STATE OF CALIFORNIA—NATURAL RESOURCES AGENCY EDMUND G. BROWN, JR., GOVERNOR

CALIFORNIA COASTAL COMMISSION

725 FRONT STREET, SUITE 300
SANTA CRUZ, CA 95060
VOICE (831) 427- 4863

FAX (831) 427- 4877

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

Public testimony will be taken only on

the question of whether the appeal raises Apﬁ)eal Filed: 03/21/2014
a substantial issue. Generally and at the 49" Day: Waived
discretion of the Chair, testimony is Staff: K.Geisler - SC
limited to 3 minutes total per side. Please Staff Report: 5/23/2014
plan your testimony accordingly. Hearing Date: 6/11/2014

APPEAL STAFF REPORT
SUBSTANTIAL ISSUE DETERMINATION

Appeal Number: A-3-SCO-14-0014

Applicants: Hassan & Tooran Khayam-Bashi

Appellant: Mark Saito

Local Government: Santa Cruz County

Local Decision: Coastal development permit application number 131100 approved by

the Santa Cruz County Zoning Administrator on February 21, 2014.

Location: 155 24™ Avenue in the Live Oak area of Santa Cruz, Santa Cruz
County (APN 028-232-27).

Project Description: Construction of a 1,600 square foot second-story addition to an
existing single-family residence.

Staff Recommendation: No Substantial Issue

SUMMARY OF STAFF RECOMMENDATION

Santa Cruz County approved a coastal development permit (CDP) to construct a 1,600 square-
foot second-story addition to an existing, single-story, 2,400 square-foot single-family residence
at 155 24™ Avenue within the Live Oak area of Santa Cruz County. The project site is located
approximately 100 feet south of the bluffs at Santa Maria Cliffs and Corcoran Lagoon Beach and
is surrounded by infill development to the south, west and east. The Appellant contends that the
approved project is inconsistent with Santa Cruz County Local Coastal Program (LCP) policies
related to visual resources and community character. After reviewing the local record,
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Commission staff has concluded that the approved project does not raise a substantial issue with
respect to the project’s conformance with the Santa Cruz County LCP.

Specifically, in terms of visual resources and public views, the approved project does not block
public views from designated scenic roads or from any other visual resource areas, nor does it
significantly impact views from the beach. Even though the project will be visible from the
beach, it will minimally add to the amount of development within the beach viewshed. In terms
of views towards the ocean, the County-approved project will not have any impact on public
views as seen from the surrounding area. Therefore, the project does not raise substantial issue
with respect to visual impacts and scenic resources.

With regards to community character and neighborhood compatibility, the project constitutes
infill development, is comparable to, and blends in with, the existing and surrounding built
environment, and is consistent with the LCP’s applicable site and design standards for this area.
In terms of scale, the project is for a second story addition located in a neighborhood mainly
comprised of two-story houses and does not exceed applicable design standards, including height
and lot coverage requirements. With regards to shading, the project meets the required sideyard
setbacks which seek to avoid adverse shading impacts to neighboring properties. Thus, the
project is sited and designed to blend in with the surrounding neighborhood and does not raise
substantial issue with respect to community character.

As a result, staff recommends that the Commission determine that the appeal contentions do not
raise a substantial LCP conformance issue, and that the Commission decline to take jurisdiction

over the CDP for this project. The single motion necessary to implement this recommendation is
found on page 4 below.
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I. MOTION AND RESOLUTION

Motion:

I move that the Commission determine that Appeal Number A-3-SCO-14-0014 raises no
substantial issue with respect to the grounds on which the appeal has been filed under
Section 30603. | recommend a yes vote.

Staff recommends a YES vote on the foregoing motion. Passage of this motion will result in a
finding of no substantial issue and adoption of the following resolution and findings. If the
Commission finds no substantial issue, the Commission will not hear the application de novo and
the local action will become final and effective. The motion passes only by an affirmative vote
by a majority of the Commissioners present.

Resolution:

The Commission finds that Appeal Number A-3-SCO-14-0014 does not present a
substantial issue with respect to the grounds on which the appeal has been filed under
Section 30603 of the Coastal Act regarding consistency with the Certified Local Coastal
Plan and/or the public access and recreation policies of the Coastal Act.

1. FINDINGS AND DECLARATIONS

A. PROJECT LOCATION AND DESCRIPTION

The County-approved project is located at 155 24™ Avenue in the Live Oak area of Santa Cruz
County. The project site is on the upcoast (west) side of 24™ Avenue. 24™ Avenue is not a
through road and extends inland from East Cliff Drive where the road ends at the bluff edge
facing the Pacific Ocean (to the south). The single family dwelling is the third residential
property as measured inland from the bluff edge which is located at the terminus of 24™ Avenue
(to the south). At its nearest point, the property line is approximately 105 feet from the edge of
the coastal bluff that is parallel and adjacent to 23" Avenue and above Santa Maria Cliffs and
Corcoran Lagoon Beach (to the west). Furthermore, at this location there are two currently
undeveloped lots that lie between the project site and the bluff edge (to the west). The land use
designation is R-UM (Urban Medium Residential) and the parcel is zoned R-1-4-PP (Single-
Family Residential with a 4,000 square foot minimum parcel size located in the Live Oak
planning area which allows residential uses). The project site lies within, and is subject to, the
LCP’s Pleasure Point Combining District (PPCD). The surrounding properties on 24™ Avenue
are typically two-story single family residences that are made up of a variety of architectural
styles.

Currently, the project site is an approximately 8,300 square foot parcel that has been developed
with a 2,400 square-foot single-story residence (originally built in 1966) with 3-bedrooms, 2 %2
baths, and an attached garage and swimming pool. The County-approved project allows for the
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construction of a 1,600 square-foot second-story addition that results in expansion of the existing
home to create a 4-bedroom, 3 %2 bathroom single family residence with existing garage and
swimming pool.

See Exhibit 1 for a location map; Exhibit 2 for photographs of the site and surrounding area, as
well as a simulation of the County-approved residence; and Exhibit 3 for approved project plans.

B. SANTA CRUZ CoOUNTY CDP APPROVAL

On February 21, 2014 the Santa Cruz County Zoning Administrator (ZA) approved a CDP for
the construction of a 1,600 square foot second story addition to expand an existing single family
residence resulting in a 4-bedroom, 3 % bathroom single family dwelling on site with a
swimming pool.

The County’s Final Local Action Notice was received in the Coastal Commission’s Central
Coast District Office on Tuesday, March 11, 2014. The Coastal Commission’s ten-working day
appeal period for this action began on Wednesday, March 12, 2014 and concluded at 5pm on
Tuesday, March 25, 2014. One valid appeal (see below) was received during the appeal period.

See Exhibit 4 for the County’s Final Local Action Notice and Exhibit 5 for the Notification of
Appeal.

C. APPEAL PROCEDURES

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

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

' The term “substantial issue” is not defined in the Coastal Act or in its implementing regulations. In previous
decisions on appeals, the Commission has generally been guided by the following factors in making substantial issue
determinations: the degree of factual and legal support for the local government’s decision; the extent and scope of
the development as approved or denied by the local government; the significance of the coastal resources affected by
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appeals hearing and ultimately approves a CDP for a project, the Commission must find that the
proposed development is in conformity with the certified LCP. If a CDP is approved for a project
that is located between the nearest public road and the sea or the shoreline of any body of water
located within the coastal zone, Section 30604(c) also requires an additional specific finding that
the development is in conformity with the public access and recreation policies of Chapter 3 of
the Coastal Act. This project is located between the nearest public road and the sea and thus this
additional finding would need to be made if the Commission were to approve the project
following the de novo portion of the hearing.

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

D. SUMMARY OF APPEAL CONTENTIONS

The Appellant contends that the County-approved project raises LCP consistency questions
relating to protection of visual resources and community character. Specifically, the Appellant
contends that the County-approved project is inconsistent with applicable LCP policies because:
1) it obstructs views to and from the beach; 2) it does not comply with the Pleasure Point
Combining District standards for community character and its size is out of scale with the
surrounding neighborhood; and 3) it does not provide an adequate view corridor.

Please see Exhibit 5 for the appeal contentions.

E. SUBSTANTIAL ISSUE DETERMINATION

Visual Resources

The Santa Cruz County LCP is very protective of coastal zone visual resources, particularly in
regards to views from public roads, and views of ridgelines and rural scenic areas. LCP
Objective 5.10a seeks to identify, protect and restore the aesthetic values of visual resources and
LCP Objective 5.10b seeks to ensure that new development is appropriately designed and
constructed to have minimal to no adverse impact upon identified visual resources. LCP Polices
5.10.3 and 5.10.6 require the protection and preservation of public and ocean vistas respectively.
Policy 5.10.7 seeks to protect scenic visual resources of open beaches and bluff tops by limiting
new structures visible from a public beach while allowing for infill structures compatible with
existing development. In addition, Implementation Policy (IP) Section 13.20.130 outlines the
required design criteria with respect to visual compatibility applicable to all projects located
within the coastal zone; and more specifically, in relation to second story development that could
adversely impact significant public viewsheds and community character (13.20.130(B)(1) and
(5)) (see community character findings in next section below).

the decision; the precedential value of the local government's decision for future interpretations of its LCP; and,
whether the appeal raises only local issues as opposed to those of regional or statewide significance. Even when the
Commission chooses not to hear an appeal, appellants nevertheless may obtain judicial review of a local
government’s CDP decision by filing a petition for a writ of mandate pursuant to the Code of Civil Procedure,
Section 1094.5.



A-3-SCO-14-0014 (Khayam-Bashi SFD)

Refer to Exhibit 7 for the LCP’s applicable visual protection policies.

The Appellant contends that the approved residence raises LCP consistency questions relating to
protection of visual resources because the “construction of the imposing walls” in front of the
windows of the neighboring property will block sunlight and private ocean views. Also the
Appellant contends that the house is visually obtrusive and questions the project’s neighborhood
compatibility.?

As mentioned above, the project is located on the upcoast (west) side of 24™ Avenue between
East Cliff Drive and the terminus of 24" Avenue, which fronts the Pacific Ocean. The project
site is approximately 105 feet away from the bluff edge to the west with two currently
undeveloped parcels located between the approved project site and the bluff edge adjacent to
Corcoran Beach. The neighboring houses are composed of various architectural styles, shapes
and sizes ranging from 1-story to 2-stories (see Exhibit 1 for Location Map and Exhibit 2 for
Site Photographs).

In terms of visual resources, the project site is visible from the beach but not from any designated
scenic roads (Section 5.10.10). It is also not within an LCP-mapped visual resource area (Section
5.10.16). The major public views in this area are ocean views as seen from the intersection of
East Cliff Drive and 24™ Avenue, beach and ocean views from 24™ Avenue itself, and views
from Santa Maria Cliffs fronting Corcoran Lagoon and Corcoran Beach (Exhibits 1 and 2). In
terms of views towards the ocean, the approved project will not have any impacts. The Appellant
contends that ocean views from his and other houses will be adversely impacted by the County-
approved project, but as the Appellant states, the certified LCP does not protect private views
(See Exhibit 5 and Exhibit 6).

With respect to impacts on views from the beach, the existing single story house is currently
visible from Corcoran Beach (to the west) along with several houses in the neighborhood. Thus,
the County-approved project would also be visible from Corcoran Beach because the project site
is located one parcel inland from the blufftop that is currently undeveloped. For those portions of
the approved project that will not be completely out of view from the beach, the existing
residential development that would form the backdrop to this view would effectively blend into
the existing built environment. In other words, the view from the beach below the bluffs at 23rd
Avenue and the surrounding environs is primarily of residential development atop and along the
bluff, and because this is an in-fill lot, the County-approved residence would not be inconsistent
with that existing development framework. In even more distant views from the water, the site
blends into the background of the built environment that is the existing and densely developed
Live Oak area. Thus, even though the approved project will incrementally add to the amount of
development within the beach viewshed, in this case, such increment is minor in relation to the
nature of the existing built environment in this urban location, and the effect that it will have on
the public view from the beach.

2 “Compatibility” is a relative term which requires the analysis of site, building, and landscape design in relationship
to adjacent development. Compatibility is established when there are consistent design and functional relationships
so that new development relates to adjacent development. Achieving compatibility does not require the imitation or
repetition of the site, building and landscape design of adjacent development.
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Therefore, for all of the above reasons, the approved project does not raise a substantial issue of
LCP conformance with respect to visual resources.

Community Character and Neighborhood Compatibility

The LCP protects community character® and neighborhood compatibility through policies
applying certain design criteria and requiring visual compatibility with surrounding areas (for
example, see IP policy 13.20.130 in Exhibit 7). A project’s compatibility and consistency with
the community character of an area can be determined by assessing whether the project,
including how and where it is sited, designed and landscaped, blends appropriately into the
established community aesthetic and ambiance of an area (IP Sections 13.11.071 — 13.11.073)
and whether the project is visually well-suited and integrated into the make-up of the
surrounding neighborhood (in this case, the 24™ Avenue neighborhood specifically and coastal
Live Oak more broadly). In this sense, the most applicable LCP requirement is to ensure that the
approved development is visually compatible (see previous findings above) and integrated with
the character of the neighborhood and coastal Live Oak. (Refer to Exhibit 7 for the LCP’s
applicable policies, including Pleasure Point Community Design (PPCD) Combining District
standards, with regards to community character and compatibility (IP Section13.10.444 —
13.10.446)).

The Appellant contends that the height, bulk and mass of the approved project is incompatible
with the neighborhood, specifically because the “Pleasure Point Plan emphasizes smaller upper
additions that better blend with the surrounding community flavor”. In addition, the Appellant
contends that this plan calls for “scaled down and less invasive second story additions” and the
size of the approved project is “inconsistent with community will”. Finally, the Appellant states
the “construction of the imposing walls” will result in shading of the neighboring properties.

As identified above, the approved project consists of a 1,600 square foot second-story addition to
an existing 2,400 square-foot single family residence. The County-approved addition is
considered to be a principal permitted use within the R-1-4-PP (Single Family Residential 4,000
square foot minimum) zone district which allows for residential uses and zoning consistent with
the site’s Urban Medium Residential General Plan Designation (R-UM). The County-approved
project complies with the LCP’s design standards and guidelines (IP Sections 13.11.070 through
13.11.073) and is consistent with all site standards that apply in this case (for R-1-4-PP zoning)
for lot coverage, height, floor area ratio and setbacks (13.10.323). In addition, the project site is
located within the PPCD and meets the required residential development standards (IP Sections
13.10.444 — 13.10.446) of the PPCD. * (See Exhibit 2 for photographs of the project site and

® “Coastal special communities” means those areas designated in the Local Coastal Program and General Plan Land
Use Maps as special communities due to their unique characteristics and visitor destination qualities, and includes
the Pleasure Point /41st Avenue area. As mentioned in the staff report, there is a Pleasure Point Combining District
(PPCD) in the certified Santa Cruz County LCP, and the project is located within the PPCD.

* With regards to the PPCD standards and incentives regarding residential building mass and height and access to
sun and light, there are specific requirements for second story setbacks (13.10.446 (A)(1)(a). The PPCD required
sideyard setback is 10ft for new two-story residential structures or second story additions for a lot width of 35ft or
more. The County-approved project sideyard setbacks are 16ft and 10ft (County required the minimum 10ft setbacks
as a condition of approval). The maximum allowable height for sidewalls is 22ft and the approved project sidewall
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photographic simulations of the County-approved project; Exhibit 3 for project plans and
Exhibit 7 for LCP Policies)).

The project site is one of only two single-story homes on 24™ Avenue seaward of East Cliff
Drive; the remaining development on the street consists of two-story homes. Size and
architectural design vary widely in this area and the County-approved project is consistent with
the existing range of styles. The project incorporates site and architectural design features such
as the use of natural color to reduce any visual impacts of the approved development on
surrounding land uses and landscape and provides visual relief through the use of varied roofs
and wall planes, including decks, to help break up the mass of the structure. Finally, the size and
scale of the addition meets, or is under, all of the LCP’s applicable site standards (see IP Sections
13.11.072 and 13.11.073 in Exhibit 7).

In terms of community character, the larger Live Oak neighborhood is comprised of an eclectic
mix of coastal residential design themes and one and two-story homes together with small
businesses, community centers, and churches, etc. It is this type of close-knit, densely developed
small to medium scale housing stock and related beach aesthetic and ambiance that best defines this
area’s personality, and perhaps best defines what the community’s character is and should be in an
LCP sense. The approved two-story residence would not be atypical in that respect. The County
approved residence is similar to adjacent development (both a mix of smaller and medium sized
homes) and other development in the surrounding area, and employs building elements designed
to create an overall composition that achieves residential compatibility, including building
heights, setbacks to minimize shading impacts, and design standards as required by the LCP
policies, including the PPCD policies (IP Sections 13.20.130 and 13.10.446 et seq. in Exhibit 7).

In addition, the County-approved project is on an infill lot located in an urban neighborhood. The
approved project allows for the expansion of an existing structure on an existing parcel which is
located within an existing pattern of development.

Finally, with regards to shading, the project meets all current setbacks required by the PPCD,
including increased setbacks for second stories, to ensure the approved project will not interfere
with access to sun and light or inappropriately shade adjacent properties. Thus, the approved
project is consistent with the LCP, including PPCD policies.

In summary, the project is sited and designed to be visually compatible and integrated with the
community character of the surrounding neighborhood, and the project would blend
appropriately into the established community character of this area of Live Oak. Thus, for all the
above reasons, this contention does not raise a substantial issue of LCP conformance with
respect to community character and neighborhood compatibility.

F. CONCLUSION
When considering a project that has been appealed to it, the Commission must first determine

heights are 21ft and 6 5/8 inches. At a maximum roof height of 23ft, the approved project development is 3ft shorter
than the 28ft maximum allowable height limit for this zoning district.
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whether the project raises a substantial issue of LCP conformity, such that the Commission
should assert jurisdiction over a de novo CDP for such development. At this stage, the
Commission has the discretion to find that the project does not raise a substantial issue of LCP
conformance. As explained above, the Commission is guided in its decision of whether the issues
raised in a given case are “substantial” by the following five factors: the degree of factual and
legal support for the local government’s decision; the extent and scope of the development as
approved or denied by the County; the significance of the coastal resources affected by the
decision; the precedential value of the County’s decision for future interpretations of its LCP;
and, whether the appeal raises only local issues as opposed to those of regional or statewide
significance.

In this case, these five factors, considered together, support a conclusion that this project does
not raise a substantial issue of LCP conformance. In terms of the Appellant’s public view
contention, the County-approved project does not block public views from designated scenic
roads or from any visual resources areas, nor does it degrade views from the beach. In terms of
community character, the project constitutes infill development, is comparable to and blends in
with the existing and surrounding built environment, and is consistent with all applicable site
standards. Therefore, the County has provided adequate factual and legal support for its decision
that the approved development is consistent with the certified LCP.

The proposed development is in-fill in an existing developed neighborhood, so its extent and
scope also weigh in favor of a finding of no substantial issue. The County-approved project only
allows for a second-story addition to an existing single-family residence, and it will not
adversely impact significant coastal resources. Because the project is consistent with the LCP, a
finding of no substantial issue will not create an adverse precedent for future interpretation of the
LCP. Finally, the project does not raise issues of regional or statewide significance.

For the reasons stated above, the Commission finds that Appeal Number A-3-SCO-10014 does
not present a substantial issue with respect to the grounds on which the appeal has been filed
under Section 30603 of the Coastal Act and is consistent with the certified LCP and the public
access policies of the Coastal Act.

APPENDIX A - SUBSTANTIVE FILE DOCUMENTS
1. County of Santa Cruz Application N0.131100 Administrative File Record
2. County of Santa Cruz Local Coastal Program

10



“panesay sUDIY IV 2u) BI8I0Y ZL0Z-F00T @

uoooe

ZNi1)H ejuesg

ion

: Locat
A-3-SCO-14-0014
Page 1 0of 3

it1

Exhi



Location Map
fCércora.n Lagoon ~ \\ \,\\ \"L\/J,J

7

LEGEND

A APN: 028-232-27

i___l Assessors Parcels

— Streets
Map Created by
D County Boundary County of Santa Cruz
: Planning Department
Lakes _ April 2013

Exhibit 1: Location Maps.

Page 2 of 3

Pln028




[N || S —




e e e S i e e e - TE T IR



o canan ]

A e e

A NOd4




0014

te Phot"bss :

14
‘Page 3 of

HE
A-3-SCO

it2

{
i

Exh

ETOICI T



S133HS

0

‘133HS

NI
€L/2/1 131va

4310°A9 NMvHd
# NdV

€L/LLIB

yiLeLico

A
Z 52
= % »
> <
A =
= »
-
\&
N
&
=)
(\®)

:SS3HAAyv ONIIvVIN

O4ANI DONIA1INd
NV'1d 41IS

4

Nk
S 20
o W n~
30|49
"2 2 I
©=| @D
29l
L 0
A mO
3z 82
Vm nNu
-V —
NS N_.W_._

9’

D)

—I
IR
Xol 2
o=~ O
Oon|vn
T »n
e m
S8 D
= © quI
3g|EW

OWIAUG

7

NOILdI40S3d

“INAS -341vd

ez ANMODTAY NOISIATY

SNOILVAITd M3AN

SNOILVAI T3 ONILSIX4
NVY'1d 40014 dNOO4S M4JN

NV'1d 40014 MdN

NY'1d 40014 ONILSIX3
NV1d 41IS ® 1349dHS 43A00

NOILdIdOSdd d9VvVd 1ddHS

XdAANI DNIMVHA

‘pardpuLidS-uoN /gA/€-d

Vivd ONIAT1Ng ® 41IS

AAV H1¥¢

G-V
V-V
eV
¢V
-V
-0

—ANM T WO O

HdAL NOLLONYLSNOD
HAV e SSHIAAYV HLIS
LT-CET-8¢C0 JIHNNN "TdOdVd

XV49.v1-6.1v-L€8

Hd LLE.-1€E-LES

0L0G6 VO 'V10LlIdVvO

AV V'1011dVO €1 ¥
dO0O1d HOING YNNOJd -d3INOIS3A

XV49.v1-6.1v-L€8
Hd ¢S 1-6.7-1€8
01056 VO 'V10L1IdvD
AV V'1011dVO €1 ¥
HOINT A4dVHOIY  -d3aNO9IS3A TVdIONIdd

G00G-ZLE-GLY
¢9056 VO ZNYD VINVS
JAV Uive

IHSVE SNVYH *4INMO

Ad0L10ddId LOdrodd

'S3dOD 1IVLNIAIS3

VINHO4I'VO 010 dHL ANV 3d0D ONIATING N33dO VINHO4I'TVO
0102 ‘'SAYVANYLS ADHINT VINHOLITVD 8002 'IA0D TvOIYLO3T3
VINYOLITVO 0102 '3A0D TVIINVHOIW VINHOLITVO 0102 '3A0D
ONIFGNNTd VINYOLITVYO 0102 '3A0D 3HI4 VINYOLITVO 0102 '3A0D
ONIATING VINHOAI'TVO 0L0¢ 3H1L O1L WHO4NOD TIVHS YdOM T1V

NOILdId0Sdd 1L0drodd

dVIA 41IS

[ - - = - - - - 001 1d - - - - - - - - -
\\\\\\\\\\\\\\ R A D (et =
—, :OI_ON iB W W W __w\—\ MI_NM ” :ml.N W
'S & , , ,
= /zo_w | | I
N S 7]1, \\\\\\\\\\\\\ L N
I | WL |
S m (] |
| | | |
| | | | |
| | | 11— !
| | | | |
| ! |
| WA | | | _
| E |
| , : ,
| |
| | | I
ﬁ = | ﬁ
! L | E
e @ i i | 2 !
m 4SNOH g | m
| m N | m R,
| | o
| , =
l m | il m
| | | | |
ﬁ i
|
| | (1
| |
| _ ﬁ 700d !
| |
| W W
| _ |
, , |
| |
!V,T”’f \\/W‘
I | | |
| | |
| , , |
> | |
| A , , _
| L S I
| W | :Ol.N 8 :Ol_.v—\ :Ol.m —
| Y i _iii i L-:..z . S
| | J0-HS , :
|
L - - - - - - - - - - - - - - -

"TVNOISSH40dd NODISHA 40 HONHOI'TOAN 4 10S HHL INOdA ONISTIV

ALITIEVITNOILIADXH ‘LOArO¥d STHL NO IOM 40 HONVINIOLddd HHL HLIM NOLLDANNOD
NI ‘@aOdTTV 4O TVAY ‘ALITIEVIT TIV ANV ANV WO Y SSHTAYVH TVNOISSHd0dd
NOISHA ATOH ANV ‘AJINWAANI ‘ANAA9d OL IOV YJFHLINA SYOLIVILNOD-4NS

SIH ANV SHOLOVELNOD NOLLONILSNOD ANV "'SdNOH DNIATIOM TVINION OL

d4LIAIT LON ANV ATSNONNILNOD ATddV OL AaVIN 49 TIVHS INAWNGIINOTY SIHL LVHL
'ALdAdOdd ANV SNOSYAd TTV 40 ALZAVS ONIANTONI ‘LOFfO¥d AHL 40 NOILLDNILSNOD
40 AS4N0OD dHL DNIEINA SNOLLIANOD HLIS 40f dH.L 404 ALI'TAISNOdSHd HLA TdINOD
ANV 970S dANNSSY OL AZdINOAd 49 TTIM SIOLIVILNOOENS SIH ANV YOLOVILNOD
NOILONYLSNOD ‘SHADILOVId NOILONILSNOD A4 LddODV ATIVIANAD HLIM HONVAI0ODIV
NI LVHL DV SHOLOVALNOD dN1S SIH ANV JOLOVILNOD NOILLOAILSNOD 'T1

‘dld HHL NI SLINddd HONS 40 LSOO dHL HANTONI TIVHS ANV SHILIIOHLNV ONINIHAOD
TVO0TdHL A9 ATIINOAY SASNADIT ANV SLINYAd TTV NIVLEO TIVHS YOLOVILNOD 01

‘4Ol dH.L 40 NOILA'IdINOD SNOLLIAddXH
HANSNI OL SHAVAL-9NS TIV ONILVNIAIOO0D d0d A'THISNOdSHY ST JOLOVELNOD 6

‘SHAOD TVOOTANYV HLVLS TIV
HLIM HONVAIOOIOV NI STVIHALVIN ANV AJdOM TIV HQIAOYd TIVHS JOLOVILNOD '8

‘NOLLVOIHIIVTO 404 A TALVIAANINTI dANDISHAd dHL OL
J4L90ddd 49 'TIVHS SNOLLIANOD DNILSIXH AHddAODSIAd dH.L ANV SLNJNNDO0d dHL
NAdMLAL YO “YFHLONV OL SINHNNDOA dSAHL 40 LdVd ANO NFAMLAL SLOITANOD L

‘SINHNNDOA dHL NI NOLLISOd d4.LVOIANI HHL LV
HLATdNOD AAdNTONI A1 SV d9 TTVHS ‘NOILV.LON ¥0O NOILLVINASTAdTd DI TOGNAS Ad
“YHHLONV OL SINHANNDOA SAHL 40 LdVd ANO WOId AONTITATT NOLLVINIOANI 9

"d.LON dSIMIAHLO SSAINN “YNDD0 AHHL HOIHM NO SONIMVIA
HHL 40 LHHHS JI410ddS HHL OL A'INO A'1ddV SANADAT ANV SHLON LddHS 'S

AIOM HHL HLIM ONIAHIOD0dd H404d49 dANDISHAd HHL 4O NOLLNHLLV
HHL OL SONIANIA MAN O ‘SNOISSIANO ‘SYOTHH ‘SHIDNVIAIDSIA ANV ONIILI ¥

"SNOISNANIA DNIAIVOTE SNOLLVIIATIVID
HUISHA ANV d04 dINDISHA LTASNOD ‘SONIMVIA ' TVOS LON Od ¢

"1LONAO¥d LTING TVNOILVIAdO ANV 1A TdNOD V dSNVO OL ‘NOILLVOI'TdIAI

A9 O ‘HONTIHATY A9 ‘ATTVIIAIDAdS YAHLIA ‘LOATOYd dHL A9IIDSAAd A TLNAIDIAANS
OL SINANNDOA ASHHL 40 LNALNI HH.L ST LI 'NOLLVTIV.LSNI LA TdINOD

V 404 44dO0dd ANV AdVSSHOIN Hd AVIN HOIHM INHLT DIAIOHdS AYHAH dANTONI

dO MOHS OL INHSHIdHd LON Od AHHL DILVININVIOVIA 44V SONIMVAJ ASHHL C

"LOHIOUd SIHL 404 SLNINOdINOD ANV

S12NA0YUd ‘STYIIALVIN dHL 40 “TVNOILISOd ANV TYNOISNANIA ‘SdIHSNOILY T3
HHL ANV INALXH dH.L 49Td0S3d OL SONIMVHEd HHL 40 LNALNI 4HL ST LI I

Sd1ON TVdINID

| SINGVIN ALINIDIA

N

Nv3D0

J\

315

AAV HLGZ
AAV HLve

AAI™Q 4470 LSv3

oject Plans

Pr

Exhibit 3

A-3-SCO0-14-0014

Page 1 of 4



S133HS

-V

‘133HS _

NI
€L/2/1 131va

4310°A9 NMvHd
# NdV

€L/LLIB

yiLeLico

| «0- 1 =¥/l -31e3S 1
NV1d 40014 ONILSIX

29056 ZN1™UD) VINVS
HAV U
THSVd SNVH

Sl|[244

G00SG-L1E-GLY

:$S3¥AAY ONITIVIN @ % I# WO003dQq3g %

\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\

|

|

|

|

|

|

|

|

|

|

f

|

' |
|

|

sdais ouod 39VIVI W
1 7
|

|

|

|

|

|

|

|

@ Al @ I @\ﬁ % |
13507 , C TIVH AYLN3 ,, h t ﬂ

13S0

7
7

7

7

7

7

7

7

7

7 1H9I3H 5
7 |

B NI .GT H ®
W z J3ANN g i

7

7

7

7

7

7

7

7

7

7

7

2034 I ¢# WOOqQ3d
INILSIX3 |

NIHOLIA

on

| ' NY'1d 0014 ONILSIX3

WOOd 9NIATIT

WOOJd ATIWYV

7

7

7

7

7

7

7

7

7
I
5 | £# WO0dQ38
7

7

7

7

7

7

7

7

7

a

@WU v WOOINNS

o 1350

¢sv1-6.1-1€8 -2uoyd
anuaAy ejojide) ¢y

HOINWE 1 d4dVHOIY

9.¥1-6.1-1€8 -Xed

01056 VO ‘ejoude)
SISATVNY 3SN ANV ® ONINDISIA ‘ONILIVYAd

| 0€ X ¥1 Q3HS 1004

asgilv

Page 2 of 4

Exhibit 3: Project Plans
A-3-SCO-14-0014




S133HS
I - - - - - - - - - - - - - - - - - - - - - - T
‘133HS
_ | _
32392 8 3 |
23°4 £ 3% |
=® = Z f
S |
53 | | _
i |
AV 6% = 0008 / L8 /86€ |
wSV W =n Qv 4 |
m > %2€ = 21'G192/0008 39V 43N0 L0 | .07} = .b/L 19eds [ | |
Z. Z 45 0008 SI LO1 48 2151 NV1d 40074 ANOO3S MAN |
ﬂ wAv 2 :39V¥3N0D LOT E
o) | E
A = 4S £8'/86¢ = G/'GLET + 21'G192 | _
e o)) v3dv 9NITQINg TVLOL : f
\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\ , 7
n m . J8/1 1-91 uﬁ .0-95 wdh |
N 4S5 GL'GLET = S | | o | _
\& dS G2z - L1IQ3AD I9vvIo ﬂ | 022 A 5 J\lﬁ ﬁ
& 45 GL'L6GT = 40074 ANOD3S TVLOL o L L o
= I5GI709+= 20 VIV _ T o " 7 50 T e |
N 45 061 = 28 VIV ey f B T~ =
45008 = AAZE\4 | | | | | | |
J00174 ANO23S MaAN I S N A e intnntnitnnntminneEin W S THTH T T T T 11]111H TN
45 21'6192= YOO LSYUI4 INILSIXI | [{[1] | | _
| | |
4S G'80¥1 = 323Q N340 L0L | _ 8
45 Gz191 = 16,1 X 16,12 G %23Q _ | L onzanyt] — - ———
45 046 = 0 X 61 ¥ ¥23Q | | 1&EC X196 7
C006-215-610 45 Gz'€8 = 8.1 X 18,81 € 03Q | 1 x 2 ﬂuul_uuuuuuuuuuuuuuww_wmua |||||||||||| |
S v/€ = L1 X 2e EN [ f T | _ | Sy Sh f
'$S34AAv ONITIVI 45022 = 4€,£2 X 19,6 12234 | 2 A23q _ VL T T e N _
|| o “ —
| _ 1111111 —— |
| ﬁ i = ﬁ
|
| | ! T |11 1] S |
m | _ T |11 e |
| _ | === | | | |
M | A H U e b 1 —— b e ——d——— C e |
| W “ “ “ \\\ “ 400714 N_w\so,_t\ “ “// “ ““““ W _
@) | ]! _ s ! 00TV ! L WOOYNNS ]
m | | | A _ 1 W
O _ | ||| | il _ N _ g
O | ! | | @ WogZ/T N A | _
Z T | | " Nmoa— | N | S |
| 7 | [ _ Nar |
O | | f _ _ s AYINIYID | WWU _ N _ |
| _ _ / vak: _ N [ | | I
1 | | _ T T —— S =y S S| S > _ | |
7/ |
m W W “ “ /// — B 2d “ 7 J0LvA3T13 | W
| _ _ N _ /
®) I | W [ _ AN _ _ vl _ % | I
7S o “ D T | ﬁ
f /
| | / | |
H | | W I “ I / I |
f | | I | / I f |
Z D _ L “ E
f | / )
= | W I b=l AT R AT T AT R T -+ | 39VIOLS ANIM |
[ | | _ _ 31v1d LoH 9NDIVW 334400 |
| | “ “ 3433 SN INIS HLIM 7 I
| | | | | v LIM |
' | f _ _ _ |
_ _ |
! ﬁ | | 2 | f _
| | ! WOOYQ38 ¥3LSYW ! |
| £ _ T m ! |
! S | | | ﬁ
L “ | )
o “ “ ﬁ
|
o a W ! | | | | 0E X 61 N,_\ | _
| | ! ! J7J3A0 ¥ %23Q N3O |
3 o :_V._ X | | L | . 39N WOOY INIATT |
30/90 ! | | L | |
® o M <L | | | B | |
R = | | _ |
0 = ,.nJ V | | _ |
=20 d I . | !
N> O | | [ |
6 A — 7 | | | | N
Lo | @- _ | | L “ | _
> | | I _ |
2212m IR | A _ _ ﬁ
Z e M W W VLA\\\\\\\A"\\ _ _:"w_m_m S _ “ , ..@.N X:m._\N _ W
| 2
P~ _ W | IR AT RRRRRAAAARERRY wv_x gglL-————T————— L W G 2234 W “ _
? 9 i i.v _.l noi noi ._ﬂ i _ i
SR i 0 O |
" 0 ™~ H f mEensinndieninnsbnndnn eAN0AQ |+ — — — |+ 7_| |||||||||||||| T |_, |
Q Q) V | W | W 7 | W |
7 7 N
-VA. Im. m L | W W | R
“““““““““““““““““““““““““““““““““““ 2 i
% m_- W L:h \\\\\\\\\\\\\ o wT 0-61 &T 481G 0L} 7 | |
2l S _ o » T _—
I « S f LV 8-81 f | 612 LV , |
N (@) m V e e ]
© > D |
20 &~ [
>3 K
lA
o B .a I |
(7))

Project Plans
Page 3 of 4

A-3-SCO0-14-0014

Exhibit 3




S133HS

g3 ¥
ml< 800
40~} =¥/l :9leds a9«
:133HS NOILVAI13 14371 .ﬂ M Mu
20 @
°9°
s5Th s a
N 5 °
- <
2
= = -
> 2 n
Z = 7
K
oo
A =
2 » =
SEE sl
\& [ —
N [
()
= \
[\
W0~ L = .7/ 8|edS
NOILVAT13I MOvd
N N A R A A A T
N A N A T B
G00S-ZLE-SLY T e e I I O I 0 I O
. T T T T T e o U N U I N O AR
-SS34Aav ONITIVIN Ll e e e e e e e e
NN N R
R e e e e e e e e e e e e e e e e e e e e e

«0 1 =¥/l -31e3S
NOILVAT13 LHOIY

\‘ ““““““““““““““““““““

supfuedodwoy ob I~ [ ] 5 =
T T A A B A
T o e R A A

SNOLLVAHTH
MHAN

«0 1 =¥/l -31e3S
NOILVAT1d LNOd4

W8/ 8

e e -~

¢sv1-6.1-1€8 -2uoyd
anuaAy ejojide) ¢y

W8/G 9-lC

HOINWE 1 d4dVHOIY
[ ]

- 3
o §
28 P
[ = aul| Aliedoud
% p ._Eﬂt_or
- Q)
1 -
1N
N O
S>> D
= © ~
£ O
aS KD
LN
=) O

SISATVNY 3SN ANV '® ONINDISIA ‘ONILIVHd



i1 ¢

t E3

NOTICE OF FINAL LOCAL ACTION ON COASTAL PERMIT

| FINAL LOCAL
County of Santa Cruz ACTION NOTICE

Date of Notice: 3/10/14

Notice Sent (via certified mail) to: REFERENCE # 3s5c07)- 0;9/
California Coastal Commission _ —
Central Coast Area Office ‘ -APPEAL PERIOD ‘3/// jj/ QJ// i

725 Front Street, Ste. 300
Santa Cruz, CA 95060

Please note the following Final Santa Cruz County Action on a coastal permit, coastal permit amendment or coastal
permit extension application (all local appeals have been exhausted for this matter):

Project Information

Application No.:.
Project Applicant: Richard Emigh
Address: 413 Capitola Ave, Capitola, CA 85010
Phone/E-mail: (831) 479-1452, redesigns02@yahoo.com
Property Owner:;Hassan:& Tooranikhayam<Bashi:
Project Location: “15524™ Ave, Santa Cruz, CA 95062

Project Description: Proposal to construct a 1,600 square foot second story addition to an existing single family dwelling.
Results in a 4 bedroom 3 and 2 half bathroom single family dwelling. Requires a Coastal Development Permit.

A Final Action Information

Final Local Action: Approved with Conditions

Final Action Body: ' ’
X Zo)r/ﬂng Administrator | _ VAR 11 2014
Planning Commission ' 3 ‘
__ Board o% Supervisors _ : (“‘1 Asl{\\ﬁ“g&@’w%SION
- CLATRAL COAST AREA
Enclosed | Previously Enciosed | Previously
; sent (date) ] I cti sent (date)
Staff Report X CEQA Document X
Adopted Findings X Geotechnical Reports
Adopted Conditions X Biotic Reports
Site Plans v X Other:
Elevations X Other:

Coastal Commission Appeal Information

This Final Action is appealable to the California Coastal Commission. The Coastal Commission’s 10-working day appeal
period begins the first working day after the Coastal Commission receives adequate notice of this Final Action. The Final
Action is not effective until after the Coastal Commission’s appeal period has expired and no appeal has been filed. Any
such appeal must be made directly to the California Coastal Commission Central Coast Area Office in Santa Cruz; there
is no fee for such an appeal. Should you have any questions regarding the Coastal Commission appeal period or
process, please contact the Central Coast Area Office at the address listed above, or by phone at (831) 427-4863.

Copies of this notice ha\)e also been sent via first-class mail to:
o Applicant
o Interested parties who requested mailing of notice

Exhibit 4: County's Notice of Final Action
: A-3-SC0-14-0014
Page 1 of 23
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Staff Report to the CENTRAL COAS | AREA
Zoning Administrator  Application Number: 131100

Applicant: Richard Emigh Agenda Date: 2/21/14
Owner: Khayam-Bashi Agenda Item #: |
APN: 028-232-27 ‘ Time: After 9:00 a.m.

Project Description: Proposal to construct an approximately 1,600 square foot second-story
addition to an existing single family dwelling on a parcel in the R-1-4-PP zone district. Results in
a 4 bedroom, 3 and % bathroom single family dwelling on site with a swimming pool. Requires a
Coastal Development Permit.

Location: Project is located at 155 24™ Ave in Santa Cruz, CA
Supervisorial District: 1st District (District Supervisor: Leopold)
Permits Required: Coastal Development Permit

Staff Recommendation:

o Certification that the proposal is exempt from further Environmental Review under the
California Environmental Quality Act.

e Approval of Application 131100, based on the attached findings and conditions.
Exhibits

A. Categorical Exemption (CEQA E. Photo Simulations
determination) . F. Assessor's, Location, Zoning and

B. Findings General Plan Maps

C. Conditions G. Comments & Correspondence

D. Project plans

Parcel Information

Parcel Size: 8,276.4 square feet

Existing Land Use - Parcel: Residential

Existing Land Use - Surrounding: Residential

Project Access: Public Road

Planning Area: ‘ Live Oak

Land Use Designation: R-UM (Urban Medium Residential)

Zone District: R-1-4-PP (Single Family Residential (4,000 square foot

County of Santa Cruz Planning Department
701 Ocean Street, 4th Floor, Santa Cruz CA 95060

Exhibit 4: County's Notice of Final Action
A-3-SCO0-14-0014
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Application #: 131100 Page 2
APN: 028-232-27
Owner: Khayam-Bashi

minimum) Pleaseure Point Combining District

Coastal Zone: X Inside __ Outside
Appealable to Calif. Coastal X Yes __No
Comm.

Environmental Information

Geologic Hazards: Not mapped/no physical evidence on site
Soils: To be reviewed with Building Permit
Fire Hazard: Not a mapped constraint

Slopes: N/A

Env. Sen. Habitat: Not mapped/no physical evidence on site
Grading: No grading proposed

Tree Removal: No trees proposed to be removed

Scenic: Not a mapped resource

Drainage: To be reviewed with Building Permit
Archeology: Not mapped/no physical evidence on site

Services Information

Urban/Rural Services Line: X_ Inside __ Outside
Water Supply: City of Santa Cruz Water District
Sewage Disposal: . Santa Cruz Sanitation District
Fire District: Central Fire

Drainage District: Zone 5

History

The subject parcel is developed with an existing 3 bedroom, 2 % bath single family dwelling
with attached garage that was originally permitted in 1966. Subsequent to the issuance of a
building permit for the single family dwelling, permits for a swimming pool and pool enclosure
were issued for the property.

Project Setting

The subject parcel is located in an area containing a variety of architectural styles primarily
developed with 2-story single family dwellings. The proposed development is fronted by 24"
Avenue and there are currently, two undeveloped lots immediately behind the subject parcel
(west) that are situated between the subject parcel and the top of a coastal bluff above Corcoran
Beach.

The subject parcel is approximately 100 feet from the top of the bluff and located within the
Pleasure Point Combining District.

Exhibit 4: County's Notice of Final Action
A-3-SC0-14-0014
Page 3 of 23




Application #: 131100 Page 3
APN: 028-232.27
Owner: Khayam-Bashi

Zoning & General Plan Consistency

The subject property is a parcel of approximately 8,300 square feet, located in the R-1-4-PP
(Single Family Residential (4,000 square foot minimum) Pleasure Point Combining District)
zone district, a designation which allows residential uses. The proposed addition is a principal
permitted use within the zone district and the zoning is.consistent with the site's (R-UM) Urban
Medium Residential General Plan designation. With the removal of the roof above an existing
pool enclosure, the project is consistent with all site standards for the zone district with respect to
setbacks, lot coverage, floor area ratio, and height.

Local Coastal Program Consistency

The proposed addition is in conformance with the County's certified Local Coastal Program, in
that the structure is sited and designed to be visually compatible, in scale with, and integrated
with the character of the surrounding neighborhood. Developed parcels in the area contain
single family dwellings. Size and architectural styles vary widely in the area, and the design
submitted is consistent with the existing range of styles. The project site is not located between
the shoreline and the first public road and is not identified as a priority acquisition site in the
County’s Local Coastal Program. Consequently, the proposed project will not interfere with
public access to the beach, ocean, or other nearby body of water.

Design Review

The proposed residential addition complies with the requirements of the County Design Review
Ordinance, in that the proposed project will incorporate site and architectural design features
such as the use of natural color to reduce the visual impact of the proposed development on

surrounding land uses and landscape.

Though the proposed development will be visible from Corcoran Beach, the existing house and
several other existing homes on 24" Avenue are readily visible from the beach in this area that is
developed at an urban density.

Environmental Review

The proposed development qualifies for a Class 1 Exception under the California Environmental
Quality Act and is exempt from further environmental review.

Conclusion

As proposed and conditioned, the project is consistent with all applicable codes and policies of
the Zoning Ordinance and General Plan/LCP. Please see Exhibit "B" ("Findings") for a
complete listing of findings and evidence related to the above discussion.

Staff Recommendation

. Certification that the proposal is exempt from further Environmental Review under the
California Environmental Quality Act.

Exhibit 4: County's Notice of Final Action
A-3-SCO0-14-0014
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Application #: 131100 Page 4
APN: 028-232-27
Owner: Khayam-Bashi

. APPROVAL of Application Number 131100, based on the attached findings and
conditions.

Supplementary reports and information referred to in this report are on file and available
for viewing at the Santa Cruz County Planning Department, and are hereby made a part of
the administrative record for the proposed project.

The County Code and General Plan, as well as hearing agendas and additional information
are available online at: www.co.santa-cruz.ca.us

Report Prepared By: Nathan MacBeth
Santa Cruz County Planning Department
701 Ocean Street, 4th Floor
Santa Cruz CA 95060
Phone Number: (831) 454-3118
E-mail: nathan.macbeth@co.santa-cruz.ca.us

Exhibit 4: County's Notice of Final Action
A-3-SC0-14-0014
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CALIFORNIA ENVIRONMENTAL QUALITY ACT
NOTICE OF EXEMPTION

The Santa Cruz County Planning Department has reviewed the project described below and has
determined that it is exempt from the provisions of CEQA as specified in Sections 15061 - 15332 of
CEQA for the reason(s) which have been specified in this document.

Application Number: 131100

Assessor Parcel Number: 028-232-27

Project Location: 155 24th Ave, Santa Cruz

Project Description: Construct a second story addition to and existing single family dwelling
Person or Agency Proposing Project: Richard Emigh

Contact Phone Number: (831) 479-1452

A. The proposed activity is not a project under CEQA Guidelines Section 15378.

B. The proposed activity is not subject to CEQA as specified under CEQA Guidelines
Section 15060 (¢).

C Ministerial Project involving only the use of fixed standards or objective
measurements without personal judgment.

D. Statutory Exemption other than a Ministerial Project (CEQA Guidelines Section
15260 to 15285).

E._X Categorical Exemption

Specify type: Class 1 - Existing facilities

F. Reasons why the project is exempt: Addition to an existing single family dwelling

In addition, none of the conditions described in Section 15300.2 apply to this project.

%;%’Z:_—_—-_za Date: '2—‘2-/’/7

Nathan MacBeth, Project Planner

Exhibit 4: County's Notice of Final Action
A-3-SC0-14-0014
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Application #: 131100
APN: 028-232-27
Owner; Khayam-Bashi

Coastal Development Permit Findings

1. That the project is a use allowed in one of the basic zone districts, other than the Special
Use (SU) district, listed in section 13.10.170(d) as consistent with the General Plan and
Local Coastal Program LUP designation.

This finding can be made, in that the property is zoned R-1-4-PP (Single Family Residential
(4,000 square foot minimum) Pleaseure Point Combining District), a designation which allows
residential uses. The proposed residence is a principal permitted use within the zone district, and
the zoning is consistent with the site's (R-UM) Urban Medium Residential General Plan
designation,.

2. That the project does not conflict with any existing easement or development restrictions
such as public access, utility, or open space easements.

This finding can be made in that no such easements or restrictions are known to encumber the
project site.

3. That the project is consistent with the design criteria and special use standards and
conditions of this chapter pursuant to section 13.20.130 et seq.

This finding can be made, in that the development is consistent with the surrounding
neighborhood in terms of architectural style; the site is surrounded by lots developed to an urban
density; the colors will be natural in appearance and complementary to the site; and the
development site is not on a prominent ridge, beach, or bluff top. While the proposed second
story addition will be visible from Corcoran Beach, many other existing structures, including the
single story structure on the site are readily visible.

4, That the project conforms with the public access, recreation, and visitor-serving policies,
standards and maps of the General Plan and Local Coastal Program land use plan,
specifically Chapter 2: figure 2.5 and Chapter 7, and, as to any development between and
nearest public road and the sea or the shoreline of any body of water located within the
coastal zone, such development is in conformity with the public access and public
recreation policies of Chapter 3 of the Coastal Act commencing with section 30200.

This finding can be made, in that even though the project site is located between the shoreline
and the first public road public access exists within ¥ mile of the site, at Moran Lake to the east
and 20™ Avenue to the west. Consequently, the addition will not interfere with public access to
the beach, ocean, or any nearby body of water. Further, the project site is not identified as a
priority acquisition site in the County Local Coastal Program.

5. That the proposed development is in conformity with the certified local coastal program.

This finding can be made, in that the structure is sited and designed to be visually compatible, in
scale, and integrated with the character of the surrounding neighborhood. Additionally,
residential uses are allowed uses in the R-1-4-PP (Single Family Residential (4,000 square foot
minimum) Pleasure Point Combining District) zone district, as well as the General Plan and

Local Coastal Program land use designation. Developed parcels in the area contain single family
Exhibit 4: County's Notice of Final Action
-3-SC0-14-0014
EXHIBIT Bpage 7 of 23




Application #: 131100

APN: 028-232-27

Owner: Khayam-Bashi

dwellings. Size and architectural styles vary widely in the area, and the design submitted is
consistent with the scale of new development and the existing range of styles.

Development Permit Findings

1. That the proposed location of the project and the conditions under which it would be
operated or maintained will not be detrimental to the health, safety, or welfare of persons
residing or working in the neighborhood or the general public, and will not result in
inefficient or wasteful use of energy, and will not be materially injurious to properties or
improvements in the vicinity.

This finding can be made, in that the project is located in an area designated for residential uses
and is not encumbered by physical constraints to development. Construction will comply with
prevailing building technology, the California Building Code, and the County Building
ordinance to insure the optimum in safety and the conservation of energy and resources. The
proposed addition will not deprive adjacent properties or the neighborhood of light, air, or open
space, in that the structure meets all current setbacks for the Pleasure Point Comblmng District to
ensure access to these amenities.

2. That the proposed location of the project and the conditions under which it would be
operated or maintained will be consistent with all pertinent County ordinances and the
purpose of the zone district in which the site is located.

This finding can be made, in that the proposed location of the addition and the conditions under
which it would be operated or maintained will be consistent with all pertinent County ordinances
and the purpose of the R-1-4-PP (Single Family Residential (4,000 square foot minimum)
Pleasure Point Combining District) zone district as the primary use of the property will be one
single family dwelling. With the removal of the roof over the existing pool enclosure, all
structures onsite would be in conformance with all current site standards for the zone district.

3. That the proposed use is consistent with all elements of the County G @ MW
" any specific plan which has been adopted for the area. 0 M 2
: i

This finding can be made, in that the proposed residential use is consistent wil v 0\0\3“1
den31ty requirements specified for the Urban Medium Residential (R-UM) lan
in the County General Plan. \LI*"Q“ o

The proposed addition will not adversely impact the light, solar opportu‘!
space available to other structures or properties, and meets all current sit Cb'\llab
standards for the zone district as specified in Policy 8.1.3 (Residential S1

Standards Ordinance), in that the addition will not adversely shade adjac 'P \P il
meet current setbacks for the zone district including the Pleasure Point I
specifically, increased setbacks for second stories. %dbz""u’

req§

The proposed additon will be properly proportioned to the parcel size anc

neighborhood as specified in General Plan Policy 8.6.1 (Maintaining a R¢ M CM-
Structure and Parcel Sizes), in that the proposed residence will comply w. o

Exhibit 4: COunty s Notice of Final Action
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Application #: 131100

APN: 028-232-27

Owner: Khayam-Bashi

the R-1-4-PP zone district (including setbacks, lot coverage, floor area ratio, height, and number
of stories) and will result in a structure consistent with a design that could be approved on any
similarly sized lot in the vicinity.

A specific plan has not been adopted for this portion of the County.

4. That the proposed use will not overload utilities and will not generate more than the
acceptable level of traffic on the streets in the vicinity.

This finding can be made, in that the proposed addition is to be constructed on an existing
developed lot. The expected level of traffic generated by the proposed project is not expected to
increase above existing levels, therefore no adverse impact to existing roads or intersections in
the surrounding area is anticipated.

5. That the proposed project will complement and harmonize with the existing and proposed
land uses in the vicinity and will be compatible with the physical design aspects, land use
intensities, and dwelling unit densities of the neighborhood.

This finding can be made, in that the proposed structure is located in a mixed neighborhood
containing a variety of architectural styles, and the proposed addition is consistent with the land
use intensity and density of the neighborhood. The proposed addition will not interfere with
access to sun and light to adjacent properties and will preserve the character of neighborhood.

6. The proposed development project is consistent with the Design Standards and
Guidelines (sections 13.11.070 through 13.11.076), and any other apphcable

requirements of this chapter.

This finding can be made, in that the proposed addition will be of an appropriate scale and type
of design that will enhance the aesthetic qualities of the surrounding properties and will not
reduce or visually impact available open space in the surrounding area.

Two undeveloped lots are located immediately behind the subject parcel (west) and are situated
between the subject parcel and the top of a coastal bluff above Corcoran Beach. At least one of
the parcels has an issued building permit for construction of a new single family dwelling.
Though the proposed development will be visible from Corcoran Beach, several existing homes
are also visible from the beach in this area of urban density development.

Furthermore, size and architectural styles vary widely in the area, and the design submitted is
consistent with the existing range of styles.

Exhibit 4: County's Notice of Final Action
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Application #: 131100
APN: 028-232-27
Owner: Khayam-Bashi

Conditions of Approval

Exhibit D: 6 Sheets Prepared by Richard Emigh Dated 9/11/13

L. This permit authorizes the construction of an addition to an existing single family
dwelling. This approval does not confer legal status on any existing structure(s) or
existing use(s) on the subject property that are not specifically authorized by this permit.
Prior to exercising any rights granted by this permit including, without limitation, any
construction or site disturbance, the applicant/owner shall:

A. Sign, date, and return to the Planning Department one copy of the approval to
indicate acceptance and agreement with the conditions thereof.

B. Obtain a Demolition Permit for the roof over the pool house from the Santa Cruz
County Building Official.

C. Obtain a Building Permit from the Santa Cruz County Building Official.

1. Any outstanding balance due to the Planning Department must be paid
prior to making a Building Permit application. Applications for Building
Permits will not be accepted or processed while there is an outstanding
balance due.

D. Obtain an Encroachment Permit from the Department of Public Works for all off-
site work performed in the County road right-of-way.

E. Submit proof that these conditions have been recorded in the official records of
the County of Santa Cruz (Office of the County Recorder) within 30 days from
the effective date of this permit.

II. Prior to issuance of a Building Permit the applicant/owner shall:

A. Submit final architectural plans for review and approval by the Planning
Department. The final plans shall be in substantial compliance with the plans
marked Exhibit "D" on file with the Planning Department. Any changes from the
approved Exhibit "D" for this development permit on the plans submitted for the
Building Permit must be clearly called out and labeled by standard architectural
methods to indicate such changes. Any changes that are not properly called out
and labeled will not be authorized by any Building Permit that is issued for the
proposed development. The final plans shall include the following additional
information:

1. One elevation shall indicate materials and colors as they were approved by
this Discretionary Application. If specific materials and colors have not
been approved with this Discretionary Application, in addition to showing
the materials and colors on the elevation, the applicant shall supply a color
and material board in 8 1/2” x 11” format for Planning Department review

and approval.
Exhibit 4: County's Notice of Final Action
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Application #: 131100

APN: 028-232-27

Owner: Khayam-Bashi

1.

2. Grading, drainage, and erosion control plans.
3. Details showing compliance with fire department requirements.

Submit four copies of the approved Discretionary Permit with the Conditions of
Approval attached. The Conditions of Approval shall be recorded prior to
submittal, if applicable.

Meet all requirements of and pay Zone 5 drainage fees to the County Department
of Public Works, Stormwater Management. Drainage fees will be assessed on the
net increase in impervious area.

Meet all requirements and pay any applicable plan check fee of the Fire
Protection District.

Submit 3 copies of a soils report prepared and stamped by a licensed Geotechnical
Engineer.

Pay the current fees for Parks and Child Care mitigation for 1 bedroom.
Currently, these fees are, respectively, $1000 and $109 per bedroom.

Pay the current fees for Roadside and Transportation improvements for 1
bedroom. Please contact Department of Public Works staff for correct fees.

Provide required off-street parking for 3 cars. Parking spaces must be 8.5 feet
wide by 18 feet longand must be located entirely outside vehicular rights-of way.
Parking must be clearly designated on the plot plan.

Submit a written statement signed by an authorized representative of the school
district in which the project is located confirming payment in full of all applicable
developer fees and other requirements lawfully imposed by the school district.

All construction shall be performed according to the approved plans for the Building
Permit. Prior to final building inspection, the applicant/owner must meet the following
conditions:

A.

All site improvements shown on the final approved Building Permit plans shall be
installed.

All inspections required by the building permit shall be completed to the
satisfaction of the County Building Official.

The project must comply with all recommendations of the approved soils reports.

Pursuant to Sections 16.40.040 and 16.42.080 of the County Code, if at any time
during site preparation, excavation, or other ground disturbance associated with
this development, any artifact or other evidence of an historic archaeological

Exhibit 4: County's Notice of Final Action
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Application #: 131100

APN: 028-232-27

Owner: Khayam-Bashi
resource or a Native American cultural site is discovered, the responsible persons
shall immediately cease and desist from all further site excavation and notify the
Sheriff-Coroner if the discovery contains human remains, or the Planning
Director if the discovery contains no human remains. The procedures established
in Sections 16.40.040 and 16.42.080 shall be observed.

IV.  Operational Conditions

A In the event that future County inspections of the subject property disclose
noncompliance with any Conditions of this approval or any violation of the
County Code, the owner shall pay to the County the full cost of such County
inspections, including any follow-up inspections and/or necessary enforcement
actions, up to and including permit revocation.

B. Construction shall take not commence prior to October 1, 2014.

C. During construction, the right-of-way shall be kept clear of all construction
materials and vehicles.

V. As a condition of this development approval, the holder of this development approval
(“Development Approval Holder™), is required to defend, indemnify, and hold harmless
the COUNTY, its officers, employees, and agents, from and against any claim (including
attorneys’ fees), against the COUNTY, it officers, employees, and agents to attack, set
aside, void, or annul this development approval of the COUNTY or any subsequent
amendment of this development approval which is requested by the Development

. Approval Holder.

A. COUNTY shall promptly notify the Development Approval Holder of any claim,
action, or proceeding against which the COUNTY seeks to be defended,
indemnified, or held harmless. COUNTY shall cooperate fully in such defense.
If COUNTY fails to notify the Development Approval Holder within sixty (60)
days of any such claim, action, or proceeding, or fails to cooperate fully in the
defense thereof, the Development Approval Holder shall not thereafter be
responsible to defend, indemnify, or hold harmless the COUNTY if such failure
to notify or cooperate was significantly prejudicial to the Development Approval
Holder. ‘

B. Nothing contained herein shall prohibit the COUNTY from participating in the
defense of any claim, action, or proceeding if both of the following occur:

1. COUNTY bears its own attorney's fees and costs; and

2. COUNTY defends the action in good faith.

C. Settlement. The Development Approval Holder shall not be required to pay or
perform any settlement unless such Development Approval Holder has approved
the settlement. When representing the County, the Development Approval Holder
- shall not enter into any stipulation or settlement modifying or affecting the
Exhibit 4: County's Notice of Final Action
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Application #: 131100

APN: 028-232-27

Owner: Khayam-Bashi
interpretation or validity of any of the terms or conditions of the development
approval without the prior written consent of the County.

D. Successors Bound. “Development Approval Holder” shall include the applicant
and the successor’(s) in interest, transferee(s), and assign(s) of the applicant.

Minor variations to this permit which do not affect the overall concept or density may be approved by the Planning
Director at the request of the applicant or staff in accordance with Chapter 18.10 of the County Code.

Please note: This permit expires three years from the effective date listed below unless a
building permit (or permits) is obtained for the primary structure described in the
development permit (does not include demolition, temporary power pole or other site
preparation permits, or accessory structures unless these are the primary subject of the
development permit). Failure to exercise the building permit and to complete all of the
construction under the building permit, resulting in the expiration of the building permit,
will void the development permit, unless there are special circumstances as determined by
the Planning Director.

Approval Date: 2/21/14
Effective Date: 3/7/14
Expiration Date: 3/7/17

/‘ o
L / [ / ﬁ {? - .
A s i e L A
" Wanda Williams Nathan MacBeth
Deputy Zoning Administrator Project Planner

Appeals: Any property owner, or other person aggrieved, or any other person whose interests are adversely affected
by any act or determination of the Zoning Administrator, may appeal the act or determination to the Planning
Commission in accordance with chapter 18.10 of the Santa Cruz County Code.

Exhibit 4: County's Notice of Final Action
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STATE OF CALIFORNIA - NATURALRESOL ™+ .8 AGENCY . } "EDMUND G. BROWN, JR., Governor

CALIFORNIA COASTAL COMMISSION

Central Coast District Office

725 Front Street, Suite 300

Santa Cruz, California 95060-4508
(831) 427-4863 FAX (831) 427-4877

. www.coastal.ca.gov

COMMISSION NOTIFICATION OF APPEAL

DATE: March 24, 2014

TO:  Kathy Previsich :
Planning Director, Santa Cruz County Planning Department
. 701 Ocean St., 4" Fioor, Santa Cruz, CA 95060

FROM: Madeline Cavalieri, District Manager
RE:  Commission Appeal No. A-3-SCO-14-0014

Please be advised that the coastal development permit decision described below has been appealed to the
California Coastal Commission pursuant to Public Resources Code Sections 30603 and 30625. Therefore, the

decision has been stayed pending Commission action on the appeal pursuant to the Public Resources Code
‘Section 30623. ‘ , :

Local Permit#: - 131100

Applicant(s): Attn: Hassan & Tooram Khayam-Bashi

Déscribtion: | Construct a 1,600 seéond-story addition to an exiStihg single family residence.
| Location: 155 24TH AVE (APN(s) 06087-028-232-27) |
Local Decision: Approval With Special Conditions | |

Appellant(s): Mark Saito : .

. Date Appeal Filed: 03/21/2014

The Commission appeal number assigned to this appeal is A-3-SCO-14-0014. The Commission hearing date
has not been scheduled at this time. Within 5 working days of receipt of this Commission Notification of Appeal,
copies of all relevant documents and materials used in the County of Santa Cruz's consideration of this coastal
development permit must be delivered to the Central Coast District Office of the Coastal.Commission (California
Administrative Code Section 13112). Please include copies of plans, relevant photographs, staff reports and
related documents; findings (if not already forwarded), all correspondence, and a list, with addresses, of all who
provided verbal testimony. :

A Commission staff report and notice of the hearing will be forwarded to you prior'to the hearing. If you have any -
questions, please contact Karen Geisler at the Central Coast District Office.
cc: Richard L. Emigh

Hassan & Tooram Khayam-Bashi
Mark Saito

Exhibit 5: Commission Notification of Appeal
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STATE OF CALIFORNIA —THE RESOURCES AGENC ) ) EDMUND G. BROWN JR., Governor
[ -

CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT OFFICE

725 FRONT STREET, SUITE 300

SANTA CRUZ, CA 95060-4508

VOICE (831) 427-4863 FAX (831) 4274877

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

SECTIONI. Appellant(s)

Name: m p(r—[L 5}3(5““0 ' .
Mailing Address: z‘;"_‘;c’[ [I/() ¢ 6 f. (WC/ % e

e Sao 0 PGRTr reEEI-2 e7-o/z3

SECTION II. Decision Being Appealed

1. Name of local/port government:

Spnte. ooz C0,0»’»"‘“& | |
2. B:;ef descripti(;n of deve;opme(:r: be;ni Z}gea;:a;: # qu_@.{d < ‘er‘ “ , é.h 79%
e a /mﬂ@)ﬂg/%‘ﬁ‘bﬂl/ﬁ 0[(,()@////194/‘6 /55" ‘ :
3.  Development's location (street address, assessor's parcel no., cross street, etc.): =~
)55 Qurie v, Santr-Clroz, Ad, F506 A
fIPH ¢ OFE —2BL =217 (puss srmeert! 5457% aéﬂ#’

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

[0 Approval; no special conditions

Approval with special conditions:
[l  Denial

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

pismicr: Zeatra/ CorST o taLfORNA
CORSTAL COMNISSION

NTRAL QOAST AREA
Exhibit 5: Commission Notification of Appeal
A-3-SC0-14-0014
Page 2 of 6



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

Decision being appealed was made by (check one):

5.

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

[
[
6

Planning Commission

Other ' /
Date of local government's decision: (; éz/ ) / 7

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

© SECTION IIl. Identification of Other Intei'ested Persons

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

a. Name and mailing address of permit applicant: :

MBS AN A T R 4 Awydxﬂ%@ asht
/55 2y e JE
Santa Crvz, ah. 9506 -

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

O Mark SH+o

» N an Criksen

PO P Y3 L
Cipife la, CA- G4°010

[0 @yt e
omon Croe, O - 7524 2

@ Scott 7
b0 Dl 1TTE
S - Qrez, O
(5 ) ) aren ~?/24aﬁ&f/‘@ks
607—'7% C 7/{)2/ é/ﬁ v ?‘ xhibit 5: Commission Notification of Appeal
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APPEATL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 3)

SECTIONIV. Reasons Supporting This Appeal
PLEASE NOTE:

e  Appeals of local government coastal permit decisions are limited by a variety of factors and requirements of the Coastal
Act. Please review the appeal information sheet for assistance in completing this section.
" e State briefly your reasons for this appeal. Include a summary description of Local Coastal Program, Land Use Plan,
or Port Master Plan policies and requirements in which you believe the project is inconsistent and the reasons the
* decision warrants a new hearing. (Use additional paper as necessary.)

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

bor\
e Sobrmission oot s appeal 15 based upm /’M,(,?/L
| Contern regardiny the Visval Lompatibil) g He Prope:
Setond ghory adsliod/ i at 155 247 [ & Pr o
LRt Metes o/i 70 M/fﬂz 1%/7" Lo avmmep o
65&'/7/7%/3 20, ;22 ). R
The Plusvre foint Plro 2m /u, s/225. smal/@f‘ 1)/9/04(‘ c&
W bt blend ;uo%/u 5’0»-/"&0 ' Cornr
The pro ek sy GLestron- )‘0/)05% a I
&@fw{dsfm?/ -Z/w/% cwovld ér/ﬁ/ Fe 1
7Lo/7¢/ The Yrme 1oyt cloor %Afi’i;f&
@0«04021‘%/ ) Q@C’é O;:ﬁ /; fm 9125 a 5055
ﬁw 6*/4124)&‘ d 9-9@0 ff#

The Poagore Pojnte flars wab 2elop el d%/&/%c dens:
(65 2y 0 anw(is;nu, it a4 ll 71’67» Beatcol o&su)n ored, ,less
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APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 4)
SECTION V Certification

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

Date: ¥~ 2/%49/ =D S
Note: If signed by agent, appellant(s) must also sign below. A

Section VI. - Agent Authorization

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

Signature of Appellant(s)

Date:

Exhibit 5: Commission Notification of Appeal
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Geisler, Karen@Coastal

Subject: FW: Appeal for 155 24th Ave

211 1 9

From: Richard Emigh [mailto:redesigns02@yahoo.com]
Sent: Tuesday, March 25, 2014 3:44 PM

To: Geisler, Karen@Coastal

Subject: Re: Appeal for 155 24th Ave

Karen Geisler
Thank you for sending the letter of appeal.

I did not see anything which justifies the appeal as the plans meet all of the Pleasure Point
Regulations and the LCP, as the staff report states. The Second floor is set back sixteen feet
from the North side property line on the and eight feet on the South side property line. It is set
back twenty six feet from the rear (West) property line. The required setbacks would allow the
structure to be closer to the rear (North) property line and 20 feet from the rear (West) Property
line.

- I find it interesting that the forth paragraph recognizes that "private view is not a consider action

for an appeal" It also notes that I met with the co-owner as requested by the Zoning
Administrator. The Owner did not want me to even suggest a price for what would be the
requested view easement. It is set back six feet further than the zoning allows and they -
requested another six feet.

I hope you able to agree it not a valid grounds for appealing as the project conforms all the
requirements of the Local Coastal Plan.

Again, Please let me know when I can come to you office to review the plans with you.

Respectfully

Richard L Emigh, CPBD (Certified Professional Building Designer) and Member of AIBD (the
American Institute of Building Designers)
Note: I do not claim to be an Architect

Exhibit 6: Applicaht Correspondence
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APPLICABLE AND CITED COUNTY OF SANTA CRUZ COASTAL PROGRAM
POLICIES AND ZONING ORDINANCE SECTIONS

VISUAL RESOURCES
Objective 5.10a Protection of Visual Resources. To identify, protect, and restore the
aesthetic values of visual resources.

Objective 5.10b New Development in Visual Resource Areas. To ensure that new
development is appropriately designed and constructed to have minimal to no adverse
impact upon identified visual resources.

LUP Policy 5.10.3 Protection of Public Vistas. Protect significant public vistas...from
all publicly used roads and vistas points by minimizing disruption of landform and
aesthetic character caused by grading operations,... inappropriate landscaping and
structure design. Provide necessary landscaping to screen development which is
unavoidably sited within these vistas.

LUP Policy 5.10.6 Preserving Ocean Vistas. Where public ocean vistas exist, require
that these vistas be retained to the maximum extent possible as a condition of approval
for any new development.

LUP Policy 5.10.7 Open Beaches and Bluff Tops. Prohibit the placement of new

permanent structures which would be visible from a public beach, except where allowed

on existing parcels of record, or for shoreline protection and for public beach access.

Use the following criteria for allowed structures:

(a) Allow infill structures (typically residences on existing lots of record) where
compatible with the pattern of existing development...

DESIGN GUIDELINES

IP Section 13.11.071 General
(A) Compliance with Specific Plans...for design standards and guidelines.
(B) Compliance with the General Plan and LCP...

IP Section 13.11.072 Site Design
(A) It shall be the objective of new development to enhance or preserve the integrity of
existing land use patterns or character where those exist and to be consistent with village
plans, community plans and coastal special community plans as they become adopted, and to
complement the scale of neighboring development where appropriate to the zoning district
context. New development, where appropriate, shall be sited, designed and landscaped so as to
be visually compatible and integrated with the character of surrounding areas.
(1) Compatible Site Design.
(@) The primary elements of site design which must be balanced and
evaluated in relation to the proposed project site and surrounding
development in order to create compatible development include:
(i) Location and type of access to the site.
(it)  Building siting in terms of its location and orientation.
(iii)  Building bulk, massing and scale.
(iv) Parking location and layout.

Exhibit 7: City of SAnta Cruz Applicable LCP Policies
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(v) Relationship to natural site features and environmental influences.

(vi) Landscaping.

(vii)  Streetscape relationship.

(viii)  Street design and transit facilities.

(ix) Relationship to existing structures.
(b) Consideration of the surrounding zoning district, as well as the age and
condition of the existing building stock, is important in determining when it is
appropriate to continue existing land use patterns or character and when it is
appropriate to foster a change in land use or neighborhood character...

(B) Itshall be an objective to preserve or enhance natural site amenities and features unique
to the site, and to incorporate these, to a reasonable extent, into the site design.
(2) Views.
(@) Development shall protect the public viewshed, where possible.
(b) Development should minimize the impact on private views from
adjacent parcels, wherever practicable.

IP Section 13.11.073 Building Design

(A) It shall be an objective of building design that the basic architectural design
principles of balance, harmony, order and unity prevail, while not excluding the
opportunity for unique design. Successful use of the basic design principles
accommodates a full range of building designs, from unique or landmark buildings to
background buildings.

(B) It shall be an objective of building design to address the present and future
neighborhood, community, and zoning district context.

(1) Compatible Building Design. (a) Building design shall relate to adjacent development
and the surrounding area. (b) Compatible relationships between adjacent buildings can
be achieved by creating visual transitions between buildings; that is, by repeating certain
elements of the building design or building siting that provide a visual link between
adjacent buildings. One or more of the building elements listed below can combine to
create an overall composition that achieves the appropriate level of compatibility:

(i) Massing of building form. (ii) Building silhouette. (iii) Spacing between buildings.

(iv) Street face setbacks. (v) Character of architecture. (vi) Building scale.

(vii) Proportion and composition of projections and recesses, doors and windows, and
other features. (viii) Location and treatment of entryways.

(ix) Finish material, texture and color.

(2) Building design should be site and area specific. Franchise type architecture may not
achieve an appropriate level of compatibility and is not encouraged.

(C) It shall be an objective of building design to address scale on the appropriate levels
(““scale” is defined in SCCC 13.11.030).

(D) It shall be an objective of building design to use design elements to create a sense of
human scale, and pedestrian interest.

(1) Building Articulation. (a) Variation in wall plane, roof line, detailing, materials and
siting are techniques which can be used to create interest in buildings, where

appropriate. Roof and wall plane variations including building projections, bay windows,

Exhibit 7: City of SAnta Cruz Applicable LCP Policies
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and balconies are recommended to reduce scale and bulk. (b) All exterior wall elevations
visible from and/or facing streets are to have architectural treatment. No building

surface fronting on a street shall have a flat, void surface without architectural

treatment. The provision of projections and recesses, windows, doors and entries, color
and texture, are methods of articulating facades.

IP Section 13.20.130
(B) Entire Coastal Zone. The following design criteria shall apply to projects sited
anywhere in the Coastal Zone:

(1) Visual Compatibility. All new development shall be sited, designed and
landscaped to be visually compatible and integrated with the character of
surrounding neighborhoods or areas...

(5) All second story development located in significant public viewsheds (including
adjacent to shoreline fronting roads, public accessways, parks, beaches, trails,
natural areas, etc.) shall be sited and designed so that it does not cantilever
toward, loom over, or otherwise adversely impact such significant public
viewsheds and community character.

(C) Rural Scenic Resources. The following design criteria shall apply to all projects
located in designated rural scenic resource areas:

...(2) Site Planning. Development shall be sited and designed to fit the physical
setting carefully so that its presence is subordinate to the natural character of the
site, maintaining the natural features (streams, major drainage, mature trees,
dominant vegetative communities). Screening and landscaping suitable to the site
shall be used to soften the visual impact of development in the viewshed.

(3) Building Design. Structures shall be designed to fit the topography of the site
with minimal cutting, grading, or filling for construction. Pitched rather than flat
roofs, which are surfaced with nonreflective materials except for solar energy
devices shall be encouraged. Natural materials and colors which blend with the
vegetative cover of the site shall be used, or if the structure is located in an existing
cluster of buildings, colors and materials shall repeat or harmonize with those in
the cluster-...

(D) Beach Viewsheds. The following design criteria shall apply to all projects located
on blufftops and visible from beaches:

(1) Blufftop Development. Blufftop development and landscaping (e.g. decks,
patios, structures, trees, shrubs, etc.)... In urban areas of the viewshed, site
development shall conform to (C)2 and (C)3 of this section (as described
above).

Article IV-A. PP Pleasure Point Community Design Combining District
IP Section 13.10.444 Purposes of the Pleasure Point Community Design PP Combining

District.

Exhibit 7: City of SAnta Cruz Applicable LCP Policies
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The purposes of the Pleasure Point Community Design PP Combining District are to:
c. Reduce the visual and shading impacts of new and expanded houses on
neighboring parcels and houses;

IP Section 13.10.445 Designation of the Pleasure Point Community Design PP Combining
District.

The Pleasure Point Community Design PP Combining District shall apply to all R-1 and RM
zoned parcels and residential development on PR zoned parcels in the Pleasure Point
neighborhood, an area bounded by Portola Drive on the north, 41st Avenue on the east,
Monterey Bay on the south, and the eastern shore of Corcoran Lagoon on the west. [Ord. 5063
8§ 3, 2010].

IP Section 13.10.446 Residential development standards in the Pleasure Point Community
Design PP Combining District.

In addition to the residential site standards found in SCCC 13.10.323(B), the following
standards and incentives apply to residential development in the Pleasure Point Community
Design PP Combining District. Where there are differences between this section and SCCC
13.10.323(B), the provisions of this section shall apply:

(A) Standards and Incentives Regarding Residential Building Mass and Height, and Access to
Sun and Light.

(1) Second Story Setbacks. For new two-story residential structures or second story
additions, or any new single-story structure or addition that exceeds 15 feet in height, the
second story exterior side walls, or the portion of the single-story exterior side wall
exceeding 15 feet in height, shall be set back from the side yard property line as follows:

(@) Lot Width of 35 Feet or Greater. Second story exterior side walls, or the
portion of the single-story exterior side wall exceeding 15 feet in height, shall be set
back at least 10 feet from the side yard property line. Residential buildings on such
lots shall comply with the minimum and maximum dimensions of the building volume
envelope limit diagram illustrated in Figure 13.10.446-1. Plans shall graphically
demonstrate that new construction fits entirely within the building volume envelope
as shown in Figure 13.10.446-1.

Figure 13.10.446-1
Building Envelope Limits for Lots 35 Feet or Greater in Width
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