-Failure by die pennittee to coinply with any icquinment
imposed by tins Section CH-aiy tequueraeiit or conditinn inyosed by die Afinor Use Perarit
(TrfUP") datl ccmstitute a riolalion offlie MUP and shall be gronnds Ss its saspeassm, non-
renewal, aad/or revocation, in die city manager's discretion, depending on the natare or
BEverity of flie Tiolation, tfae pamittee's firihuc to coiract a noticed violatum, or on repeated
nolatioos by fbe peamttEe, even if such violations are conBcted.

2- Noticeof ViolatiaaL Upon discoveiy dut a violatum easts,, the city nmnager shall issue a
Notice of Wolation to die Pemiittee, nhidi Notice ahaU desuibe tee nAnre of fte violation
and the date on isiucfa it occmied and cite die q)ecific Pennit nqnuEment m-Code Section is
alleged to have been violated. Said Nrtice of Violation shall be pusoorilv senied or sent by
U.S. certified nail- TheFtainiUeesitianhaveten(10)daysofdiedateoffl>ENoticewfflrin
nluch to conect the violation(s), unfess 10 fl>e discretion of the, Ss natnre of the violation
requiie the Pemut be immediately soqieaded.

3. Kight to Ajipeal. The ri^B to q^)eal shaU tenninate on the tealfa calendar day afler the date of
tfe Notice ca, if the tendi day fiUs on a day tint City HaB is closed, on die ffisxt busimss day.
An ̂ yeal shaM be filed wifli Bie City Cleric ai^ be acconyaaied by die filing fee idaflifcd in
flte City's Ftemung Fee Schedule.

4. Appeal Heamig and Bides of Eviileiioe-
a. The city nmasgur or designffi shaM iiold fbe hearing during ordinaiy busmeu hours in a

room in City Hall;
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EXHIBIT B
Public Hearing Aug 10, 2022 9:00 am
City of Grass Valley
Application for Minor Use Permit (22PLN-32)

Foothill Management Services
352 Marshall Street
Grass Valley, CA 95945
APN: 029-150-026

Evidence in Su ort of Grantin Second Permit

Summary of Evidence
We are here today to support the granting of our second minor use permit. We want to start by

first acknowledging that you have been tasked with maintaining a delicate balance between
deciding what's best for economic growth, the residents, and the environment. We know that
your decision is based on what you believe is best for our community. We appreciate your
efforts in all of this, as we may not agree ideologically, we will do our best to persuade you.

Below you will find a list of exhibits with brief descriptions in support of our application.

Exhibit A . 6:

Standards for Specific Land Use
Municipal Code 17. 44. 205

Please read and review the highlighted area of the exhibit.

Existing law and municipal code does not sa (or imply in a singular tense) only one
Vacation Rental home is allowed per property. Even if it was implied in a singular "tense"
according to Grass Valley's municipal code 17. 10.050 B - Rules of interpretation, The singular
number includes the plural number, and the plural the singular, unless the natural construction
of the word indicates otherwise, " e.g. the word "one. " Adding a clause to the municipal code
specifying that only "one" Short Term Rental is allowed per property through clarifying
amendment is a concession that in fact, it is not already in the law, nor was it at the time of our
application. This should allow us to be "grandfathered" in.

Exhibit B (pa. 8):
Email correspondence with Abigail Walker
Community Services Analyst at Community Development Department
July 13, 2022

Please read and review the highlighted area of the exhibit.

In this email, planning staff admitted that there is nothing expressly written in the law
stating that a property owner is only allowed one Short Term Rental per property, it also stated
that the planning commission had recently passed an amendment to the existing law to clarify

1



that they only allow one per property. Which was untrue. The amendment had been suggested,
but had not passed by the planning committee until the following business day, and it still hasn't
been passed by city council and amended into the municipal code as of today, August 10,
2022).

This Exhibit also shows the number of Short Term Rentals in the city as of July 2022,
there was a total of only 23 hosted (home share) and 21 non-hosted (whole house) rentals.

Exhibit C foa. 9t:

NG-2 Zoning Information
Municipal Code 17. 21. 080

Please read and review the highlighted area of the exhibit.

NG-2 Zoning can allow for multifamily housing, no additional strain on the property beyond
usual capacity. We only allow a maximum of 4 guests per unit.

Exhibit D log. 10-141:
Photos of Property and adjacent parcels

Exhibit D (1) pg. 10: Google Maps view of cross street Park Ave. w/ Marshall St. ; view of
project address,
Exhibit D 2
Exhibit D 3
Exhibit D 4
on left

Exhibit D 5
surroundings
Exhibit D 6
parcels

adjacent vacant tots, and large highschool
. 11 . Google Maps view of cross street Park Ave. w/ descriptions
. 12: Photo of project address and 6 available parking spaces
. 13: S/W facing view of project address; project address on right, highschool

. 14: Aerial Google Maps view of project address w/ descriptions of

. 14: Aerial view of parcel project address w/ descriptions of surrounding

The purpose of these photo exhibits is to show the neighborhood and
surrounding parcels so you can understand the level of activity and limited residential
impact of running another Short Term Rental; including the fact that we are sandwiched
between Highway 49 and Silver Springs Highschool on both sides of our property. We
are surrounded by loud noises and constant disturbances that actually impact our ability
to even run a successful Short Term Rental. Despite this, we've managed to do okay by
adding significant sound dampening improvements to the home. We are also next to a
great deal of vacant lots, so there is a large buffer between us and any residential
homes. In fact, the only home directly near us is on the N/E side. On all other sides of
our home we are surrounded by vacant tots, a highschool, and a highway!

We are not located in a quiet, single family residential area. This area is already
loud, high use, and overrun by highschoolers and freeway noise. There is no reason to
believe that adding an additional Short Term Rental would in any way cause a nuisance



or disturb the character or integrity of the area, as there is very little "character" to begin
with and the area is already a nuisance to the residents due to the highway noise and
highschool.

In these photos we also demonstrate how many available parking spaces we
have on our property. We only allow a maximum of 4 guests per unit, and we have 6
available on site parking spaces, with lots of available street parking.

Exhibit E . 15:
The Union

"Grass Valley homes to be demolished, making way for hotel"
December 16, 2020
John Orona

As you are aware, the city has already approved the demolition of many
single-family rental homes in Brunswick in favor of developing the West Olympia hotel in
close proximity to, (in the center of) other residential neighborhoods. The Community
Development Director said that the zoning of this parcel, (office professional zoning)
justifies tearing down 11 single family homes, displacing 23 residents, because "it's a
long time coming." There are dozens of other single family homes that are also
surrounding the future West Olympia Hotel in the same zoning, are we to argue in favor
of demolitioning them for even more professional office space, displacing dozens of
more residents? In our opinion, the Planning Department and Community Development
Department should not be in the business of using "zoning" as an excuse to restrict
small, local Short Term Rentals to advance their interests in maintaining a healthy
housing supply, while simultaneously using "zoning" as an excuse to diminish it. If the
community is concerned about housing, then favoring the development of more hotels
by destroying numerous homes seems at the very least, hypocritical. The mitigated
impact report (as cited in the article), said the impact of displacing 23 residents was
minimal considering there are over 7000 housing units in Grass Valley. We could easily
argue this means our second Short Term Rental would have minimal impact on the
housing supply.

Exhibit F . 16.
The Union

"Grass Valley city council OKs regulating vacation. Short Term Rentals"
April 11, 2018
Liz Kellar

In this article, dated in April 2018, the Community Development Director was
quoted directly saying that "city staff estimated the number of current vacation rentals in
the city at between 50 and 60" If you refer back to Exhibit E, the city clearly said there is
only a total of 44 hosted and non hosted vacation rentals. That means that within 4
years, there has actually been a reduction in the number of Short Term Rentals.



Hearing this you may think "could it be that not every landlord wants to run a
Short Term Rental?-does it take a great deal of effort?-After all the taxes and
management fees, the homeowners may barely make a profit?" The truth is, alt of the
above is correct. It takes a special kind of property owner to run their home as a Short
Term Rental. It takes dedication, effort, and money-unless you plan to run and clean the
place yourself (which is often what we do!). Vacation rentals naturally regulate
themselves because of cost.

Since there has been an obvious decline in the amount of Short Term Rentals in

the area in the past 4 years, not an increase, our additional Short Term Rental poses no
threat.

Exhibit G . 17-18:
Screenshots of recent reviews, our listing and superhost status, and our house rules

Exhibit G 1 . 17: Example of some of our most recent reviews
Exhibit G (2) pg. 18: Image of our listing and our Superhost Status, 47 reviews and 4.96 overall
rating!
Exhibit G 3 . 18: House Rules (posted inside our home and on our listing)

As you can see in our reviews-we are great managers! We take pride in our
ability to keep our guests happy by maintaining our property, cleaning our units well, and
providing excellent hospitality. We love to keep our community happy by following all
rules and regulations by getting an honest permit and paying our taxes on time. We live
less than five miles away from our Short Term Rental and are very responsive hosts.
Providing this great environment for our guests leaves them wanting to return. Our city
benefits greatly from us providing this service to tourists. Hotels do not provide many
amenities like the ones found in our home. Many guests want to have the option of a
kitchen, washer and dryer, and extra bedrooms. We also provide temporary housing in
local crises, we have housed people displaced from snow storms when their homes
were destroyed, and we've helped locals that have been evacuated as a result of the fire
season. We can even provide longer-term/short-term housing to traveling nurses.

In Exhibit G (3) we show an example of our house rules, which are posted inside
our unit as well. We do not allow parties and only allow a maximum of 4 guests. We are
very strict, and charge fees and ask guests to leave if the rules are violated. We've never
had an issue with house parties or noise disturbances. We've not had any complaints
from our neighbors either-in fact, they've thanked us for taking such good care of the
landscaping! We even go as far as blowing off their walkways and the leaves from the
public road.

Exhibit H . 19-20:
Exhibit H (1) pg. 19: Email correspondence w/ Abigail Walker, Community Services Analyst at
Community Development Department, October 4, 2022 about building two ADU's



Exhibit H 2 . 20: Email correspondence w/ Lance Lowe, Principal Planner for the City of
Grass Valley, March 9, 2022 about building two ADU's

These exhibits of our recent e-mail correspondence with the city and planning
staff serve as proof that we do intend to build additional dwelling units on our property.
As you may already know, ADU's approved under the new California state laws are
restricted from being used as Short Term Rentals. We would happily run them as
long-term rentals replacing any potential long-term housing lost as a result of approving
our Short Term Rental application. We are in the process of applying for the CalHFA
grant and qualifying with a lender so that we can build two additional long-term housing
units on our lot. This will provide additional housing to this community. The revenue we
would generate from running another Short Term Rental was going to qualify us for
financing to develop these additional dwelling units.

E hibitl 21-22 :

Justification Statement for Minor Use Permit Application; Submitted July 18, 2022 by Evan
Glasco

A diti n I oints and C n lusi n:

® We love this city and want to keep reinvesting back into it. We have even bigger goals
and development plans for the future. We are passionate about building and renovating
homes in this area. Supporting us in our small Short Term Rental business supports the
city in their goals to improve the community and increase the housing supply.
We have 3 different helpers/maids/and handymen that we help keep partially employed
by regularly contracting work with them.

. Airbnbs are good for the city. They bring tourists, money and taxes!

. There aren't "too many" of them yet. There is no reason to panic right now and halt the
growth.
The new amendment to only allow one Short Term Rental per property isn't law yet-you
can still conditionally approve this application without making special exceptions under
existing code. You can conditionally approve our application with reasonable limits or
demands, and we are willing to discuss or negotiate whatever terms of approval you see
fit and we promise to strictly adhere to them.



Exhibit A

Standaids for ' cLandUsw WA43SQ

17^4.205 - Shwrt Term Raatab

TUs Section pnreides staDdards for short tern rentals iirfiuc attowed by Article 2 (Zones, Allowable Land
Uas, and Zone Standaids).

A. PnqK we. TInsSec^iTOiatestadaidsfbr'tm^BnaiaitalIinnK^Iio'iM
tcniteasTOiteanathetobot^iniri^airitedaidiacak^fflm
JtaBaitinB(^ ffriw^iKadpcinutp^^

c.

Standarfe for hosted short term rental imits.

1. No more fan two (2) nxHns per pnqxirtysSiaIl be rented at tie same time;

2. A iBBted short tarn rental unit shall fequne a tosinessliceiBe;
3- TteowDerornianagerofahostedsIimttermiieataImatshaUbesiAjecttoapplicabletransient

occqumcy taxes, pmsnant to aiaptex 3. 16 of die Gtass VaUey BAnuc4>al Code;

4. The orener or manager Aall reside in the home and slull occupy the hosted short tenn rental
unit dming rental periods;

5. The owner or nsaager shall post up-to-date infimnation in flu rented room to assist renters in
dealing-mdi natural disasters, poroer outages, stud <Aer emeigeDcies;

6. Food suvices provided to tcnteissteBconpIywiA County EnviromnentalHeaIfli
teqnuements;

7. No esteaor signs adi'ntising the bmaisss shall be allowed on tiepfoperty;

S. Qff-straetpaiim^shaM be provided as leqaued by Section 1736.040 (Number of Parfcing
Spaces Keqnued) fiff a hosted slinrt turn imtal unt,

9. Renters shall congity with die noise regulations in Clu^rter 8.28 of the Grass Valley Mumcqi al

Code;and,

10- The hosted dart turn tental shall operate mitIiontuDdulymteiferiagwifli the snnoundmg
aesidential aeig^boriiood.

Staa4awfe fiwtaatua wntdlwnaes.
1. Thejpn^t-rtyOTmerofai Wa Bdbi ^SlBltl aqqinivdpfaMmwUseBBdnit

2.

3.

{Hainant to Sectum 17.72.060 of te Grass VaBayMiariogal Code.

A-CTcatunnntd teune dsdl feqinre a taBineBS EceBse;

s& db Eihdl ba srfijcct to siplacabfe tnnBientTbe omcff m- aianagei of a .
wcigancy tarns, paaaaai to Ctejpter 3.1<5 cf&e Gnus VdteyK&uricyaI Code;

The cmBrCTnanq^tntstlln-enflbm 30 iantetrftiie'i'acattoutariri bonne. Tlieoanudiaa

jpnnadetofcCityasp^of^ai BuKUselPBBat, fl>etiameBDdtEie^ioneninDiierof(!iE
liacdcai^ayaasmv^fSt^^eve^ae^iSuttspatStagtevse^ioiswcaasemstSiwS
tiBc^cratiimsoffiavaadiBBteiialbwiie. Tbe total cnritKapeisdadaU tie svabbte to
KC^ and ii»ae<&ti^ t^B^ ito bdlqdimie cdte on a 24-ibonr lasfc at dl times fte vacataa
intel laome is leated cioccnpie^
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Exhibit A (continued)

Standards for " c Land Uses 17.44. 200

llie ownff diall post t^-to-date infemiatKm in &e icnied nxan to assist icrifeis in dealn% with
natmal disasfas., pou'a tmtages, and cflier anugendes;

6. No eiteritas^DsadrartiangtiiE business slnU be altoned on the property;

(MF-draetpa^Dgshanbeprori(fcdasreqailEdbySeetiaal736. 0400iiunri)erofParting
Spaces Reqnued) fiar avacationMaitsd hcme;

At alh

10.

.miBi fire or mote gact ICOIEB, <a opacity fiff 10 or flaoie trtal
accqsutts, including pennanept p^"i"*s. sliall *"»et cnnettf fire and baiUu^ codes, and
accessibility legmements;

Renteis daB comply wflh &E iwue ""gBh&u^ ia Cluptn'8^8 ofttieGns Valteyikfafflcqial
CaSe. asd,

The vacation laflal luMne diaU operate wiflmut miAity mtetfiaag with die suaonnding
teaidential ne^Aotfaood.

D. noladons; Revocation of Permit; Penaltks. The folkiwmgstqi s are intended to provide a
ilieanriined conyliaace and pemat revocation process far peisoas violating the piovisioas of flus
Section. TUs piocess is intaided to protect residential aei^ibodioods from conditions that can
negatn'cty uiyact die general health, safety and welfiue of die City's lesidents that are acated wiien
pasons fail to abide by the rules, teqmcenenls, and ngalatioDS of daeir Minor Use Permit and die
Ihuicyal Code. To tfae extent die (anvisums of dris Secticu conflict wiAprovisums elsenAere in die
Grass VaUey Becelopaent Code, fte pTOtisions in ttis Section shall conteol and take pecedence.

1. Violatuais and noncanqilJance. FsuhuB by die penmttee to comply with any tequucmail

imposed by flus Section or any fequueaient or condition inqiosed by fte Minia Use Pemrit
^TuIUP'3 ShaU constitute a molation of the MUP and shaU be groands fin-ite snspaision, non-

severity of the violation, die pemrittec's &itine to collect a noticed TOofatioa, nr on repeated
violations bylliepeamttee, even if such violations are coirected.

Notice of dotation. T^pon discov]ny fliat a violation exists,, the city manager shall issue a
Notice ofViohtion to fte PemuttEe, ̂ AichNotice shaH describe die nahue of die violation
and <he date on iriiich it occmicd and dte die ̂ edfic Pemnt nquuement or Code Sectiim is
alleged to have been violated. Said Notice ofVifllatimi ehall h« pa-snnaTly aormxl nr epnt b^
U.S. certified mail ThePamitteeshaniiaveten(10)daysofdiedateoffl>eNotuawiflrin
which to coirect the violation(s), unless in die disctetion of the, &e natnre of the violation
reqimes the Permit be inunediatdy saqiended.

Right to Appeal Tie ri^it to appeal shaBteamnate on (be tenth calendar day after tte date of
die Notice or, if the teuth day falls oa a day dat City HaM is dosed, on fte next business day.
An appeal shall be filed with (he City Cleric airi be acconyamed by tte filing fee identified m
the City's Planning Fee Schedule-

Appeal Hearing and Rules ofEvideoce -
a- TIie city manager or designee shall hold the hearing during ordinaiy business hours in a

ronai in City Hall;

4-44 Grass Valley Development Code - March 6, 2007



Exhibit B

From: Abigail Walker abigailw@dlyo)grassvalley. com S
Subject: RE; 354/352 Marshall Sheet

Date: July 13, 2022 at 924 AM
To: Elisse Gamer elisse@foothillmanagement. com

Hey Ellsse,

It does not explidtly state it in the current munidpal code (it is implied in the singular
tense... ), which is why Planning Commission recently approved Staff's recommendation
to add a statement to tile ordinance regarding the limitation of one STR per property:

2022 Deveiopment Code Amendments

action Current Text Text of Arnendment
SiHWTTEffiltBEMTAlS

Staff requests direction on whether Planning CommissfOfl/City Council vmuld like to pat a cap on the total number of allowed STRs in City.
Cwrentl , 40X of STRs led ft Home owners do not live in C limits. There are 23 Hosted STto, 21 Vacatian Home STfc, am) 9 BftBs

To limit short tenn rentals in
residential neighborhoods; to comply

ADD with State law, and to ensure the
17. 44. 205

ShwtTemi
Rentals

A-^>^:s^"r^a^ ^?^sl'"Ay^mskxt^n. !s^i ^tTt "^"ito'z'^
^rtS'Ten^te1""'" and hosle<! ^^-'""'''.""''^'".'"t'penrimd'h fawc'ts"on"'sun:ouffiiing"reside'ntiaJ

AOUsrteaxiilUrtts.

17. 44. 20S B. Standards for Hosted Short-Tenn Rental
Short Term Units.

Rentals C. Standards for Viication Rental Hames.

Lodeimi
Bed and breakfast fwi; hosted short temi
rental units: vacation rental home) space for

TaMe3.3 each gueit rooni, plus 2 ipacei for the
manager or owner. For vacatkm rental hosm,
. if owner of ronager do not occupy home -
I e each (room.

Table !-7 Hosted Short Term Rental

Vacation Home Rental

areas and to protect the residential
character of the neishborhoods) is
niaintained.

ADD To clarify that shon term rentals are
Purauant to the intent of Government Code only allowed frwi priinary dwelling
Section 65652. 150, secomi units are prohibited from units. The inteht is to reseive second
befig used for short torn rentals. units/ADUs for limg term rental stock.

ADD
May be accommodated through cn.site tandem
partcing - managed by owner or operator.

Hasted Short Term Rental
Pennitted in R-2 a R-3 if existing Lqally Non-
Confonnins (INC| Singte Family Dwelling (SFD)
Vacation Home Rental
Peroiitteil HI R-2 a R-3 with approval of MUP and
existing LNCSFO
'STR >se woA) be void if single family dwetlins is
r aced wth multifamil use.

Because most properties within the
City un acconmwdate the off-street
parkins requirements for STte via
tandem parking, and tandm paridng fs
unlikely to cause an issue as guests are
likely rentfnjSTR together.

To alien for an exception to the
restriction of STRs in muMfamay zones
where thsre ft an exislfng single-lamily
dwetlins. The ffl( has recehred
mdtipte rajuests for STRs from SFDs in
multifamily zones, this would address
their desire to have access to the same
use as STOs in s' efamil zones.

Best,

Abi^ad/Waiker \ Community Services Analyst II
Community Development Department .
(P): (530) 274-4714 | (F): (530) 274-4399
City of Grass Valley | 125 E Main St, Grass Valley, CA 9594S
www. dtvofiirassvatley. com

From: Elisse Gamer <elisse@foothillmanagement.com>
Sent: Wednesday, July 13, 2022 9:09 AM
To: Abigail Watkerobigailw@cityofgrassvalley. com>
Subject: Re: 354/352 Marshall Street
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Exhibit C
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Exhibit D (1)

Grass Valley, California
Google
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Exhibit D (2)

Grass Valley, California
Google
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Grass Valley, California
Google

TOTAL
OF 6

PARKING
SPACES

Exhibit D (3)

2 Covered Parking Spaces

^
^

4 Uncovered
Parking
Spaces
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Exhibit D (4)

Grass Valley, California
Google
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Exhibit D (5)

Legacy Glas works
Custom Stained Glass
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Exhibit D (6)
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ri'. ;, ^.
'. fe-.r

Wiiw U*« Permit (a2PU(.S2) (or Ihe opnatton of a Btcoiul Vacation Rental Konio Shon Tom Rental <a btdrooms) located B)
3S2f364 Maatoll St, Oiau Vdtoy (Af>N: ll28.15ll-(l2e)
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City of Grass Valley Notification Map
22PLN-32

July 21, 2022

Property Owners Notified

300" Owner Notification Zone
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Exhibit E

tl»^. 5JSiPM VMS. \'^lle> hiTOd M K ctemiihdxJ. ciaitn)» -n far hotel t TbcL'mi

TtIE UNION

Grass Valley homes to be demolished, making way for hotel

JohnOroni jroi. l.DNl
furonaetheunion.cofld

A hvu-story, 74-nxim hotel is in the works fur Grass VaUey, but nut beforf 11 homes an; demolished in the pnx'eas.

On Tuesday the Grius Vallfy Planning Ciimml-isiun approved (he developnient oftht; West Olyinpia Hotel projert sl.iteil for FASI Main
Street and West Olympia Drive In a 3-to-isero voti;.

According to project ciigineer Scan O'Neill, work is not likely to be done over the next summer due to the paiidemic, meaning
demolition Vbrould not begin until 2022. The 39^500-square-foot project will include a fitness center, pool and would target mid-tier
customers.

"I understand that ttie^ would like to stay where they are,' Commissioner Elizabeth Coots said of the tenants. "But this has been a
iong timf coming dnd still will be.'

As part of the conditions of approval, the developer wiU give six months' advance notice before eviction and the demolition permit
would not be issued before a building permit, giving tenants more time before they arc forced to move.

Trending Articles

Manny Monies: Origins of Dairell Beritheimer Expect a Don Rogers: Free agency No charges will be filed in Jerry Ease
critical theory mid-temi vote reversal calls fatal shtHrting of Sage li

Craw...

D IWcanmuiB D Wconimuiu 0 68 nimmuita D Stconnncnta

Road and sidewalk improvements to both streets are also required by the conditions of approval.

D we

According to the project's mitigated negatii-e declaration report the displacement of tenants was not deemed -substantiaL' because
an tstiinated 23 prople would be displat-ed compared to (hf titarty T,000 huusing units iti Grais Vallev-.

Tlie report also found the hoines had no historical significance, despite claims from some public commenters who felt the cottage or
cabin-style homes were a representation of early mmer dwellings. It also noted the area is zoned Office Professional, meaning the
residential use would be phased out eventually.

The Department of Toxic Substances Control found that because Highway 49 used to run through the area, soil could have been
exposed to aerially deposited lead from car gasoline. Soil samplings will be taken.

According to resident Kathy TUlett, in aaiicipation of the project - which came before the city as a 99-room hotel mZOlS -
maintenance on the properties has declined. She asked the commission not to allow the demolition if COVID-19 is still a significant
factor in 2022.

"If CO\1D is still present, 1 don't think it would be right to kick us all out; Tillett said.

To contnci Smff Wriwr John Oronu. enuiil joroiiuitfitheuntoticoni or cail 530-477-4229.

tetp^ ^»v>lhKuwiULt!<n. nc*^|yit»t-v. Ufcvh>iaft-Kfhc^*RnnIL<hnI. Rukii¥. <ut. )i»-hi)«ri/

15



Exhibit F

iffiEffiHESE-s

Grass Valley city council OKs regulating vacation, short-
term rentals
I.OCa) NCWS | ̂OL1.0«1 IOCAI.. Ntt] 1 April 11, 2()li<

Uzldlar [FOU.O-J
I -Kcllarfcirhc'i] n ion.mni

Grass Valley officials backed away froni a proposal to limit the number of vacation rentals in town. But duringa meeting Tuesday,
coiiiicil niembers voted to approve an ordinance tliat \vill regulate-short-term rentals of rooms within homes as well as ivhole-house
rentals.

Short-term rentals have been a hotly (ielated topic, with soine sayiiig sucli ra<:ation homes are exarerbatiiig a growiiig housing crisis
bytakinglong-temi rentals off the market.

The issue first came before the city council in June 2017. In September, the council agreed Ora.ss Valley should establish regulation for
such rentals. During Planning Commission hearings on the propos<>d ordinance in Januan' and Februan', many locals came out to
sueak. inostlv on the topic of I'acatioi) reiital homes.

The new ordinance creates a new section to allow short-temi rentals, whicti are categorized as hosted short-tprm rental units (with
110 more than two rooms to be rented in a home), and vacation rental homes (the whole home can be rented). A sn-ift process wll be
created to address violations of the operating standards.

Among oilier reqiiirements, homeowners or property managers inust live within 30 inilcs ofthf vacation rental and be readily
available in the event (lie citv needs to make contact.

Both rental categories would be required to pay transient occupancy taxes and obtain business licenses.

The draft ordinance also proposes scaling back requirements for traditional bed and breakfast inns in order to level the playing field
for those businesses, whirh compete with oiiline rentals through websites like AirBnB, VRBO and HompAway.

One proposed portion of (lie ordinaiice. to limit the number of permits for vacation rental houses to 20, proved controversial.

Comniu nity Development llirertor Tom Isst said city staff estiuiatwt the number of current i-acation rentals in the city at between 50
aud 60, leading to questions about the selection proceis lo whittle down that numlier.

'As-e we stripping people of their rights?" said rouncil memlier Jason Fouyer.

).ast pointed out that vacation rentals arc not permitted and arc in nolation of the city's zoning code.

"Tliis would lcgitin)i^c llieiii, " lie said.

"We have granted permission by not enforcing the rules on the books," Fouyer said. "1'm not necessarily interested in taking that
awav."

Coiincil meniber Usa Swartliout agreed, saying. "You're on a very slippery slope when you tell people wliat tliey can or cannot do
n-ith their liomes."

According to Swarthout ttie ordinaiicc u-as initiated by one complaint from a iicighbor, as well as the desire b\' one couiidl member
to collect traiisicnt oi.'cupancy tax on the rciilals.

"I lute tlie fact tliat we are being put in the position of inediating issues between iieighbors," she said. "This is not really mthiii our
piirview.

The ordiiiaiice, minus any limit on pennits, was approved by tlie council on a 3-1 vote n-ith Swarthout voting against it and Mayor

https://wwv/. theunlon, com/nev/s/local-news/gr3S5-v3llev-cfty-council-ol(s-re9Ulating-vacation-short-term-renta)s/ Page 2 of 3
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Exhibit G(1)

Leah, July 2022
(This was an incredible stay. Perfectly clean, well appointed, detail oriented and
designed with a lot of care. The location was just minutes away from DT Grass
Valley and right off the freeway. Covered parking spot kept the car cool in the 100

degree weather. And the A/C worked super well. Can't wait to go back!

Richard, July 2022
Very nice place with woods on two sides. Clean and well located. Quite
close to the center of Grass Valley.

Stephen, July 2022
Very clean and comfortable. Nice quiet place to stay. Host was
accommodating for my reservation.

I

Whitney, July 2022
Such a beautiful space! Located in the beautiful area of Grass Valley, you
are in the beauty of nature but just minutes from some of the best coffee
shops, restaurants, and stores! We had the most amazing time and can not
wait to come back! Thank you Joy & Evan!

Megan, July 2022
We loved our stay here! Perfect location and very well done home!

April, July 2022
The Ivy is a beautiful and cozy space. The space is very clean and
comfortable. We only stayed one day but would definitely return.

Gabrielte, July 2022
This place was perfect for going to the world fest music festival and the
magnificent Yuba River. Spacious and working A/C! Comfy beds... would
definitely return.

' Windy, July 2022
The Ivy is the best little location in Grass Valley! Walk to shops, food and

activities! Super clean, attentive hosts and covered parking! I highly recommend
staying here!

Nicole, July 2022
So much thought is put into The Ivy and it's a great, relaxing place to stay.
My partner and I worked from home from this spot and had comfortable
places to work, plenty of space, and fast, reliable internet. The place is
clean and comfortable with nice modem design. Just a really nice place to

stay with a communicative and responsive host. Also, bonus points for the beautiful old
growth trees on either side of the house.

17



Exhibit G (2)

The Ivy
*4.96. 47rewews ! Superhost Grass Valley. California. United States S, Share V Save

t-earn more about AirRfrview h K^nkbr^^/e

^i-Tt
I:

.i

^

::: Show all photos

Entire home hosted by Joy
4 guests . 2 bedrooms . 2 beds . 1 bath $122 night * 4.96. 471

Q Selfcheck-in
Check i/oursc-if in .'.'ith th& £mart-ock,

^ Joy is a Superhost
Sup^rhosts arc c^. pLnciicc'ci, hignSy rstsd hosts who arc CGrT'. mittcd to prc-i-id.no a; cat stays fcr

guests.

CHECK-IN

Add date

GUESTS

1 guest

CHECKOUT

Add date

availability

Exhibit G (3)
Additional rules

.There is absolutely no smoking allowed anywhere on the grounds inside or outside. There will be a S250 cleaning fee for violations and v,'e may ask
you to leave.
.No parties allowed
*Be respectful of our neighbors
*Qutet hours are from lOpm-Sam
'Please remove your shoes upon entry
'Please do not use any heavy fragrances in the home like scented candles, incense or perfumed sprays as we have many guests with scent sensitivities
and allergies
'Please leave the place like you found it
'Please only park in the designated spots for this unit
*No pets
. No moving or rearranging large furniture or there may be a $100 fee
"No unregistered guests
'Late check-outs outs that were not previously approved by host (please ast ahead of time) wi!! be charged a $50 fee immediately following 11:00 am
check-out time.
'Your reservat'on at the Ivy means you accept all house ruies and have read the description of the home and accept any potentia! drawbacks of the
property. Any negative revtew of our place based on traffic noise or other properly disclosed drawbacks will be disputed on the pistform as you v/ere
v-fell informed of the location and potential drawbacks prior to accepting the reservation in numerous sections of the description. The property is as

described and presented.
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Exhibit H (1)

i cic^un^ti iiuun upjT;

Fmm: aMg«IIWalkeirt>ieaiwaci<yolgias«al]ey. com S
Subject: RE: ADU service 3SZ054Maretiaa st

Bar: Odoberl. KSI at 8:81 AM
To: EliesB Gamer eliS68@foothBlmana9Bmeot<om
Cc: EvanGlascoevan@footNUmanagennenl. com

HI Elfsse,

Can you ccmflrm if you are referring to one of the surrounding parcels (362, 3-48, 346
torshall?) - or are you talking about adding an ADU to the 352 parcel?

I don't see any record of 352 AAarshall being split..

Ci:uc ts Btid a
. pen!

Best,

Abiga. ltfWallw | Community Services Analyst II

Community Development Department
(P): (530) 274-4714 | (F): (530) 274-43W
City of Grass Valley 1125 E Main St, Grass Valley, CA KW
www.dtmftrassvallev.coin

From: EBsse Gamer <elisse@foothillmanagementcom>
Sent: Friday, October 1, 2021 3:49 PM
To: Abigail Walker <abigailw@cityofgrassvalley. com>
Cc: Evan Glasco <evan@foothillmanagement. com>
Subject: ADU service 352354 Marshall st

HeyAfaby!

We are looking to get water/sewer/electric seroice to the parcel that is attached to our
duplex (352 Marshall St. Grass Valley, CA 95945) and set up maybe one or too ADU's
(addifenal dwelling units) and wondering where/how we start tWs process to get servce?
There was once a granny unit on the parcel that musfve burned (town or been
demolished because original records show that there was a unit there in the 60's but now
all that is left is a concrete foundatun.

We had some guys from the city go out and check the place out today but they said there
is no record of there ever being ssivkse there, not sure if they actually checked tor lines to
nnake sure. Regaidless, we do want to put a separate meter and have separate
sewerAuater/electric since we may sell the parcel separately one day.

If you could guids us in the right direction on how to get the property evaluated for
existing lines and how to figure out the costs, etc. we'd super appredate it!

Thank you again"

EIisse

Anyhow, If you are Interested In adding an ADU to the existing lot at 352 Marshall that
has your duplex on ft, you would be able to add 1 ADU, but because you recently
elected to make one of your duplex units a short tenm rental, you would be required to
retain the added ADD as a permanent rental (more than 30 days).

Let me know if this is the lot you are referring to... if it is, you should be able to hook up
to the existing water and sewer (you would contact PG&E to team more about
a/1/ltttnnal altix-t-rif-af hnnl/ line \

Elisse Garner
Ownerrttenager, Foothill Management Services, LLC

(530)428-5515 I wim. loothillmanaoBmentcom

rtsagtallhamsinagsnsnteon!
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Exhibit H (2)

From: JoyOamer joy.elisse@fooftillmanagement.com
Subject: Fwd: Following up on this guys, never got a reply Fwd: More questions about new development laws..

Dale: March 9, 2022 at 3:35 PM
To: Evan Glasco evan@footNllmanagement. com. Elisse Garner ELISSE@too1hBlmanagement. com

Sent from my iPhone

Begin foiwanted message:

^rDm:; dnce LOWS <lanf;elii<'cilyolgrassvaite'ii u»m>
Date: Maich 9, 2022 at 2:23:52 PM PST
To: Joy Gamer <joy.elisse'u(oothJtlmanagement.com>
Cc: Tow Last OomliScityolgrassvaltey. corro.. Atena Ij^mis <alenai. '"'cifyofgia'>svaltey. ccm> las uiientmBye'
<zacq"icilyofgrassratey. OTm>. Abgail Walker <aA)igaiivt"»citytilgrassvaltey. com>
Subject; FW; Foltowing up on this guys. never got a reply Fwd: More questions eboul new development laws..

Joy,

Good afternoon and I sincerely apologize for our belated reply to your email Regarding
the below inquiry and have the (allowing response fof your consideration:

The property at 352 Marshall Street is in the NG-2 Zone and 0 32-acre (13,939 sq. ft. ) in
size. According to the City's building records, the property contains an existing duplex
with associated parking

In accordance with SB 9, you may apply for an urban lot split ot 40% of the existing lot
or 5, 575 square feet. This would require a City Tentative Parcel Map application and
preparation of a Tentative Parcel Map by a licensed survey The TMP application shall
be approved ministerially, without notice and public hearing by the City .

On the newly created 5. 575 square toot lot you may construct a duplex in compliance
with NG-2 setbacks: however, the setbacks shall allow units at least 800 square feet in
size Each of the units shall require one parking space per unit, 9 feet by 18 feel in size;
not located in the front yard setback of 20 feet Note that parking may not be required if
within '/2 mile of a transit stop.

The City may impose a condition of the urban lot split that the rental unit be rented for
periods longer than 30 days and that you sign an affidavit stating that you intend to
occupy one of the housing units as your principal residence for a minimum of 3 years
from date o< approval.

Regarding the conversion of the basement to a JADU for the existing duplex, this may
be done via a building permit provided the square footages and other aspects comply
with the City's ADD standards in Section 17 44 190
hBRSjffSMaQSUatyQfgr^ssaUeycorn/sites/main/files/file-
anar:hm<'nts/dBve|eoDmeiFLt_code 2020 websftepdf?1601573922

It you have any further questions, please let me know at your convenience.

Thanks.

Lance E. Lowe, AICP I Principal Planner
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Exhibit I

JUSTIFICATION STATEMENT
July 18th, 2022

RE: Minor Use Pennit for Short Term Rental located at 352 Marshall Street, Grass Vdley, CA
95945

1. The proposed use of the property is consistent with the General Plan and any applicable
specific plan.

2. The proposed use of this unit as a Short Term Rental is allowed within the NG-2 Zoning
and complies with die current Development Code and the current published Municipal
Code as of 7/18/2022.

3. The design, location size and operating characteristics of the proposed activity are
compatible with the existing and ftiture land uses in the vicinity; and, the site is
physically suitable in terms of design, location, shape, size & operating characteristics,
and the provision of public emergency.

DISCUSSION

Compelling Gowrnment Interest
It is currently a factthat, within city limits, thereare only 21 Vacation Home Short Term Rentals
and over 16,000 housing units. Additionally, there are numerous multifamity housing
developments in the county almost to completion this year; Including the Lone Oak Senior
Apartments, Loma Rica Ranch Development, Timberwoods Estates, Berriman Ranch and
Brunswick Commons. The amount of development may soon outpace demand. It is axiomatic
that Vacation Rental homes pose no threat (he community and available housing. These facts,
and others which clearly document an attempt to create and maintain a monopoly over short term
housmg, (see below) constitute a prima-fascia case that any additional related restrictions on the
number of short term vacation rentals by the city government cannot be justified of defended
under the legal requisite of a "compelling interest".

Locally-Owned Small Business

The proposed vacation rental will help our local community. We are active and engaged local
managers who live only 5 miles away from the proposed Short Tenn Rental. We currently
employ 4 local residents to maintain, clean and help manage our property. We presently bring
significant revenue to the city by regularly paying our transient occupancy taxes. Airbnbs help
advance the city's interest in tourism by providing unique housing that isn't otherwise available
in conventional hotels, and it employs local residents that also reinvest back into our
commumties.

No Legitimate Government Interest in Exclusively Limiting SasaM Businesses
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Exhibit I (Cont.)

Tie city has already approved the demolition of many smgle-family rental homes"Bnmswick
m"fa^ of'developing'fhe West Olympia hotel in close proximity to, (in the w^o^other^
^sid^tiS DCTghteAwds. TTiis gives'a competitive advantage to largeoMPOrarions, and_huge
'^^^^^, 3.m^combm^^r^^^^h^ther^^y^^^
^SSa^tHsproducesime^a/i:, which is unlawfiil as in volatio»ofcaHfOTma^^
uS'CoSSionL'aw^CaI. BP Code, § 1 7200, ̂ q. Proposed regulations which^r
liSte^po^^ca^ho^mg, and which exdusivefy Placetfl"el"mte^^OT^a"_.,,
S^Sdbusmess;^do^ so white approving ̂  sesllw60notw^^
SngsT/^'o/iarg^otels to be located inside of, and in do^proxinu^ ̂ res^^1
^r;ikely to pro^te^ challenges m fhe very near fut^-These^
SS^SSnS'Sn^^
Sri'^aS^erCaHfomiacounties, i.c., Airtab, Booking-cotn, VRB?, and a dozen others
with valuations above $1 billion.

^a Trend in Law
S^^^^^sinHlarplanning commission ^Pte toCTrate"noBSolr°^:lSca!
^^SS1ndS^K>la£botelc<>rpora6ons, haveresuMi"^h^^ -.
^"of'Santa Barbara, 63 Cal. App. 5tli 1089 (2021) which found the Planning commlsslon^

^Id'noTv^late rther state laws m its efforts to shut down almost aU local competition in the
short-term rental business.

The various cities and counties who arc further squeering out local sma11 busiD^"fovo^/
grantmg'laiBC'hoteTchaiDsaoionopoly ^^e^on^o{s^temKR^. m^^ arc
^ZseTfacing afluffyof new lawsuit, as they continue uhfairiy, !mdw9vs &bly-
prewntii^'anaUlwal businesses from competing in the short-tenn rental business.

CONCLUSION

At the time of this particular application, Aere are no published city regulations piohibitmg the
gCTri'ng"A^of.'The'Appircantlrequeste approval, and thanks you for your consideration.

Most Sincerely,

r~
Evan Glasco, A Local Small Business Owiier, Foothill Management Services LLC.

Date: Ju/ ^ ^
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10. 050 - Rules of interpretation.

A. Authority. The director has the authority to interpret any provision of this development code.

Whenever the director determines that the meaning or applicability of any development code

requirement is subject to interpretation, the director may issue an official interpretation. The

director may also refer any issue of interpretation to the commission for their determination.

B. Language. When used in this development code, the words "shall, " "must, " "will, " "is to, " and "are

to" are always mandatory. "Should" is not mandatory but is strongly recommended; and "may" is

permissive. The present tense includes the past and future tenses; and the future tense includes

the present. The singular number includes the plural number, and the plural the singular, unless

the natural construction of the word indicates otherwise. The words "includes" and "including"

shall mean "including, but not limited to ... ".

C. Time Limits. Whenever a number of days is specified in this development code, or in any permit,

condition of approval, or notice provided in compliance with this development code, the number

of days shall be construed as consecutive calendar days. A time limit shall extend to 5:00 p.m. on

the following working day where the last of the specified number of days falls on a weekend or

holiday.

D. Zoning Map Boundaries. See Section 17. 12.020 (zoning map and zones).

E. Allowable Uses of Land. See Section 17.20.030 (allowable land uses and planning permit

requirements).

F. State Law Requirements. Where this development code references applicable provisions of state

law (for example, the California Government Code, Subdivision Map Act, or Public Resources

Code), the reference shall be construed to be to the applicable state law provisions as they may

be amended from time to time.

G. Conflicting Requirements. See Section 17, 10.040. 0 (conflicting requirements).


