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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 24th 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, 

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 
a substantial issue. Generally and at the 
discretion of the Chair, testimony is 
limited to 3 minutes total per side. Please 
plan your testimony accordingly. 
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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. I 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. 

 
 

II. FINDINGS AND DECLARATIONS 

A. PROJECT LOCATION AND DESCRIPTION  
The County-approved project is located at 155 24th Avenue in the Live Oak area of Santa Cruz 
County. The project site is on the upcoast (west) side of 24th Avenue. 24th 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 24th 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 23rd 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 24th 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 ½ 
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 ½ 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 COUNTY 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 ½ 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.1 Under Section 30604(b), if the Commission conducts the de novo portion of an 
                                                 
1  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. 
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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.2 
 
As mentioned above, the project is located on the upcoast (west) side of 24th Avenue between 
East Cliff Drive and the terminus of 24th 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 24th Avenue, beach and ocean views from 24th 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 character3 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 24th 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. 4 (See Exhibit 2 for photographs of the project site and 

                                                 
3  “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.  
 
4 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 24th 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 No.131100 Administrative File Record 
2. County of Santa Cruz Local Coastal Program 
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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. 
(a)    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. 
(ii)    Building siting in terms of its location and orientation. 
(iii)    Building bulk, massing and scale. 
(iv)    Parking location and layout. 
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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)    It shall 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. 
(a)    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, 
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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. 
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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 
§ 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: 

 
(a)    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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