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Project location............... Within the public right-of-ways of 30th, 32nd, and 33rd Avenues, Hawes,

Calla, and East Cliff Drives in the Pleasure Point region of the unincorporated
Live Oak area of Santa Cruz County.

Project description ........ Construct road, sewer, drainage, sidewalk and streetscape improvements on
30th, 32nd, and 33rd Avenues, and Hawes, Calla, and East Cliff Drives.
File documents............... Santa Cruz County Certified Local Coastal Program (LCP); Santa Cruz

County Coastal Development Permit Application File 99-0842; ReCAP
project for the Monterey/Santa Cruz region, including Live Oak Access
Strategy: Administrative Draft (January 1997).

Staff recommendation ... Substantial Issue Exists; Approval with Conditions

Summary of staff recommendation: This is the substantial issue determination and de novo hearing for
appeal number A-3-SCO-00-076 (the Commission previously opened and continued the substantial issue
hearing for this matter on June 15, 2000). Staff recommends that the Commission find that a substantial
issue exists with respect to this project’s conformance with the certified Santa Cruz County Local
Coastal Program (LCP) and take jurisdiction over the coastal development permit for the project. Staff
subsequently recommends that the Commission approve the coastal development permit for this
development subject to conditions designed to ensure that the public right-of-way is generally available
for public parking purposes, and that runoff is adequately filtered and treated prior to discharge into the
offshore Pleasure Point surf area that is a part of the Monterey Bay National Marine Sanctuary.
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1.Staff Report Summary

The County approval that is the subject of this appeal is for a major public works project involving street
improvements (including curbs, gutters, sidewalks, parking bays, sewer, drainage, and landscaping)
along several streets near the ocean in the Pleasure Point area of Live Oak. The Santa Cruz County-
approved street improvements would not use the full extent of the public right-of-way for these street
segments. The area of public right-of-way not proposed for improvement ranges from 5 to 15 feet along
30th Avenue and Hawes Drive (or roughly 10% to 25% of the public right-of-way), up to approximately
25 feet along 32nd Avenue and Calla Drive (or roughly 50% of the public right-of-way). Much of this
right-of-way area includes a variety of private encroachments.

The Appellants concerns fall generally into four areas: (1) maximizing public access opportunities in the
Live Oak beach area; (2) protecting the public viewshed; (3) protecting marine resources; and (4)
maintaining the unique character of the Pleasure Point community.

Background

The Live Oak coastal area provides an excellent range of public access and recreation opportunities.
Walking, biking, skating, viewing, surfing, fishing, sunbathing, and more are among the recreational
activities possible along the Live Oak shoreline. In addition, Live Oak provides a number of different
coastal environments including sandy beaches, rocky tidal areas, blufftop terraces, and coastal lagoons.
These varied coastal characteristics make the Live Oak shoreline unique in that, within a relatively small
area, a diverse range of alternatives for enjoying the coast is available to different recreational users. By
not being limited to one large, long beach, or solely an extended stretch of rocky shoreline, the Live Oak
shoreline accommodates recreational users in a manner that is typical of a much larger access complex.

The Live Oak beach area is an important recreational asset for Live Oak residents, other County
residents, and visitors to the area. Parking is extremely limited in this area, and additional recreational
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amenities and improvements (such as through trails/sidewalks) are in high demand. Publicly available
property on which to construct such improvements is lacking and rising coastal land costs limit the
County’s ability to purchase properties for public uses. This is particularly true in the Pleasure Point
area. The LCP contains multiple policies and programs detailing the need for access and recreational
enhancement in the Live Oak beach area; the Coastal Act likewise supports such goals and requires that
access and recreational opportunities be maximized.

To comply with these LCP and Coastal Act access policies, street improvement projects (such as this)
should consider the full use of Live Oak public lands for public rather than private uses. In the past,
private development in this area has occurred where the public improvements did not take up the full
width of the right-of-way. Such private encroachments into the public right-of-way (i.e. landscaping,
fences, planter boxes — even houses) has significantly narrowed the space available for public uses such
as parking on these beach streets. Previous research by the Commission in the Live Oak beach area
indicates that, on average, approximately 15 feet (or about 30%) of each beach area public street right-
of-way has been subject to encroachment by private development.

Substantial Issues

The LCP and Coastal Act protect existing public access areas, such as the Pleasure Point road rights-of-
way, and require public access and recreation to be maximized. Most of the private encroachments under
the terms of the project as approved by the County would be allowed to stay in place. These
encroachments range from 5 to 15 feet (or roughly 10% to 25%) of the 30™ Avenue and Hawes Drive
right-of-way, up to 25 feet (or roughly 50%) of the Calla and 32" Avenue right-of-ways. As a result, the
necessary public improvements and future public uses are crowded into a smaller space. Also, because
the project does not use the full right-of-way, potential public parking, trail, streetscape, and related
public amenities are foregone in several instances. Likewise, future potential recreational trail
improvements along East Cliff Drive may be prejudiced by the project.' Because of this, a substantial
LCP conformance issue is raised.

The LCP and Coastal Act protect the public viewshed in Pleasure Point. Because the right-of-way would
not be fully used under the County approval, public hardscape would be confined into a limited area as
opposed to breaking up such hardscape with a greater amount of landscaping and other such visually
softening features. Because of this, a substantial LCP conformance issue is raised.

In addition, the LCP and Coastal Act protect the offshore Monterey Bay National Marine Sanctuary and
the offshore Pleasure Point surfing area. The County-approved project would increase impervious
surfacing and allow for substantial additional storm drain facilities with only silt and grease traps to filter
typical urban runoff pollutants. The runoff here drains directly into the Sanctuary at the main Pleasure
Point surf area. Such urban runoff is known to contain a number of pollutants harmful to coastal water
quality and recreational pursuits. Because of this, and because of the importance of the recreational

! There are plans for major street improvement projects on East CHiff Drive here at Pleasure Point and upcoast at Twin Lakes State Beach
currently in the works. In addition, the County has indicated that the entire length of East Cliff Drive between the Cities of Santa Cruz
(at the Santa Cruz Harbor) and Capitola (at Opal Cliffs) may eventually be improved.
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resource offshore at this location, a substantial LCP conformance issue is raised; similarly, there is a
question as to conformance with the access and recreation policies of the Coastal Act as they apply to
this project.

The LCP protects the unique Pleasure Point community character. The County-approved project would
modify this character. As the first large-scale public street improvement project in this area, the project
may set the tone for future street improvement efforts. Because of this, it is important to ensure that this
project maximizes public access and recreation opportunities, and provides a model for future efforts;
what we see from this project will most certainly be indicative of the future streetscape scene for
Pleasure Point and Live Oak. With a number of other major planned street improvements projects in the
works from the Applicant in the Live Oak beach area (including East Cliff Drive projects), the tone set
by this project is likely to affect the long term future of the area. As such, the County-approved project
design raises questions of compatibility with the special community character in Pleasure Point and a
substantial LCP conformance issue is raised

Thus, Staff recommends that the Commission find that a substantial issue exists with respect to this
project’s conformance with the certified Santa Cruz County Local Coastal Program (LCP) and take
jurisdiction over the coastal development permit for the project.

Project Modifications to Achieve Coastal Act & LCP Consistency

To ensure LCP and Coastal Act consistency, conditions are included to maximize public access and
recreation opportunities as directed by the certified County LCP and the Coastal Act. This is achieved by
ensuring public parking on both sides of the affected streets, installation of public parking signage and
striping, removal of some private encroachments in the public right-of-way, and notification to affected
property owners regarding the extent and public nature of the affected street rights-of-way. In addition,
all runoff from the project is required to be filtered and treated by an engineered filtration system that
will be tested in a larger water quality monitoring program. See the recommended Special Conditions.

Future Planning

The situation of continued private development into the public street rights-of-way in the Live Oak
beach area must be addressed because of its impacts on public access. With major street improvement
projects, such as that proposed for 30™ Avenue in this case, reclamation of the right-of-way is generally
feasible. However, reclamation in absence of physical improvements in the reclaimed area (such as
pathways, street landscaping, curbs & gutters, etc.) appears to be impractical. Such is the case with this
project in that only drainage and sewer improvements within the existing paved area are planned in the
side streets. In addition, ongoing encroachments into the public street rights-of-way are not rectified
when these streets are not part of these larger projects. In some cases, too, for a variety of reasons, it may
be infeasible to reclaim the right-of-way (for example, to do so would remove a row of heritage trees). In
order to address the public’s interest in the public rights-of-way, the County is encouraged to pursue a
two-pronged program that includes both physical reclamation (such as in this subject appeal) and
programmatic planning efforts to formally acknowledge the issue.
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In either case, the issue of continued private development in the public right-of-ways should be explicitly
addressed by the County within an LCP planning context. Not only has the public allowed private use of
expensive coastal real estate, but other uses beneficial to the public for this area such as parking, biking,
walking, sitting, and viewing have been foregone. The loss of this opportunity to provide public
amenities is particularly important in the Live Oak beach area because of its high recreational values for
all Live Oak residents, other County residents, and visitors.

If some lost street right-of-ways are not going to be completely reclaimed for public uses when
individual developments are proposed and/or the County pursues street improvement projects, the
County should develop an alternative LCP policy to address private development in the public street
right-of-way until such time as the land is reclaimed. For example, a rental fee could be charged for each
square foot of private encroachment onto public land within the immediate beach area. To mitigate the
impacts of the lost public space, this fee could then be earmarked for a systematic program of beach area
enhancements (e.g., vista points, parking, signing, recreational trails, landscaping, increased
maintenance, etc.) within the fee area. Such improvements could also have the added benefit of
addressing perceived resident-visitor conflict within the Live Oak beach area. In this way, public
ownership of the street right-of-way would be explicitly recognized, and a fair and equitable funding
source (through the rental fees) would be created. A similar LCP program designed to address private
encroachments has been successfully implemented in Newport Beach since 1991.

Furthermore, until such time as such a program is in place, and until such time as street improvements
are proposed for any particular street, the County may wish to separately pursue necessary drainage
and/or sewer improvements in the Live Oak beach area. The sewer collection and transmission system in
this area has been plagued by inflow and infiltration problems that ultimately impact adjacent marine
resources and ocean recreational uses. Sewer line upgrades, repairs, and/or improvements within the
existing roadway prism to address these types of issues should be encouraged. Similarly, substandard
streets without curbs, gutters, and/or other runoff collection apparatus have resulted in flooding-related
problems in Live Oak beach area streets. On specific streets where these problems have been
documented, storm drain and runoff apparatus should be pursued; again, within the existing roadway
prism.

Conclusion

The Live Oak beach area is an important recreational asset for Live Oak residents, other County
residents, and visitors to the area. Parking is extremely limited in this area, and recreational amenities
and improvements (such as through trails/sidewalks) are in high demand. Publicly available property
with which to construct such improvements is lacking and high coastal land costs limit the ability of the
County to purchase needed land. This is particularly true in the Pleasure Point area. The LCP contains
multiple policies and programs detailing the need for access enhancement in the Live Oak beach area;
the Coastal Act likewise supports such goals. Within this context, it is incumbent upon public agencies
involved to maximize the use of Live Oak public lands for public purposes. In this case, the County-
approved project does not adequately protect and enhance public recreational access.
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Although one option in this case would be to require full use of the entire right-of-way for public
improvements, the reality is that, other than 30™ Avenue, only limited drainage/sewer lines are planned.
If parking can be guaranteed on these side streets, it makes little practical sense to require removal of
private development in right-of-way areas that wouldn’t otherwise be used for public purposes. To do so
would be aesthetically displeasing, would alter the informal character of these Pleasure Point streets, and
would not result in any additional public access enhancements. By ensuring appropriate public parking,
and notifying affected property owners of the true nature and extent of the right-of-way, public access
will be improved in this area consistent with the special character of Pleasure Point. These
improvements can be expected to be enjoyed by Live Oak residents, other County residents, and visitors
to the area alike.

Staff therefore recommends approval of the project with conditions.

2.Local Government Action

On March 17, 2000, the Santa Cruz County Zoning Administrator approved the proposed project subject
to multiple conditions. See Exhibit B for the County’s staff report, findings and conditions on the
project. Notice of the Zoning Administrator’s action on the CDP was received in the Commission’s
Central Coast District Office on Thursday, May 11, 2000. The Commission’s ten-working day appeal
period for this action began on Friday, May 12, 2000 and concluded at 5Spm on Thursday, May 25, 2000.
Two valid appeals (see below) were received during the appeal period.

3.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 a major public works facility, and portions of the project are located between the sea and the
first public road paralleling the sea and/or within 300 feet of the mean high tide line.

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 LCP 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
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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 3 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. A portion of this project is located between the nearest public road and
the sea and thus, this additional finding must be made in a de novo review in this case.

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 stage of an appeal.

4. Appellants’ Contentions

A. Appeal of Commissioners Sara Wan and Dave Potter

The two Commissioner Appellants contend that the County-approved project raises substantial issues
with respect to the project’s conformance with core LCP issues regarding access, recreation, scenic and
water quality issues. Please see Exhibit C for the Commissioner Appellants’ complete appeal document.

B. Appeal of Charles Paulden

Charles Paulden contends that the proposed project would negatively impact the special character of the
Pleasure Point community, the offshore surfing area, and the onshore built and natural environment.
Please see Exhibit D for Mr. Paulden’s complete appeal document.

Please note that Mr. Paulden’s appeal alleges inconsistencies with a large number of County objectives,
policies, and programs. Roughly half of those references cited in the appeal are General Plan policies
and not LCP policies. In addition, a large number of others are not specifically applicable to the project
at hand (for example, the cited wastewater treatment policies do not apply to stormwater runoff). As
such, not all policy references in Mr. Paulden’s appeal document are contained in the “applicable
policies” sections of this staff report. The complete Santa Cruz County LCP is available for review at the
Commission’s Central Coast District office and is a substantive file document for these findings. In any
case, Mr. Paulden’s LCP contentions are addressed in these findings.

C. Summary of Appeal Issues

The Appellants contentions fall generally into four areas: (1) maximizing public access opportunities in
the Live Oak beach area; (2) protecting the public viewshed; (3) protecting marine resources; and (4)
maintaining the unique character of the Pleasure Point community. Each of these is discussed in the
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findings that follow.

5.Procedural History (Post-County Action)

On June 15, 2000, the Commission opened and continued the substantial issue hearing on the appeal
because the County administrative record on this matter had not yet been received and thus Commission
staff was unable to prepare a staff report with a full analysis and recommendation in time for the
Commission’s June meeting. Since that time, Commission staff has been working closely with County
staff to address appeal issues and, as reflected in the recommended conditions, have mutually agreed to
certain project modifications that would ensure Coastal Act and LCP consistency. The County Board of
Supervisors has indicated that they prefer not to alter the project before Commission action; thus, they
will evaluate the final conditions that the Commission may attach to its action on the proposal to
determine whether or not they are acceptable.

6.Staff Recommendation on Substantial Issue

The staff recommends that the Commission determine that a substantial issue exists with respect to the
grounds on which the appeal was filed. A finding of substantial issue would bring the project under the
jurisdiction of the Commission for hearing and action.

Motion. I move that the Commission determine that Appeal Number A-3-SCO-00-076 raises no
substantial issue with respect to the grounds on which the appeal has been filed under §30603 of
the Coastal Act.

Staff Recommendation of Substantial Issue. 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 Find Substantial Issue. The Commission hereby finds that Appeal Number A-3-
SCO-00-033 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 Program and/or the public access and recreation policies of the Coastal Act.

7.Staff Recommendation on Coastal Development Permit

The staff recommends that the Commission, after public hearing, approve a coastal development permit
for the proposed development.
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Motion. I move that the Commission approve Coastal Development Permit Number A-3-SCO-
00-076 pursuant to the staff recommendation.

Staff Recommendation of Approval. Staff recommends a yes vote. Passage of this motion will
result in approval of the permit as conditioned and adoption of the following resolution and
findings. The motion passes only by affirmative vote of a majority of the Commissioners present.

Resolution To Approve The Permit. The Commission hereby approves a coastal development
permit for the proposed development and adopts the findings set forth below on grounds that the
development as conditioned will be in conformity with the policies of the Santa Cruz County
Local Coastal Program, and that it is located between the sea and the first public road nearest
the shoreline and it will be in conformity with the access and recreation policies of Chapter 3 of
the Coastal Act. Approval of the permit complies with the California Environmental Quality Act
because either 1) feasible mitigation measures and/or alternatives have been incorporated to
substantially lessen any significant adverse effects of the development on the environment, or 2)
there are no further feasible mitigation measures or alternatives that would substantially lessen
any significant adverse impacts of the development on the environment.

8. Conditions of Approval

A.Standard Conditions

1.

Notice of Receipt and Acknowledgment. The permit is not valid and development shall not
commence until a copy of the permit, signed by the Permittee or authorized agent, acknowledging
receipt of the permit and acceptance of the terms and conditions, is returned to the Commission
office.

Expiration. If development has not commenced, the permit will expire two years from the date on
which the Commission voted on the application. Development shall be pursued in a diligent manner
and completed in a reasonable period of time. Application for extension of the permit must be made
prior to the expiration date.

Interpretation. Any questions of intent or interpretation of any condition will be resolved by the
Executive Director or the Commission.

Assignment. The permit may be assigned to any qualified person, provided assignee files with the
Commission an affidavit accepting all terms and conditions of the permit.

Terms and Conditions Run with the Land. These terms and conditions shall be perpetual, and it is
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the intention of the Commission and the Permittee to bind all future owners and possessors of the
subject property to the terms and conditions.

B. Special Conditions

1. Supplemental Striping and Encroachment Removal Plan. PRIOR TO ISSUANCE OF THE
COASTAL DEVELOPMENT PERMIT, the Permittee shall submit a Supplemental Striping and
Encroachment Removal Plan to the Executive Director for review and approval. The Plan shall
provide for white striping along both sides of the entire length of 32™ Avenue, Hawes Drive, and
Calla Drive. The white striping shall be located along the drainage swales and shall provide adequate
width between the striping and any residential improvements to allow a vehicle to be parked (i.e.,
eight feet). For any parking areas defined by the white striping within the County right-of-way that
would not provide adequate parking width, the intervening private development encroachment shall
be removed from the right-of-way.

The Plan shall be submitted with evidence of review and approval by the appropriate Santa Cruz
County official.

The Plan shall indicate that the County shall, in perpetuity, keep the parking areas so defined on 32"
Avenue, Hawes Drive, and Calla Drive free of private development that might preclude public

. parking. Upon notification from interested parties, including but not limited to the Coastal
Commission, that private development is adversely impacting the public’s ability to park on these
streets, the County shall have 30 days within which to investigate and remove any offending
encroachments. If there is a question as to whether or not any private development in the County
right-of-way is impacting the public’s ability to park on these streets, then the Executive Director
shall be consulted and the Executive Director’s opinion shall govern as to whether the private
development must be removed.

The Permittee shall undertake development in accordance with the approved Plan. Any proposed
changes to the approved Revised Plans shall be reported to the Executive Director. No changes to the
approved Plan shall occur without a Commission amendment to this coastal development permit
unless the Executive Director determines that no amendment is necessary.

2. Sign Plan. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the Permittee
shall submit a Sign Plan to the Executive Director for review and approval. The Plan shall provide
for:

(a) Appropriate signs at each intersection of 30™ Avenue, 32™ Avenue, and 33" Avenue with East
Cliff Drive, Hawes Drive, and Calla Drive indicating that public parking is provided to the right
of the white striped lines for the length of the each street.

(b) Appropriate signs to identify 30" Avenue as a public access route to the shoreline at Pleasure
Point. At a minimum, such signs shall be posted at the intersection of Portola Drive and 30th
. Avenue and both ends of the public access pathway opposite 30th Avenue between East Cliff
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Drive and Pleasure Point Drive.

(c) Immediate removal of all signs not posted by Santa Cruz County that restrict general public
parking. The Plan shall indicate that the County shall, in perpetuity, keep 30" Avenue, 32™
Avenue, 33" Avenue, East Cliff Drive, Hawes Drive, and Calla Drive free of privately posted
signs restricting general public parking. Upon notification from interested parties, including but
not limited to the Coastal Commission, that any such sign is adversely impacting the public’s
ability to park on these streets, the County shall have 30 days within which to investigate and
remove any offending signs. If there is a question as to whether or not any private sign is
impacting the public’s ability to park on these streets, then the Executive Director shall be
consulted and the Executive Director’s opinion shall govern as to whether the sign must be
removed.

(d) Identification of any signs posted by Santa Cruz County that restrict parking in any way on 30™
Avenue, 32™ Avenue, 33 Avenue, East Cliff Drive, Hawes Drive, and Calla Drive. Each
County sign so identified shall be accompanied by an explanation as to why parking must be
restricted (e.g., to ensure access to a fire hydrant). If the Executive Director does not concur that
parking should be restricted as indicated, the Permittee shall submit a filed application for a
coastal development permit for any such sign(s) within 30 days of notification by the Executive
Director.

The Sign Plan shall be submitted with evidence of review and approval by the appropriate Santa
Cruz County official.

The Permittee shall undertake development in accordance with the approved Sign Plan. Any
proposed changes to the approved Sign Plan shall be reported to the Executive Director. No changes
to the approved Sign Plan shall occur without a Commission amendment to this coastal development
permit unless the Executive Director determines that no amendment is necessary.

Drainage Plan. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the
Permittee shall submit a Drainage Plan to the Executive Director for review and approval. The Plan
shall provide for the installation of two engineered filtration mechanisms specifically designed to
remove vehicular contaminants and other typical urban runoff pollutants’ more efficiently than a
standard silt and grease trap at two points nearest as possible to the storm water line discharge into
the Monterey Bay. The Drainage Plan shall account for the following:

(a) The drainage system shall be designed to filter and treat (i.e., a physical and/or chemical
reduction of pollutants achieved through active filtration) the volume of runoff produced from

2 Typical urban runoff pollutants describes constituents commonly present in runoff associated with precipitation and irrigation. Typical

runoff pollutants include, but are not limited to: paints, varnishes, and solvents; hydrocarbons and metals; non-hazardous solid wastes
and yard wastes; sediment from construction activities (including silts, clays, slurries, concrete rinsates, etc.); ongoing sedimentation
due to changes in land cover/land use; nutrients, pesticides, herbicides, and fertilizers (e.g., from landscape maintenance), hazardous
substances and wastes; sewage, fecal coliforms, animal wastes, and pathogens; dissolved and particulate metals; and other sediments

and floatables.
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each and every storm event up to and including the 85th percentile 24-hour runoff event prior to
its discharge to the Monterey Bay. The drainage system and its individual components (such as
drop inlets and filtration mechanisms) shall be sized according to the specifications identified in
the California Storm Water Best Management Practice Municipal Handbook (California Storm
Water Management Task Force, March 1993);

(b) All vehicular traffic and parking areas shall be swept and/or vacuumed at regular intervals and at

least once prior to October 15th of each year. Any oily spills shall be cleaned with appropriate
absorbent materials. All debris, trash and soiled absorbent materials shall be disposed of in a
proper manner. If wet cleanup of any of these areas is absolutely necessary, all debris shall first
be removed by sweeping and/or vacuuming, all storm drains inlets shall be sealed, and wash
water pumped to a holding tank to be disposed of properly and/or into a sanitary sewer system.

(c) All drainage system elements shall be permanently operated and maintained. At a minimum:

(1) All storm drain inlets, traps/separators, and/or filters shall be inspected to determine if they
need to be cleaned out or repaired at the following minimum frequencies: (1) prior to October
15th each year; (2) prior to April 15th each year; and (3) during each month that it rains
between November 1st and April 1st. Clean-out and repairs (if necessary) shall be done as
part of these inspections. At a minimum, all traps/separators and/or filters must be cleaned
prior to the onset of the storm season, no later than October 15th of each year; and,

(2) Debris and other water pollutants removed from filter device(s) during clean-out shall be
contained and disposed of in a proper manner; and

(3) All inspection, maintenance and clean-out activities shall be documented in an annual report
submitted to the Executive Director no later than June 30th of each year.

(d) The Permittee is encouraged to develop connections from the storm drain system to the sanitary

sewer system to allow polluted runoff to be directed from the storm drain system to the sanitary
sewer, particularly during times of low-volume flows, wet street cleaning episodes, or hazardous
spills.

(e) It is the Permittee’s responsibility to maintain the drainage system in a structurally sound manner

and 1ts approved state.

The Drainage Plan shall include a monitoring plan component to account for the following:

(f) The Permittee shall monitor the runoff from the replacement outfalls at regular intervals for a

minimum of 5 years. The same monitoring shall take place at two nearby ocean outfalls between
the replacement outfall and 41% Avenue: (1) an outfall draining a similar area of the Pleasure
Point street system where the runoff has been filtered through standard silt and grease traps only;
and (2) an outfall draining a similar area of the Pleasure Point street system where the runoff has
not been filtered.
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(g) All monitoring measures, including, but not limited to a description of pollutants to be monitored
and sampling methodologies shall be identified and approved by the Executive Director. The
sampling program shall be designed to quantitatively assess the effectiveness of each storm drain
filtration device and the costs associated with maintenance of the product. Sampling protocols
shall meet currently accepted professional standards (i.e., as outlined in Monitoring Guidance for
Determining the Effectiveness of Nonpoint Source Controls (US EPA, 1997) and/or NPDES
Stormwater Sampling Guidance Document (US EPA, 1992)) and must be approved by both the
Executive Director and the Executive Officer of the Central Coast Regional Water Quality
Control Board.

(h) The Permittee shall prepare annual reports (for a minimum of 5 years) that shall be submitted to
the Executive Director for review and approval. The reports shall provide a breakdown and
comparison of the constituent contaminants found in the runoff from the replacement outfall and
the two comparison outfalls, and shall include a cost effectiveness evaluation of the filtration
mechanisms and other management practices employed in each case.

. Notification of Encroachments into the Right-of-Way. PRIOR TO ISSUANCE OF THE
COASTAL DEVELOPMENT PERMIT, the Permittee shall submit a Notification Letter to the
Executive Director for review and approval. At a minimum, the Notification letter is intended to
inform all property owners and residents along the affected streets (i.e., 30™ Avenue, 32" Avenue,
Hawes Drive, and Calla Drive) of the extent of the public right-of-way for each respective street, the
need to maintain the 8 foot public parking area to the right of the white striping on the affected
streets, and the need to keep the area free of privately-posted signs that act to restrict public parking
in the public right-of-way. The Notification Letter shall be sent to each property owner and resident
along the affected streets within 30 days of the Executive Director’s approval of the Notification
Letter.

. Santa Cruz County Conditions. All previous conditions of approval imposed on the project by the
Santa Cruz County pursuant to an authority other than the California Coastal Act remain in effect
(Santa Cruz County Application Number 99-0842; see Exhibit B). To the extent such Santa Cruz
County conditions conflict with the Coastal Commission’s conditions for Coastal Development
Permit Number A-3-SCO-00-076, such conflicts shall be resolved in favor of the conditions for
Coastal Development Permit Number A-3-SCO-00-076.

Recommended Findings and Declarations
The Commission finds and declares as follows:

9.Project Description
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A.Project Location
The proposed street improvement project is located in the Pleasure Point region of the unincorporated
Live Oak area of Santa Cruz County.

1. Regional Setting

Situated on the northern shore of the Monterey Bay, Santa Cruz County is bordered to the north and
south by San Mateo and Monterey Counties. Santa Cruz County is characterized by a wealth of natural
resource systems ranging from mountains and forests to beaches and the Monterey Bay itself. The Bay
has long been a focal point for area residents and visitors alike providing opportunities for surfers,
fishermen, divers, marine researchers, kayakers, and boaters, among others. The unique grandeur of the
region and its national significance was formally recognized in 1992 when the area offshore became part
of the Monterey Bay National Marine Sanctuary — the largest of the 12 such federally protected marine
sanctuaries in the nation.

Santa Cruz County’s coastal setting, its mild climate, and multicultural identity combine to make the
area a desirable place to both live and visit. As a result, Santa Cruz County has seen extensive
development and regional growth over the years. In fact, Santa Cruz County’s population has nearly
doubled since 1970 alone with projections showing that the County will be home to over one-quarter of
a million persons by the year 2000.% This growth not only increases the regional need for housing, jobs,
roads, urban services, infrastructure, and community services but also the need for parks and recreational
areas. For coastal counties such as Santa Cruz where the vast majority of residents live within a half-
hour of the coast, coastal recreational resources are seen as a critical element in helping to meet these
needs. Furthermore, with coastal parks and beaches themselves attracting visitors into the region, an
even greater pressure is felt at coastal recreational systems such as that found in Live Oak. With Santa
Cruz County beaches providing arguably the warmest and most accessible ocean waters in all of
Northern California, and with the population centers of the San Francisco Bay area and the Silicon
Valley nearby, this type of resource pressure is particularly evident in Live Oak.

Live Oak is part of a larger area including the Cities of Santa Cruz and Capitola that is home to some of
the best recreational beaches in the Monterey Bay area. Not only are north Monterey Bay weather
patterns more conducive to beach recreation than the rest of the Monterey Bay area, but north bay
beaches are generally the first beaches accessed by visitors coming from the north of Santa Cruz. With
Highway 17 providing the primary access point from the north (including San Francisco and the Silicon
Valley) into the Monterey Bay area, Santa Cruz, Live Oak, and Capitola are the first coastal areas that
visitors encounter upon traversing the Santa Cruz Mountains. As such, the Live Oak beach area is an
important coastal access asset for not only Santa Cruz County, but also the entire central and northern
California region.

3 . . . . .
Census data from 1970 shows Santa Cruz County with 123,790 persons; by 1996, California Department of Finance estimated that this
number had increased to 243,000 persons, Association of Monterey Bay Area Governments (AMBAG) projections show that the

. population was expected to increase to 259,905 by the year 2000.
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See figure below and Exhibit A for maps of project location.

2. Live Oak Area

Live Oak represents the unincorporated segment of Santa Cruz County located between the City of Santa
Cruz and the City of Capitola. The Live Oak coastal area is well known for excellent public access
opportunities for beach area residents, other Live Oak residents, other Santa Cruz County residents, and
visitors to the area. Walking, biking, skating, viewing, surfing, fishing, sunbathing, and more are all
among the range of recreational activities possible along the Live Oak shoreline. In addition, Live Oak
also provides a number of different coastal environments including sandy beaches, rocky tidal areas,
blufftop terraces, and coastal lagoons. These varied coastal characteristics make the Live Oak shoreline

San

Francis:
Monteroy
Bay
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Santa Cruz County Angeles
M Ba i i
onterey Bay 0 California

Live Oak North

Note: All Maps Approximat

unique in that a relatively small area can provide different recreational users a diverse range of
alternatives for enjoying the coast. By not being limited to one large, long beach, or solely an extended
stretch of rocky shoreline, the Live Oak shoreline accommodates recreational users in a manner that is
typical of a much larger access complex.

Primarily residential with some concentrated commercial and industrial areas, Live Oak is a substantially
urbanized area with few major undeveloped parcels remaining. Development pressure has been
disproportionately intense for this section of Santa Cruz County. Because Live Oak is projected to
absorb the majority of the unincorporated growth in Santa Cruz County, development pressure will

«
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likely continue to tax Live Oak’s public infrastructure (e.g., streets, parks, beaches, etc.).4 Given that the
beaches are the largest public facility in Live Oak, this pressure will be particularly evident in the beach
area.

3. Pleasure Point Streets

The proposed project is located on several streets within the Pleasure Point region of Live Oak. The
Pleasure Point area is a dense residential area fronting the world-renowned Pleasure Point surfing area
extending downcoast from Soquel (aka Pleasure) Point. Offshore, rolling waves engender throngs of
visitors year-round. Onshore, narrow streets, almost all lacking curbs, gutters, or sidewalks, are fronted
by nearly fully built out residential development. The proposed project would take place within the
public right-of-ways of 30th, 32nd, and 33rd Avenues, and Hawes, Calla, and East Cliff Drives. East
Cliff Drive is the main laterally-running street in the coastal Live Oak area, and serves as the primary
through coastal trail from the City of Santa Cruz to Capitola. 30™ Avenue serves as a main accessway for
visitors, connecting inland streets to the coast from Portola Drive, while the other streets provide more
localized circulation and parking. See Exhibit page 1 of Exhibit A.

B. Project Description
Each of the streets involved in the proposed project would be modified in different ways:

e 30" Avenue: new curbs, gutters, storm drains, and a sidewalk along the west side of the street;
replace sewer line; repaving. Approximately 1,200 feet of street improvements.

e 32" Avenue, Hawes Drive, and Calla Drive: new paved drainage swales and storm drains; replace
sewer line; repaving. Approximately 1,800 feet of street improvements.

e 33" Avenue: new sewer clean-out line and new storm drains.

e East CIiff Drive: replace storm drain; limited new curbs and gutters to match existing at the corner of
East Cliff and 30", repaving as necessary.

In addition, the Applicant proposes to replace the existing storm outfall at Pleasure Point. Runoff from
the street area involved in the proposed project would be conveyed first through silt and grease traps, and
then through the replaced storm drain line and on into Monterey Bay.

See Exhibit A for proposed site plans.

C. County Approval

4 . . . . . .
The L.CP identifies Live Oak at buildout with a population of approximately 29,850 persons; based on the County’s recreational

formulas, this corresponds to a park acreage of 150-180 acres. Though Live Oak accounts for less than 1% of Santa Cruz County’s total

. acreage, this projected park acreage represents nearly 20% of the County’s total projected park acreage.
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The County approved the project subject to a number of conditions. In general, the County findings
characterize the project as a basic road improvement project designed to improve pedestrian and
vehicular access, and improve drainage, in an area of Live Oak where such improvements are generally
lacking. See Exhibit B for the County staff report, findings, and conditions approving the Applicant’s
proposed project.

10. Substantial Issue Findings

The Appellants contentions fall generally into four areas: public access and recreation, visual resources,
marine and offshore recreational resources, and community character. Each of these is discussed in detail
in the findings that follow. As summarized below, these issues raise a substantial issue with respect to
the project’s conformance with the Santa Cruz County LCP.

A. Access and Recreation

1. Applicable Policies

Similar to the Coastal Act, the LCP encourages maximum public access and requires the protection of
existing public access and recreation areas. The LCP is filled with policies reflecting these general
Coastal Act inspired goals including:

LCP Land Use (LUP Chapter 2) policies identifying public recreational use as a higher priority than
private residential use in the public street right-of-way, including.

LUP Objective 2.22 Coastal Dependent Development. To ensure priority for coastal-dependent
and coastal-related development over other development on the coast.

LUP Policy 2.22.1 Priority of Uses within the Coastal Zone. Maintain a hierarchy of land use
priorities within the Coastal Zone:

First Priority: Agriculture and coastal-dependent industry

Second Priority: Recreation, including public parks; visitor serving commercial uses; and
coastal recreation facilities.

Third Priority: Private residential, general industrial, and general commercial uses.

LUP Policy 2.22.2 Maintaining Priority Uses. Prohibit the conversion of any existing priority
use to another use, except for another use of equal or higher priority.

LCP Circulation (LUP Chapter 3) policies encouraging a coordinated recreational circulation system for
access to beach recreational areas and giving priority to road improvements that provide access to coastal
recreational resources, including:

LUP Policy 3.8.7 Recreation. Plan bicycle routes to facilitate access to recreational areas such
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as regional parks, beach areas, and major tourist commercial/recreational facilities. Promote
recreational bicycle routes to promote “eco tourism”.

LUP Policy 3.14.1 Capacity. Reserve capacity on the existing County road system for
recreational traffic.

LUP Policy 3.14.2 Priority to Recreational Improvements. In the development of transportation
improvement programs, consider giving priority to road improvements which provide access to
recreational resources.

And finally, LCP Parks, Recreation, and Public Facilities (LUP Chapter 7) policies and programs
generally protecting existing public access and encouraging public access and recreational enhancements
such as public parking, trails, and other facilities to increase enjoyment of coastal resources and to

improve access within the Live Oak coastal region, including:

LUP Objective 7.1a Parks and Recreation Opportunities. To provide a full range of public and
private opportunities for the access to, and enjoyment of, park, recreation, and scenic areas,
including the use of active recreation areas and passive natural open spaces by all ages, income
groups and people with disabilities with the primary emphasis on needed recreation facilities
and programs for the citizens of Santa Cruz County.

LUP Objective 7.7a Coastal Recreation. To maximize public use and enjoyment of coastal
recreation resources for all people, including those with disabilities, while protecting those
resources from the adverse impacts of overuse.

LUP Objective 7.7b Shoreline Access. To provide a system of shoreline access to the coast with
adequate improvements to serve the general public and the coastal neighborhoods which is
consistent with the California Coastal Act, meets public safety needs, protects natural resource
areas from overuse, protects public rights and the rights of private property owners, minimizes
conflicts with adjacent land uses, and does not adversely affect agriculture, subject to policy
7.6.2.

LUP Program 7.7a (Improve Parking). Improve existing parking areas through the use of
fencing, striping, landscaping, bike racks, and safety improvements; provide safe stairways for
beach access as part of the program to upgrade vehicular parking. (Responsibility: Public
Works, Board of Supervisors)

LUP Program 7.7b (Increase Live Qak Parking). Increase parking opportunities to serve
visitors to the Live Oak coastline in locations where such facilities are feasible and compatible
with the neighborhood and the natural setting. Provide on- and off-street parking improvements
and facilities within walking distance of the beaches and bluffs, or located at more remote
locations and linked by shuttle transportation. Identify appropriate locations and improvements
in cooperation with the local community. (Board of Supervisors, Planning Department, County
Parks, Public Works)
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LUP Program 7.7f (Establish Access Signing). Establish an access signing program which:
(1) Removes incorrect, misleading, and confusing signs.

(2) Develops, installs, and maintains standard signs for primary destinations and neighborhood
accessways and designates appropriate locations for these signs. (Responsibility: County
Parks, Public Works) :

LUP Policy 7.6.3 Utilization of Existing Easements. Seek to utilize existing publicly owned
lands where possible to implement the trail system, subject to policy 7.6.2.

LUP Policy 7.6.8 Trail Funding and Construction. When utilizing roadside betterment funds in
the development of bicycle, pedestrian and equestrian trails, construct such trails off the
pavement within the public right-of-way and separated from traffic by an appropriate distance.
Include trail design and construction in all public road development projects on designated trail
routes, subject to policy 7.6.2.

LUP Policy 7.7.1 Coastal Vistas. Encourage pedestrian enjoyment of ocean areas and beaches
by the development of vista points and overlooks with benches and railings, and facilities for
pedestrian access to the beaches...

LUP Policy 7.7.4 Maintaining Recreation Oriented Uses. Protect the coastal blufftop areas and
beaches from intrusion by nonrecreational structures and incompatible uses to the extent legally .
possible without impairing the constitutional rights of the property owner, subject to policy

7.6.2.

LUP Policy 7.7.10 Protecting Existing Beach Access. Protect existing pedestrian...and bicycle
access to all beaches to which the public has a right of access, whether acquired by grant or
through use, as established through judicial determination of prescriptive rights.... Protect such
beach access through permit conditions...

LUP Policy 7.7.11 Vertical Access. Determine whether new development may decrease or
otherwise adversely affect the availability of public access, if any, to beaches and/or increases
the recreational demand. If such impact will occur, the County will obtain as a condition of new
development approval, dedication of vertical access easements adequate to accommodate the
intended use, as well as existing access patterns...

2. County-Approved Project

The County-approved project can and should be considered a street improvement project designed with
public access in mind. Clearly, the County was working towards the goals enumerated in the LCP of
improving coastal recreational access including formalized parking and sidewalks to enhance the coastal
recreational experience for visitors and residents alike. In terms of parking, the County-approved project
would provide formal parking along both sides of 30™ Avenue and, as such, would not generally result in
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the loss of any existing on-street parking there. In fact, by formalizing the street edges along 30™
Avenue, a net parking gain might be realized given that the undeveloped street edges in many cases are
developed in ways that preclude parking (see below). On the other side streets, the County has not
proposed any developments that would fall outside of the existing roadway prism; accordingly, the
project would not impact the existing access situation there either. It is clear to the Commission that the
County has approached the project mindful of the public’s ability to access this special area of coast.

However, the real issue with this project is not so much what it is, but rather the degree to which it falis
short of addressing public access and recreational issues in light of the range of coastal access issues in
the project area and the Live Oak beach area region overall. In other words, the question is whether or
not the project has gone far enough towards the LCP and Coastal Act goals of maximizing access and
protecting existing public access opportunities given the current state of inadequate parking and related
coastal access in the Pleasure Point area.

3. Consistency with Applicable LCP Policies

A. Live Oak Beach Area Parking Background
Live Oak beachgoers traveling by automobile have long found parking spaces to be a scarce commodity
. in the beach area. Those beachgoers in need of parking spaces include Live Oak residents who do not
live directly next to the beach, Live Oak residents who choose to drive for other reasons (e.g., those
traveling with small children or with beach equipment), other Santa Cruz County residents traveling to
Live Oak beaches, and visitors from out of the area. Further, given that many beach area parcels lack
sufficient off-street parking, beach area residents also require beach area parking spaces. With over one
million persons each year utilizing Live Oak beaches and jockeying for a limited number of parking
spaces, there is an opportunity to enhance both resident and visitor enjoyment of the beach area through
parking improvements.’

Given that the model of a large parking facility directly associated with a beach area (e.g., as is often
found at State Parks) is not present in Live Oak, beach parking supply has long been an issue in Live
Oak. In fact, the original LCP parking assessments from the late 1970’s identified the Live Oak beach
area as having the “most severe parking deficiencies” in Santa Cruz County with an estimated parking
deficit of 745 parking spaces.6 Unfortunately, in the time since the LCP’s parking assessment, three
informal beach area parking lots that had served as primary parking areas have been lost to private
development and most of a fourth to a storm event.” In tandem with the lack of new parking facilities,
the continuing popularity of Live Oak beaches suggests the probability of an increased parking deficit

5 LUP Coastal Recreation Programs 7.7.a and 7.7.b agree with this assessment specifically citing the need to “increase parking

opportunities to serve visitors to the Live Oak coastline” and to “improve existing parking areas.”
As described in the LCP’s public access working paper and the LCP’s shoreline access assessment,

Parking lots along East Chff Drive at 14th and 21st Avenues have been otherwise developed, another at 18th Avenue has been closed to
. the public, and the Twin Lakes State Beach parking lot was mostly destroyed during 1979-80 winter storms.
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today.

Formal beach parking areas in Live Oak are confined to the few scattered parking lots that currently
supply about 200 parking spaces. Over one-half of these parking lot spaces are found in private, pay
parking lots inland from Twin Lakes State Beach on 7" Avenue that allow for some weekend beach use
with the other half in public lots at Moran Lake (40 spaces) and 41 Avenue (54 spaces). Given that a
parking fee is charged during summer weekend and holidays at both the private lots and the Moran Lake
parking lot, only the parking lot at 41 Avenue and East Cliff Drive currently provides free public
parking on a year-round basis.

Although the scattered parking lots provide a valuable service in the beach area, the bulk of the beach
parking supply is provided by on-street parking spaces. In particular, given that there are no beach
parking lots from Schwann Lake through to Moran Lake, on-street parking is the only option for the high
use beach areas of Black’s Point, Sunny Cove and Santa Maria Cliffs/26th Avenue Beaches. Likewise,
Pleasure Point area streets provide nearly all parking for the offshore surf recreational area. As a result,
Live Oak beach neighborhood streets become the main parking ‘facility’ when beach area residents,
other Live Oak residents, other Santa Cruz County residents, and visitors to the area look for beach
parking. However, these parking seekers are challenged to find legal and safe parking arrangements for
their vehicles.

Those seeking on-street parking spaces near to the Live Oak beaches must contend with an escalating
series of issues, each of which removes a portion of the public parking space supply. First, given that the
streets between East Cliff Drive and the ocean are narrowed to an average of 35 feet (see encroachments
background below), there is limited space available to accommodate both parked cars and through traffic
lanes. Second, the lack of a formal street edge (e.g., curbs and gutters) allows individual property owners
to define the edge of the street in ways which reduce available parking spaces (e.g., with planters, pull-in
parking areas, etc.). Third, an inconsistently applied traffic lane striping program (i.e., only some streets
are striped and only some of these on both sides of the street), removes beach area parking by defining a
space along the street that is too narrow to park a car. Fourth, ‘no parking’ signs, both those posted by
private citizens and by County Public Works, further reduce available parking spaces. And finally, where
on-street parking spaces are still available on Live Oak beach area streets, a Live Oak Parking Program
(LOPP) permit fee is charged during peak user times of the year®

In general, resident-visitor conflict can be alleviated and public enjoyment of the beach area enhanced
through parking improvements. In terms of beach parking lots, though opportunities for additional lots
are scarce due to the mostly developed nature of the beach area, there are a few available locations along

8 The LOPP began in the summer of 1981 as a means to relieve traffic and parking congestion in the Live Oak beach neighborhoods and

it has been in operation every summer weekend and holiday since. Though overall congestion remains, the LOPP fee helps to pay for
enforcement operators in the beach area who have contributed to more orderly parking in the beach area. However, by charging a beach
parking fee for the use of public streets, the LOPP has also decreased parking opportunities for those who do not live within the LOPP
zone (i.e., other Live Oak residents, other Santa Cruz County residents, and other visitors to the beach area), particularly those of low
income. Though only assessed in the Live Oak beach area, the parking fees and any fines are not directly reinvested in Live Oak for
parking improvements; rather, these monies go to the County general fund.
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East Cliff Drive that could be pursued to relieve parking pressure in the beach neighborhoods (e.g.,
along Coastview Drive at Corcoran Lagoon). It is more likely, however, given the costs of land
acquisition and development for parking lots, that on-street parking improvements are the best hope for
addressing parking concerns in the Live Oak beach area. It is for this reason that major street
improvement projects such as the subject appealed project must be critically examined for their ability to
address LCP public access parking concerns.

B. Live Oak Beach Area Encroachments Background

In general, Live Oak beach area streets are very narrow because of private encroachments into the public
street right-of-way. These private encroachments (such as landscaping, fences, planter boxes - even
houses) have significantly narrowed the space available for public use on these beach streets. In fact,
previous research by the Commission in the Live Oak beach area indicates that, on average,
approximately 15 feet (or about 30%) of the width of each Live Oak beach area public street right-of-
way has been otherwise covered with private development.’

The street right-of-way encroachments in Live Oak represent an uncompensated private use of public
property and a loss of public access opportunities such as biking, walking, and parking. This public loss
is particularly relevant in this area given the recreational importance of the Live Oak beaches. By
eliminating large portions of the roadway that could otherwise be developed for on-street parking and
other roadside improvements, the implementation of the above-referenced Santa Cruz County LCP
policies and programs calling for improved parking and recreational access facilities becomes more
difficult to achieve in the Live Oak beach area.

C. Substantial Issue Determination - Public Access and Recreation

It is within the above-described regional coastal access context that the subject appeal is before the
Commission. Based on this context, it could be argued that Live Oak beach area street improvement
projects should reclaim the public right-of-way for public uses to ensure that public access is maximized
and that the public right-of-way is protected from interference with non-public uses. In this case, much
of the public road rights-of-way would be allowed to stay covered with private encroachments by the
project as approved by the County. This coverage ranges from 5 to 15 feet (or roughly 10% to 25%) of
the 30" Avenue and Hawes Drive right-of-way, up to 25 feet (or roughly 50%) of the Calla and 32™
Avenue right-of-ways. On 30" Avenue, the project area street with the most comprehensive set of
planned improvements; these encroachments would be limited to 5 to 12 feet. Because these 30"
Avenue improvements would effectively define the public-private boundary with sidewalks and
curb/gutter, this 5 to 12 foot area (or roughly 10% to 25% of the public right-of-way) would be lost to
public access for all practical purposes. On the side streets where new paving and paved drainage swales
are proposed (32nd Avenue, Hawes Drive, and Calla Drive), the undeveloped area on the residential
sides of the swales would be left alone and would, in most cases, still generally provide for on-street
parking. This side-area would, however, continue to have a variety of private encroachments into the
right-of-way (e.g., fences and landscaping). Because the swales would appear to define the public-

o Live Oak Access Strategy: Administrative Draft (January 1997)
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private boundary, these potential on-street parking areas between the swales and the edge of the right-of-
way could be lost to additional encroachments or other access-barring private development.

In addition, the County approved project did not include any provisions for a signage program designed
to (a) remove privately-posted signs restricting parking in the public right-of-way, and/or (b) install
public parking signs so that it was clear that the public was allowed to park in the right-of-way areas
between the swales and the edge of the right-of-way. Such a sign program is identified by LCP Program
7.7(f). The project area would remain at least partially within the Live Oak Preferential Permit Parking
Program area.'

Because the project does not use the full right-of-way, potential public parking, trail, streetscape, and
related public amenities in the unused public area are foregone. Although parking would be generally
enhanced on 30™ Avenue, public improvements on 30™ Avenue are crowded into a tighter space leaving
little room for landscape strips, bike lanes, and/or a sidewalk on the opposite side of the street to better
enhance the public’s ability to access and enjoy the coast. On the side streets, the public’s ability to use
the public area between the proposed swales and the public right-of-way will remain compromised since
private development will remain in this area and affirmative signage (that could serve to reinforce the
public nature of this strip) has not been proposed nor required. On East Cliff, the public-private
separation (i.e., curb and gutter) would be constructed in such a way as to allow private encroachments
to remain, potentially prejudicing future East Cliff Drive projects.'’

4. Public Access and Recreation Conclusion

The proposed project is located in a heavily used public coastal access area that is beset by a lack of
public access amenities and parking. The LCP requires that public access be maximized and protected.
Though the project would enhance public access in some respects, it does not use the full right-of-way
and it defines the public-private separation in such a way that the public’s continued use of public lands
is neither maximized nor assured. As a result, public parking areas along the affected side streets are not
adequately protected, and the potential for public access improvements in the project area (i.e.,
landscaping, pathways, bike lanes, etc.) is lost. In urban recreational coastal areas such as Live Oak,
where recreational amenities are in high demand, where land available for such amenities is limited, and
where coastal land costs are expensive, any street improvement project that does not maximize use of the
right-of-way for public purposes is particularly troublesome in light of LCP and policies protecting
public access.

The Commission finds that the proposed project raises a substantial issue with the LCP’s public access
and recreation policies cited in this finding.

10 Commission staff is currently researching the permitting history of the LOPP to determine more precisely the parameters under which
such program operates. As of the date of this staff report, the permit status of the preferential parking program in the Live Oak beach
area is unclear.

u There are plans for major street improvement projects on East Cliff Drive here at Pleasure Point and upcoast at Twin Lakes State Beach
currently in the works. In addition, the County has indicated that the entire length of East Cliff Drive between the Cities of Santa Cruz
{at the Santa Cruz Harbor) and Capitola (at Opal Cliffs) may eventually be improved.
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B. Visual Resources

1. Applicable Policies
The County’s LCP is fiercely protective of coastal zone visual resources, particularly views from public
roads, and especially along the shoreline. The LCP states:

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

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

LUP Policy 5.10.2 Development Within Visual Resource Areas. Recognize that visual
resources of Santa Cruz County possess diverse characteristics.... Require projects to be
evaluated against the context of their unique environment and regulate structure height, setbacks
and design to protect these resources consistent with the objectives and policies of this section....

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.

IP Section 13.20.130(b)(1) Entire Coastal Zone, Visual Compatibility. The following Design
Criteria shall apply to projects site anywhere in the coastal zone: All new development shall be
sited, designed and landscaped to be visually compatible and integrated with the character of
surrounding neighborhoods or areas.

IP Section 13.20.130(d)(1) Beach Viewsheds, Blufftop Development. The following Design
Criteria shall apply to all projects located on blufftops and visible from beaches: Blufftop
development and landscaping...in rural areas shall be set back from the bluff edge a sufficient
distance 1o be out of sight from the shoreline, or if infeasible, not visually intrusive.

Visual access to and along the coast is also a form of public access. For the outfall portion of the project
seaward of the first through public road, the following visual access policies of the Coastal Act also

apply:

Section 30210. In carrying out the requirement of Section 4 of Article X of the California
Constitution, maximum access, which shall be conspicuously posted, and recreational
opportunities shall be provided for all the people consistent with public safety needs and the
need to protect public rights, rights of private property owners, and natural resource areas from
overuse.

Section 30211. Development shall not interfere with the public's right of access to the sea where
. acquired through use or legislative authorization, including, but not limited to, the use of dry
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sand and rocky coastal beaches to the first line of terrestrial vegetation.

Section 30251. The scenic and visual qualities of coastal areas shall be considered and
protected as a resource of public importance. Permitted development shall be sited and designed
to protect views to and along the ocean and scenic coastal areas, to minimize the alteration of
natural land forms, to be visually compatible with the character of surrounding areas, and,
where feasible, to restore and enhance visual quality in visually degraded areas. New
development in highly scenic areas such as those designated in the California Coastline
Preservation and Recreation Plan prepared by the Department of Parks and Recreation and by
local government shall be subordinate to the character of its setting.

2. Consistency with Applicable LCP Policies

The LCP protects the public viewshed in Pleasure Point. This includes the public streetscape along the
project area streets. Because the right-of-way would not being fully used under the County approval (see
access and recreation findings above), public hardscape would be confined into a narrow area as opposed
to breaking up such hardscape with landscaping and other such soft features within the wider available
right-of-way area. In other words, with less street width to work with, the entire public area is given over
to paved improvements to accomplish public access goals such as parking and pathways. This is
particularly evident on 30™ Avenue where the 5 to 12 feet of public right-of-way foregone (roughly 10%
to 25% of the right-of-way) could be used to separate vehicular from pedestrian traffic with landscaping
strips that could serve to both soften the streetscape and provide a better pedestrian experience.

Furthermore, although the outfall portion of the proposed project would replace an old rusty pipe and
would be colorized to match the bluff, it could adversely impact views from the water, including the
heavily used surfing area directly offshore here.

While such visual issues may not on their own rise to the level of a substantial issue, when considered in
tandem with the overall issues detailed in these findings, the Commission finds that the proposed project
raises a substantial issue with the Coastal Act’s visual access policies and the LCP’s visual resource
policies cited in this finding.

C. Marine and Offshore Recreational Resources

1. Applicable Policies
Objective 5.4 Monterey Bay and Coastal Water Quality. To improve the water quality of
Monterey Bay and other Santa Cruz County coastal waters by supporting and/or requiring the
best management practices for the control and treatment of urban run-off and wastewater
discharges in order to maintain local, state and national water quality standards, protect County
residents from health hazards of water pollution, protect the County’s sensitive marine habitats
and prevent the degradation of the scenic character of the region.
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Objective 5.7 Maintaining Surface Water Quality. To protect and enhance surface water quality
in the County’s streams, coastal lagoons and marshes by establishing best management
practices on adjacent land uses.

Policy 5.4.1 Protecting the Monterey Bay National Marine Sanctuary from Adverse Impacts.
Prohibit activities which could adversely impact sensitive habitats of the Monterey Bay National
Marine Sanctuary, including the discharge of wastes and hazardous materials. The main sources
of concern are wastewater discharge, urban runoff, toxic agricultural drainage water, including
that originating outside of Santa Cruz County, and the accidental release of oil or other
hazardous material from coastal tanker traffic.

Program 5.4(a). Continue to coordinate with federal, state and other local agencies, including
NOAA, California Coastal Commission, Regional Water Quality Control Board, and AMB AG fo
manage and protect the resources of the Monterey Bay National Marine Sanctuary.

Policy 5.3.1 Support the Monterey Bay Sanctuary. Support the mission of the Monterey Bay
National Marine Sanctuary to facilitate the long-term management, protection, understanding
and awareness of its resources and qualities.

Policy 5.4.14 Water Pollution from Urban Runoff. Review proposed development projects for
their potential to contribute to water pollution via increased storm water runoff. Utilize erosion
control measures, on-site detention and other appropriate storm water best management
practices to reduce pollution from urban runoff.

Policy 5.7.1 Impacts from New Development on Water Quality. Prohibit new development
adjacent to marshes, streams and bodies of water if such development would cause adverse
impacts on water quality which cannot be fully mitigated.

Policy 5.7.4 Control Surface Runoff. New development shall minimize the discharge of
pollutants into surface water drainage by providing the following improvements or similar
methods which provide equal or greater runoff control: (a) include curbs and gutters on
arterials, collectors and locals consistent with urban street designs, and (b) oil, grease and silt
traps for parking lots, land divisions or commercial and industrial development.

Policy 7.23.1 New Development. ...Require runoff levels to be maintained at predevelopment
rates for a minimum design storm as determined by Public Works Design Criteria to reduce
downstream flood hazards and analyze potential flood overflow problems. Require on-site
retention and percolation of increased runoff from new development in Water Supply Watersheds
and Primary Groundwater Recharge Areas, and in other areas as feasible.

Policy 7.23.2 Minimizing Impervious Surfaces. Require new development to limit coverage of
lots by parking areas and other impervious surfaces, in order to minimize the amount of post-
development surface runoff.
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Policy 7.23.5 Control Surface Runoff. Require new development to minimize the discharge of
pollutants into surface water drainage by providing the following improvements or similar
methods which provide equal or greater runoff control:...(b) construct oil, grease and silt traps
from parking lots, land divisions or commercial and industrial development. Condition
development project approvals to provide ongoing maintenance of oil, grease and silt traps.

Because the outfall portion of the project is located seaward of the first through public road (East Cliff
Drive), Coastal Act access and recreation policies are also applicable. Coastal Act Sections 30210
through 30214, 30220 through 30224, and 30240(b) specifically protect the offshore Pleasure Point

surfing area. In particular:

Section 30210. In carrying out the requirement of Section 4 of Article X of the California
Constitution, maximum access, which shall be conspicuously posted, and recreational
opportunities shall be provided for all the people consistent with public safety needs and the
need to protect public rights, rights of private property owners, and natural resource areas from
overuse.

Section 30211. Development shall not interfere with the public's right of access to the sea where
acquired through use or legislative authorization, including, but not limited to, the use of dry
sand and rocky coastal beaches to the first line of terrestrial vegetation.

Section 30213. Lower cost visitor and recreational facilities shall be protected, encouraged,
and, where feasible, provided. Developments providing public recreational opportunities are
preferred....

Section 30220. Coastal areas suited for water-oriented recreational activities that cannot
readily be provided at inland water areas shall be protected for such uses.

Coastal Act Section 30240(b) also protects the offshore recreation area here. Section 30240(b) states:

Section 30240(b). Development in areas adjacent to environmentally sensitive habitat areas and
parks and recreation areas shall be sited and designed to prevent impacts which would
significantly degrade those areas, and shall be compatible with the continuance of those habitat
and recreation areas.

2. County-Approved Project

The County-approved project would increase impervious surfacing in the project area (through
additional pavement areas and sidewalks). All project-area runoff would be collected in a new storm
drain system that woulid deliver the runoff through silt and grease traps and into the Monterey Bay via an
outfall designed to replace the exiting outfall that currently collects runoff from East Cliff Drive and
limited portions of the project area streets. The County conditioned the project for silt and grease traps
upstream of the drainage outfall, and for a long-term monitoring and maintenance program for the silt
and grease trap filtering mechanisms (see Exhibit B). The runoff would be directed onto a bedrock
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platform adjacent to the main Pleasure Point surfing area.

3. Consistency with Applicable LCP and Coastal Act Policies
The LCP dictates that impervious surfaces be minimized, pre-development runoff rates be maintained,
and that everything possible is done to protect the water quality of Monterey Bay.

The sewer line portion of the project (i.e., replacing sewer lines under the affected street reaches)
embraces these LCP goals since this segment of the Santa Cruz County Sanitation District collection
system has been plagued by inflow and infiltration problems for a number of years. By replacing the
lines, it is to be expected that the escape of untreated sewage (and pathogens dangerous to human and
aquatic health) would be reduced.

For the drainage portion of the project, however, there are competing LCP water quality and runoff
policy objectives at play here. Street improvements designed to provide on-street parking and to provide
pedestrian walkways on streets not so developed tend to result in additional areas of impervious surface.
That is certainly the case here. In fact, since a primary focus of the project is to better collect runoff (and
improve drainage/flooding problems on the affected streets), it is difficult to assert that the subject
project has minimized impervious surfacing and maintained pre-development runoff rates as required by
the LCP. In fact, additional impervious surfacing and increased runoff rates are expected with the
proposed project. Accordingly, an LCP conformance question is raised.

However, although the County could have considered non-traditional permeable materials for the
requisite drainage and parking areas (for example, turf block, pervious pavement, vegetated filter strips,
etc.), such an issue does not of itself rise to the level of a substantial LCP conformance issue. This is
partly because of the need to balance these issues against the public access improvements, and partly
because of the need to address serious drainage problems affecting residence along these streets because
there is not a formal curb/gutter and/or drainage system here. It is also partly because of the nature of the
project. The use of porous/permeable surface treatment materials (such as turf block, pavers, cobbles,
etc.) which allow for some runoff infiltration, are generally reserved for less frequently used parking
areas (such as emergency access roads and parking overflow areas) where heavy use and loads are not
anticipated. These types of treatments are not generally recommended for primary parking and vehicular
areas because of the heavy maintenance involved and the fact that automobile-related polluted runoff
constituents can then percolate directly into soils (thence into groundwater seeps and ultimately to the
ocean).

More troubling, however, is the fact that the runoff from these streets would be directed into the
Monterey Bay National Marine Sanctuary at the site of one of the State’s more famous — and heavily
used — recreational surfing areas (i.e., Pleasure Point) directly offshore. The Sanctuary is home to some
26 Federal and State Endangered and Threatened species and a vast diversity of other marine organisms.
Pleasure Point attracts surfers from far and wide to tackle the consistent line of surf wrapping around the
headland and heading downcoast to Capitola here. As such, the Commission recognizes the marine and
recreational resources involved with the proposed project as sensitive coastal resources that are of state
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and federal importance.

The increase in urban runoff directly to the Monterey Bay could negatively impact marine and
recreational resources and water quality by contributing additional urban contaminants to the
recreational surfing area there. Urban runoff is known to carry a wide range of pollutants including
nutrients, sediments, trash and debris, heavy metals, pathogens, petroleum hydrocarbons, and synthetic
organics such as pesticides. Urban runoff can also alter the physical, chemical, and biological
characteristics of water bodies to the detriment of aquatic and terrestrial organisms.'” Such impacts
would be at the expense of two of the State and nation’s great treasures, the Monterey Bay and the
Pleasure Point surfing area. Such impacts raise questions of consistency with the above-referenced LCP
and Coastal Act policies protecting these resources.

The County has addressed such runoff concerns to a degree in that the project would include silt and
grease traps at two downstream locations prior to discharge into the Bay. Such traps are regularly
installed by County Public Works in County projects and the County approval includes a requirement for
long term maintenance of the units. Although these proposed traps would serve to filter the runoff to
some degree, in light of the special resource found offshore here, it is not clear that such traps are
adequately protective of coastal resources. It is Commission staff’s understanding that these devices
provide only a minimum amount of protection, are often problematic especially when not properly
maintained, and are inadequately sized to filter larger rain events.

4. Conclusion

Due to the nature of the offshore resource at this location, the Commission finds that the most cautious
runoff approach is warranted in this case to adequately protect significant Bay and recreational surfing
resources. In other words, careful attention should be paid to protect the water quality of offshore
Monterey Bay and Pleasure Point consistent with the protection guaranteed by the LCP and the Coastal
Act. Although the silt and grease traps proposed would filter polluted runoff to a degree, there are more
appropriate filtration systems available to address urban runoff pollutants in applications like this.

Therefore the Commission finds that the proposed project raises a substantial issue with the LCP and
Coastal Act marine and recreational resource policies cited in this finding.

D. Community Character

1. Applicable Policies
The LCP recognizes the Live Oak beach area as a special area. The LCP states:

12 Pollutants of concern found in urban runoff include, but are not limited to: sediments; nutrients (nitrogen, phosphorous, etc.); pathogens
(bacteria, viruses, etc.); oxygen demanding substances (plant debris, animal wastes, etc.); petrolenm hydrocarbons (oil, grease, solvents,
etc.); heavy metals (lead, zinc, cadmium, copper, etc.); toxic pollutants; floatables (litter, yard wastes, etc.), synthetic organics
{pesticides, herbicides, PCBs, etc.); and physical changed parameters (freshwater, salinity, temperature, dissolved oxygen).
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Objective 8.8, Villages, Towns and Special Communities. To recognize certain established
urban and rural villages as well as Coastal Special Communities for their unique characteristics
and/or popularity as visitor destination points; to preserve and enhance these communities
through design review ensuring the compatibility of new development with the existing character
of these areas.

LUP Policy 8.8.1 Design Guideline for Unique Areas. Develop specific design guidelines
and/or standards for well-defined villages, towns and communities.... New development within
these areas listed in Figure 8-1...shall conform to the adopted plans for these areas, as plans
become available.

Figure 8-1 Areas with Special Design Criteria or Guidelines....Area: Live Oak Planning Area;
Design Guideline Source: Live Oak Community Plan (to be completed)...

LUP Program 8.7(c). Develop and maintain tree planting standards for new development to
ensure adequate screening and softening of the effects of new buildings and to reduce the linear
appearance of streets, sidewalks, and building planes.

IP Section 13.20.130(b)(1) Entire Coastal Zone, Visual Compatibility. The following Design
Criteria shall apply to projects site anywhere in the coastal zone: All new development shall be
sited, designed and landscaped to be visually compatible and integrated with the character of
surrounding neighborhoods or areas.

2. County-Approved Project

The County-approved project would formalize the street edges of a major entry point into Pleasure Point
(i.e., 30™ Avenue). Although the inland portion of 30™ Avenue is already formally developed with curbs,
gutter and a sidewalk (on one side of the street) from inland Portola Drive to Scriver Street, the affected
reach of 30™ Avenue from Scriver to East Cliff Drive currently lacks a formal street edge. See County-
Approved plans in Exhibit A.

3. Consistency with Applicable LCP and Coastal Act Policies

The LCP indicates that the Live Oak area as a whole is an area with “special design criteria or
guidelines” (LUP Figure 8-1). Unfortunately, the implementation portion of this special design criteria
has not been developed to date as the Live Oak Community Plan, despite efforts over the years
(including an administrative draft of this plan as recently as 1996), remains incomplete. Within this
larger Live Oak area, the Harbor Area and the East Cliff Village Tourist Area (roughly a mile to the east
of the proposed project) are defined as Coastal Special Communities (LUP Policy 8.8.2) within which
specific design criteria must be applied (IP Section 13.20.144 and 13.20.145); the Pleasure Point area is
not so defined by the LCP. That is not to say, however, that the Pleasure Point area is not a special
community area. This area has an informal, beach community aesthetic and ambiance that clearly
distinguishes this area from inland commercial areas as well as the downcoast Opal Cliffs neighborhood
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towards Capitola. Though certainly in the midst of a gentrification that has intensified over the last
decade, the Pleasure Point area retains its informal charm and appeal.

The LCP requires that the proposed project “be visually compatible and integrated with the character of
the surrounding neighborhoods or areas” (IP Section 13.20.130(b)(1)). The formalization of 30" Avenue
with curb, gutters, and a sidewalk along 30™ Avenue will most certainly alter the existing aesthetic there.
This is particularly the case given that the proposed design includes very linear forms as opposed to
more amorphous roads and pathways, contrary to LUP guidance (LUP Program 8.7(c)). The other
affected streets would be less formally altered since drainage swales would be installed and not formal
street edges (i.e., curb and gutter).

The LCP protects the unique Pleasure Point community character. The County-approved project would
modify this character. As the first large-scale public street improvement project in this area, the project
may set the tone for future street improvement efforts. Because of this, it is important to ensure that this
project maximizes public access and recreation opportunities, protects the community character, and
provides a model for influencing future efforts. It can be expected that the results this project will be
indicative of the future streetscape scene for Pleasure Point and Live Oak, where a number of other
major planned street improvements projects in the works (including major East Cliff Drive projects).

While such community character issues may not on their own rise to the level of a substantial issue,
when considered in tandem with the overall issues detailed in these findings, the Commission finds that
the proposed project raises a substantial issue with the LCP’s community character policies cited in this
finding.

E. Substantial Issue Conclusion

The LCP and Coastal Act protect existing public access areas, such as the subject road rights-of-way,
and require public access and recreation to be maximized. Because the project does not maximize the
use of the full right-of-way, potential public parking, trail, streetscape, and related public amenities are
foregone. A substantial LCP conformance issue is therefore raised.

The LCP and Coastal Act protect the public viewshed in Pleasure Point. Because the right-of-way would
not be fully used under the County approval, public hardscape would be confined into a limited area as
opposed to breaking up such hardscape with landscaping and other such soft features within the wider
available right-of-way area. Hence, a substantial LCP conformance issue is raised.

The LCP and Coastal Act protect the offshore Monterey Bay National Marine Sanctuary and the offshore
Pleasure Point surfing area. Because drainage would be directed into the Pleasure Point surf area and the
Sanctuary with only silt and grease traps to address polluted runoff, a substantial LCP conformance issue
is raised.

The LCP protects the unique Pleasure Point community character. The County-approved project design
raises questions of compatibility with the special community character in Pleasure Point; the importance

«

California Coastal Commission

3



Appeal A-3-SC0-00-076 Staff Report
Pleasure Point Road improvements
Page 33

of these questions is heightened by the potential to prejudice future street improvement efforts if the
subject design is emulated in these projects. Because of this, a substantial LCP conformance issue is

raised

Therefore, the Commission finds that a substantial issue exists with respect to this project’s conformance
with the certified Santa Cruz County Local Coastal Program and takes jurisdiction over the coastal
development permit for this project.

11. Coastal Development Permit Findings

By finding a substantial issue in terms of the project’s conformance with the certified LCP, the
Commission takes jurisdiction over the CDP for the proposed project. The standard of review for this
CDP determination is the County LCP and the Coastal Act’s access and recreation policies for the
outfall portion of the project seaward of east Cliff Drive. The substantial issue findings above are
incorporated herein by reference.

A. Modified Approvable Project

In order to achieve a project that can be found consistent with the LCP and Coastal Act policies
described in these findings, the proposed project must be modified in three important areas so as to: (1)
protect and maximize public access, specifically public access parking; (2) adequately filter and treat
project runoff before it is allowed to enter the offshore Pleasure Point surf area that is a part of the
Monterey Bay National Marine Sanctuary; and (3) protect the community character and aesthetic of the
Pleasure Point area.

A new approach versus minor modifications

There are a broad range of methods that could be applied to achieve such policy consistency in this case.
These need to be understood as existing along a spectrum that on one end would disregard the
engineering and plans developed to date by the County in favor of a “new approach” for the project, and
on the other end would recognize the work done to date by the County as a serious attempt to improve
public access that can be modified around the edges to achieve policy consistency through “minor
alterations.”

In the absence of formal plans for the proposed project (for example, were County and Commission staff
working together on design concepts before such plans had been developed), the project could be re-
envisioned using a series of design concepts that seem most appropriate to this critical public
recreational area and the community’s character (i.e., the “new approach” method). For example, the
project could make use the following: informal sidewalks made of pervious materials (e.g., decomposed
granite) meandering informally and curvilinearly through wider landscaped strips on one or both sides of
street (separated by landscaping) to accomplish a more informal ambiance; a meandering curvilinear
roadway prism (i.e., within the right-of-way) that serves to again soften the appearance of the road
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improvements consistent with the community aesthetic as well as to calm traffic and maintain a
neighborhood scale to the improvements; diagonal parking bays with street trees and landscaped bulbs-
outs at uneven intervals to increase parking supply and to screen/disguise such parking at the same time;
filter strips, grassy swales, and other “soft” treatment and filtration best management practices to cleanse
runoff from vehicular surfaces as opposed to relying upon end-of-the-pipe engineering solutions;
benches within landscape strips to provide a neighborhood scale and feel to the street; decorative street
lighting; bike lanes; undergrounding of overhead utilities; and clear signage directing users to the beach,
to other recreational use areas, and to parking.

Such design concepts would be more in keeping with the community character, scale, and aesthetic than
would be the more rigid designs proposed in which the street would be defined by a straight-line curb
and gutter, a straight-line concrete sidewalk connected to the curb and gutter, standard parallel parking
along the street, and end-of-the-pipe water quality control using silt and grease traps only (see Exhibit A
for proposed plans).

However, in order to implement many of such design concepts, using the full public street right-of-way
would be necessary to be able to have adequate space within which to install and develop such features.
More importantly, the County would need to start over with all new engineering plans and
specifications. In light of the fact that a great deal of public funds have already been invested in planning
for what the County has developed as a public access improvement project, and in light of the fact that
many of the design concepts are judgement calls over what best describes the community character and
aesthetic with which reasonable persons can disagree, the best public policy approach in this case
appears to not be the “new approach” method that would scrap the project and start over, but rather the
“minor alteration” method that would achieve policy consistency through minor modifications to the
project. This minor alteration approach acknowledges the fact that the County has tried to develop a
project consistent with character of the area, but is hamstrung by the lack of design specificity given the
absence of the Live Oak Community Plan identified by the LCP as the implementing design vehicle for
this area. This approach likewise acknowledges the fact that, although 30" Avenue would be completely
redefined, the other affected streets are only slated for drainage improvements and not curb, gutters,
sidewalks, and other more formal project elements.

While minor alterations are appropriate in this case, the Commission is not endorsing the design
treatment here as appropriate for all future street improvement projects in Live Oak and Pleasure Point.
The work along 30™ Avenue should be seen in this case as a continuation of work done to date on 30™
from Portola Drive to Scriver Street in its function as a main vertical connector from inland areas into
the beach area, and not as indicative of the character, scale, and neighborhood aesthetic for which Live
Oak beach area street improvements should strive (i.e., the design concepts described above); the same
holds true when it comes time to define design guidelines in the Live Oak Community Plan.

Commission and County Staff Coordination on Project Modifications

Since the appeal was filed, Commission staff has been working closely with County staff from the
Redevelopment Agency, Public Works Department, Planning Department, and County Counsel’s office
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on the “minor modifications” that would be necessary to result in a modified approvable project.
Ultimately, Commission staff and County staff agreed to project modifications that would ensure
Coastal Act and LCP consistency. The recommended conditions of this approval encompass this staff
level agreement; the main elements of which are described below.

Parking and signs

In terms of parking, the goal is to ensure that the public is afforded the opportunity to use the public
street right-of-way along the affected streets for parking. For the 30™ Avenue component of the project,
this is already accomplished inasmuch as the County-approved project provides for parallel parking
lanes on both sides of the street (see proposed plans, Exhibit A). For the side streets, this can be
accomplished by ensuring that adequate space (roughly 8 feet) is provided on either side of the affected
streets to allow for a vehicle to park. Part of the difficulty in ensuring this adequate space on these side
streets is the fact that some of the public right-of-way area is occupied by private development (see
public access finding for more detail). However, this problem seems more daunting than it actually is.
Commission staff and County Public Works staff verified that within the project area, this could be
accomplished through removing minor structures from the street frontage in 3 locations involving only 2
properties (see photos); the overwhelming majority of private development within the right-of-way
would remain unaffected.

That is not to say that the Commission condones private development within the public right-of-way.
Rather, the Commission recognizes that these side streets are not being fully improved with this project,
only drainage improvements and re-paving. As such, the debate over the ultimate disposition of private
development within the public right-of-way is better left until such time as a planning solution can be
developed (for example, within the Live Oak Community Plan) and/or major street improvement
projects are undertaken that formally define the edge of the public space; particularly if in the interim the
public’s ability to park along these side streets is not compromised.

In order to ensure that the public parking area is clearly defined, street striping (heretofore planned only
for 30™ Avenue) needs to be extended onto the side streets as well. In this way, (and in tandem with the
parking directional signs that already exist in many locations within Live Oak informing visitors that
they can park to the right of the white lines), it is clear to the public that the space to the right of the
stripe is public right-of-way that can be used on a first-come, first-serve basis for public parking. Signs
at the intersections within the affected street area will ensure that the parking-striping connection is clear
to all who use the affected streets and represent an extension of what the County already does within the
Live Oak beach area.
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Any privately-posted signs that indicate “no
parking,” “tenant parking only,” “tow-away zone”
and other similar sentiments designed to restrict
public parking must be removed to the extent they
are directed to the public right-of-way. Adequate
explanation will be required to retain any County-
posted signs that restrict parking (e.g., to ensure
access to a fire hydrant); otherwise such signs shall
likewise be removed.

LR S Y

This approval does not authorize any extension of the
Live Oak preferential parking program into the
affected area. To the extent this preferential parking
program is authorized by a valid coastal development
permit, this approval does not affect this program.’

Also, appropriate signs to identify 30™ Avenue as a

public access route to the shoreline from inland
Portola Drive will ensure that visitors are adequately
directed to the beach recreational area, and are not

forced to circulate through the beach neighborhoods .
unnecessarily to determine their location relative to

the shoreline.

And finally, so that it is clear that the public parking
spaces are within the public right-of-way, a
notification letter needs to be sent to all property
owners and residents along the affected streets
describing the extent of the public right-of-way for
each street, the need to maintain the 8 foot public
parking area to the right of the white striping on the
affected streets, and the need to keep the area free of
privately-posted signs that act to restrict public
parking in the public right-of-way.

As such, and only as so conditioned, the project can
be found consistent with the applicable LCP and
Coastal Act public access policies detailed in these
findings. See Special Conditions 1, 2, and 4.

Remove secondary fence in r.o.w.

ommission staff i1s currently researching the permitting history of the LOPP to determine the parameters under which such program
operates. As of the date of this staff report, the permit status of the preferential parking program in the Live Oak beach area is unclear. .
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It should be noted that 33 Avenue is addressed differently than the other side streets in the modified
project. The County indicates that 33™ Avenue is not a County maintained roadway. This means that the
County does not consider 33" Avenue to be County property. However, the County has not to date done
the legal research to determine whether this is the case. Absent verification that 33" Avenue is not a
public roadway, the Commission’s rebuttable presumption is that this is public property just like the
other streets in the Pleasure Point area. That said, the physical constraints on 33" dictate a different
approach than the other affected side streets. First, unlike the other streets, the right-of-way at 339 js
limited to 25 feet; it serves as more of an alley than a through street. Because of this, available space
within which to accommodate parking is extremely limited. Given the alley-like nature of this street and
the unresolved property ownership issues, the 8-foot wide parking space requirement would not apply to
33", Modifications would be limited to parking signage at its intersections with East Cliff Drive and
Hawes Drive.

Runoff into the Pleasure Point Surf area and the MBNMS

Since the starting point is the project plans and engineering specifications developed to date by the

County, there is insufficient space within which to install filter strips, grassy swales, and other “soft”

treatment and filtration best management practices to cleanse runoff from vehicular surfaces. Because of

these imposed constraints, County and Commission staff concurs that an end-of-the-pipe engineering

solution is the best approach in this particular case. The County indicates that the project has been split
. into two sub-watersheds with drainage directed to the bluff edge at the Pleasure Point surf area.

After consultation, County and Commission staff agreed that it would be a valuable test to install two
different end-of-the-pipe treatment and filtration devices, one for each sub-watershed, and to compare
the water-quality effectiveness of these devices against each other as well as the County’s standard silt
and grease trap and an unfiltered outlet. Since there is a drainage basin immediately adjacent that drains
into the Pleasure Point surf area and the Sanctuary through a silt and grease trap, and there is also an
separate unfiltered discharge point next to that, a comparative monitoring study could be undertaken that
would be based on very similar runoff constituents and drainages. The intent would be to better
understand the water quality benefits achieved for each of the three engineered devices, and the costs,
including maintenance, necessary to achieve them. In other words, the monitoring program will include a
cost-benefit analysis of the different device options being tested.

Towards this end, it was agreed that devices that filtered and treated runoff as opposed to acting simply
as settling and/or detention basins would be chosen for each of the two sub-watersheds. To date, County
and Commission water quality staffs have agreed to the specifications for one of these devices and are
working closely together to identify appropriate specifications for a second device. The intent would be
for the second device to filter and treat runoff in a different manner than the first device so as to
maximize the value of the comparative monitoring. Monitoring would take place over the course of 5
years. All of these provisions are reflected in Condition #3.

As such, and only as so conditioned in order to protect the water quality of offshore Monterey Bay and
. Pleasure Point consistent with the protection guaranteed by the LCP and the Coastal Act, the project can
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be found consistent with the applicable LCP and Coastal Act marine and recreational resource policies
detailed in these findings. See Special Condition 3.

Modified Applovable Project Conclusion

The Live Oak beach area overall, and the Pleasure Point area in particular, are coastal recreational
resources of great local and regional importance. Parking is extremely difficult in this area, and
recreational amenities and improvements (such as through trails/sidewalks) are in high demand. Publicly
available property with which to construct such improvements is lacking; rising coastal land costs assure
that this lack of available public lands will continue to be an issue in this area. This is particularly true in
the subject Pleasure Point area. The LCP contains multiple policies and programs detailing the need for
access and recreational enhancement and maximization in the Live Oak beach area; the Coastal Act
likewise supports and embraces such goals.

Within this LCP and Coastal Act access context, street improvement projects (such as this) must
maximize use of Live Oak beach area public lands for public purposes. In other words, the full extent of
the public’s right-of-way should be protected and used for the public good. Moreover, such
improvements should be sensitive to the neighbor community character and aesthetic. Every effort also
should be taken to cleanse urban runoff to adequately protect significant Monterey Bay Sanctuary and
recreational swimming and surfing resources.

To ensure LCP and Coastal Act consistency, conditions are included to maximize public access and
recreation opportunities as directed by the certified County LCP and the Coastal Act. This is achieved by
ensuring public parking on both sides of the affected streets, installation of public parking signage and
striping, removal of limited private encroachments in the public right-of-way, and notification to
affected property owners regarding the true extent and public nature of the affected street rights-of-way.
In addition, all runoff from the project is required to be filtered and treated by an engineered filtration
system in conjunction with a comparative performance monitoring program.

By conditioning the proposed project in all of these ways, the Commission finds that the project can be
found consistent with the certified Santa Cruz County LCP and the access and recreation policies of the
Coastal Act as applicable. All other conditions imposed on the project under an authority other than the
Coastal Act remain in full force and effect. See Special Condition 5.

B. 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
any applicable requirements of 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
available which would substantially lessen any significant adverse effect which the activity may have on
the environment.
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Santa Cruz County issued a mitigated Negative Declaration for the proposed project in January 2000.
Commission staff commented on the project at that time and raised the same issues discussed in these
findings (see Exhibit E for staff letter). County staff responded to Commission staff’s comment letter,
but the project was not altered to adequately address the identified concerns (see County response letter
Exhibit F). Ultimately, the adopted County staff report indicates that the County Planning Department
shared many of the same concerns identified by Commission staff, but that the limited scope of the
project did not allow for these issues to be addressed (see page 3 of the County staff report on the
project, Exhibit B). Ultimately, on March 17, 2000, the Negative Declaration was certified by the Board
of Supervisors when they approved the proposed project.

The Coastal Commission’s review and analysis of land use proposals has been certified by the Secretary
of Resources as being the functional equivalent of environmental review under CEQA. As discussed in
this staff report, there are both feasible alternatives and feasible mitigation measures available to
substantially lessen significant adverse effects on public access, public recreation, visual resources,
marine resources, and community character and aesthetics due to the proposed project. Accordingly, the
project is being approved subject to conditions which implement the mitigating actions required of the
Applicant by the Commission (see Special Conditions). As such, the Commission finds that only as
modified and conditioned by this permit will the proposed project not have any significant adverse
effects on the environment within the meaning of CEQA.
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'COUNTY OF SANTA CRUZ Date: March 17, 2000
PLANNING DEPARTMENT Agenda Item: No. 6

Time: After 10:00 a.m.

STAFF REPORT TO THE ZONING ADMINISTRATOR

APPLICATION NO.: 99-0842 APN: Not APN Specific
APPLICANT: County of Santa Cruz, Department of Public Works
OWNER:* 7

PROJECT DESCRIPTION: Proposal to construct roadside and roadway improvements w1thm
the existing right-of-way of 30® Avenue between Scriver Street and East Cliff Drive, per the
Board of Supervisors approved Plan Line including: sidewalks on the west side of 30" Avenue;
curb and gutter on both sides of 30" Avenue; street trees within the corner bulb-outs at the
intersections of 30™ Avenue with Hawes Drive, Calla Drive, and Scriver Street; drainage
improvements including the installation of a silt and grease trap; the replacement of an emstmg
drainage outfall located southeast of the intersection of 33" Avenue and East Cliff Drive; to raise
a sewer manhole within 32 Avenue; and to install a sewer clean out on 33™ Avenue. Project
requires a Coastal Development Permit.

LOCATION: Project area includes, 30™ Avenue from Scriver Street to East Cliff Drive, 32™
Avenue from Hawes Drive to East Cliff Drive, 33" Avenue from Hawes Drive to East Cliff
Drive, Hawes Drive from 30" Avenue to 34"‘ Avenue and Calla Drive from 30" Avenue to 32™
Avenue.

FINAL ACTION DATE: 06/22/00 (per the Permit Streamlining Act)

PERMITS REQUIRED: Coastal Development Permit ;

ENVIRONMENTAL DETERMINATION: Conditional Negative Declaration

COASTAL ZONE: _XX yes___no APPEALABLE TO CC: XX yes___no

PARCEL INFORMATION

PARCEL SIZE: Not parcel specific

EXISTING LAND USE: PARCEL: Existing right-of-way and existing drainage outfall located
on County owned and operated Park (beach) site.

SURROUNDING: Residential

PROJECT ACCESS: Primarily East Cliff Drive and 30™ Avenue, see project description.
PLANNING AREA:  Live Oak Planning Area

LAND USE DESIGNATION: Residential-Urban Medium & Parks, Recreation & Open Space
ZONING DISTRICT: Public Right-of-Way & Parks, Recreation & Open Space District (“PR”)

SUPERVISORIAL DISTRICT: District 1, Supervisor Jan Beautz

ENVIRONMENTAL INFORMATION

Item Comments
a. Geologic Hazards a. **Yes, approved soils report
b. Soils b. **Yes, approved soils report
c. Fire Hazard c. None .
d. Slopes d. 0-3% for the majority of the project area. EXHIBIT NO. {3
APPLICATION NO.
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e. Env. Sen. Habitat » e. Yes, approved soils report & erosion control plan
f. Grading f. No

g. Tree Removal g. **No. However, owner at APN: 028-292-04 is to
‘ relocate two 12" palm trees.
h. Scenic h. Yes, project is conditioned to be consistent with scenic
issues.
i. Drainage i. Yes, drainage improvements are proposed.
j. Traffic j. No
k. Roads k. Work is proposed to occur within pubhc nght-of-way
1. Parks 1. No impact
m. Sewer Availability m. N/A
n. Water Availability n. N/A
o. Archeology o. N/A
** Report was required. )
SERVICES INFORMATION

W/in Urban Services Line: _XX yes _
Water Supply: N/A

Sewage Disposal: N/A

Fire District: Central Fire Protection District

Drainage District: Zone 5 of the Santa Cruz County Flood Control
and Water Conservation District

NAIL N

The proposed work is to be conducted entirely within the existing
right-of-ways and/or on property owned by the County of Santa
Cruz. The improvements to 30" Avenue will occur per the Board
approved Plan Line. The Plan Line was completed after the Board
approved of the conversion of East Cliff Drive from a two-way to
a one-way street. The improvements will connect with earlier
improvements (including sidewalks) to 30™ Avenue {(from Portola
Drive to Scriver Street)completed by the Public Works Department
and the Redevelopment Agency (RDA) when East Cllff was converted
to a one-way street.

The 30" Avenue roadside and roadway improvements will include

the installation of sidewalks on the west side of 30®™ Avenue,
curbs and gutters and other drainage improvements (specific
drainage improvements are described below) and the resurfacing of
the improved road way. These proposed improvements to 30t
Avenue are consistent with the approved Plan.

Drainage improvements will include the installation of storm
drains, curbs and gutters on 30" Avenue, and surfacing of .
drainage swales and installation of storm drains on the other
streets within the project area, the installation of a silt and
grease trap and the replacement of the existing out-fall pipe

Page 2
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County of Santa Cruz-~Public Works
Application No. 95-0842
APN: No ~APN_Spec

~ located on East Cliff. The drainage improvements are consistent
. with the goals of the Capltal Improvement Plan and the Zone 5
Drainage District.

The pipe outfall design has been completed per an approved soils
report and is designed to minimize erosion by directing the flow
of water onto the less erosive bedrock and away from the more

erosive terrace deposits, per the approved Soils Letter and
Report.

In concert with these proposed improvements the Sanitation
District proposes to raise a sewer manhole within 32™ Avenue and
install a sewer clean out on 33rcE Avenue.

The project will not requlre the removal of any significant trees
nor will it affect any sensitive habitats. The project will
require the removal (removal or relocation is to be completed by
the owner of APN: 028-292-04) of two small palm trees located on
the west side of the 30™™ Avenue within the existing right-of

way. The diameter at breast height (d.b.h.) of each of these two
palm trees is 12 inches or less. The loss of these palm trees
will be balanced by the installation of street trees within the
corner bulb-outs proposed at the intersections of 30 Avenue
with Hawes, Calla and Scriver.

. The proposed project, as designed and conditioned is consistent
with the Coastal Design Criteria and the County’s General Plan,
including that the improvements to 30" Avenue are consistent
with the Board’s approved plan line, the improvements are
consistent with the design criteria for arterials, collector and
local streets, the Master Plan of County Bike Ways, Pedestrian
Travel, and the Park, Recreation and Public Facilities(Sections:
3.8, 3.10, 3.11, 3.13 (including Figure 3-4), 3.14 and 7.7). The
drainage outfall has been designed and conditioned to minimize
its visual impact on the beach/scenic resource by utilizing
materials and finishes that will harmonize with the natural
colors of the bluff area(Coastal Design Criteria Sectlon
13.20.130(d) ).

The Coastal Commission has reviewed the proposed project and
submitted the attached letter in response to the proposed
project. Although the Planning Department may share many of the
Coastal Commission’s concerns, the scope of the project is much
narrower and is not able to address many of the issues raised by
the Coastal Commission’s staff. However, in regards to the
parking, width of right-of-way and bike lane issues, please refer
to the attached letter by the Department of Public Works.

Page 3
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County of Santa Cruz-Public Works
Application No. 93-0842
. APN: No_~RPN_Spec

RECOMMENDATION : , .I'
Staff recommends approval of Application No. 99-0842, based on
the attached findings and conditions.

EXHIBITS

A. Findings

B Conditions _

C. Environmental Determination/Negative Declaration
D. Soils Report Addendum and Summary Recommendation
E. Approved Arborist Report

F. Correspondence

G. Vicinity Map

H Project Boundaries/Zoning Map

I. Project Plans (on file in the Planning Department)

SUPPLEMENTARY REPORTS AND INFORMATION REFERRED TO IN THIS REPORT
ARE ON FILE AND AVAILABLE FOR VIEWING AT THE SANTA CRUZ COUNTY
PLANNING DEPARTMENT, AND ARE HEREBY MADE A PART OF THE ‘
ADMINISTRATIVE RECORD FOR THE PROPOSED PROJECT.

Report Prepared By: Sheryl L. Mitchell, Planner III
Santa Cruz County Planning Department
701 Ocean Street, 4th Floor . .
Santa Cruz CA 95060 .
Phone No. 831-454-2223
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; County of Santa Cruz-Public Works
Application Neo. 99-0842
APN: No_-APN_Spec

. COASTAL ZONE PERMIT FINDING

1. THAT THE PROJECT IS A USE ALLOWED IN ONE OF THE BASIC ZONE
DISTRICTS, OTHER THAN THE SPECIAL USE (SU) DISTRICT, LISTED IN
SECTION 13.10.170(d) AS CONSISTENT WITH THE LUP DESIGNATION.

The proposed drainage, roadside and roadway improvements project

is an allowed use on County owned land and within the County’s .
public right-of-ways. The project is consistent with the adopted
plan line, the County’s General Plan/Local Coastal Plan policies
described for arterial, collector and local streets (General Plan
Policies 3.11, 3.13, 3.14 & including Figure 3-4).

2. THAT THE PROJECT DOES NOT CONFLICT WITH ANY EXISTING EASEMENT OR
DEVELOPMENT RESTRICTIONS SUCH AS PUBLIC ACCESS, UTILITY, OR OPEN
SPACE EASEMENTS.

The proposed improvements do not conflict with any known
easements or development restrictions that would hinder
development of the proposed improvements¢

3. THAT THE PROJECT IS CONSISTENT WITH THE DESIGN CRITERIA AND.
SPECIAL USE STANDARDS AND CONDITIONS OF THIS CHAPTER PURSUANT TO
SECTION 13.20.130 ET SEQ.

The proposed project is consistent with all applicable
regulations under County Code Section 13.20.130C et seq. for
development within the coastal zone. The proposed improvements
have been sited and designed to minimize site disturbance,
erosion and removal of vegetation. The landscaping plan will
improve the visual and scenic character of this important coastal
scenic area. The proposed drainage outfall has been conditioned
to minimize the visual impact on the coastal bluff/beach area
through the use of materials and finishes which will harmeonize
with the natural colors of the area. Therefore, the propesed
improvements will be visually compatible with the existing
coastal bluff/beach scenic resocurce and will not significantly
impact adjacent residential properties or scenic resources.

4, THAT THE PROJECT CONFORMS WITH THE PUBLIC ACCESS, RECREATION, AND
VISITOR-SERVING POLICIES, STANDARDS AND MAPS OF THE LOCAL COASTAL
PROGRAM LAND USE PLAN, SPECIFICALLY SECTION 2 AND 7, AS TO ANY
DEVELOPMENT BETWEEN AND NEAREST PUBLIC ROAD AND THE SEA OR THE
SHORELINE OF ANY BODY OF WATER LOCATED WITHIN THE COASTAL ZONE,
SUCH DEVELOPMENT IS IN CONFORMITY WITH THE PUBLIC ACCESS AND
PUBLIC RECREATION POLICIES OF CHAPTER 3 OF THE COASTAL ACT
COMMENCING WITH SECTION 30200.

The proposed improvements are consistent with the Bikeway System,
Streets and Highways, Neighborhood Traffic Control, Recreational
Access and the Parks, Recreational & Public Facilities (General

*
. | h
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County of Santa Cruz-Public Works
Application No, 9%-0842
APN: No_~APN_Spec

Plan/Local Coastal Plan Policies, 3.8, 3.10, 3.11, 3.13, 3.14,
and 7.7, respectively, including Figures 3-2 & 3-4). 1In
addltlon, the proposed improvements are consistent with the 30tn
Avenue plan line and although the plan line does not fully
utilize the public right-of-way, the proposed improvements do not
preclude future widening or roadside improvements if they are
determined necessary at some point in the future.

5. | THAT THE PROPOSED DEVELOPMENT IS IN CONFORMITY WITH THE CERTIFIED -
LOCAL COASTAL PROGRAM. ‘

The proposed project conforms to the Local Coastal Program Land
Use Plan in that the project is consistent with the development
standards applicable to drainage, roadside and roadway
improvements within existing right-of-ways and on County owned
and operated property, as described in the above.

Page 6
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County of Santa Cruz-Public Works
Application No. 99-0842
APN: No_-APN_Spec

DEVELOPMENT PERMIT FINDINGS

1.

THAT THE PROPOSED LOCATION OF THE PROJECT AND THE CONDITIONS
UNDER WHICH IT WOULD BE OPERATED OR MAINTAINED WILL NOT RE
DETRIMENTAL TO THE HEALTH, SAFETY, OR WELFARE OF PERSONS
RESIDING OR WORKING IN THE NEIGHBORHOOD OR THE GENERAL

PUBLIC, OR BE MATERIALLY INJURIOUS TO PROPERTIES OR
IMPROVEMENTS IN THE VICINITY. : -

The location of the proposed project will not be materlally
detrimental to the health, safety, or welfare of persons
residing or working in the neighborhood or the general
public, or be materially injurious to properties or
improvements in the vicinity in that the proposed project
complies with all applicable development regulations. In
particular, the proposed improvements will comply with
current American's with Disabilities Act requirements.
Additionally, the project includes adequate drainage design
to ensure that surrounding properties are not adversely
affected by run-off from the sidewalks.

THAT THE PROPOSED LOCATION OF THE PROJECT AND THE CONDITIONS
UNDER WHICH IT WOULD BE OPERATED OR MAINTAINED WILL BE
CONSISTENT WITH ALL PERTINENT COUNTY ORDINANCES AND THE
PURPOSE OF THE ZONE DISTRICT IN WHICH THE SITE IS LOCATED.

The proposed project is an allowed use within the existing
public right-of-ways and the County owned and operated
parcel. The improvements comply with the purpose of public

right-of-ways, to provide vehicular and pedestrian access,

and the specific design is consxstent with the adopted plan
line.

THAT THE PROPOSED USE IS CONSISTENT WITH ALL ELEMENTS OF THE
COUNTY GENERAL PLAN AND WITH ANY SPECIFIC PLAN WHICH HAS
BEEN ADOPTED FOR THE AREA.

The proposed road improvement project is consistent with the
objectives of the General Plan Land Use Plan in that the
improvements will provide safe and convenient pedestrian
access complyving with the requirement to provide accessible
pathways at driveways and intersections pursuant to General
Plan policies 3.8, 3.10, 3.11, 3.13, 3.14 (including Figures
3-2 & 3-4)and 7.7. The proposed project will provide
adequate drainage within the existing right-of-ways. In
addition, the proposed road improvement project is
consistent with the adopted plan line for 30% Avenue, a

Page 7
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County of Santa Cruz-Public Works
Bpplication No. 29-0842
APN: No_~-APN_Spec

- The proposed project will not affect utilities or generate

-demgnated collector street, as noted in F:Lgure 3-4 of the

General Plan. .

THAT THE PROPOSED USE WILL NOT OVERLOAD UTILITIES AND WILL

NOT GENERATE MORE THAN THE ACCEPTABLE LEVEL OF TRAFFIC ON
THE STREETS IN THE VICINITY.

additional vehicular traffic. The project will provide a
safe access-way for pedestrians within the existing public
right-of-way of 30 Avenue and the interséction of 30
Avenue and East Cliff Drive. The proposed project will also
improve drainage, and includes the installation of a silt

and grease trap thereby minimizing any conflicts and impacts
to Monterey Bay.

THAT THE PROPOSED PROJECT WILL COMPLEMENT AND HARMONIZE WITH
THE EXISTING AND PROPOSED LAND USES IN THE VICINITY AND WILL
BE COMPATIBLE WITH THE PHYSICAL DESIGN ASPECTS, LAND USE
INTENSITIES, AND DWELLING UNIT DENSITIES OF THE
NEIGHBORHOOD. : )

The proposed project will prov1de needed pedestrian access
and drainage improvements within the existing public right-
of-way and complement the residential uses along the street. ] .
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County of Santa Cruz-Public Works
Application No. 99-0842
(APN: No_~APN_Spec

__ CONDITIONS OF APPRQNVAL
REVISED® INTRGHADMIN TS ;
Coastal Development Permit No. 99-0842

Applicant and Property Owner: Department of Public Works
Assessor's Parcel No. N/A
"Property location and address: Project area includes, 30* Averiue
from Scriver Street to East Cliff Drive, 32™ Avenue from Hawes
Drive to East Cliff Drive, 33" Avenue from Hawes Drive to East
Cliff Drive, Hawes Drive from 30 Avenue to 34 Avenue and Calla
Drive from 30 Avenue to 32™ Avenue; and the replacement of an
existing drainage outfall near the intersection of 33rd Avenue
and East Cliff Drive.

EXHIBITS:

A. Civil Engineering plans prepared by Carl D. Rom, Registered
Civil Engineer, and Louise B. Dion, Project Engineer, dated.
March 2000 (On file in the Planning Department)

I. This permit authorizes the construction of improvements
within the right-of-ways of 30™ Avenue from Scriver Street to
East Cliff Drive, 32" Avenue from Hawes Drive to East Cliff
Drive, 33*® Avenue from Hawes Drive to East Cliff Drive, Hawes
Drive from 30™ Avenue to 34 Avenue and Calla Drive from 30t
Avenue to 32" Avenue, the replacement of an existing drainage
pipe outfall near the intersection of 33* Avenue and East
Cliff Drive, and the raising of a Sewer manhole in 32" Avenue
and the installation of a Sewer clean out on 33™ Avenue, as
noted in the permit description. Prior to exercising any
rights granted by this permit including, without limitation,

any construction or site disturbance, the applicant/owner
shall:

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

II. Prior to construction, the applicant shall:

A. Submit final construction drawings for review and approval
by the Planning Department. The final plans shall be in
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ITT.

substantial compliance with the plens marked Exhibit "A"
on file with the Planning Department. The final plans
shall include, but not be limited to, the following:

1.

A site plan showing the location of all site
improvements, including, but not limited to, sidewalks,
retaining walls, drainage improvements, etc.

Bireet that are
compatible with the Urban Forestry Master plan,
landscaping that emphasizes native plants wherever
possible and the recommendatlons of the approved

ists report. RARIBOEISE : ‘

All improvements shown on the plans shall comply with
applicable provisions of the Americans With
Disabilities Act and/or Title 24 of the Uniform
Building Code. '

Environmental Planning staff shall verify that the
plans contain any requirements noted in the conditions
of the soils report.

To minimize wvisual impacts from the installation of the
drainage pipe on the coastal bluff, the plans shall be
revised to specify the use of materials and finishes
which harmonize with the natural colors of the coastal
bluff and beach area. :

All construction shall be performed in accordance with the
approved plans. Prior to completion of the project,
applicant/owner shall meet the following conditions:

All site improvements shown on the final approved
construction drawings shall be installed. This includes,
and is not limited to: .

1.

Completion of the drainage outfall in accordance with
the project plans prepared by Carl D. Rom, Registered
Civil Engineer, and Louise B. Dion, Project Engineer,
dated March 2000;

Environmental Planning staff shall verify that the
recommendations of the Soils letter and report prepared
for this project by Haro, Kasunich and Associates dated
October 7, 1999 and June 1997, respectively, have been
met. ‘

Page 10
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Iv.

Dust suppression technigues shall be included as part of
the construction plans and implemented during
construction.

To minimize the discharge of silt, grease and other
contaminants into the storm drain system and Monterey Bay,
the applicant shall install a silt and grease trap in the
storm drain line upstream of the drainage outfall, as
depicted on the approved project plans.

Pursuant to Sections 16.40.040 and 16.42.100 of the County
Code, if at any time during site preparation, excavation,

"or other ground disturbance associated with this

development, any artifact or other evidence of an historic
archaeological resource or a Native American cultural site
is discovered, the responsible persons shall immediately
cease and desist from all further site excavation and
notify the Sheriff-Coroner if the discovery contains human
remains, or the Planning Director if the discovery
contains no human remains. The procedures established in
Sections 16.40.040 and 16.42.100, shall be observed.

Operational Conditions.

Any land-clearing, grading, and excavating shall not take
place between October 15 and April 15. Erosion control

measure shall be installed by October 15 on all disturbed
areas.

The silt and grease trap shall be inspected by Public .
Works staff to determine if it needs to be cleaned out or
repaired prior to October 15 each year.

A brief annual report shall be prepared by the Public
Works Department concerning the condition of the silt and
grease trap at the conclusion of each October inspection.
This report shall be submitted to the Drainage Section of
County Public Works within 5 days of inspection. This
monitoring report shall specify any repairs that have been
done or that are needed to allow the trap to function ade-

. quately.

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

-
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Conditions of Approval

E. To mitigate impacts from construction noise and traffic
interruption, construction shall be limited to the time
between 7:30 A.M. and 4:30 P.M. on weekdays unless a
temporary exception to this time period is approved in

advance by County Planning Department to address an
emergency situation.

F. All exposed soil shall be wet down each day if it does not
rain at a frequency sufficient to prevent significant
amounts of dust from leavingg the site.

G. The applicant shall provide construction fencing or other
form of tree protection, as determined necessary by the
approved arborist report.

- Mitigation Monitoring Program

The mitigation measures listed under this heading have been
incorporated into the conditions of approval for this project
in order to mitigate or aveid significant effects on the
environment. As required by Section 21081.6 of the
California Public Resources Code, a monitoring and reporting
program for the above mitigations is hereby adopted as a
condition of approval for this project. This monitoring
program is specifically described following each mitigation
measure listed below. The purpose of this monitoring is to
ensure compliance with the environmental mitigations during
project implementation and operation. Failure to comply with
the conditions of approval, including the terms of the
adopted monitoring program, may result in permit revocation
pursuant to Section 18.10.462 of the Santa Cruz County Code.:

A. Mitigation Measure:

To minimize impacts from construction noise, dust and
traffic, to a less than significant level for the
surrounding properties during project construction, the
Public Works Department shall have the project contractor

comply with the following measures during all construction
work: '

1. Limit all construction between the times of 7:30 A.M.
and 4:30 P.M. on weekdays unless a temporary exception
to this time period is approved in advance by the

County Planning Department to address an emergency
situation.
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Conditions of Approval

Monitoring Program: In the event that the above
. operational conditions are not met, the project shall be
. ‘ remanded to Code Compliance for corrective action.

B. Mitigation Measure:

To prevent loss or damage to trees other than the two palm
trees indicated as being removed and to mitigate the loss
of the two palms, the applicant is required to complete
the following: : .

1. Prior to public hearing, the applicant shall submit a
report from a licensed arborist for review and approval
by the Environmental Coordinator. The report shall
verify that trees that are in close proximity to ground
disturbance will survive the construction. The report
shall identify any vulnerable trees and shall recommend
specific procedures for protecting those individuals.

2. Prior to public hearing, the applicant shall revise the
improvement plans to clearly specify the tree.
protection procedures recommended in the approved:
arborist report per item B.1.

3. The arborist shall specify appropriate root blocks
where needed to protect new improvements from maturing

. trees.

4. The arborist shall be present during construction to
ensure that any recommendations are followed, Pruning
and cutting of roots shall be done either by the
arborist or under his or her supervision;

5. A landscape plan that insures trees that are compatible
with the Urban Forestry Master Plan and that emphasizes
native plants wherever possible, shall be implemented.

Minor variations to this permit which do not affect the overall
concept or density may be approved by the Planning Director at

the request of the applicant or staff in accordance with Chapter
18.10 of the County Code.

PLEASE NOTE: THIS PERMIT EXPIRES TWO YEARS FROM DATE OF
APPROVAL UNLESS YOU OBTAIN THE NECESSARY BUILDING PERMIT (S)
(IF ANY ARE REQUIRED) AND COMMENCE CONSTRUCTION,




STATE OF CALIFORNIA ~ THE RESOURCES AGENCY Gray Davls, Govemnor

CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT OFFICE
725 FRONT STREET, SUITE 300
SANTA CRUZ, CA 85060

(831) 4274883

HEARING IMPAIRED: (415) 304.6200

APPEAL FROM COASTAL PERMIT
DECISION OF LOCAL GOVERNMENT

Please review attached appeal information sheet prior to completing this form.

SECTION I. Appellant(s):

Name, mailing address and telephone number of appellant(s):

Sara Wan, Chairperson Dave Potter, Vice-Chairperson
California Coastal Commission California Coastal Commission
45 Fremont Street, Suite 2000 45 Fremont Street, Suite 2000
San Francisco, CA 94105-2219 San Francisco, CA 94105-2219
(415) 904-5200 {415) 904-5200

SECTION |l. Decision Being Appealed

1. Name of local/port government:
Santa Cruz County

2. Brief description of development being appealed:
Construct road, drainage, sidewalk and streetscape improvements on 30", 32™, and 33"
Avenues, and Hawes, Calla, and East Cliff Drives. .

3. Development’s location (street address, assessor's parcel number, cross street, etc.:

Within the public right-of-ways of 30", 32™, and 33" Avenues, Hawes. Calla, and East
Cliff Drives in the Pleasure Point region of the unincorporated Live Oak area of Santa

Cruz County.

4. Description of decision being appealed:

a. Approval; no special conditions:
b. Approval with special conditions: __ XXX .
c. Denial:

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

TO BE COMPLETED BY COMMISSION:

APPEALNO: A-3-5€0-00.03%
DATE FILED: _MaM 26, 2000 MAY 25 2000

DISTRICT: _CENTRA COAST | ‘
ORNIA EXHIBIT NO.
COASTAL COMMIS

Mi
; , CENTRAL GOA SHﬁP!f_L!C_ATIO_r:I :
c-\ asimtie

Agpen/
. 5 774

Appeal Form 1889.doc,




APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (PAGE 2)

. 5. Decision being appealed was made by (check one):

a. _XX Planning Director/Zoning c. ___ Planning Commission
Administrator

b. ___ City Council/Board of d. ___  Other:
Supervisors

6. Date of local government's decision: March 17, 2000

7. Local government's file number;  99-0842

SECTION il Identification bf Other Interested Persons

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

a. Name and mailing address of permit applicant:
Santa Cruz County Public Works Department
701 Ocean Street, 4" Floor

Santa Cruz, CA 95060

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

(1) _Charles Paulden
2891 Scriver Drive
Santa Cruz, CA 95062

(2) _Live Oak Communijy Association, attn: Georgia Ackley & Everdyn Wescoat
178 24th Avenue ,
Santa Cruz, CA 95062-5302

(3) _Surfer's Environmental Alliance
P.O. Box 3578
Santa Cruz, CA 95063 -

(4) _Ed Bailey
2670 Warren Street
Santa Cruz, CA 95062

SECTION IV. Reasons Supporting This Appeal

Note: Appeals of local government coastal permit decisions are limited by a variety of faétors
and requirements of the Coastal Act. Please review the appeal information sheet for assistance
. in completing this section which continues on the next page.

C-2
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APPEAL FROM COASTAL PERMIT OECISION OF LOCAL GOVERNMENT (Page 3)

State briefly vour 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.)

(see attached)

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. /

A~

4 ‘
d//Signature of Apdellant(s) or
Authorizéd Agent

pate 5/24/00

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

Section VI. Agent Authorization

I1/We hereby authorize to act as my/our
representative and to bind me/us in all matters concerning this
appeal.

C’% Signature of Appellant(s)
Date ‘

7739 &




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

. tate briefly your reasons for this appeal. Include a summary
‘escripticn 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.)

(See attachad)

Note: The above description need not be a complete or exhaustive
statement of your reasons of appeal; however, there must be
ufficient 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. A

Signature of Appellant(s) or
Authorized Agent

Date May 24, 2000

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

Section VI. Aqgent Authorization

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

r
.appeal .

6-4 Signature of Aﬁpeﬂant(s)
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Attachment: Reasons For This Appeal
Page 1 of 2 attachment pages '

Santa Cruz County approved a public works project for street improvements (including curbs, gutters,
sidewalks, parking bays, drainage, and landscaping) along 30™, 32 and 33™ Avenues, Hawes, Calla,
and East Cliff Drives in the Pleasure Point area of Live Oak. The Santa Cruz County-approved street
improvements would not use the full extent of the public right-of-way for these street segments. The
area of public right-of-way not proposed for improvement ranges from 10 to 15 feet along 30™ Avenue
and Hawes Drive, to approximately 25 feet along 32 Avenue and Calla Drive. As such, the County-
approved project raises substantial issues with respect to the project’s conformance with the Santa Cruz
County LCP as follows:

The Live Oak beach area is an important recreational asset for Live Oak residents, other County
residents, and visitors to the area. Parking is extremely difficult in this area, and recreational amenities
and improvements (such as through trails/sidewalks) are in high demand. Publicly available property
with which to construct such improvements is lacking; exorbitant coastal land costs assure that this lack
of available public lands will continue to be an issue in this area. This is particularly true in the subject
Pleasure Point area. The LCP contains multiple policies and programs detailing the need for access and
recreational enhancement in the Live Oak beach area; the Coastal Act likewise supports such goals.

Within this LCP and Coastal Act access context, street improvement projects (such as this) must fully
use Live Oak beach area public lands in the public interest. In other words, the full extent of the public’s
right-of-way must be protected and used for the public. In the past, private development in this area has
occurred where the public improvements do not take up the full width of the right-of-way. Such private
development within the public right-of-way (such as landscaping, fences, planter boxes — even houses)
has narrowed the publicly usable space on these beach streets. In fact, previous research in the Live Oak
beach area by Commission staff indicates that, on average, approximately 15 feet (or about 30%) of each
beach area public street right-of-way has been otherwise covered with private development.
Compounding the direct loss of public space is the fact that the public is not compensated for the use of
these public lands. In other words, these private encroachments represent a gift of public land.

The LCP protects existing public access areas, such as the road rights-of-way here. Approximately 10 to
25 feet of these road rights-of-way would be allowed to stay covered with private encroachments by the
project as approved by the County. In other words, the public, and any necessary public improvements
here, would be crowded into a smaller space to allow continued private use of the public right-of-way.
As such, the County-approved project appears to be inconsistent with LCP Objectives 3.14, 7.1a, 7.7a
and 7.7b, LCP Policies 2.22.1, 2.22.2, 3.8.9, 3.11.1, 7.6.3, 7.7.4, and 7.7.10, and related LCP policies
and Implementation Plan Sections. A portion of the project is seaward of the first public road and the
sea. As such, to the extent Coastal Act policies are implicated, this loss of public access area appears to
be likewise inconsistent with Coastal Act Access and Recreation Policies 30210, 30211, 30213, 30221,
30223.

Because the project does not use the full right-of-way, potential public parking, trail, streetscape, and
related public amenities are foregone. Likewise, future potential recreational trail improvements along
East Cliff Drive may be prejudiced by the project. As such, the County-approved project appears to be
inconsistent with LCP Objectives 3.8a, 3.10, 3.14.1, 3.14.2, 7.1a, 7.7a and 7.7b, LCP Policies 2.22.1,
2222,387,3.88,3.89,3.9.1,3.10.2, 3.11.1, 7.6.3, 7.6.8, 7.7.1, 7.7.4, 7.7.10, and 7.7.11, and related

LCP policies and Implementation Plan Sections. A portion of the project is seaward of the first public .
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Attachment: Reasons For This Appeal
Page 2 of 2 attachment pages

road and the sea. As such, to the extent Coastal Act policies are implicated, these access and recreation
improvements foregone appear to be likewise inconsistent with Coastal Act Access and Recreation
Policies 30210 and 30213.

Because the right-of-way is not being fully utilized here, public hardscape is being confined into a dense
area as opposed to breaking up such hardscape with landscaping and other such soft features. As such,
the County-approved project appears to be inconsistent with LCP visual policies including Objectives
5.10a and 5.10b, LCP Policies 5.10.2, 5.10.3, and 5.10.9, and related LCP policies and Implementation
Plan Sections. A portion of the project is seaward of the first public road and the sea. As such, to the
extent Coastal Act visual access policies are implicated, the County-approved project appears to be
likewise inconsistent with Coastal Act Access and Recreation Policies 30210, 30211, and 30251.

Finally, it is not clear that the County-approved project has adequately addressed water quality issues
associated with additional impervious surfacing and the urban contaminants that would be transported to
the Monterey Bay National Marine Sanctuary and the offshore Pleasure Point surfing area. As such,
County-approved project appears to be inconsistent with LCP policies including Objectives 5.4, 5.7, and
7.23, LCP Policies 5.4.14, 5.7.4, 5.7.5, 7.23.1, 7.23.2, 7.23.4, and 7.23.5, and related LCP policies and
Implementation Plan Sections. A portion of the project is seaward of the first public road and the sea. As
such, to the extent Coastal Act policies are implicated, the County-approved project appears to be
likewise inconsistent with Coastal Act Access and Recreation Policies 30210, 30211, and 30240(b).

In sum, the County-approved project raises substantial issues with respect to the project’s conformance
with core LCP dccess, recreation, scenic and water quality issues. These issues warrant a further analysis
and review by the Coastal Commission of the proposed project.
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TE OF CALIFORNIA-—THE RESOURCES AGENCY GRAY DAVIS, Governor

ALIFORNIA COASTAL COMM!SS!ON

NTRAL COAST AREA OFFICE
i FRONT STREET, STE. 300

Ezim CRUZ, CA 95060 %@@%%%@E@ S
427-4863 APPEAL FROM COASTAL PERMIT | ‘ :

\RING IMPAIRED: (415) 9045200 DECISION OF LOCAL GOVERNMENT
| MAY 25 2000

Nease Review Attached Appeal Information Sheet Prior To Comp Ret]
This Form. PP om%‘d_ ég%ms&
CENTRALCQAS

SECTION I. Appellant(s)

Name, mailing address and telephone number of appellant(s):

C UARLES P wi-DeM
2849\ Screeer D2, SAnta Cruvg (A
502z (8321) HYez-3d2>
Zip Area Code Phone No.

SECTION II. Decision Being Appealed

1. Name of local/port
government: AT iy ?} (OMMI’T/{

2. Brief description of development being

appealed: DR ARIAGE SOTR\%}LL%’%P(/( dof .

Siawe ool e beestsicle 2ot Aue
Cur™ a8 QliHcy ot m&

3. Development's 1ocation (street address, éessor s parcel
no., cross street, etc.):__20%h 132, 22 ¢
mn Sscriuer 0 K CCLS’E’

4. Description of decision being appealed:

a. Approval; no special conditions:

b. Approval with special conditions: XXX

c. Denial: .

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

_ JO_BE COMPLETED BY COMMISSION:
APPEAL NO: A -3.6C0.00.0F6

: 25,2000 |
DATE FILED: ML) €55 , EXHIBIT NO. [,

DISTRICT: C—BNT?—A‘L COAST APPLIEATION NO.
' -t /We‘/

& caitornia Coastal Comimiss Z

H5: 4/88




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

5. Decision being appealed was made by {check one):

)(Planmng Director/Zoning c. __Planning Commission
" Administrator '
b. __City Council/Board of d. __Other
Supervisors ;

6. Date of local government's decision: 5&' |F.2000

7. Local government's file number (if any): Qg -o8Y Z

SECTION III. Identification of Other Interested Persons

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

a. Name and mailing address of permit applicant:
Courtyy DeParTeNT OF PaPyiic Lo ks
T Fol OlEaN ST Yt Floorg ,
< A0 AT (Tﬁ3L¢¢} 3 A

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

) _STAM PHillipsS
79724 Scrolr 3 SANTA Cf’cwr? s@%ﬁ(v

(2) F?z*ﬁ%+9y”f’ fSﬁr?4«£i£:}34
Z4 1 30 L€ .
Sin I (:fé’/cw/;r LA GSDe 7z

(3) _KEUVIN ORy =N
N Beovin a0 -
S A1zt CJ?,:AM » Q=<7 o 2

(4) ___wI¥>D Pme.kélﬁ
2.5 Do Aoe.
<L AT C,.yz,wz? LA OS2 2

SECTION IV. Reasons Supporting This Appeal R IR

. Note: Appeals of local government coastal permit decisions are
limited by a variety of factors and requirements of the Coastal
Act. Please review the appeal information sheet for asmstance

in completing this section, which continues on the next page.

D-Z #2297
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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 beljeve the project is
inconsistent and the reasons the decision warrants a new hearing.
(Use additional paper as necessary.)

‘ [ <cr AtAcHeD

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

Signature of Appellant(s) or
Authorized Agent

Date .‘S/C‘ D o Q/OOD

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

Section VI. Aqgept Authorization

I/We hereby authorize ' to act as my/our
representative and to b1nd me/us in all matters concerning this

appeal.
D-%

Signature of Appellant(s)

N b
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The Santa Cruz County Approved Project is a drainage project for 30%, 32 and 33™
Avenues in the Pleasure Point ne:ghborhocd Included in this plan are the addition of
curbs and gutters on both sides of 30™ and a sidewalk on the west side. The projects,
though adding short term benefits, will lead to long term disadvantages. While each
component is purported to be of minimal or no impact by the applicant, the cumulative
impact can have a considerable impact on the degradation of the environmental quality of
this important coastal recreation area, as well as adverse effects on human health and on
this unique coastal village area with its world renowned surf culture.

Pleasure Point, bounded by the ocean from Moran Lake and up its Riparian Corridor to
Portola Drive, East on Portola Dr. to 41* Ave. and down 41® Ave. to the ocean, is a rich
coastal recreation area. Not only does it provide more than 10 recognized and named
world class surfing areas, it also provides existing coastal housing and recreational
opportunities for low, moderate and high income persons.

Pleasure Point is in the unincorporated area of Live Oak. It developed as a surf and
vacation community surrounded by 5 acre farms, open spaces and lagoons. While the
annexation by Capitola of the 41™ Ave. area has changed the rural country atmosphere of
the surrounding area to a more urban setting, the visual aesthetic has remained
charmingly simple with its small beach homes settled into the natural environment.
Many homes have been landscaped with native plants and trees, providing an extended
buffer for the native plants and animals that use this sensitive coastal area as their refuge.
This organic development of the design and character of Pleasure Point creates a merging
of nature and housing where the lack of sidewalks, curbs and gutters, screens and softens
the linear appearance of streets and buildings and provides informal walking streets that
increase the enjoyment of this area for visitors and residents alike.

Objective 8.7 Landscape Design

Programs c.

Objective 8.8 Villages, Towns & Special Communities

Objective 5.10 Visual Resources

The desire to provnde pedestrian access to Pleasure Point is laudable yet misguided.
Though 30® Ave. is an important part of the new circulation pattern to the Pleasure Point
recreation area, it has lead to a number of adverse impacts stemming from the increase in
vehicle traffic. This has been mitigated somewhat by speed bumps, reducing the average
MPH to 15-25 MPH.

The residents have increased planting between the road and their homes, many of which
are located to the front of small, narrow lots, to protect themselves from noise, pollution
and heat.

The widening of the road, paving of parking areas, adding curbs, gutters and sidewalks
will have a number of adverse effects that will cumulatively degrade this area. Using a
systems model we can conclude that this project is an inappropriate response to a
reasonable objective.

opokier §5-0BUL
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Beyond the concern over the degradation of the special character of this important coastal
and recreational area, there are other important factors to consider. How will the increase
in impervious surfaces add pollution to the Monterey Marine Sanctuary and Pleasure .
Point recreational resource? How will the loss of major vegetation affect noise levels for
the residents from the added passing of pedestrians, skateboarders, and others along the
"hardscape"? How will the adding of a sidewalk encourage regional and statewide
publicity to the designated neighborhood public access points at the end of 30" and
Rockview (policies 7.7.18, 7.7.21)? How will the increase of "hardscape" reduce the
land's ability to retain and absorb storm water, which allows the recharge of ground water
and helps to prevent saltwater intrusion (7.18 water supply programs k., 8. 3,4)?

The increase in" hardscape" creates a heating effect that along with the loss of plant
material, which helps cool through respiration and shading, leads to global warming and
an increase in smog. The effects of global warming on the rising sea level adversely
affects the limited amount of public land held in trust for the people of California by the
State Constitution. The drainage of the waters into the Monterey Bay will be increased
in volume and velocity by this project. A grease and sediment trap might, with proper
maintenance, remove non-water soluable pollutants from discharge into the coastal
waters. It would also eliminate the more dangerous water born pathogens that threaten
the health of hundreds to thousands of people who come to use the recreational resources
during the storm periods where the volume of runoff is the greatest. This problem has
not been dealt with as required by CEQH, which states if it may have an adverse effect an
(EIR) must be prepared which assesses all of the environmental characteristics of an area
and determines what effects or impact will result if the area is altered or disturbed by a
proposed action. Among the impacts are those on the marine habitat and preservation of
the scenic character (objective 5.4 Monterey Bay Coastal Water Quality).

The use of curbs and sidewalks will reduce the amount of off street parking. By
restricting the use of front areas and driveways for parking, it will force overflow into the
street, creating competition for limited space. It also changes the visual aesthetic of the
streetscape as well as decreasing the efficiency of available parking. As noted on p.33-34
in Live Qak Access Strategy "efforts may actually result in less parking available should
space be given to curbs, gutters, sidewalks and street landscaping." (objective 3.3
Balanced Parking Supply)

*.
In summary, the County Approved Project raises substantial concerns. Though perceived
as incremental effects of no or less than significant impact by those proposing the project,
when viewed as a precedent setting change to the histori¢ aesthetic of Pleasure Point
streetscape we must consider carefully the above mentioned concerns. The potential
adverse biological, environmental, and health effects this project could have upon this
special coastal community, warrant further analysis and review by the coastal
commission of the proposed project.

X N TErm S 05 ProYecTsS CoN$ormane WwiTh LCP obFToey
Policies ANDPOGRAMS S 1GHTEDIN THESE REASONS for THE APPEA L

A< wers as 6THEC LCPPossceS THAT Ml BE APPUABLE To THESE

ISsyes.
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The exrsting visual charact@ Tl : #%%ﬁg is consistent with Live
Oak Coastal street aesthetl%h%rdM' E}XTSt Ave. This provides

isual resorce as a transition from the ajeoining retail areas
of 41st Ave and gortola Ave,
Pleasure Point is in the Live Oak area that is slated for Specific
Plaris, that at this time have not been developed,so proceeding
could be wasteful as the development may need to be removed or
modifiedin the future. Pleasure Point is a Special Coastal Com-
munity that is world renown for it surfing culture and resources.
As of now it has not been designated asan SCC yet when it is,’
specific design guidelines will be established that this precedent
setting project may not work with. Pleasure Point is an Historical
Resorce, which has not been identified as such because of the
lack of completion of the Live Oak Coastal Plan, thoug as one of
the cradels of the art,sport and technowlegy of surfing is one of
the last intact surfing communities in California,and as such,
deserves protection for its unigue cultural, historic and environ-
mental qualities. The placement of a 51dewalk in this area will
adversilyhffect these importain gualities.
(Opjectives: 5.9, 5.10a, 5.10b, 5.20, 8.1, 8.2, 8.8, 2.24, 2.1)
(Pclicies: 5.10.1, 5.10.2, 5.10,3, 5.10.10, 8.1.1, 8.2.1, 8.4.5,
2.1.1) .

In addition to these valuable attributes being disru;pted azre =«

many negative envircomental problems that this project will engender.

The increase in pavéng will increase the noise. level.(Obj. 3.15,
6.%9a, peclicies 6.9.1, 6.9.2), Increase air pollution from the loss
of plant matterial (Obj.5.18}, creatinga "heat islandé” which
along with residents tencdency to wash or blow off driveways and
sidewalks will lead to wasting of resorces (Obj. 5.17) and con-

tribute to Global Warming (Policies 5.18.1, 5.17.8, 5.18.8, 5.18.9)

These same impervious surfaces will lead to many unmitigated

problems for the Monteray Bay Miarine Sanctuary. The drainage of

back yard seasonal wet lands into the proposed storm water system,

will reduce Groundwater Recharge increaséng Saltwater Intrusion

§n§ ?ater Pollution. (Objective:5.2, 5.3, 5.4, 5.7, 5.8a,7.18c,
.23

(Policies5.2.1, 5.2.3, 5.2.7, 5.2.8, 5.2.10, 5.3.1,5.4.1, 5.4.2,

5.4.3, 5.4.4, 5.4.6, 5.4.7, 5.4.8, 5.4.9, 5.4.10, 5.4.11, 5.14.14,

7.18.6, 7.23.1, 7.23.2, 7.23.4, 7.23.5, 5.7.1, 5.7.7)

The proposed sidewalk is along the side of the street with tele-

phone poles, leading to problems with EMF and ADA design criteria

(Obtective:16.8a, 3.10)

(policies: 6.8.1, 6.8.2, 6.8.3, 3.10.8)

The reduced green space will deminish natural onsight composting

@s the plant material that gathers on the concreate will tend to
be removed to landfills.(Objective 7.24a)
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The use of curbs, guttd@rs and sidewalks will reduce off street .
parking pushing residents onto the streets to compete with

coastal visitors for parking, whileﬁegn&dating the casual visual
asthetic now enjoyed. :

A more appropriate plan might be to create an increase of onsight
perculation ponds,through dry wells, on property with seasonal wet-
lands,filling potholes with gravel or uéing permiable pavers in
which ground cover may be grown. : '

To provide and encourage pedestrian and bycycle traffic,place a .
permiable pathway along the riparian corridor from 30th Ave to
Yoran Bark at the coast and accross to Load street and 26th ave.
Fulfilling some of our trail system objectives (Obj. 3.10, 7.6
Policies:7.6.2, 7.6.9, 7.7.6) while working with Objective3.20

and Police 3.20.1 to do more with less.

Pleasure Point does not have the park space suggested for the
population density(Obj. 7.1a, 7.1b, 7.3),s0 keeping the park like
setting of 30th ave, where the streets are calmed and narrowed

by resident tended land scape, offsets some of the need for
planted space the human ;sprit needs for recreation.This personal
contribution to provides an addition to the cultural services ‘
of this area (Obj.;7.11, police:7.0.3, ...., 7//.6) as well as
maintaining an entryway to the neighborhood and coastal access .
points(Police:7.7.18, 7.7.21)

In summery, the best use of lower 30th ave may already be achived.

Bhile the control. and mitigation of peak trafficis still desir--
ableendangering pedestrians by encorag.ing them to continue doun
thes street, rather that using the side streets that lead them
more directly to the ' coastal destinations,would better be address-
edat community planning sessions. The street to street approach to
planning now being practiced does not allow the fulfillment of

the potential benifit this unique coatal resource has to offer to
our state andcountry. Rather than spend 1.5 million dollars on a
plan that will harm the environment and damage the community over
the valid objections of the affected residents, lets step baak and
look at the bigger picture.
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STATE OF CALIFORNIA - THE RESOURCES AGENCY GRAY DAVIS, Governor

CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT OFFICE
725 FRONT STREET, SUITE 300

CRUZ, CA 95060
 (831) 427-4863
- PIIP(831) 427-4877

January 28, 2000

Sheryl Mitchell

Santa Cruz County Planning Department
701 Ocean Street, Suite 400

Santa Cruz, Ca 95060-4073

Subject: Project Commenfs Sfor Application Number 99-0842, Road Improvements between
30™ and 33" Avenues in the Pleasure Point area of Live Oak

Dear Ms. Mitchell:

Thank you for forwarding this development proposal to our office for review. These comments
are based upon the brief project description you have provided, along with the proposed site
plans that illustrate the project. After review of these materials, we have some reservations about
the proposed development and its relationship to County of Santa Cruz Local Coastal Program
(LCP) goals and objectives for the Live Oak beach area. We are generally supportive of such
streetscape enhancement projects in the Live Oak beach area. Such projects have the potential to
improve the coastal access experience for residents and visitors alike. However, we are
concerned in this case that the full potential of the public’s right-of-way is not being used for this
. purpose. In light of these concerns, please consider the following comments on the proposal.

The proposed project plans indicate that street improvements (including curbs gutters
sidewalks, parking bays, drainage, and landscaping) would be constructed along 30™, 32", and
33", Hawes, and Calla inland from East Cliff Drive in the Pleasure Point area of lee Oak
These same project plans indicate that such improvements would not use the full extent of the
public r1ght—of~way for these street segments. From what we can tell, the area of pubhc right-of-
way that is »not proposed for improvement ranges from 10 to 15 feet along 30™ Avenue and
Hawes Drive, to approximately 25 feet along 32" Avenue and Calla Drive.

We are concerned about any such street improvement project in the Live Oak beach area that
does not use the full extent of the public’s right-of-way. In the past, private development has
occurred where the public improvements do not take up the full width of the right-of-way. Such
private development within the public right-of-way (such as landscaping, fences, planter boxes —
even houses) has narrowed the publicly usable space on these beach streets. In fact, previous
research by Commission staff in the Live Oak beach area indicates that, on average,
approximately 15 feet (or about 30%) of each beach area public street right-of-way has been
otherwise covered with private development. Compounding the direct loss of public space is the
fact that the public is not compensated for the use of these public lands. In other words, these
private encroachments represent a gift of public land. We are concerned that this past
development pattern may be continued and condoned with this project as proposed.

The Live Oak beach area is an important recreational asset for Live Oak residents, other County
. residents, and visitors to the area. Parking is extremely difficult in this area, and recreational
EXHIBIT NO. E
E - ‘ APPL%CLATIO_?f NO.
G:\Central Coast\P & R\SCO\ SCO Project Comment Sheet Application #98-0842 1.28.2000.doc Cf m ”': “+ L!?
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Sheryl Mitchell, Santa Cruz County Planning Department
. Project Comments for Application Number 99-0842
January 28, 2000

Page 2

amenities and improvements (such as through trails/sidewalks) are in high demand. Publicly
available property with which to construct such improvements is lacking; exorbitant coastal land
costs assure that this lack of available public lands will continue to be an issue. This is
particularly true in the Pleasure Point area. The LCP contains multiple policies and programs
detailing the need for access enhancement in the Live Oak beach area; the Coastal Act likewise
supports such goals. Within this context, it is incumbent upon public agenc1es involved to fully
use Live Oak beach area public lands in the public interest.

Accordingly, we suggest that the proposed project be modified to make full use of the public
right-of-way for public uses (such as parking). For example, along 30™ Avenue we suggest that
the full right-of-way be utilized to provide additional parking areas. In place of smaller parking
bays and larger (non-parking 3 islands, larger areas of on-street parking separated by small islands
should be pursued. On 32", some smaller parking bays separated by larger islands may be
appropriate. On Calla and Hawes Drives, parking arrangements similar to 30" Avenue should be
pursued. Beach area parking near Pleasure Point shoreline attractions is particularly confined and
such additional parking at this location would provide much needed relief.

In addition, 30" Avenue is a main beach area collector street; this is all the more evident since

East Cliff at Pleasure Point was converted to one-way traffic several years ago. Such streets

function as important connections between inland transportation corridors and the beach area,

and are often the first point of contact for coastal visitors. Accordingly, we suggest that clear .
signs be installed to identify on-street parking as beach area parking, and that additional signs be

placed to provide directions to beach areas attractions nearby (e.g., Pleasure Point surf area,

Moran Lake, 26™ Avenue, etc.). Beach area visitors so directed w111 not need to cycle through the

beach area thus avoiding traffic and congestion. Also, since 30™ Avenue is heavily used, we

suggest that bike lanes be provided along this stretch.

These are our preliminary recommendations for use of the right-of-way here given our
understanding of the area and the project scope. It may be that there are additional amenities,
and/or configuration of amenities, that can be pursued here. If the County would otherwise like
to discuss appropriate uses within public beach area street right-of-ways on a more
comprehensive basis, we are available to work with the County. Each street will present slightly
different priorities; these priorities are somewhat dependent and connected to what has been
done (or is planned) for neighboring streets. In fact, exact placement of sidewalks/paths,
benches, parking, signs, trash/recycling collection, landscaping, et cetera within the beach area is
probably best determined through an overall plan for the beach area. My staff is available to
participate in such a planning effort.

If the public right-of-ways are not going to be used, then the County should explicitly address the
issue of continued private development in the public right-of-ways. Private encroachments into
the public street right-of-ways in Live Oak are an uncompensated gift of public land. Not only
has the public allowed private use of expensive coastal real estate, but other uses beneficial to the
public for this area such as parking, biking, walking, sitting, and viewing must be foregone. This
public loss is magnified in the Live Oak beach area because of the recreational importance of the .

E-2
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Sheryl Mitchell, Santa Cruz County Planning Department
~ Project Comments for Application Number 99-0842
January 28, 2000
- Page 3

Live Oak beach area for all Live Oak residents, other County residents, and visitors.

If some lost street right-of-ways are not going to be completely reclaimed for public uses at this
time (and we urge that this land is reclaimed), we suggest that the County develop an alternative
policy to address private development in the public street right-of-way until such time as the land
is reclaimed. For example, a rental fee could be charged for each square foot of private
encroachment onto public land within the immediate beach area. To mitigate the impacts of the
lost public space, this fee could then be earmarked for a systematic program of beach area
enhancements (e.g., vista points, parking, signing, recreational trails, landscaping, increased
maintenance, etc.) within the fee area. Such improvements could also have the added benefit of
addressing perceived resident-visitor conflict within the Live Oak beach area. In this way, public
ownership of the street right-of-way would be explicitly recognized, and a fair and equitable
funding source (through the rental fees) would be created. Please note that a similar program to
address private encroachments has been successfully implemented in Newport Beach since 1991.

Has the County considered any such programs in the Live Oak beach area? The brief project

description that you provided describes a “Board of Supervisor approved Plan Line” for this

area. We have not seen this Plan Line; does it address private development in public right-of-

way? How does the Plan Line impact development within the Live Oak beach area (and the

kinds, intensities, and densities of use therein) and public access to and along the Live Oak
. shoreline?

Finally, it is not clear how this proposed project connects to existing, future and/or currently
planned recreational trail improvements along East Cliff Drive. East Cliff Drive provides
through lateral access from the Santa Cruz Harbor through to Opal Cliffs and Capitola. East Cliff
Drive, however, is not generally equipped with a separated pedestrian area (e.g., a sidewalk or a
path) and pedestrians, bicyclists, skateboarders, and others must share the roadway shoulder with
parked cars and each other. Because East Cliff Drive is heavily used as the main east-west street
through the beach area, it can be dangerous for non-automobile traffic to navigate in the space
that is currently available.

We know that the County is planning for recreational trail enhancements along East Cliff Drive
at Pleasure Point and at Twin Lakes State Beach. It is our understanding that these projects
include a two-way recreational trail on the seaward side of East CIiff Drive separated from the
traffic lanes; connecting segments in between these projects along East Cliff Drive may also be
pursued at some point. Given the developed nature of Live Oak blufftops, East Cliff Drive
represents the best available area route for a recreational trail trunk line through Live Oak.
Moreover, the East Cliff Drive right-of-way is generally 60 to 80 feet wide.

If a recreational trail of some sort is eventually established along the East Cliff Drive corridor,
we concur that it should be constructed along the seaward side of the right of way. In order to
allow adequate space with which to pursue such improvements, any street improvements along
the inland side of East Cliff Drive should be planned so as to make full use of the right-of-way.
. In other words, travel lanes should be pushed inland within the right-of-way to allow as much
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w2399




Sheryl Mitchell, Santa Cruz County Planning Department
~ Project Comments for Application Number 99-0842
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space as possible on the seaward side for future recreational trail improvements (including paths,
landscaping, benches, trash cans, etc.). Accordingly, we are concerned that the proposed project
will negatively impact future trail options along East Cliff because the proposed plans show that,
like the other Avenues, the East Cliff Drive right-of-way would not be fully used. We suggest
that any proposed street improvements proposed as part of this project in the East Cliff Drive
right-of-way be sited along the inland extent of the right-of-way.

It may make better sense to begin an East Cliff Drive planning process to establish the future
siting of trails and other streetscape amenities before any street improvements in the East Cliff
Drive right-of-way are pursued. My staff is also available to participate in such a planning effort.

A couple of final thoughts on this proposed project: (1) Will the proposed silt and grease trap
nearest the proposed outfall (within which all the drainage from these Avenues would flow) be
capable of handling the amount of runoff involved? Will it be able to adequately filter polluted
runoff in the event of heavy sediment and/or floatable loads? What is the storm event rating for
the particular unit proposed here? Please ensure that this unit has adequate filtering capacity to
ensure filtering of urban runoff contaminants, particularly in the event of large storm events, and
that long term maintenance of any such unit is built into the project. (2) How will the proposed
outfall pipe be camouflaged? What type of energy dissipation device(s) is(are) envisioned for
outfall pipe runoff? This is a particularly scenic area within which public view protection,
including views of shore from the water, must be addressed.

Thank you for the opportunity to comment in the development stage of this project. As you move
forward with your project analysis and environmental review, the issues identified above, as well
as any other relevant coastal issues identified upon further review or due to project
modifications, should be considered in light of the provisions of the certified Santa Cruz County
LCP and the Coastal Act. In any event, please note that the coastal development permit for this
project is appealable to the Coastal Commission because it is a major public works project. If
you have any questions regarding this matter, please contact Dan Carl of my staff at (831) 427-
4863.

Sincerely,

BaeLae :

PAN CARL POR -
Lee Otter

District Chief Planner

cc: Tom Burns, Director, Santa Cruz County Redevelopment Agency
Everdyn Wescoat, Live Oak Community Association

E-4
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County of Santa Cruz

DEPARTMENT OF PUBLIC WORKS

701 OCEAN STREET, ROOM 410, SANTA CRUZ, CA 95060-4070
(831) 454-2160 FAX (831) 454-2385 TDD (831) 454-2123
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CALIFORNIA
COASTAL COMMISSION
GCENTRAL COAST AREA

CALIFORNIA COASTAL COMMISSION
Lee Otter, District Chief Planner

725 Front Street, Suite 400

Santa Cruz, CA 95060-4073

SUBJECT: APPLICATION NO. 99-0842, ROAD AND DRAINAGE IMPROVEMENTS ON
30TH THROUGH 33RD AVENUES, PLEASURE POINT AREA

. Dear Mr. Otter:

This letter is in response to your letter of January 28, 2000 regarding the
improvement plans submitted to the County Planning Department for the subject project. While
we share your concerns regarding the use of public right-of-way for private purposes, we believe
that the proposed improvements either make efficient permanent use of the right-of-way (on 30th
Avenue), or in no way limit or preclude public use of the right-of-way (on 32nd Avenue, Calla
Drive and Hawes Drive).

The project proposes curb and gutter on both sides of 30th Avenue, and a sidewalk
on the west side, which will connect the existing sidewalks on 30th Avenue to those on East Cliff
Drive. Parking is proposed on both sides of 30th Avenue, except small areas where existing or
proposed landscaping will occur in the shoulder area. There will be no significant reduction in the
number of parking spaces on 30th Avenue as a result of the project, and increasing the pavement
width beyond what is proposed would not allow the creation of any additional parking. While bike
lanes on 30th Avenue may be desirable, the County bike plan does not include bike lanes on ihis
street. Creation of bike lanes would require a pavement width wider than the existing right-of way
or would result in the elimination of parking on one side of the street. V

On the other streets, no curb, gutter, or sidewalk is proposed. The surface
improvements on those streets consist of drainage swales along the sides of the street, similar to
those on 34th through 37th Avenues. The swales are constructed to convey runoff to a system of
. inlets and pipes, but can be driven across and do not prevent parking along the shoulder of the
road. There will be no reduction in the amount of parking on these streets, and the current
improvements will not preclude road widening if that is desired at a later date. EXHIBIT NO. F%

- | . APPLICATION NO.
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The proposed silt and grease trap conforms with the County’s Design Criteria
requirements, and is designed to reduce the transport of both sediment and floatable materials to
the bay. The trap will be maintained on an ongoing basis by the Public Works Department.

The outfall pipe will extend beyond the cliff face on a temporary basis, until the
construction of a seawall in 2001. The extension will direct flow to a bedrock outcropping and is
necessary to prevent erosion of the cliff face. When the wall is constructed, the pipe will be cut
flush with the wall to minimize visual impacts. A series of public meetings regarding the seawall
and the pedestrian and bike pathway along East Cliff Drive will begin this spring.

We hope that this additional information regarding this project alleviates the
concerns expressed in your letter. If you have any further questions or would like to discuss any of
these issues, please contact the undersigned at (831) 454-2806.

Yours truly,

JOHN A. FANTHAM
Director of Public Works

A

B}’: iv__/_,"‘(/‘L/‘(' B ey e .

Carl Rom
Senior Civil Engineer

CDR:cdr

Copy to: Redevelopment Department
Planning Department, Sheryl Mitchell
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