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Lewis; Cyndi Malmen; Arley Robinson; James & Laila Sexton; 
Bari St. James; April Weeks 

Ocean Avenue & E. Street (Estero Planning Area), Cayucos 
(San Luis Obispo County) APN 064-119-022 

Construct a three story, 30-unit motel ("Victorian Inn'') with 
parking structure for 35 parking spaces. 

San Luis Obispo County certified Local Coastal Program; 
Administrative Record for County permit D960038P. 

Staff recommends that the Commission determine that a substantial issue exists with respect to 
the grounds on which the appeal has been filed. Staff further recommends that the Commission 
then continue the de novo hearing of the permit, to allow staff time to work with the applicant on 
a revised project. 

The project is the construction of a 3-story, 30-unit motel, which includes a partially 
subterranean parking garage for 35 parking spaces. It is located on the southeast comer of Ocean 
A venue and E Street, within the central business district of the community of Cayucos, in the 
Estero Planning Area of San Luis Obispo County (project location shown by Exhibit 1 ). 
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Sixteen individual appellants contend that the project does not comply with the San Luis Obispo 
. County Local Coastal Program (LCP) because it is too massive; not compatible with the 

architectural style and scale of surrounding commercial structures (inconsistent with Coastal 
Plan Policy 6 for Visual and Scenic Resources), thereby setting a dangerous precedent for future 
development. The full text of the appeals is attached as Exhibit 4. 

As discussed in the substantial issue section of this report, the approved project is consistent with 
applicable building standards related to height limitations and setbacks; however, the overall 
scale and perceived bulk of the project, in relation to existing structures in the Commercial 
Business District, raises a substantial issue in regards to the LCP's visual and community 
character policies. 
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I. LOCAL GOVERNMENT ACTION 

The San Luis Obispo County Board of Supervisor's approved the proposal to construct the 30 
foot structure with zero front and side setbacks and a 19 foot rear setback, with a 9 foot 
landscaping element that extends into the rear setback. The project faced initial opposition from 
the Cayucos Citizen's Advisory Committee (CCAC) in regards to building mass, height, and 
lack of roof variation. However, the building's mass was reduced through larger 2"d and 3rd floor 
setbacks and the project was subsequently approved by the Planning Commission on June 11, 
1998, with conditions to reduce the overall square footage of the project by almost 30%. The 
decision was then appealed to the Board of Supervisors by 24 individual appellants, where it was 
continued for several months in order to work out a compromise between the applicant and the 
CCAC. Several adjustments were made to reduce the overall square footage to more closely 
reflect the conditions approved by the Planning Commission, and the 3rd floor setback was 
increased. After the CCAC considered revised plans and voted to drop its rejection to the 
project, the Board approved the project on August 17, 1999. Conditions approved by the County 
are attached as Exhibit 3. 

II. APPEAL PROCEDURES 

Coastal Act section 30603 provides for the appeal of approved coastal development permits in 
jurisdictions with certified local coastal programs for development that is (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 tideline 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; (3) in a sensitive 
coastal resource area; (4) for counties, not designated as the principal permitted use under the 
zoning ordinance or zoning district map; and (5) any action on a major public works project or 
energy facility. This project is appealable because it is located in a sensitive coastal resource 
area designated by the LCP. This designation is related to commercial and recreational uses on 
Ocean Avenue, defined as a Special Community. 

The grounds for appeal under section 30603 are limited to allegations that the development does 
not conform to the standards set forth in the certified local coastal program or the public access 
policies of the Coastal Act. Section 30625(b) of the Coastal Act requires the Commission to 
conduct a de novo coastal development permit hearing on an appealed project unless a majority 
of the Commission finds that "no substantial issue" is raised by such allegations. Under section 
30604(b ), if the Commission conducts a de novo hearing, the Commission must find that the 
proposed development is in conformity with the certified local coastal program. Section 
30604(c) also requires an additional specific finding that the development is in conformity with 
the public access and recreation policies of Chapter Three of the Coastal Act, if the project is 
located between the nearest public road and the sea or the shoreline of any body of water located 
within the coastal zone. This project is not located between the first public road and the sea . 
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III. STAFF RECOMMENDATION ON SUBSTANTIAL ISSUE 

MOTION: I move that the Commission determine that Appeal No A-3· 
SL0-99-60 raises NO substantial issue with respect to the 
grounds on which the appeal has been filed under § 30603 of 
the Coastal Act. 

STAFF RECOMMENDATION: 

Page4 

Staff recommends a NO vote. Failure of this motion will result in a de novo hearing on the 
application, and adoption of the following resolution and findings. Passage of this motion will 
result in a finding of No Substantial Issue and the local action will become final and effective. 
The motion passes only by an affirmative vote of the majority of the appointed Commissioners 
present. 

RESOLUTION TO FI~D SUBSTANTIAL ISSUE: 

• 

The Commission hereby finds that Appeal No. A-3-SL0-99-60 presents a substantial issue • 
with respect to the grounds on which the appeal has been filed under § 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. 

IV. RECOMMENDED FINDINGS AND DECLARATIONS 

The Commission finds and declares as follows: 

A. Project Location and Description 

The project is located on the southeast comer of Ocean A venue and E Street in Cayucos, within 
the Estero Planning Area of San Luis Obispo County. The LCP designates this area as 
Commercial Retail (within which motels are a principal permitted use), and the project site is 
surrounded by commercial retail uses to the southeast, a vacant lot designated for commercial 
retail use to the northwest, and single and multi-family residences to the northeast and southwest. 
The LCP also designates the area as a Sensitive Resource Area, due to its location within the 
Special Community designation on Ocean A venue. 

The project involves the construction of a new 30,217 square foot building that will cover most 
of the 22,500 square foot lot. Approximately 12,617 square feet will be used for a partially 
subterranean parking garage, and approximately 17,600 square feet will consist of the remaining 
two-story motel facilities, which includes the lobby, guest rooms, office, manager's unit, and • 
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exercise and laundry rooms. In addition, approximately 5,000 square feet of outdoor plaza area 
is located on the first floor level. Landscaping provisions included as part of the project have 
been designed to screen the backs and sides of the building from public views and the 
surrounding neighborhood. Project plans are attached to this report as Exhibit 2. 

As conditioned by the County (Exhibit 3), the project includes but is not limited to the following 
measures intended to mitigate the impacts to the character of the town, in relation to the scale 
and architectural style of surrounding structures, and visual resources: 

• Building square footage shall not exceed the following maximums: 

Parking garage: 
First floor lobby and rooms: 
Second floor lobby and rooms: 
Third floor rooms: 

12,617 square feet 
4,900 square feet 
9,200 square feet 
3,500 square feet· 

• Covered walkways (breezeways) between floors are permissible only as shown on approved 
site and floor plans 

• Buildings shall be Victorian style architecture 

• Windows shall be single hung windows, multi-pane windows or similar window packages 
consistent with Victorian style architecture 

• Siding shall be wood ship lap, colonial, board and batt, wood shingles or wood appearing 
wood impregnated concrete siding (not vinyl). 

• Use of stucco is not allowed on wall faces and is discouraged elsewhere but may be used in 
very limited areas only as approved by the Director of Planning and Building 

• No glass railings (inconsistent with the Victorian architectural style) shall be allowed on any 
deck railings nor elsewhere within the project 

• Roof lines shall be broken up into a variety of roof styles including a combination or some or 
all of the following: parapet, shed, dormer windows, larger gables as well as hip roof styles 
to create a "rhythm of roof heights and styles" more in keeping with the existing downtown 
commercial buildings of Cayucos 

• Building height shall not exceed 30 feet measured from average existing grade, because the 
site has been previously disturbed 

• All exterior light sources shall be low-level and adjusted so that light is directed away from 
surrounding residential neighborhoods 
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• Landscaping plan shall include a plant container size mix that includes a sufficient number of 
large trees and shrubs to provide initial screening of the backs and sides of the buildings and 
the parking structure, a sufficient number of plants to be effective in providing additional 
screening, and landscaping at the corner of Ocean A venue and E Street 

B. Substantial Issue Analysis 

The appellants contend that the project does not comply with the San Luis Obispo Local Coastal 
Program because it is too massive, not compatible with the architectural style and scale of 
surrounding commercial structures. and will set a dangerous precedent for future development. 
As discussed below, the approved project is consistent with applicable building standards related 
to height limitations and setbacks; however, the overall massing of the project in relation to 
existing structures in the Commercial Business District raises a substantial issue in regards to the 
LCP' s visual and community character policies. The implications of this project in setting a 
dangerous precedent for future development can not easily be predicted; however, it can be 
assumed that a project that is consistent with the scale and character of existing development will 
not set a dangerous precedent. 

1. Height/Setback Staudards 

The appellants contend that the project does not comply with the massing of surrounding 
structures. Two determining factors of mass are the height of a structure and overall lot coverage. 
as determined through conformance with setback standards. The Cayucos Urban Area Standards 
for Commercial Retail land use categories require that heights be limited to 30 feet (Cayucos 
Urban Area Standards - Commercial Retail). The additional LCP standards applicable to this 
contention can be found at the following sections of the Coastal Zone Land Use Ordinance, 
which establish the following setback requirements: 

Section 23.04.108 b: No front setbacks are required within a central business 
district. 

Section 23.04.110 b: The side setback on the street side of a corner lot is to be a 
minimum of 10 feet, except that: 

( 1) In a central business district no side setback is required. 

Section 23.04.110 d: No side setback is required in the Commercial or Industrial 
land use categories, except: 

( 1) As required for corner lots by subsection b of this section (stated above). 

Section 23.04.112 b: No rear setback is required in Commercial or Industrial 
land use categories except: 

• 

• 

• 
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(2) Where the rear property line abuts a residential category or use, the rear 
setback is to be a minimum of 15 feet, except: 

(ii) The minimum building setback is to be increased one foot for each three feet 
of commercial or industrial building height above 12 feet, with the height in this 
case measured along a line projected from the building face at the subject back 
line. 

The planning area standards for this site allow a maximum height of 30 feet as measured from 
the "average natural grade;" however, the site has been previously disturbed. In this situation, 
pursuant to CZLUO Section 23.01.122, existing grade is used since "natural" grade cannot be 
determined with accuracy. The existing average grade elevation was determined to be 25'1" and 
the highest point on the roofline of the building is 55'1" (Exhibit 2 -Elevations). Therefore, the 
proposed project does not exceed the height requirement as stated in the Cayucos Urban Area 
Standards for Commercial Retail land use categories. 

CZLUO Section 23.04.112 b (2)(ii) requires a minimum rear 15-foot setback, with an additional 
setback of one foot per three feet of building height above 12 feet, as measured along a line 
projected from the building face at the subject setback line. As seen in Exhibit 2, the proposed 
motel is 24 feet in height at the rear of the lot, which requires an additional setback of four feet. 
As such, the total required (and proposed) rear setback is 19 feet. 

The subject lot is located on the comer of Ocean Ave and E Street, and the proposed motel has 
neither front nor side setbacks, which is consistent with the minimum standards of CZLUO 
Sections 23.04.108 b; 23.0110 b (1); and 23.04.110 d as stated above. The proposed rear setback 
is 19 feet, and although the landscaping element on the first floor reduces the setback to 10 feet, 
this exception to setback requirements is allowed pursuant to the following standard: 

Section23.04.104: The minimum setback requirements of this chapter apply in all 
cases except the following, ... 

b. Decks, terraces, steps, earthworks, and other similar landscaping or design 
elements placed directly on finished grade that do not exceed an average height 
of 30 inches above the surrounding finished grade, provided that no such wood 
structure shall extend closer than 36 inches to a property line, unless it complies 
with applicable fire resistive construction requirements of the Uniform Building 
Code. 

In conclusion, the appeal does not raise a substantial issue in terms of compliance with the LCP 
ordinances related to massing or lot coverage because the proposed development conforms to all 
setback and height requirements of the CZLUO and Cayucos Urban Area Standards . 
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2. Community Character 

The appellants contend that the approved project is inconsistent with Policy 6 regarding visual 
and scenic resources; and text in the LCP concerning Cayucps. 

Coastal Plan Policy 6 for Visual and Scenic Resources: 

Within urbanized areas defined as small-scale neighborhoods or special 
communities, new development shall be designed and sited to complement and be 
visually compatible with existing characteristics of the community which may 
include concerns for the scale of new structures, compatibility with unique or 
distinguished architectural historical style, or natural features that add to the 
overall attractiveness of the community. 

Chapter 10: Visual and Scenic Resources 

C. Special Communities (Cayucos - Ocean Boulevard). Ocean Boulevard is 
presently characterized by small-scale commercial development. Recent 
development has used a western-rural style of architecture which includes 
extensive use of :vood-detailed facades. The Ocean Boulevard area is a special 
community due to the commercial-service orientation of the development that is 
within walking distance of the beach. Two historically significant structures are 
the John Cass home and the present Veteran's Hall which was a Cass warehouse. 

Special communities, as defined by Section 23.11.030 of the San Luis Obispo County Coastal 
Zone Land Use Ordinance, includes the Commercial and Recreation categories along Ocean 
A venue in Cayucos. 

Although not specifically identified by the appellants, the following Cayucos Urban Area 
Standard regarding architectural character in the Commercial Retail category is applicable: 

New development shall include detailed fafade plans which reflect western or 
victorian style architecture. Elements of this plan could include the use of 50% 
wood or wood-appearing materials; detailed window trims and moldings; 
second-story railings and balconies; wooden porches, railings, entryways, 
walkways, etc. 

The LCP policy cited by the appellants requires the protection of the unique community and 
small-scale development of the central business district (CBD) of Cayucos. This area is made 
special by the general size, style and character of development along Ocean A venue, as seen in 
Exhibit 5 (Appellants' submittal of community character photos). In particular, the surrounding 
existing commercial district is characterized by elements reminiscent of western-rural and 
Victorian style architecture. In terms of scale and mass, structures are not typically more than 

• 

• 

• 
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two stories, or 25 feet, in height. A pedestrian scale is maintained at the street level and views of 
the beach and ocean can be seen at street ends and through building setbacks and architectural 
reliefs. 

Ocean A venue runs directly from Highway 1 to the public beach and pier area and is the one 
major street that directly serves the commercial business district, an area of approximately six 
blocks in length. For this reason, the land uses and size and character of the buildings along this 
street play a large role in one's overall impression of the community. 

Building size throughout the community is largely defined by the underlying lot pattern of the 
town's early subdivision with a predominant 50 foot lot width, meaning that the building 
frontages are more or less continuous, yet they are typically broken up by different architectural 
forms approximately every 50 feet. The subject lot is 150 feet in width on both Ocean Avenue 
and E Street, which is three times the size of most other lots. Thus, it is more conducive to a 
larger, more massive development than most existing businesses along Ocean A venue; it is also 
challenging, therefore, to construct a building on a corner lot of this size without it appearing out 
of scale with the surrounding environment. Nonetheless, adjustments could be made to the 
overall height and bulk of the structure to reduce the perceived magnitude of the development. 

The submitted plans for the project resemble a Victorian style; reflective of the architectural style 
called out in the LCP; however, the proposed third story is a point of contention because the 
appellants feel it makes the building too tall and out of scale with the area. The applicant 
previously worked with the Cayucos Citizen's Advisory Committee and the County to address 
this issue, and agreed to significantly reduce the square footage of the third floor. The final plans 
indicate that the third floor will be set back approximately 55 feet from the front and 53 feet from 
the side of the building along E Street. This adjustment helped reduce the mass visible from the 
streets, but did not address other scale and character issues, or the overall height of the structure. 

The height of the building is sited and measured from the average grade of the lot because the 
site was previously disturbed, making the natural grade difficult to determine. As a result, the 
height of the structure, measured as the vertical distance from the highe.:,t point of the structure to 
the average grade elevation, is 30 feet in height. This meets the LCP standard; however, at 
certain locations throughout the site, the building height extends to 36 feet, clearly overwhelming 
the one- and two-story structures surrounding the development. In addition, the expanse of 
structure located at the 30-foot height limit significantly adds to the overall bulk of the building. 

It is not unusual for new development to be larger and grander in scale than existing structures, 
as a community takes incremental steps towards infilling commercial development. However, 
based on the height and bulk of existing structures, this project will be significantly larger than 
what presently exists in Cayucos, potentially setting a precedent for future development that will 
lead to a dominance of large-scale development in a characteristically small-scale beach town. 

In regards to Policy 6, the structure appears to meet the historical architectural style of existing 
development; however the project is neither structurally designed. nor sited "to complement and 
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be visually compatible with existing characteristics of the community," based on the large scale 
and bulk of the proposed structure. Therefore, a substantial issue is raised by this appeal. 

2. Dangerous Precedent for Future Development 

The appellants' contend that the project, as proposed, will set a dangerous precedent for future 
development in Cayucos. Although no policy specifically addresses this issue, the concern for 
future development can be analyzed based on the project's compliance with applicable building 
and design standards, and applicable LCP policies. In addition, although not an adopted 
standard, the following community objective included in the Draft Environmental Impact Report 
for the Estero Area Plan update represents the future direction taken by the community in regards 
to proposed development. 

Carefully plan for future commercial and residential development that is 
consistent with the current nature of the community. Since major development 
projects can have a devastating effect on a small community, carefully examine 
such proposed projects to see that they do not destroy the character of the 
community or so dominate it as to cause an imbalance between the residential 
and recreational elements of the community. 

This objective, although not a standard of review for this project, can l;.; used as a general guide 
for handling future development in small-scale communities, and it may serve to clarify any 
ambiguities in existing LCP policies regarding compatibility of new development with the 
character and size of existing structures. 

As concluded in the preceding sections, the project conforms to all setback and height 
requirements stated in the CZLUO; however, it is not in character with the scale and character of 
the existing commercial uses in the central business district. Therefore, the proposed project, if 
developed as approved by the County, may set an adverse precedent for future development 
within a small-scale community such as Cayucos, and thus, raises a substantial issue. 

V. CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) 

Section 13096 of the California Code of Regulations requires that a specific finding be made in 
conjunction with coastal development permit applications showing the application to be 
consistent with the California Environmental Quality Act (CEQA). Section 21080.5(d)(2)(A) of 
CEQA prohibits a proposed development from being approved if there are feasible alternatives 
or feasible mitigation measures that would substantially lessen any significant adverse effect that 
the project may have on the environment. The County of San Luis Obispo certified a Negative 
Declaration for the proj~ct on December 19, 1997. With respect to the appealed project, the 
Commission's review of this appeal has identified environmental impacts that have not been 
appropriately resolved by the project and the County's conditions of approval. Thus, the project 

• 

• 

may have any significant adverse impact on the environment within the meaning of the • 
California Environmental Quality Act. 
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EXHIBIT A 
BOARD OF SUPERVISOR'S 

FINDINGS D960038P 
AUGUST 17, 1999 

FINDINGS 

A. The proposed project, with revisions required by the conditions of approval, and 
uses are consistent with the Local Coastal Program and the Land Use Element 
of the general plan because it is a "special" use under Table "0" of the Land Use 
Element and Local Coastal Plan. -

, 8. The proposed project or uses, as conditioned, satisfies all applicable provisions 
of this title. 

c. The establishment and subsequent operation or conduct of the use will not, 
because of the circumstances and conditions applied in the particular case, be 
detrimental to the health, safety or welfare of the general public or persons 
residing or working in the neighborhood of the use, or be detrimental or injurious 
to property or improvements in the vicinity of the uses because the project will 
require a building permit and is subject to the safety standards of the Uniform 
Building Code, and local ordinance. 

D. The proposed project or use if revised to adhere to the conditions of approval, will 
not be inconsistent with the character of the immediate neighborhood or contrary 
to its orderly development because the project has been designed to be similar 
to and consistent with the architecture of adjoining commercial buildings in the 
designated special community within the central business district of Cayucos. 

E. The proposed use or project will not generate a volume of traffic beyond the safe 
capacity of all roads providing access to the project, either existing or to be 
improved with the project because the project is located on an existing public 
road, capable of handling the relatively minor traffic generated by this use. 

F. On the , basis of the Initial Study and all the comments received, there is no 
substantial evidence that the project will have a significant effect on the 
environment. 
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EXHIBIT B • D960038P 
BOARD OF SUPERVISOR'S 

CONDITIONS OF APPROVAL 
AUGUST 17, 1999 

Authorized Use 

1. This approval authorizes the following: 

a) A motel with up to 30 units and a managers unit and related motel facilities 

b) A minimum of 35 parking spaces shall be provided ori the site overall. 

c) Building square footage shall not exceed the following maximums .'including . 
covered walk-ways, storage and elevators: 

Parking Garage: 12,617 square feet 
First floor lobby and rooms: · 4, 900 · square feet 
Second floor lobby and roqms: 9,200 square feet 
Third floor rooms: 3,500 square feet 

The project is not authorized as a "time share" hotel. A General Plan amendment 
and additional development plan approval would be needed to authorize such 
use. 

' 
2. Grading permit and building permit applications are required prior to site 

development. 

3. Approval of grading and drainage plans does not authorize the applicant to do 
work off-site. The applicant must obtain written authorization from.all affected off
site property owners (If any). 

4. All permits shall be consistent with the revised Site Plan, Floor Plan and 
Elevations (dated August 4, 1999). 

Revised Plans 

5. Prior to issuance of a grading or building permit the applicant shall submit 
revised plans to the development review section of the Department of Planning 
and Building for review and approval. Sections for each building clearly showing 
point of measurement for building height with height labeled and dimensioned on 
the plan. To bring the project into .compliance with the Local Coastal Plan criteria 
for Special Communities the revised site plan floor plans and elevations shall 
conform to the following criteria: 
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a) covered walkways (breeze ways) between floors is. permissible only as 
shown on approved site and floor plans. 

b) Buildings shall be Victorian style architecture. 

c) Windows shall be single hung windows, multi-pane windows or similar 
window packages consistent with Victorian style architecture. 

d) Siding shall be wood ship lap, colonial, board and batt, wood shingles or 
wood appearing wood impregnated concrete siding (not vinyl). 

e) Use of stucco is not allowed on wall faces and is discouraged elsewhere 
but may be used in very limited areas only as approved by the Director of 
Planning and Building. 

f) No glass railings (inconsistent with the Victorian architectural style) shall be 
allowed on any deck railings nor elsewhere within the project. 

g) Roof lines shall be broken up into a variety of roof styles including a 
combination of some or all of the following: parapet, shed, donner 
windows, larger gables as well as hip roof styles to create a "rhythm of roof 
heights and stylesn more in keeping with the existing downtown commercial 
buildings of Cayucos. 

h) Parking area driveway and aisle grade shall not exceed 5%. 

Building Height 

6. Building height shall not exceed 30 feet measured from average existing grade, 
because the site has been previously disturbed ( interpreted to be the average of 
the high and low points at which each building will touch existing grade prior to any 
further disturbance). Prior to setting forms and the foundation inspection, the 
applicant shall have a registered engineer or surveyor set a control point for height 
measurement. The control point shall be verified by a building inspector prior to 
pouring footings or retaining walls and all building height measurements shall be 
made from this control point. 

Agency Clearance 

7. Prior to issuance of a building permit the applicant shall obtain dearance for 
the existing drainage plan and system, or submit a revised drainage plan for 
review and approval by the County Engineering Department. 



I . 

8. An encroachment permit shall be obtained from the County Engineering 
Department prior to any construction activities in the public right-of-way. 

9. A letter of clearance from Cayucos Fire Department shall be required prior to 
issuance of any permits, in~icating compliance with their standards and 
requirements. 

10. Prior to issuance of any grading or building permits the applicant shall obtain 
a letter of release from the Cayucos Sanitary District regarding sewer line 
improvements, connections and all sewer facility improvements necessary to 
serve the project. Detailed sewer improvement plans shall be submitted to the 
District as well as County Department of Planning and Building, development 
review section and the County Engineering Department, f9r joint review and 
approval. 

11. Prior to issuance of any grading or building permits the applicant shall obtain 
a final water will serve letter. · 

Grading and Drainage 

12. Prior to issuance of any permits, or any grading activities, submit grading, 
sedimentation and erosion control, and drainage plans prepared in accordance 
with the requirements of Section 23.05.028, _23.05.036, and 23.05.044 of the 
County Land Use Ordinance to the Department of Planning and Building for 
review and 'approval. The plans shall be designed by a professional licensed to 
prepare grading and drainage plans. Review of the plans shall be subject to an 
inspection and checking agreement with the Engineering Department. 

13. · At the time of application for construction permits, the applicant shall indicate 
on the construction plans, the drainage improvements required by the County 
Engineering Department. The plans shall be subject to review and approval by 
the County Department of Planning and Building and the County Engineering 
Department. Drainage plan shall include energy dissipaters and shall include 
improvements to ~nsure no worsening of drainage conditions. 

Visual/Aesthetic 

14. Prior to Issuance of building permits, the applicant shall provide an exterior 
lighting plan showing the location and type of lighting proposed throughout the 
development. All exterior light sources shall be low-level and adjusted so that light 
is directed away from surrounding residential neighborhoods. 
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Color and Materials Board 

15. Prior to issuance of a building permit the applicant shall submit a color and 
materials board to the Development Review Section of the Department of Planing 
and Building for review and approval to verify that the primary building color and 
materials are consistent with Victorian style architecture. 

Landscaping Plan 

16. At the time of application for building permits, the applicant shall submit 
revised, final landscape, irrigation, landscape m?intenarice plans and 
specifications to the Department of Planning and Building for review and approval. 
The landscape plan shall be prepared as provided in Section 23.04.186 of the 
Land Use Ordinance and provide vegetation that will soften the appearance of the 
new development. 

a) A plant container size mix that includes a sufficient number of larger trees 
and shrubs to provide initial screening of the backs and sides of the 
buildings and the parking structure. 

b) Sufficient number of plants to be effective in providing initial screening . •.. ' c) Identify and include landscaping at the comer of E Street and Ocean 
Avenue. 

• 

The landscaping plan shall utilize only drought tolerant plant material consistent 
with Section 23.04.184 of the Land Use Ordinance. 

17. Prior to application for building permits, a cost estimate for a planting plan, 
installation of landscaping, and maintenance of new landscaping for a period of 
three years shall be prepared by a qualified individual (e.g., landscape contractor) 
and shall be reviewed and approved by the County Depar:tment of Planning and 
Building. Prior to issuance of construction permits, a performance bond, 
equal to the cost estimate, shall be posted by the applicant. 

Effective Time Period 

18. This minor use permit initial approval period is two years. Time extensions must 
be submitted in writing by the applicant and are subject to evaluation and action 
based on the circumstances prevailing' at the time of the request, but may be 
granted on an annual basis for 3 additional years . 

E.khibit 3 ( 5 HI-) 



Indemnification 

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

Archaeology· 

20. If any archaeological resources are found during grading work on the project site, 
work shall stop until such time as the resource can be evaluated by an 
archaeologist. The applicant shall implement the recommendations of the 
archaeologist, as required by the Environmental Coordinator. 
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APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 3) 

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.) 

Chapter 10 of the current San Luis Obispo Coastal Plan describes 

Cayucos as a special community, presently characterized by small-scale 

ccm:nerical development. And 'fhe Victorian·· Inn de\relop'ilent is much too 

massive and is not compatible with the scale of existing structures in 

Cayucos and is therefore inconsitent with Coastal Plan Policy 6. 

I feel this is grounds for appeal. 

Note: The above description 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. 

SECTION V. Certification 

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

NOTE: If signed by agent, appe11ant(s) 
must also sign below. 

Section VI. Agent Authoriiation 

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

Exhi b~+ 4 
( 1_ 6f 18) Date 

Signature of Appellant(s) 

----------------------------



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

Note: The above description 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 th~· appeal. may. 
submit additional information to the staff and/or Commission to 
support the appeal request. 

SECTION V. Certification 

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

Date de~J- I.:?J J99ffl 

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

Section VI. Agent Authorization 

I/We hereby authorize to act as my/our 
representative and to bind me/us in a11 matters concerning this 
appeal. 

Exhibit 4 
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Signature of Appellant(s) 

Date -------------
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APPEAL FROM COASTAL PtRMIT DECISION OF LOCAL GOVERNMENT (Page 3) 

State briefly ~our 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.) 
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Note: The above description 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. 

SECTION V. Certification 

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

NOTE: 

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) 

£xh; bi + 4 Date ---------
1-,.. i'Yflg) 



APPEAL FROM COASTAL PtRMIT DECISION OF LOCAL GOVERNMENT (Page 3) 

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.) 

Note: The above description 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. 

SECTION V. Certification 

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

?4/;(~ 
Signature of Appellant(s) or 

Authorized Agent 

Oa te __ ....:r;.._,.,i;__.,._....:f?.L.?}:-.e...~~9=-------
NOTE: If signed by agent, appellant(s) 

must also sign below. 

Section VI. Agent Authorization 

I/We hereby authorize to act as my/our 
representative and to bind me/us in all matters concerning this 
appea 1. 

Signature of Appellant(s) 

Exhibit 4- Date ---------
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APPEAL FROM COASTAL P£RMIT DECISION OF LOCAL GOVERNMENT (Page 3) 

Q .. ct ·r ~ 

'* 1"\c:. ·=p ea c h 
Note: The above description 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. 

SECTION V. Certification 

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

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

Section VI. Ag~nt Authoriiation 

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

Signature of Appellant(s) 
Exhibit4 

(Sof IK) Date---------



APPEAL FROM COASTAL P£RMIT DECISION OF LOCAL GOVERNMENT (Page 3) 

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.) 

¥ ~ lf77101£P 61/€£7. 

Note: The above description 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 th-e. appeal, may. 
submit additional information to the staff and/or Commission to 
support the appeal request. 

·SECTION V. Certification 

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

S g ature o Appellant(s) or 
· Aut~oji zed Agent 

Date --~++/I..L-;;.11-r-{'2!J_-+-.,__· __ 
NOTE: 

Section VI. Ag~nt Authoriiation 

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

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

E.x.hi bit 4 
( (p of 18) Date 

Signature of Appellant(s) 
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SECTION IV. Reasons SupJ)orting This Appeal 

The Victorian Inn Project is clearly out of scale with existing buildings in 
Cayucos and consequently is inconsistent with the San Luis Obispo County 
Coastal Plan. This project has been appealed to both the San Luis Obispo 
County Planning Commission and the Board of Supervisors. It certainly 
deserves a hearing before the California Coastal Commission. 

Chapter 10 of the current San Luis Obispo County Coastal Plan describes 
Cayucos as a special community, presently characterized by small-scale 
commercial development. As approved by the San Luis Obispo County 
Board of Supervisors, The Victorian Inn development is much too massive 
and is not compatible with the scale of existing structures in Cayucos and is 
therefore inconsistent with Coastal Plan Policy 6. 

If constructed as approved, the Victorian Inn will set a dangerous precedent 
that will forever destroy the characteristic small-scale architectural style of 
this unique seaside village . 

County o! San Luis Obispo Coastal Plan Po tides 

Chapter 10: Visual and Scenic Resources 
Special Communities! Cayucos - Ocean Boulevard 
page 10-7 

Ocean Boulevard is presently characterized by small-scale commercial development. 
Recent development has used a western-rural style of architecture which includes 
extensive use of wood-detailed facades. The Ocean Boulevard area is a special community 
due to the commercial-service orientation of the development that is within walking 
distance of the beach. Two historically significant structures are the John Cass home and 
the present Veteran's Hall which was a Cass warehouse. 

Policy 6: Special Communities and Small-Scale Neighborhoods 
page 10-12 

Within the urbanized areas defined as small-scale or special communities, new 
development shall be designed and sited to complement and be visually compatible with 
existing characteristics of the community which may include concerns for the scale of new 
structures, compatibility with unique or distinguished architectural historical style, or 
natural features that add to the overall attractiveness of the community . 

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

State briefly your reasons for this appeal. Include a sunvnary 
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.) 

~ 

Note: The above description 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 th·e appeal, may· 
submit additional information to the staff and/or Commission to 
support the appeal request. 

SECTION V. Certification 

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

Si~t(s)or 
· Authorized Agent 

oate -~ot~bl-~---'!r;t..l----, I 

NOTE: 

Section VI. Ag~nt Authoriiation 

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

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

Ex. hi bi + 4 Signature of Appellant(s) 

( g of I 8) Date --------
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AP~EAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 3) 

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.) 

Note: The above description need not be a complete or exhaustive 
statement of your reasons of appeal; however, there must be 
sufficient discussion for ~taff 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 appea 1 request: 

SECTION V. Certification 

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

S gnature of Ap ellantfs) 
· Authortzed~Ag~nt 

Date ?J I k I ~ CJ 
NOTE: If signed by agent, appellant(s) 

must also sign below. 

Section VI. Agent Authorization 

I/We hereby authorize to act as my/our 
representative and to bind me/us in all matters concerning this 
appea 1. 

Exhibit 4 Signature of Appellant(s) 

( q cf f g) Date ---------



APPEAL FROM COASTAL P£RMIT DECISION OF LOCAL GOVERNMENT (Page 3} 

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.) 

Cayvt.o"J 1'5 one. 4 fbe. · la.s-t '5m~ll J un,~ue.. 
beAC-h inums left t'Yl ea_t,furnir..".. I+ a"5 Joc4/\-ec(._ 

CN\ the. be.~)v.t <rel'ltrM t:..oa..flT,. 
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Note: The above description 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. 

·SECTION V. Certification 

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

~~~ 
sgnatUreOfi\ppe 11 nt(S)Or 
· Author zed Agent 

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

Section VI. Agent Authori~ation 

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

Exhibi+4 
( 16 of f 8) n~+n 

Signature of Appellant{s) 
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APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page l) 

State briefly your reasons for this aRpeal. 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.) 

~~:~~ 
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• 
Note: The above description 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 th-e- appeal, may· 
submit additional information to the staff and/or Commission to 
support the appeal request. 

SECTION V. Certification 

The information and facts stated 
my/our knowledge. 

above are correct to the best of 

tA¥·~~ rf 
~/ fpvyt.4~ --nJnr/UZd 

Signature of Appellant(s) or 
Authorized Agent 

Date _ _.,_CJ-r,/'-"J__..3....._)'--.;.._9..<-f ___ _ 

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

Section VI. Ag~nt Authoriiation 

• 
!/We hereby authorize j:::k ~ to act as my/our 
representative and to bin me/us ini;lmatterS concerning this 
appeal. 

Exhibit 4 
( II t>t I 8) "_ .. _ 

Signature of Appellant(s) 



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

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.) 

Chapter 10 of the current San lllis Obispo Coastal Plan describes 

Cayucos, as a special ccmnunity, presently characterized by small-scale 

cannerical development. As . apProved by the San Luis Obispo Cotmty Board of 

Supervisors, the Victorian Inn development is much too massive and is not 

compatible with the scale of existing structures in Cayucos and is therefore 

inconsistent with Coastal Plan Policy 6. 

If .contructed as approved, the Victorian Inn will set a dangerous precede:ftt 

that will forever destroy the characterisitc small-scale architectural style of 

this unique seaside village. 

Note: The above description 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 tlle:appeal, may. 
submit additional information to the staff and/or Commission to 
suppo.rt the appeal request. 

·SECTION V. Certification 

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

ignature o ~ppellant(s) or 
Authorized Agent 

Date _.,~-,tJ...~.-/5.::;,_. ---~...f.~L-· __ _ 
NOTE: 

Section VI. Agent Authorization 

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

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) 
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APPEAL FROM COASTAL P£RMIT DECISION OF lOCAL GOVERNMENT (Page 3) 

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 pap~r as necessary.) . 

-:J ~ LJ L1' .tt11' Ck]/\ ~ #\<:lf ( i.. ~() h.rr. /)'}'\C(.04-{{.A..Q 
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Note: The above description 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. 

SECTION V. Certification 

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

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

Section VI. Ag~nt Authoriiation 

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

&hi bit 4 Signature of Appellant(s) 

(13 l>f 18) Date-------



APPEAL FROM COASTAL PfRMIT DECISION OF LOCAL GOVERNMENT (Page 3) 

~ECTION V. Certification 

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

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

Section VI. Ag~nt Authoriiation 

I/We hereby authorize ~ ~~ to aetas my/our 
representative and to bfmime/us in all matters concerning this 
appeal. Q · 

~u;y_t~ 

' 

• 

• 

• 



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

• 
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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.) 

~-·· -·-- -·--·~ --· -·--·-- ·------ ------- --·-· -- --- - ------ -- ---
Chapter 10 of the current San Luis Obispo County Coastal Plan describes 
Cayucos as a special community, presently characterized by small-scale 
commercial development. As approved by the San Luis Obispo County 
Board of Supervisors, The Victorian Inn development is much too massive 
and is not compatible with the scale of existing structures in Cayucos and is 
therefore inconsistent with Coastal Plan Policy 6. 

If constructed as approved, the Victorian Inn will set a dangerous precedent 
that will forever destroy the characteristic small-scale architectural style of 
this unique seaside village . 

Note: The above description 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 
a11o':'ed by l~w. The appellant, subsequent to filing the appeal, may. 
subm1t addit1onal information to the staff and/or Commission to 
suppo.rt the appeal request. 

SECTION V. Certification 

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

NOTE: 

Section VI. Ag~nt Authoriiation 

agent, appellant(s) 
sign below. 

!/We hereby authorize to act as my/our 
representative and to bind me/us in a11 matters concerning this 
appeal. 

Exhib,t4· 
( 15 ot I 8) 

Signature of Appellant(s) 



County of San Lui$ }ispo Coastal Plan Policies 

Chapter 10: Visual and Scenic Resour~es 
Special Communities: Cayucos- Ocean Boulevard 
page 10-7 

Ocean Boulevard is presently characterized by small-scale commercial development. 
Recent development has used a western-rural style of architecture which includes 
extensive use of wood-detailed facades. The Ocean Boulevard area is a special 
community due to the commercial-service orientation of the development that is within 
walking distance of the beach. Two historically significant stru~ are the John Cass 
home and the present V eteran~s Hall which was a Cass warehouse. 

Policy 6: Special Communities and SmaU-Scale Neighborhoods 
page 10-12 

Within the urbanized areas defined as small-scale or special communities, new 
development shall be designed and sited to complement and be visually compatible with 
existing characteristics of the community which may include concerns for the scale of 
new structures, compatibility with unique or distinguished architectural historical style, or 
natural features that add to the overall attractiveness of the community. 

• 

• 

• 

• 



& APPEAL FROM COASTAL Pf.RMIT DECISION OF LOCAL GOVERNMENT (Page 3) 

~ 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.) 

{!~ ,ht1.! ~/J~ ~ fc ~ ID "{-\Ju,SW 
~~~·c1Atlh4t:~ ~~MoOe. ~-
f~ta ~ ~ Mcak.~ --:fj.t.J V:~ ~ 
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tke.!iib--~ ~~.~ ~ ~ \f£~ lW 
'Oun ~ ~ ~~ fo:£ ~ 76 ~ ~~ 

tMD ~OWl- ~bet .m~ il ~ ~ 
-M ~ ~ ~ 6Wo. ~ 4-Wa.~~~~' 

Note: The above description 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. 

~ 

SECTION V. Certification 

The information and facts 
my/our knowledge. 

Appellant(s) or 
thori zed Agent 

Date ~- 2 f ~ 9 l 
NOTE: If signed by agent, appellant(s) 

must also sign below. 

Section VI. Ag~nt Authoriiation 

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

Exhi bi+ 4 Signature of Appellant(s) 

(17 of 18) Date--------
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APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page S) 

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

Chapter 10: Visual and Scenic Resou.,:es 
Special Commuaities: Cayucos- Ocean Boulevard 
page 10-7 

Ocean Boulevard is presently characterized by small-scale commercial development. 
Recent development bas used a western-rural style of architecture which includes 
extensive use of wood-detailed fucades. The Ocean Boulevard area is a special 
community due to the commercial-service orientation of the development that is within 
walking distance of the beach. Two historically significant ~s are the John Cass 
home and the present Veteran•s Hall which was a Cass warehouse. 

Polley 6: Special Communities and Small-Scale Neighborhoods 
page 10-12 

Within the urbanized areas defined as small .. scale or special communities, new 
development shall be designed and sited to complement and be visually compatible with 
existing characteristics of the community which may include c;oncerns for the scale of 
new structmes, compatibility with unique or distinguished architectural historical style, or 
natural features that add to the overall a~iveness of the community. 

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

Ex.h i bit 4- Signature of Appellant(s) 

(IK ,f IK) Date--------
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SJ! STEVE?vS AVE MST 

SUITEC 
SOLAM4 BEACH CALifORNIA :?2015 

!155/?5.5'-lvW .;;-4% 8581155-5!56:0 

November 4, 1999 

California Coastal Commission 
Central Coast Office 
725 Front Street, Suite 300 
Santa Cruz, CA 95060 

Att: Steve Monowitz 

Re: Victorian Inn Appeal No. A-3-SL0-99-060 

Dear Steve: 

N0 1i l 0 1999 

CALIF-GRNLA. 
COA.STAL COrY1ivl!SSiON 
CEfllTR.·1,L COAST ARE . .\ 

Please incorporate this correspondence into the file and/or staff report. 

This project is being appealed based upon incompatibility with the existing 
character of the community, in particular it's mass and scale. The basis for this 
appeal is unfounded and incorrect. First it is important to understand that this 
project meets or exceeds all current development standards, requires no 
variances and has been accepted by the local planing group, the Cayucos 
Citizens Advisory Council. 

Currently the streetscape of the Cayucos general business district consists of 
one, two and three story buildings of various styles and design. The most 
significant buildings are the Cass House, the Veterans Hall and the two 
antique shops located on the north side of Ocean Avenue between Cayucos 
Ave. and D Streets. (These later buildings are utilized as the Logo of the local 
newspaper "The Cayucan"). The two antique shops are three stories and over 
30' taiL The Cass House is a two plus story Victorian house over 30' tall and 
the Veterans Hall is a large structure over 30' tall. 

The approved design that we are proposing is a mix of three levels on a site 
that slopes up from the street approximately ten feet towards the rear of the 
site. The project is sited so that its mass steps up the hill. The third level mass 
is pushed towards the rear away from the street frontage where the natural 
grades are highest. The entire structure fronting on Ocean Avenue and E 

Exhibit-/ 
(I ()f u) 
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Street is one and two stories. The third level is set back over 50' from both • 
Ocean Avenue And E Street. The location of this third level is such that the 
first level is below grade beneath it so that this level really appears as a 
second story. This project steps up the hill with the existing grade. The mix of 
stories roof lines and heights is completely compatible with the same mix 
already found in Cayucos both in terms of scale and character. The majority of 
the linear frontage of the building along the streets is one story. 

In relation to new structures that have been built or approved this project is 
smaller in scale and mass than several structures. Across E Street, the 
approved Pier View Plaza project presents a two story "wall" across its Ocean 
Avenue frontage with the third story set back 20' from Ocean Avenue. This 
configuration wraps the corner and covers better than half the depth of the lot 
along "E" Street in this three story configuration. Compare this project to ours 
which is one story or less all along E Street and is one story at the intersection 
of E and Ocean. The Pier View Plaza will without question appear more 
massive from Ocean Avenue than the proposed project. 

Another recently approved project is the Cayucos Coast Inn which ·is three 
stories tall along it's entire Ocean Avenue frontage. Again our project would 
appear smaller both in terms of mass, scale, and height. 

The Cayucos Beach Inn is a 37 unit hotel just recently built consisting of two • 
large two story block masses running the entire depth of the site separated by 
surface parking. These buildings appear as two massive rectangular blocks. 

The approved exchange building adjacent to the Cass House is a tall 
(approximately 30') two story structure with very Httle vertical relief. In addition 
to these projects at 77 Ocean Avenue is an existing three story condominium 
project which exceeds 30' and the Beach Walker Inn is a two story structure 
that covers the entire site except for parking. 

All of these recent projects are examples of tall two and three story structures 
with very little variation in their massing. The Victorian Inn has varied massing, 
steps up the hill with the existing terrain and has only a small portion of its' 
structure at the third level. (11% of the total square footage is at the third 
level.) The Victorian Inn is compatible in mass, size and height with both 
existing ·structures and new structures. It is sited to take advantage of the 
natural terrain and minimize its mass. 

The project's design and architectural style is completely in character with the 
surrounding community. It incorporates the Victorian style borrowing from both 
Stick Style and Queen Anne. The project is highly articulated utilizing authentic 
Victorian detailing and materials. The most significant buildings in town - The 
Cass House and the antique shops are all Victorian designs. The project • 
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complies with the zoning ordinance requirement for Western or Victorian 
design. In addition to matching the design character of the community this 
project incorporates underground parking to eliminate a large paved surface 
parking area that would be visible to the public. This also helps to maintain the 
character with the older historic structures which have only street parking. 

Finally, I think it is important to understand that this project was designed with 
a great deal of community input. We worked closely with the Cayucos Citizens 
Advisory Council (the local planning group), its land use committee, planning 
staff at the County of San Luis Obispo, local community members and the 
appellants. We held public workshops to get input from the community - met 
many times with the advisory council and its representatives and worked to 
incorporate their input into the design. The approved design that appears 
before you is a direct result of this input. As a result, the CCAC (Cayucos 
Citizens Advisory Council) dropped their objections to this project. It is also 
important to understand the history under which this project was proposed. 
This project was shown to the Cayucos Citizens Advisory Council on two 
separate occasions. They had no comment indicating that they did not review 
individual projects. After processing with the County began they revised their 
position on reviewing individual projects and we began to work with them from 
that point on. Attached please see a chronology listing the events that 
occurred during this processing period. 

In conclusion this project has been designed and sited to fit in with the 
character of both existing and new structures within the community. Its scale is 
compatible with the existing streetscape and its presence will reinforce the 
historical Victorian design theme within the community. This project will 
enhance the surrounding community and has been designed with extensive 
input and participation from the local community and planning group. 

No substantial issues exist for this project. 

rely'QJJ 

Attachment: Chronology 
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12/96 

12/96 

05/02/97 

10/97 

11/26/97 

12/08/97 

03/16/98 

'04/09/98 

04/22/98 

04/28-29/98 

05/13/98 

05/19/98 

VICTORIAN INN 
PROCESS CHRONOLOGY 

Project submitted to the county of San Luis Obispo for processing 

Project shown to Cayucos Citizen Advisory Council 

Project accepted for processing by County 

Meeting with San Luis Obispo Planning Staff and consultant 
Revisions to rear setback requested 

Revised plans sent to SLO Planning Department 

Project re-accepted for processing by County. 

Victorian Inn reviewed by Cayucos Citizens Advisory Council 

Victorian Inn hearing with Planning Commission 
Results: Continued- asked to work with community. 

-Working session with Terry Wahler (Planner) and Ron Wilson 
(community member). 

-Sent revised plans/elevations/sketches 

Sent revised sketches and met with Land Use Committee 
Revisions showing additional breaks at third level. 
Result: Land Use Committee approved project with changes. 

Sent plans to Cayucos Citizens Advisory Council based on Land 
Use Committee comments. 

Exv,; bi+ I 
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• 05/20/98 

06/11/98 

10/27/98 

11/04/98 

12/02/98 

01/12/99 

• 03/01/99 

03/30/99 

04/07/99 

04/15/99 

04/16/99 

04/23/99 

04/29/99 

• 

Cayucos Citizens Advisory Council meeting. 
Result: Rejected revised plan - recommended 30% reduction in 
square footage. 

Planning Commission Hearing. 
Result: Approval 

San Luis Obispo County Board of Supervisors - 1st hearing for 
appeal of Planning Commission approval. 
Result: Continued; Instructed to work further with Community. No 
specific size reduction requested. 

Cayucos Citizens Advisory Council meeting- Owner asked for vote 
on whether 30% reduction was fixed or middle ground possible -
No response from Cayucos Citizens Advisory Council. 

Cayucos Citizens Advisory Council meeting. 

San Luis Obispo County Board of Supervisors - 2"d appeal 
hearing. 
Result: Continued - Reduce 15% per staff recommendation and 
staff document. 

Community meeting to discuss 15% reduction. 
Result Community asks for majority of 15% reduction to come from 
third level. 

Sketches of 15% reduction (showing greater reduction on third 
level), sent to Cayucos Citizens Advisory Council. 

Cayucos Citizens Advisory Council meeting rejecting 15% 
reduction. 

Partial plans sent to planning staff for staff report. 

Letter received from Cayucos Citizens Advisory Council rejecting 
15% reduced proposal. 

Revised sets sent to Planning Department with 15% reduction. 

Revised plans and elevations faxed to Bruce Gibson, (President of 
Cayucos Citizens Advisory Council) . 

EJL.hiloit7 
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05!04/99 San Luis Obispo Board of Supervisors - Third appeal hearing •• Result: Appeal upheld. Continued until 06/15/99 when motion for 

upholding appeal is before board. 

06/14/99 Community meeting to discuss possible changes showing major 
revisions to project including third level setback 55' from Ocean 
and square footage reduced 29%. 

06/15/99 San Luis Obispo County Board of Supervisors - hearing for revised 
motion to uphold Appeal. Result: Motion fails to pass both with 
sides willing to work further. Continued to 08/17/99 

07/06/99 Plans with major revisions - (3rd level pulled back from E Street), 
and letter indicating changes sent to Cayucos Citizens Advisory 

" Council for status report at meeting on 07/07/99. 

07/30/99 Plans received from Ron Wilson {appellant) and Land Use 
Committee recommending further changes. (copy of Ron wilson"s 
plans attached) 

08/04/99 Cayucos Citizens Advisory Council meeting - final changes 
proposed prior to meeting with Ron Wilson and Bruce Gibson. • Result: Council votes to drop objections to project. 

08/12/99 Revised plans sent to County Planning. 

08/13/99 Final revisions sent to Cayucos Citizens Advisory Council. 

08/17/99 San Luis Obispo County Board of Supervisors hearing. 
Result: Project approved. 

• 


