NOTICE OF FINAL LOCAL ACTION ON COASTAL PERMIT

County of Santa Cruz, - FINAL LOCAL IVE
| ACTION NOTICE TR

Date of Notice: April 29, 2010 MAY 0 4 2010

Notiée Sent to (via certified mail):

California Coastal Commission REFERENCE #M CGAS%&&%@&MA N

Central Coast Area Offi - MISS
725 Front Street, Ste. 300 APPEAL PERIOD /5578010 GENTRAL GORSY AHER

Santa Cruz, CA 95060

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

Project Information

Application No.: 10-0080 - . L,
Project Applicant: Alex & Kristine Ingram v e ' o ~
Applicant's Rep: Dennis Norton, designer
Project Location: 7 Rockview Drive, Santa Cruz

Project Description: Proposal to amend Coastal Permit 09-0142, which authorized an addition and remodel to an exi
single family dwelling, to approve an increase in the size of the second story to add 508 sq. ft. of living space and 12!
ft. of covered deck, to delete condition of approval IV C which refers to the validity of the original coastal approval, an
carry forward approvals from 2007 for.a greater than 800 sq. ft. addition to a non conforming structure and a variance
exceed the 50% limit on driveways in the front yard. Requires an amendment to Coastal Development Permit 09-014
variances to increase the Floor Area Ratio from the required 50% to about 60% and to exceed the 50% limit on drive
in the front yard, and a Residential Development Permit for a greater than 800 sq. ft. addition to a non conforming
structure. The project is substantially the same project that was approved by the County in 2008

Final Action Information

Final Local_Action: Approved with Conditions

Final Action Body:
___ Zoning Administrator
_X_ Planning Commission
Board of Supervisors

Enclosed | Previously o : 1 Enclosed | Previously
i sent (date) SAHDLOT i sent (date)
Staff Repont X CEQA Document - X
Adopted Findings X Geotechnical Reports
Adopted Conditions X Biotic Reports
Site Plans. X Other:
Elevations X Other:

Coastal Commission Appeal Information

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

Copies of this notice have also been sent via first-class mail to:

o O opliom CCC Exhibit _|

+ Interested parties who requested mailing of notice | wq
(page —‘.of 1} pages)




taff Report to the
Planning Commission  Application Number: 10-0080

Applicant: Dennis Norton Agenda Date: April 14, 2010
Owner: Alex & Kristine Ingram, Trustees Agenda [tem #; 7

APN: (028-304-23 Time: After 9:00 am.

Project Description: Proposal to amend Coastal Permit 09-0142, which authorized an addition

- and remodel to an existing single family dwelling, to approve an increase in the size of the
second story to add 508 sq. ft. of living space and 125 sq. ft. of covered deck, to delete condition
of approval IV C which refers to the validity of the original coastal approval, and to carry
forward approvals from 2007 for a greater than 800 sq. ft. addition to a non conforming structure
and a variance to exceed the 50% limit on driveways in the front yard. Requires an amendment to
Coastal Development Permit 09-0142, variances to increase the Floor Area Ratio from the
required 50% to 59% and to exceed the 50% limit on driveways in the front yard, and a
Residential Development Permit for a greater than 800 sq. ft. addition to a non conforming
structure. The project is substantially the same project that was approved by the County in 2008,

Location: Property located on the south side of North Palisades at 7 Rockview Drive.
Supervisoral District: st District (District Supervisor: John Leopold)

Permits Required: Amendment to Coastal Development Permit 09-0142, Variances to increase
the floor area ratio from the maximum 50% to 59% and to exceed the 50% limit on driveways in
the front yard, and a Residential Development Permit for an addition greater than 800 sq. ft. to a
non conforming structure.

Staff Recommendation:

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

» Approval of Application 10-0080, based on the attached findings and conditions.

Exhibits

A. Project plans 10-0080 EF. Coastal Permit 07-0755

B. Findings G. Minor Variation 09-0142

C. Conditions H. Building Permit 152272-1

D, Categorical Exemption (CEQA L Partial project plans for Permits 07-
determination) 0755 and 09-0142

E. Assessor's, Location, Zoning and
General Plan Maps

County of Santa Cruz Planning Departmeai e u
701 QOcean Street, 4t Floor, Santa Cruz CA 9 C Exhibit __l___
(page 2 of 109 pages)



Application #: 10-0080
APN: 028-304-23
Owner: Alex & Kristine Ingram, Trustees

Parcel Information

Parcel Size: 5,853 square feet (gross), 3,425 square feet (net)

Parcel Dimensions: 25 foot width; 300-350 foot length

Existing Land Use - Parcel: Single-Family Dwelling

Existing Land Use - Surrounding: Single-Family Residential

Project Access: Palisades Avenue, 20° right-of-way

Planning Area: Live Oak

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

Zone District: R-1-5 (Single-family residential - 5,000 square feet net
developable area per dwelling unit)

Coastal Zone: X Inside ___ Outside

Appealable to Calif. Coastal Comm. _X Yes ___No

Environmental Information

Geologic Hazards: Geologic Hazards Assessment, Geologic Report Review and Wave
run-up analysis completed in 2008. Project required to comply with
. recommendations of these reports.
Soils: N/A

Fire Hazard: Not a mapped constraint

Slopes: Site is flat to edge of coastal bluff

Env. Sen. Habitat: Mapped as containing Santa Cruz tarplant and Zayante band-winged
| grasshopper; no physical evidence identified on site

Grading: No grading proposed

Tree Removal: No trees proposed to be removed

Scenic: Not a mapped resource

Drainage: Existing drainage adequate

Archeology: Not mapped/no physical evidence on site
p

Services Information

Urban/Rural Services Line: X Inside __ Outside
Water Supply: Santa Cruz Water Department
Sewage Disposal: Santa Cruz Sanitation District

Page 2

Fire District: Central Fire Protection District CCQC Exhibit __l_

Drainage District: Zone 5 Flood Control District

Project Setting

(page 3 of 104 pages)

The subject property is located on the south side of South Palisades Avenue and has a site address of

7 Rockview Drive, though the property has no vehicular access from Rockview. The subject

property is approximately 300-350 in length and 25 feet across. This width is half the minimum

required width of 50 feet in the R-1-5 zone district. The site fronts on the ocean, with approximately
2,178 square feet defined as Coastal Bluff, per Chapter 16.10 of the County Code. This includes the
vertical bluff and the extensive rock shelf at the base of the bluff. A pedestrian easement crosses the



Application #: 10-0080 _ . Page 3
APN: 028-304-23
Owner: Alex & Kristine Ingram, Trustees

site along an existing sea wall near the top of the bluff. The easement does not provide vehicular
access and is therefore not deducted in the calculation for net site area.

The parcel is developed with a two-storylsingle-family dwelling that is éurrently under construction;
a stop work order and suspension of the building permit is currently in effect.

Permit History

The initial coastal permit issued for the property was permit 07-0755, approved in November 2008,
which authorized an extensive remodel and second story addition to an existing non-conforming
single-story residence. The remodel consisted of reconfiguring and adding 90 square feet to the first
story, demolishing the non-conforming 432 square foot garage and replacing it with a conforming
232 square foot garage, and constructing a new second story (965 sq.ft.) and deck (60 sq.ft.). A
Coastal Development Permit, Residential Development Permit for a greater than 800 square foot
addition to a non-conforming structure, a Variance to devote more than 50% of the front yard with
driveway and a Variance to reduce the required east side yard from 5 feet to approximately 2 feet (to
accommodate a new stairway) were approved. There was minimal public comment regarding the
project and there were no objections by neighbors in advance of or during the public hearing.

No subsequent building permits were issued and permit 07-0755 was not exercised.

In April 2009, the applicant applied for a Minor Variation to reduce the scope of the proposed
construction. Minor Variation 09-0124 revised permit 07-0755 by increasing the size of the
proposed garage, decreasing the second story addition from 965 square feet to 440 square feet and
by increasing the area of the proposed second story deck from 60 square feet to 98 square feet. The
revision resulted in a second story that was approximately half the size of that approved in 2008.
Minor Variation 09-0142 also resulted in the elimination of the previously permitted exterior stairs
that encroached into the side yard setback.

Minor Variation 09-0142 approved in July 2009 includes condition IV. C; which is a non-standard
condition of approval which states:

“This minor variation permit shall supercede Permit 07-0755 once this minor variation
permit has been exercised. This shall prohibit the construction of the project plans approved
by 07-0755 at any time after issuance of the building permit for this revised project.”

The property owners signed the permit and acknowledged the condifions of approval on July 28,
2009. The applicants recorded the Conditions of Approval on the property deed. The Minor
Variation was subsequently exercised by issuance of Building Permit 152272 on August 13, 2009.

On January 21, 2010, while construction was underway, the applicant applied for a change order to
building permit 152272 to increase the size of the second story by about 508 square feet and replace
the 60 sq. ft. deck that was under construction with a 125 sq. ft. deck (88 sf covered; 37 sf
uncovered; the covered deck area counts in the FAR calculation). The change order modified the
project from the downsized version that was authorized by 09-0142 back to a configuration similar
to the one originally authorized by Coastal Permit 07-0755; resulting in a second story addition 17
square feet smaller and a deck 65 square feet larger than the 2008 prOJectccc Exhibit

(page U of 07 pages)



Application #; 10-0080 Page 4
APN: 028-304-23
Owner: Alex & Kristine Ingram, Trustees

Though the change order was very similar to the project that had received a public hearing and
Zoning Administrator approval in 2008, Condition IV C of the minor variation, referenced above,
specifically stated that the original permit had been superceded. The change order therefore should
not have been approved by the Planning Department, as approval of an amendment to coastal permit
09-0142 is needed to formalize the return to the larger-sized home. However, an amendment was
not processed and the Change Order Building Permit 152272-1 was issued, in error, by the Planning
Department on February 9, 2010. The planner who approved the change order did so based on a
determination that the coastal and development permits approved in November 2008 for
substantially the same project had not expired, and that planner’s intent when placing the non-
standard Condition IV C on the project in July 2009 being oriented to no longer allowing the
exterior stairway encroachment into the side yard.

At the end of February of this year, the Planning Department received a complaint from the owner
of the adjacent parcel (APN 028-304-064) that the construction occurring at 7 Rockview exceeded
the work authorized by Coastal Permit 09-0142. The neighbor stated his concern about the loss of
ocean views resulting from the expanded second story and deck (particularly the deck’s impact on
views). While private views are not protected by County Codes or General Plan policies,
nonetheless, a publicly noticed hearing to amend the coastal and other permits should have preceded
the approval of the change order. A stop work order was issued on February 25, 2010, and on March
15, 2010 the Planning Department formally suspended the change order building permit. Pending
the outcome of the subject application, that building permit will need to be either further amended
or revoked.

Shortly after the approval of Minor Variation 09-0142, in June 2009, the county’s definition of net
site area (section 13.10.700 -S of the County Code) was amended to require that coastal bluff areas
be deducted from gross site area. On the subject property the deduction is substantial because of the
form of the coastal bluff. Both the typical vertical face of the bluff and the more level bedrock shelf
at the base are deducted. The result is that net site area decreased by 38% when Ordinance 5042
took effect on May 5, 2009. The code change resulted in a loss of over 2,000 square feet from the
subject parcel and therefore the floor area ratio (FAR), a function of net site area, increased from
approximately 40% at the time the coastal permit was approved in 2008 to 59% at present, even
though the amount of floor area in the project remained virtually the same. A variance to allow the
FAR to exceed the 50% maximum in the code is therefore now necessary and is included in this
proposal. The following table compares the different versions of the project:

CCC Exhibit _|__
(page 5ot 124 pages)



Application #: 10-0080
APN: 028-304-23
Owner: Alex & Kristine Ingram, Trustees

Page 5

Existing Approved in Approved in Proposed
In 2007 Nov 2008 July 2009 April 2010
07-0755 09-0142 10-0080
1* Floor Living Space 784 sq ft 874 sq ft 874 sq ft 874 sq ft
2" Floor Living Space ~ N/A 965 sq ft 440 sq ft 948 sq ft
Total Home Living Space 784 sq ft 1,839 sq ft 1,314 sq ft 1,822 sq ft
2" Floor Covered Deck N/A 15 sq ft 98 sq ft 88 sq ft
Total of SF Counted in FAR* | 784 sq ft* 1,872 sq ft* 1,509 sq ft* | 2,007 sq ft*
2" Floor Uncovered Deck 45 sq fit N/A 37 sq ft
Garage 432 sq ft 243 sq ft 322 sq ft 322sq ft
Site Standards

Net Site Area 5,603 5,603 5,603 3,425
FAR 18% 33% 27% 59%
Lot Coverage 21% 21% 21% 36%
Building Height N/A 26°6” 267-6” 23°-3”

* Total area counted toward FAR includes garage area less standard 225 sq ft deduction

Project Description

The applicant is requesting the County to recognize and approve permits for the project as it was
described in Change Order Building Permit 152272-1. This work consists of adding 508 square feet
of living space to the second story and 125 square feet of deck (88 sq ft covered and 37 sq ft
uncovered) to replace the 98 square foot covered deck authorized by Minor Variation 09-0142. The
- result will be a 1,822 square foot two-story single-family dwelling, 322 square foot attached garage
and 125 square foot second story deck.

Permit and Approval Procedures

According to Sections 18.10.136 and 12.10.340 of the County Code, any permit issued in error or in
violation of regulations may be revoked, or amended in lieu of revocation, by the Building Official,
Planning Commission or Board of Supervisors. County Code further states that the County shall
provide the permittee a reasonable opportunity to correct the permit and adequate time to pursue
such correction.

Approval of this application will correct the lack of discretionary approvals for the construction that
relied upon Change Order Building Permit 152272-1, allowing the suspended permit to be re-
activated and construction to proceed. Denial of the amendment and variances will result in the
initiation of permit revocation proceedings and require the demolition of the work performed under
issued Change Order Building Permit 152272-1. Another alternative is modification of the
proposed project, such as to “uncover” the second story deck, which would reduce the FAR to 56%.

CCC Exhibit _|
(page ¢ of 99  pages)



Application #: 10-0080 Page 6
APN; 028-304-23
Owner: Alex & Kristine Ingram, Trustees

This coastal permit application would normally be processed as a Level 5 project with a hearing
before the Zoning Administrator (ZA). The 2008 original coastal permit was approved by the ZA.
However, in accordance with County Code 18.10.124, the Planning Director has referred the project
to your Commission in recognition of the fact that your Commission would hear any revocation
proceedings or any appeal of a ZA decision, and therefore is best situated to evaluate the proposed
correction that may avoid such proceedings.

Zoning & General Plan Consistency

The subject property is 5,853 gross square feet in area. Deductions for coastal bluff and South
Palisades right-of-way areas result in a net site area of 3,425 square feet. The site is located in the R-
1-5 (Single-family residential - 5,000 square feet net developable area per dwelling unit) zone
district, a designation that allows residential uses. The proposed residential addition is a principal
permitted use within the zone district and the project is consistent with the site's (R-UM) Urban
Medium Residential General Plan designation.

Variance

The existing dwelling encroaches into both side yard setbacks on the first floor, as do many of the
neighboring houses along Rockview Drive and South Palisades, and therefore is a non-conforming
structure. The proposed second-story addition will conform to all setbacks but due to the recent
changes in the County’s definition of net site area, will result in a Floor Area Ratio (FAR) of 59%.
The applicant has requested a variance to the 50% FAR requirement to allow the proposed
construction, which generally conforms to the configuration of the dwelling approved in 2008 under
Coastal Development Permit 07-0755. Under the previous definition of net site area, the proposed
development would result in an FAR of approximately 35%. Given that the proposed additions do
not represent actual increase in bulk, size or mass, and that the new deck is consistent with the
profile approved in 2008, the granting of the variance to approve the additions will not negatively
impact surrounding properties. In particular, private views are not protected by County Codes or
General Plan policies.

With respect to properties in the vicinity of the subject lot, it is apparent that many existing
structures have become non-conforming as a result of the change in the net site area regulation. This
is largely due to the unique configuration of the coastal bluff in this area, which comprises a large
percentage of the gross site area for many parcels. For example, a Coastal Permit issued for the
property at 3 Rockview Drive (Permit 08-0169) authorized the construction of a 2,280 square foot
two-story dwelling and 281 square foot garage. While the FAR was 46% for the project at 3
Rockview Drive at the time of approval in December of 2008, the FAR under the new regulations
would increase to 61%. Without approval of the variance to FAR, the subject properly would be
unfairly penalized by the change in rules in contrast to surrounding properties, which have been able
to replace or upgrade older homes without being subjected to the same reduction in net site area.

It is also worth noting that the current proposal represents a reduction in height of 3 feet, 3 inches
from the previously approved structure. The reduction in height will help to reduce the impact of the

second story addition to the surrounding propertics. .
cccC Exhibit _|___
(page N ofl9?_ pages)




Application #: 10-0080 ' Page 7
APN: 028-304-23
Owaner: Alex & Kristine Ingram, Trustees

Local Coastal Program Consistency

The proposed residential addition is in conformance with the County's certified Local Coastal
Program, in that the structure is sited and designed to be visually compatible, in scale with, and
integrated with the character of the surrounding neighborhood. Developed parcels in the area
contain single-family dwellings. The property is within a row of eight rectangular lots, which
include the coastal bluff and the south facing rock shelf. Only one of the small, 1920’s era homes is
left at this time.

Homes in this row have been modernized, including approvals in 2008 for an approximately 3300
sq. ft. home at 2868 South Palisades and an approximately 2200 sq. ft. home at 3 Rockview Drive,
which replaced one of the remaining bungalows and also relied on a variance for a driveway over
greater than 50% of the front yard.

The proposed home, approximately 1800 sq ft after the addition, and height of approximately 23
feet, is consistent with the surrounding neighborhood. Further, the development 1s consistent in
terms of architectural style and configuration. Homes along Rockview are a variety of sizes and
forms ranging from the remaining small, one-story 1920’s era bungalow; through a 1960’s duplex;
to new, larger, two-story single family homes. The design of the project is consistent within this
range.

Lastly, the structure utilizes a low-pitched roof design and stepped back second story, as well as a
shingled siding on the second story, to help minimize the apparent mass of the structure. The
proposed addition and deck match the style of the existing house and are in general conformance
with the design and style originally approved in 2008 under Coastal Development Permit 07-0755.
The overall configuration and appearance is similar to that of surrounding structures occupying lots
of substandard width (the subject lot is 25 feet wide).

Although the project site is located between the shoreline and the first public road, the site does not
afford public access to the shoreline because wave run-up prevents access. Consequently, the
residential addition will not interfere with public access to the beach, ocean, or any nearby body of
water. There is an existing, ten-foot wide pedestrian easement at the rear of the home which is not
affected by the project. Further, there is established public access at the east end of Rockview,
approximately 100 feet from the site. Lastly, the project site is not identified as a priority acquisition
site in the County Local Coastal Program.

Design Review

The addition complies with the requirements of the County Design Review Ordinance, in that the
project is substantially the same as the design originally approved in 2008 under Coastal
Development Permit 07-0755, which was reviewed and approved by the County Designer prior to
approval at a public hearing. The proposed project provides a nicely designed structure that utilizes
a reduced roof pitch, and stepped-back second story to complement and work with the narrow lot
width. The use of shingles on the second floor, belly band between floors, and articulation along the
east and west elevations help to break up the massing and presents an attractive oceanfront
appearance. The proposed addition and deck match the style of the existing house and are in general
conformance with the design and style originally approved under Coastal Development Permit 07-

0755. CCC Exhibit _|
(page_ﬂ_of 19 pages)



Application #: 10-0080 Page 8
APN: 028-304-23
Owner: Alex & Kristine Ingram, Trustees

Environmental Review

In 2008 the Zoning Administrator certified that the original proposal was exempt from further
environmental review under the California Environmental Quality Act. Similarly, environmental
review has not been required for the subject project per the requirements of CEQA. The project is
exempt per the attached Notice of Exemption, Exhibit D.

Conclusion

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

Staff Recommendation

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

o APPROVAL of Application Number 10-0080, based on the attached findings and
conditions.

CCC Exhibit _ |
(pageiof 1¢% pages)




Application #: 10-0080 Page ¢
APN: 028-304-23 ' '
Owner: Alex & Kristine Ingram, Trustees

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

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

Report Prepared By: \/ﬁﬁ&w

Robin Bolster-Grant ¥

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

Santa Cruz CA 95060

Phone Number: (831) 454-5357

E-mail: robin.bolster@co.santa-cruz.ca.us

Report Reviewed By:

Paia Levine
Principal Planner
Santa Cruz County Planning Department

ccc Exhibit _|
(page \O_of 189 pages)
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Application #: 10-0080
APN: 028-304-23
Owner: Alex & Kristine Ingram, Trustees

Coastal Development Permit Findings

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

This finding can be made, in that the portion of the property in which the development is
proposed is zoned R-1-5 (Single-family residential - 5,000 square feet net developable area per
dwelling unit), a designation that allows residential uses. The proposed Single-family dwelling is
a principal permitted use within the zone district, consistent with the site’s (R-UM) Urban
Medium Residential General Plan designation.

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

This finding can be made, in that the proposal does not conflict with any existing easement or
development restriction such as public access, utility, or open space easements in that no such
easements or restrictions are known to encumber the project site. A pedestrian easement from
Rockview is not affected by the development.

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

This finding can be made, in that the development is consistent with the surrounding
neighborhood in terms of architectural style and configuration. Lots developed to an urban
density surround the property. Homes along Rockview are a variety of sizes and forms ranging
from a small, one-story 1920’s era bungalow through 1960’s duplex, to new larger two-story
single family homes. The project is consistent within this range. The newer two-story homes built
along this row are two to three feet taller than the subject dwelling. The proposed colors are
natural in appearance and complementary to the site. Although the development site is located on
a bluff-top, it is not adjacent to a public beach or within a designated scenic corridor.

The structure utilizes a low-pitched roof design and stepped back second story as well as

shingled siding on the second story to help minimize the apparent mass of the structure. The
overall configuration and appearance is similar to that of surrounding structures occupying lots of
substandard width.

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

This finding can be made, in that although the project site is located between the shoreline and
the first public road, the site does not afford public access to the shoreline because wave run-up
prevents access. Consequently, the residentialmﬁﬁhibﬂrfcrelwitb public access to the
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beach, ocean, or any nearby body of water. Further, there is established public access at the east
end of Rockview, approximately 100 feet from the site. Lastly, the project site is not identified as
a priority acquisition site in the County Local Coastal Program.

5. That the proposed development is in conformity with the certified Local Coastal Program.

This finding can be made, in that the structure is sited and designed to be visually compatible, in
scale with, and integrated with the character of the surrounding neighborhood. Additionally,
residential uses are allowed uses in the R-1-5 (Single-family residential - 5,000 square feet net
developable area per dwelling unit) zone district of the area, as well as the General Plan and
Local Coastal Program land use designation. Developed parcels in the area contain single family
dwellings. Size and architectural styles along Rockview vary widely from a small, 1920°s era,
one-story cottage, through 1960’s era duplex, to new large two story homes. The design
submitted is not inconsistent with that range. The proposed additions and deck match the style of
the existing house and are in general conformance with the design and style originally approved
under Coastal Development Permit 07-0755.

CCC Exhibit |
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Development Permit Findings

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

This finding can be made, in that the project is located in an area designated for residential uses
and is not encumbered by physical constraints to development. Construction will comply with
prevailing building technology, the California Building Code, and the County Building ordinance
to insure the optimum in safety and the conservation of energy and resources. The proposed
construction will not deprive adjacent properties or the neighborhood of light, air, or open space,
in that the addition meets all current setbacks that ensure access to light, air, and open space in
the neighborhood and because the adjacent properties both open toward the pedestrian path,
bedrock shelf and open ocean vista at the rear. While the proposed additions cause the structure
to exceed the 50% Floor Area Ratio limitation, this is due to the deduction of the large coastal
bluff area from the net site area. The residential additions constitute a reduction in the impact to
surrounding views when compared to the configuration of the dwelling approved under Coastal
Development permit 07-0755 by reducing the overall height by over three feet. -

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

This finding can be made, in that the proposed location of the residential addition and the
conditions under which it would be operated or maintained will be consistent with all pertinent
County ordinances and the purpose of the R-1-5 (Single-family residential - 5,000 square feet net
developable area per dwelling unit) zone district in that the primary use of the property will be
one single-family dwelling. Where the project does not meet the required Floor Area Ratio or
the limit on driveway and parking in the front yard, variance findings are made by the County.

3. 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.

This finding can be made, in that the proposed residential use is consistent with the use and
density requirements specified for the Urban Medium Residential (R-UM) land use designation

- in the County General Plan. The proposed residential addition will not adversely impact the light,
solar opportunities, air, and/or open space available to other structures or properties in that it
meets all setbacks for the zone district and the adjacent properties enjoy open access to the
coastal bluff and ocean vista at the rear,

The property is within a row of eight rectangular lots, which include the coastal bluff and the
south facing rock shelf. Only one of the small, 1920’s era homes are left at this time. Homes in
this row have been modemized, including approvals in 2008 for an approximately 3300 sq. ft.
home at 2868 South Palisades and an approximately 2200 sq. ft. home at 3 Rockview Drive,

CCC Exhibit
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Owner: Alex & Kristine Ingram, Trustees
which also relied on a variance for a driveway over greater than 50% of the front yard. A home of -
this size on the subject property, approximately 1800 sq.ft after the addition, and height,
approximately 23 feet, is consistent with the surrounding neighborhood. Further, the
development is consistent in terms of architectural style and configuration. Homes along
Rockview are a variety of sizes and forms ranging from small, one-story 1920’s era bungalows
through 1960’s duplex, to new larger two-story single family homes. The design of the project is
consistent within this range.

The proposed residential addition will not be improperly proportioned to the parcel or the
character of the neighborhood as specified in General Plan Policy 8.6.1 (Maintaining a
Relationship Between Structure and Parcel Sizes), in that the proposed addition will comply with
the site standards for the R-1-5 zone district, except that driveway will exceed 50% of the front
yard and FAR will exceed 50%, and variance findings are made with respect to these standards.
The structure is well designed given the constraints of substandard width (25 feet where
minimum for zone district is 50 feet) and the location and extent of the coastal bluff.

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

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

This finding can be made, in that the proposed residential addition is to be constructed on an
existing developed lot. The expected level of traffic generated by the proposed project is not
expected to increase as a result of a small addition to an existing single-family residence.

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

This finding can be made, in that the proposed structure is located in a mixed neighborhood
containing a variety of architectural styles, and the proposed Single-family dwelling is consistent
with the land use intensity and density of the neighborhood.

6. The proposed development project is consistent with the Design Standards and
Guidelines (sections 13.11.070 through 13.11.076), and any other applicable
requirements of this chapter.

This finding can be made, in that the proposed residential addition will be of an appropriate scale
and type of design that will not negatively impact the aesthetic qualities of the surrounding
properties. The addition consists of a low-pitched roof, with shingled siding and a belly band,
which help to break up the apparent mass of the east and west elevations. This project will also
reduce the structure height down to 23°3”’, well below the 28-foot maximum height allowed in
the zone district. The project will not substantially impact available open space in the
surrounding area. The proposed design is substantially the same as that approved under Coastal
Development Permit 07-0755 in November 2008. '

cce Exhibit |
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Variance Findings

1. That because of special circumstance applicable to the property, including size, shape,
topography, location, and surrounding existing structures, the strict application of the
Zoning Ordinance deprives such property of privileges enjoyed by other property in the
vicinity and under identical zoning classification.

This finding to allow variances to increase the Floor Area Ratio from the required 50% to 59%
and to exceed the 50% limit on driveways in the front yard, can be made, in that the subject
parcel is constrained by the narrow width and the unusual geometry of the coastal bluff. The
parcel is 25 feet wide, only half of the required minimum parcel width for the zone district,
which is 50 feet. In addition, 38% of the parcel (2,178 square feet) is defined as a coastal bluff
under the County Geologic Hazards Ordinance. The form of the bluff in this location includes
not just the typical vertical component but also a substantial lateral rock shelf that is unique to
this section of the County coastline. Because all area defined as coastal bluff is deducted from the
gross site area, that space represents a loss of 38% of the entire lot area under a new definition of
net site area adopted in May of 2009. The form of the coastal bluff in combination with the
substandard lot width represents special circumstances.

The resulting net site area of 3,425 square feet is well below the minimum 5,000 square foot lot
size required for the R-1-5 zone district within which the subject parcel is located.

The property is within a row of eight rectangular lots which include the south facing rock shelf.
Only one of the small 1920’s era homes are left at this time. Homes in this row have been
modemized, including approvals in 2008 for an approximately 3300 sq. ft. home at 2868 South
Palisades and an approximately 2200 sq. ft. home at 3 Rockview Drive, which also relied on a
variance for exceeding the 50% limit on driveways in the front yard. The drastic loss of net site
area in this case would deprive the owner of the privilege of the larger homes enjoyed by other
property in the immediate vicinity.

For example, a coastal permit issued for the property at 3 Rockview Drive (Permit 08-0169)
authorized the construction of a 2,280 square foot two-story dwelling and attached garage. While
the FAR was 46% at the time the neighboring project was approved in December 2008, under the
revised net site area definition, the FAR is now 61%.

The narrow parcel width prohibits parking for two parking spaces in the front yard, a privilege
“enjoyed by other properties in the vicinity and under identical zoning classification.

2. That the granting of the variances will be in harmony with the general intent and purpose
of zoning objectives and will not be materially detrimental to public health, safety, or
welfare or injurious to property or improvements in the vicinity.

This finding can be rﬁade, in that the project represents substantially the same proposal that was
reviewed and approved in 2008. The addition is located at the rear of the property, facing the

open coastal bluff/ocean shelf, and the heightéls been reduced nearly three feet from the design
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approved under Permit 07-0755, thereby reducing potential impact to nearby properties. The
addition conforms to all side and rear yard setbacks and will allow the neighbors adequate
privacy and access to sunlight and air.

Vehicle parking in the front yard will not affect public health, safety, or welfare or be injurious to
property or improvements in the vicinity, in that the replacement garage has been relocated to
conform to the required 20-foot setback. The original garage and those of the majority of nearby
residences, were constructed between three and ten feet from the edge of the South Palisades
right-of-way. The relocated garage will create greater sight distance and mitigate the impact of
continuing to use more than 50% of the front yard for driveway and parking.

Prior to 2009, under the previous definition of net site area, the proposed development would
have resulted in an FAR of approximately 35%. Given that the proposed additions do not
represent appreciable increases in bulk, size or mass, and that the new deck is consistent with the
profile approved in 2008, the granting of the variance to approve the additions will not negatively
impact surrounding properties. In particular, private views are not protected by County Codes or
General Plan policies.

Finally, the proposed structure represents a reduction in height of 3 feet, 3 inches from the
previously approved structure. The reduction in height will help to mitigate the impact of the
second story addition to the surrounding properties. ‘

3. That the granting of such variances shall not constitute a grant of special privileges
inconsistent with the limitations upon other properties in the vicinity and zone in which
such is situated.

This finding can be made, in that other properties in the vicinity with the same circumstances of
substandard width and the extensive rock shelf would be given the same consideration both for
FAR and front yard driveway width. It is apparent that many of the surrounding structures have
become non-conforming as a result of the change in net site area regulation, due to the unique
configuration of the coastal bluff. Any such property owner seeking to modernize their older
homes or repair structural damage would likely need to rely on similar variances in obtaining
permits for such work.

Of the eight properties on the block, not including the two end lots which have a different shape,
three have approval for a similar size or larger homes, including a 2,200 square foot dwelling at 3
Rockview Drive which will replace one of the remaining single-story bungalows and also relied
on a variance for a driveway over greater than 50% of the front yard.

Given that the County parking requirements for two, three and four-bedroom homes is three
spaces, it would not be feasible for any parcel in the area with similarly substandard lot width of
25 feet to accommodate parking without exceeding the 50% front yard coverage limitation.
Therefore, other similarly configured properties in the vicinity and zone district would be granted
the same consideration for a variance to exceed 50% of the front yard for parking and driveway

coverage.
CCC Exhibit [
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Exhibit A:

II.

Conditions of Approval

Architectural Plans prepared by Dennis Norton, dated 01/18/10

This permit amends Coastal Development Permit 09-0142 and authorizes work consisting
of adding 508 square feet of living space to the second story and 125 square feet of
covered deck. The result will be a 1,822 square foot two-story single-family dwelling,
322 square foot attached garage and 125 square foot second story deck. This approval
does not confer legal status on any existing structure(s) or existing use(s) on the subject

~ property that are not specifically authorized by this permit. Prior to exercising any rights

granted by this permit including, without limitation, any construction or site disturbance,
the applicant/owner shall:

A.

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

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

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

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

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

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

A.

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

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

2. The building plans must include a roof plan and a surveyed contour map of
the ground surface, superimposed and extended to allow height
measurement of all features. Spot elevations shall be provided at points on
the structure that have the greatest difference between ground surface and
the highest portion of the structure above. This requirement is in addition
to the standard requirement of detailed elevations and cross-sections and
the topography of the project site which clearly depict the total height of
the proposed structure. Maximum height is 23°-3".

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

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

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

A plan review letter shall be submitted from the project geotechnical engineer
stating that the final plans conform to the recommendations made in the report
prepared for this site.

Meet all requirements of the County Department of Public Works Sanitation.

Meet all requirements of the County Department of Public Works Road
Engineering:

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

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

CCC Exhibit _ [ _
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HI.

IV.

L. No more than 50% of a nonconforming wall shall be altered. This includes walls,
windows, doors, studs, top plate, vents or other openings.

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

. conditions:
A. All site improvements shown on the final approved Building Permit plans shall be
installed. _
B. All inspections required by the building permit shall be completed to the

satisfaction of the County Building Official.
C. The project must lcomply with all recommendations of the approved soils reports.

D. 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

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

B. In the event that future County inspections of the existing dwelling disclose
alteration to the existing exterior walls within the required 5 foot side yard setback
exceeding 50% of the exterior wall areas, a “stop work” order shall be issued on
the project and the applicant shall obtain all necessary permits before work may
commence. - '

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

Approval Holder. CCC Exhibit \
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A.

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

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

I. COUNTY bears its own attorney's fees and costs; and
2. COUNTY defends the action in good faith.

Settlement. The Development Approval Holder shall not be required to pay or
perform any settlement unless such Development Approval Holder has approved
the settlement. When representing the County, the Development Approval Holder
shall not enter into any stipulation or settlement modifying or affecting the
interpretation or validity of any of the terms or conditions of the development
approval without the prior written consent of the County.

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

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

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

CCC Exhibit _| _
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CALIF ORNIA ENVIRONMENTAL QUALITY ACT
NOTICE OF EXEMPTION

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

Application Number: 10-0080
Assessor Parcel Number: 028-304-23
Project Location: 7 Rockview Drive, Santa Cruz

Project Description: Proposal to amend Coastal Permit 09-0142, which authorized an addition and
remodel to an existing single family dwelling, to approve an increase in the size of the second story to
add 508 sq. ft. of living space and 125 sq. ft. of covered deck, to delete condition of approval IV C
which refers to the validity of the original coastal approval, and to carry forward approvals from 2007
for a greater than 800 sq. ft. addition to a non conforming structure and a variance to exceed the 50%
limit on driveways in the front yard. Requires an amendment to Coastal Development Permit 09-0142,
variances to increase the Floor Area Ratio from the required 50% to 59% and to exceed the 50% limit
on driveways in the front yard, and a Residential Development Permit for a greater than 800 sq. ft.
addition to a non conforming structure. The project is substantially the same project that was approved
by the County in 2008 :

Person or Agency Proposing Project: Dennis Norton

Contact Phone Number: (831) 476-2616

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

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

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

D. Statutory Exemption other than a Ministerial Project (CEQA Guidelines Section

15260 to 15285).

E._X Categorical Exemption

Specify type: Class 1 - Existing Facilities (Section 15301)
F. Reasons why the project is exempt:
Proposal is an addition to an existing structure .

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

Date: ccce Exhibit _(

Robin Bolster-Grant, Project Planner (page 2 ¥ of _\Dj_ pages)
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Staff Report to the |
Zoning Administrator Application Number: 07-0755

Applicant: Dennis Norton ' Agenda Date: 11/07
Owner: Alex and Kristine Ingram Agenda Item #:
APN: 028-304-23 Time: After 10:00 a.m.

Project Description: Proposal to demolish an existing 432 square foot garage and
approximately 50 square feet of first floor area and remodel the remainder of the existing single
story single family dwelling by constructing a 243 square feet attached garage and an addition of
90 square feet on the first floor, and addition of approximately 965 square foot addition on the
second floor, and a 50 square foot second story deck. The project requires a Coastal
Development Permit, Residential Development Permit for a greater than 800 square foot addition
to a non-conforming structure, Variance to cover greater than 50% of the front yard with
driveway, and a Variance to reduce the required east side yard setback from 5 feet to 2 feet.

Location: The property is located on the south side of South Palisades at 7 Rockview Drive.
Supervisoral District: 1% District (District Supervisor: Jan Beautz)

Permits Required: Coastal Development Permit, Variance to cover greater than 50% of the
front yard with driveway, a residential development permit to allow greater than 800 square foot
addition to a non-conforming structure, and a Variance to reduce the required east side yard
setback from 5 feet to 2 feet.

Technical Reviews: Geologic Report Review, Soils Report Review, Wave Run-up Analysis

Staff Recommendation:

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

» Approval of Application 07-0755, based on the attached findings and conditions.
Exhibits

A. Project plans E.  Assessor’s parcel map

B.  Findings F. Zoning map

C. Conditions G. Comments & Correspondence

D. Categorical Exemption (CEQA H.  Nonconforming Code (13.10.265)
determination)

Xning

County of Santa Cruz Planning Department (page)._.‘f_. of .......I Cal pages) |

701 Ocean Street, 4th Floor, Santa Cruz CA 95060

EXHIBIT F -



Application #: 07-0755 ’ Page 2
APN: 028-304-23
Owner: Alex and Kristine Ingram

Parcel Information

Parcel Size: - 5,853 square feet gross, 5,219 square feet net

Existing Land Use - Parcel: Single Family Dwelling

Existing Land Use - Surrounding: Single Family Residential

Project Access: : Palisades Avenue, 20’ right-of-way

Planning Area: Live Oak

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

Zone District: R-1-5 (Single family residential - 5,000 square feet)
~ Coastal Zone: _x_ Inside __ Outside

Appealable to Calif. Coastal Comm. _x Yes - __ No '

- Environmental Information

Geologic Hazards: Geological Hazards Assessment, Geologic Report Review and Wave
run-up analysis completed. Project required to comply with
recommendations of these reports.

Soils: : Soils Report Review complete. Project required to comply with
recommendations.

Fire Hazard: Not a mapped constraint

Slopes: ' Site is flat to edge of coastal bluff, 136 feet from development

Env. Sen. Habitat: Mapped as containing Santa Cruz Tarplant and Zayante Band-
Winged Grasshopper, though no physical evidence was identified on
site

Grading: ' No grading proposed

Tree Removal: No trees proposed to be removed

Scenic: Not a mapped resource

Drainage: Project conditioned to comply with Public Works Drainage
requirements.

Archeology: Not mapped/no physical evidence on site

Services Information

Urban/Rural Services Line: ©_x  Inside __ Outside

Water Supply: Santa Cruz Water Department

Sewage Disposal: Santa Cruz Sanitation District

Fire District: : Central Fire Protection District

Drainage District: Zone 5 Flood Control Distri®QCC Exhibit _/
(page.?_z.of L9 pages)

Project Setting

The subject property is-located on the south side of South Palisades Avenue and is provided with
a situs address of 7 Rockview Drive, though the property has no vehicular access from
Rockview. The subject property is approximately 300-350 feet in length and 25 feet in width.
The site fronts on the ocean, though it is not identified within a scenic corridor as there is no
public beach due to steady wave-run-up to the bluff. A pedestrian easement crosses the site

e




- Application #: 07-0755 . ' Page 3
APN: 028-304-23
Owner: Alex and Kristine Ingram

along an existing wave run up sea wall near the top of the bluff. The development is 41 feet from
the easement, which does not interfere with the proposed improvements.

The parcel contains an existing 1200 square foot (approximate) single story single-family
dwelling and a detached 432 square foot one-story garage.

Detailed Project Description

The applicant is proposing to demolish the existing 432 square foot garage and approximately 50
square feet of first floor area, and to remodel the remainder of the existing non-conforming single
story single family dwelling by constructing a 243 square feet attached garage, addition of
approximately 90 square feet on the first floor, addition of approximately 965 square feet on the
second floor, and addition of a 60 square foot second story deck.

The applicant also proposes to remodel portions of the building on the east and west side of the
site. The applicant proposes to remove, expand, or alter portions of the windows and wall area
throughout. On the west side of the site, improvements include the addition of skylights,
replacement of portions of the exterior wall with new bearing exterior wall, addition of a
chimney, and addition of an exterior double door. On the east side, windows openings will be
altered along the wall, and an interior stairway will be added. The stairway will be
approximately 7 feet in width and designed as a gable roof feature. It intrudes 3 feet into the
setback. '

The project requires a Coastal Development Permit, Residential Development Permit for a
greater than 800 square foot addition to a non-conforming structure, a Variance to cover greater
than 50% of the front yard with driveway, and a Variance to reduce the required east side yard
from 5 feet to approximately 2 feet.

Zoning & General Plan Consistency

The subject property is zoned R-1-5 (Single family residential - 5,000 square feet) zone district, a
designation, which allows residential uses. The proposed single family dwelling is a principal
permitted use within the zone district and the project is consistent with the site’s (R-UM) Urban

Medium Residential G 1 Plan designation. .g = /
| enera an designation ccc Exhlblt
Setbacks ' (page Y eof (29 pages)

The following setbacks apply to this property based on a parcel width less than 60 feet in width.

Front Side Rear
Required 20 5&5 15
Proposed 20 West Side-3’, East Side- 2’ 15 plus

The existing dwelling encroaches into both side yard setbacks and therefore is an on-conforming
structure. The applicant proposes to retain most of the first floor within both side yard setback
areas with exception of demolition of approximately 50 square feet of first floor area located on

EXHIBIT F



Application #: 07-0755 . : ’ Page 4
APN: 028-304-23 ‘
Owner: Alex and Kristine Ingram

the west side of the property.

The plans propose to limit structural alterations within the nonconforming portions of the
building to 50 percent of the exterior wall area, with exception of the proposed stairway within
the east side yard. This stairway addition involves raising the roof and adding a gable, which will
increase the height of the building by approximately 8 feet with a total height of approximately
17 feet. This requires a variance for structural alterations to a nonconforming structure and a
variance to reduce the required 5-foot setback to 2 feet, pursuant to County Code section
13.10.265.

County Code Section 13.10.265 (Nonconforming structures) allows structural alterations
to non-conforming buildings provided that within any five year period the proposed work
does not exceed more than 50 percent of the total length of the exterior walls within the
nonconforming section of the building. Additionally, additions greater than 800 square
feet may be made to a nonconforming structure provided that a Residential Development
Permit is obtained. It should be noted that a termite inspector, registered engineer or other
professional may be required to certify that the portions of the structure shown to remain
are in fact structurally sound and that it is not necessary to alter them. The pertinent code
sections are attached as Exhibit H.

The applicant was requested to provide a structural evaluation of the nonconforming wall
sections by a registered engineer to confirm that the proposed second story addition could be
constructed within the limit of 50% given in the code. The applicant declined to provide this
information indicating that the residence is occupied and that it would disrupt the occupants and
result in damage to the interior of the building. If approved, staff recommends that the project be
conditioned to require an evaluation by a structural engineer, confirming that the walls are
structurally sound and will not require alteration beyond that proposed by the project. Should it
be determined during construction that the project requires alteration to the non-conforming wall
area in excess of 50 percent, the project will be required to stop work until all required permits
are obtained. At a minimum a variance will be required. It is not clear that findings can be made
and approval granted.

The applicant has also requested a variance to the minimum 5-foot side yard setback to allow
construction of the interior stairway. Staff is in general agreement with the applicant that the lot
is extremely narrow (25 feet) and presents design challenges that limit the floor area for the
proposed dwelling. Location of a stairway meeting the setback requirements would significantly
constrain the floor area available for usable space. The stairway addition will be between 6 and
11 feet from the neighboring structure. The non-conforming portion of the building will be
increased by the width of the stairway, approximately 8 feet. However such a small portion of

- the building will not significantly affect access to light.  Staff supports a variance for this
portion of the building since it is such a small area and because the architectural feature added by
the stairway will improve the appearance to the building. However, the applicant should be
aware that a 1-hour firewall is required to provide fire protection for the building because there is
less than 3 feet to the property line. Per the Building Department, it should be noted that the
proposed window opening in the stairway will be prohibited by the CBC due to this fire safety

issue. . Approval of this variance will not present he issufs for these reasons. Please
see attached variance findings, Exhibit B. ééé Ef%iﬁ.‘i ——L—;
(page of pages "
EXHIBIT v «




Application #: 07-0755 Page 5
APN: 028-304-23
Owner: Alex and Kristine Ingram

Floor Area Ratio (FAR)

The following table is provided to depict the proposed floor area ratio information.

Proposed Floor Area

First Floor 863 square feet
Second Floor 965 square feet
Garage 243 square feet
Misc. areas included . 15 square feet

Sub Total 2086 square feet
Garage Credit - 225 square feet

Total FAR 1861 square feet = 35 Percent

The proposed structure provides approximately 1,861 square feet of total floor area, with the
permitted 225 square foot deduction for the proposed garage. The total floor area is
approximately 35 percent, which is under the 50 percent floor area permitted by the Ordinance.

Lot Coverage and Front Yard Coverage

The proposed building footprint is approximately 1,106 square feet (863 square feet first floor
plus 243 square foot garage) and covers approximately 21 percent of the parcel, which is under
the permitted 30 percent allowed by the Ordinance.

The ordinance also requires a minimum of 3 parking spaces for residences providing between 2°
and 3 bedrooms. The plans show 3 bedrooms. These spaces cannot be provided on this site
without a variance due to the narrow parcel width. Thus, a variance to cover greater than 50% of
the front yard with driveway area has also been requested. Normally most parcels meet the
minimum 60-foot parcel width and can provide parking for two cars without exceeding 50
percent of the front yard area. Given the site’s special circumstances a variance is appropriate.

Findings for approval are attached. I
| CCC Exhibit _/_
Local Coastal Program Consistency (page_a_z_of'_cﬁ_ pages)

The proposed single family dwelling is in conformance with the County's certified Local Coastal
Program, in that the structure is sited and designed to be visually compatible, in scale with, and
integrated with the character of the surrounding neighborhood. Developed parcels in the area
contain single-family dwellings. Size and architectural styles vary widely in the area, and the .
design submitted is not inconsistent with the existing range. Although the project is located

EXHIRIT. F -



Application #: 07-0755 ’ Page 6
APN: 028-304-23
Owner: Alex and Kristine Ingram

between the shoreline and the first public road it is not identified as a priority acquisition site in
the County’s Local Coastal Program. Consequently, the proposed project will not interfere with
public access to the beach, ocean, or other nearby body of water.

Design Review

The proposed single family dwelling complies with the requirements of the County Design
Review Ordinance. The Design Review is attached as Exhibit G. The proposed project provides
a nicely designed structure that is respectful of the site’s limitations by breaking up the massing
from the first and second floor and presents an attractive street front appearance. The building
setback will be improved by this proposal that will improve the character of the street
significantly. Also, issues identified regarding the request for evaluation by a structural engineer
- have been addressed by the conditions of approval.

Environmental Review

Environmental review has not been required for the proposed project per the requirementé of the
California Environmental Quality Act (CEQA). The project is exempt per the attached notice of
exemption, Exhibit D.

Conclusion

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

Staff Recommendation

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

. APPROVAL of Application Number 07-0755, based on the attached findings and
conditions. '

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

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

Report Prepared By: Sheila McDaniel '
Santa Cruz County Planning Department QCCC Exhibit /

701 Ocean Street, 4th Floor 39 lo
Santa Cruz CA 95060 (rage = Lof /27 pages)

Phone Number: (831) 454-3439

FXHIRIT F «




" Application #: 07-0755
APN: 028-304-23
Owner: Alex and Kristine Ingram

Coastal Development Permit Findings

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

This finding can be made, in that the property is zoned R-1-5 (Single family residential - 5,000
square feet), a designation, which allows residential uses. The proposed single family dwelling is
a principal permitted use within the zone district, consistent with the site’s (R-UM) Urban
Medium Residential General Plan designation.

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

This finding can be made, in that the proposal does not conflict with any existing easement or
development restriction such as public access, utility, or open space easements in that no such
easements or restrictions are known to encumber the project site. A pedestrian easement from
Rockview is not affected by the development.

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

This finding can be made, in that the development is consistent with the surrounding
neighborhood in terms of architectural style; the site is surrounded by lots developed to an urban
density; the colors shall be natural in appearance and complementary to the site; although the
development site is located bluff top, the site is not adjacent to a public beach or within a
designated scenic corridor.

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

This finding can be made, in that although the project site is located between the shoreline and
the first public road, the site does not have access to the shoreline because wave run-up prevents
access. Consequently, the single family dwelling will not interfere with public access to the
beach, ocean, or any nearby body of water. Further, the project site is not identified as a priority
acquisition site in the County Local Coastal Program.

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

This finding can be made, in that the structure is sited and designed to be visually compatible, in
scale with, and integrated with the character of the surrounding neighborhood. Additionally,
residential uses are allowed uses in the R-1-5 (Single family residential - 5,000 square feet) zone
district of the area, as well as the General Plamoﬁbgqibifro_gjam land use designation.

(Page_ﬂ’_lofw_?_ pages) EXE%H‘I B ”_ F




Application #: 07-0755
APN: 028-304-23
Owner: Alex and Kristine Ingram

Development Permit Findings

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

This finding can be made, in that the project is located in an area designated for residential uses
and is not encumbered by physical constraints to development. Construction will comply with
prevailing building technology, the California Building Code, and the County Building ordinance
to insure the optimum in safety and the conservation of energy and resources. The proposed
single family dwelling will not deprive adjacent properties or the neighborhood of light, air, or
open space, in that the structure meets most of the current setbacks that ensure access to light, air,
and open space in the neighborhood. In the one location where setbacks are reduced to provide a
stairway, this will not significantly affect adjacent property of light, air, or open space because it
is a small addition, approximately 8 feet wide by 17 feet in height. Between 6 and 11 feet remain
between the structure and the neighboring structure on this side.

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

This finding can be made, in that the proposed location of the single family dwelling and the
conditions under which it would be operated or maintained will be consistent with all pertinent
County ordinances and the purpose of the R-1-5 (Single family residential - 5,000 square feet)
zone district in that the primary use of the property will be one single family dwelling. Where
the project does not meet the required side yard setback or maximum frontage devoted to access,
variance findings are attached.

3. 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.

This finding can be made, in that the proposed residential use is consistent with the use and
density requirements specified for the Urban Medium Residential (R-UM) land use designation
in the County General Plan.

The proposed addition to the existing single family dwelling will not adversely impact the light,
solar opportunities, air, and/or open space available to other structures or properties, and meets
all current site and development standards, except where noted below, for the zone district as
specified in Policy 8.1.3 (Residential Site and Development Standards Ordinance), in that the
proposed addition will not adversely shade adjacent properties, and will meet current setbacks,
except where noted below, for the zone district to ensure access to light, air, and open space in
the neighborhood. Where the project does not meet the required east side yard setback or
percentage of front arca devoted to access variance findings are attached. In addition, light, air,

or open space will not be significantly adversely affected b thlt setback reduction. See Variance
findings for further discussion. CCC Exhibi

(page_‘_l_sof._’_”_?. pages) %ﬁ@i F d



Application #: 07-0755
APN: 028-304-23
Owner: Alex and Kristine Ingram

The proposed single family dwelling will not be improperly proportioned to the parcel size or the
character of the neighborhood as specified in General Plan Policy 8.6.1 (Maintaining a
Relationship Between Structure and Parcel Sizes), in that the proposed single family dwelling
will comply with most of the site standards for the R-1-5 zone district (including setbacks, lot
coverage, floor area ratio, height, and number of stories) and will result in a structure consistent
with a design that could be approved on any similarly sized lot in the vicinity. The structure is
well designed for the constrained lot and overall is less than 2000 square feet.

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

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

This finding can be made, in that the proposed single family dwelling is to be constructed on an
existing developed lot. The expected level of traffic generated by the proposed project is not
anticipated to increase the trips per day (1 peak trip per dwelling unit).

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

This finding can be made, in that the proposed structure is located in a mixed neighborhood
containing a variety of architectural styles, and the proposed single family dwelling is consistent
with the land use intensity and density of the neighborhood.

6. The proposed development project is consistent with the Design Standards and
Guidelines (sections 13.11.070 through 13.11.076), and any other applicable
requirements of this chapter.

This finding can be made, in that the proposed singlé family dwelling will be of an appropriate

scale and type of design that will enhance the aesthetic qualities of the surrounding properties
and will not reduce or visually impact available open space in the surrounding area.

CCC Exhibit _|
(page T _of 09 pages)
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Application #: 07-0755
APN: 028-304-23
Owner: Alex and Kristine Ingram

Variance Findings

1. That because of special circumstances applicable to the property, including size, shape,
topography, location, and surrounding existing structures, the strict application of the
Zoning Ordinance deprives such property of privileges enjoyed by other property in the
vicinity and under identical zoning classification.

This finding can be made, in that the subject parcel is 25 feet wide, 35-25 (amended by ZA
11/07/08) feet less than the required parcel width in the zone district. A redesign of the floor
space to reorient the stairway within required setback would deprive this property of fully
functional floor area, a privilege enjoyed by other properties meeting the required parcel width
standard. Furthermore, the narrow parcel width prohibits parking for two parking spaces in the
front yard, a privilege enjoyed by other property in the vicinity and under 1dentlcal zoning
classification.

2. That the granting of the variance will be in harmony with the general intent and purpose
of zoning objectives and will not be materially detrimental to public health, safety, or welfare or
injurious to property or improvements in the vicinity.

This ﬁnding can be made, in that the project will not significantly impact or be materially
detrimental to the light, air, or open space available to the adjacent parcel because such a small
portion of the building will be located within the setback, a footprint of 23 square feet. The
neighbor structure is between 6 and 11 feet away. The project is also conditioned to comply with
the fire code requirements that require a 1-hour firewall along that portion of the building. This
will ensure safety to the occupants of the dwelling and to the adjacent residence.

Vehicle parking in the front yard will not affect public health, safety, or welfare or be i 1n]ur10us to
property or improvements in the vicinity.

3. That the granting of such variances shall not constitute a grant of special privileges
inconsistent with the limitations upon other properties in the vicinity and zone in which
such is situated.

This finding can be made, in that other properties in the vicinity under similar circumstances,
such as this existing narrow parcel, would be given the same consideration. It should also be
noted that this variance only allows a small portion of the building to intrude into the setback
area. '

cce Exhnbnt [
(page 2. ‘s of__?_ pages)
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Application #: 07-0755
APN: 028-304-23
Owner: Alex and Kristine Ingram

Conditions of Approval
Exhibit A: Plans prepared by Dennis Norton, dated March 13, 2008

L This permit authorizes the demolition of an existing 432 square foot garage and
approximately 40 square feet of first floor area and remodel of the remainder of the
existing single story single family dwelling by constructing a 243 square feet attached
garage and an addition of 90 square feet on the first floor, and addition of approximately
965 square foot addition on the second floor, and a 50 square foot second story deck.
This approval does not confer legal status on any existing structure(s) or existing use(s)
on the subject property that are not specifically authorized by this permit. Prior to
exercising any rights granted by this permit including, without limitation, any
construction or site disturbance, the applicant/owner shall:

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

B. Obtain a Demolition Permit from the Santa Cruz County Building Official.

0

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

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

E. Obtain an Encroachment Permit from the Department of Public Works for all off-
site work performed in the County road right-of-way for review and approval. A

special inspection by inspection services may be required (added by the ZA
11/07/08). '

II. Prior to issuance of a Building Permit and or Demolition Permit the applicant/owner
' shall:

A. Submit proof that these conditions have been recorded in the official records of
the County of Santa Cruz (Office of the County Recorder).

B. The applicant shall have a registered structural engineer examine the existing non-
conforming walls by removing the interior finish and inspecting for dry rot and/or
termite damage. The structural engineer shall certify the that portions of the
structure which the plans show as “proposed to remain” are in fact structurally
sound and that it will not be necessary to alter such portions of the structure

- during the course of construction. Two copies of the investigation report shall be
submitted to the planner and building inspector.

C. Submit final architectural plans for review and approval by the Planning
Department. The final plans shall be in substantil? compliance with the plans

marked Exhibit "A" on (3OO BsH§HiE Defartment. Any changes from the

{page _‘&of (oq pages) EXPE?HTB‘T F



Application #: 07-0755

APN: 028-304-23

Owner: Alex and Kristine Ingram

approved Exhibit "A" for this development permit on the plans submitted for the
Building Permit must be clearly called out and labeled by standard architectural
methods to indicate such changes. Any changes that are not properly called out
and labeled will not be authorized by any Building Permit that is issued for the

- proposed development. The final plans shall include the following additional

information:

1. One elevation shall indicate materials and colors as they were approved by
this Discretionary Application.

2. Drainage, and erosion control plans.

3. The applicant shall provide existing and proposed elevations of the
dwelling with floor to ceiling dimensions and floor-to-floor dimensions.
Details shall include, but not be limited to, foundation, wall and window
openings, and top plate information. Elevations shall be provided side by
side. It shall be noted that the Exhibit “A” plans do not accurately
represent the location of existing and proposed walls and window
openings. This shall be corrected with this plan submittal.

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

Meet all requirements of and pay Zone 5 drainage fees to the County Department
of Public Works, Drainage. Drainage fees will be assessed on the net increase in
impervious area. Submit plans meeting all requirements of the County
Department of Public Works and specifically address the following:

1. Revise the impervious area calculations to include the pavers and turf
block areas. These areas are considered semi-pervious and are charged at
a 50 percent. A drainage fee will be assessed on the net increase in
impervious area. Reduced fees are assessed for semi-pervious surfacing to
- offset costs and encourage more extensive use of these materials.

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

Plans shall comply with all requirements of the combined Geotechnical
Investigation, Wave run up Analysis, and Engineering Geology Report review,
dated August 14, 2008 by Joe Hanna, County Geologist. This shall address the
following: '

1. Submittal of a final landscape and drainage plan to the County Geologist
for review and approval.
2. The project civil engineer and/or geotechnical engineer must develop a

plan to monitor the existing seawall to confirm t?at the wall is functioning
CCC Exhibit __° '
(page Y04 (>34 pages) ERxipy]
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Application #: 07-0755
APN: 028-304-23
Owner: Alex and Kristine Ingram

adequately. _

a. The owners must continue to monitor and maintain the wall so that
the seawall functions as designed.

b. The seawall-monitoring plan must be recorded as part of a

declaration of geologic hazards. The notice of geologic hazards
will be prepared at the time of the submittal of the Building Permit,
and will reference the conclusions of the approved geotechnical
engineer and engineering geology report. _

3. Final plans shall reference the reports and include a statement that the
project shall conform to the reports’ recommendations. Plans shall also
provide a thorough and realistic representation of all any(amended by ZA
11/07/08) grading necessary to complete this project.

4. Plan review letters shall be submitted to Environmental Planning. The
authors of the reports shall write the plan review letters. The letters shall
state that the project plans conform to the report’s recommendations.

5. Prior to excavation of the foundations, the project engineer and/or
geotechnical engineer must confirm in writing that the foundations are
located as shown on the approved plans.

6. Submit an electronic copy of the soils engineering report, wave run up
analysis, and engineering geology report in .pdf format. This document
may be submitted on compact disk or emailed to pln829@co.santa-
cruz.ca.us.

7. Submit two copies of the reports and updates with the building permit
application.

H. Meet all requiremenﬁs of the County Department of Public Works Sanitation and
shall specifically address the following:

1. Plans shall show the proposed location of on-site sewer lateral (s), clean-
out(s), and connection(s) to existing public sewer on the plot plan of the
building permit application.

2. Plans shall show all existing and proposed plumbing fixtures on floor
plans of building application.

L Meet all requirements of the County Department of Public Works Road
' Engineering and shall specifically address the following:

1. In order to evaluate access to the single-family dwelling, plans shall show
how the property obtains access to the county road system. In addition,
plans shall provide details of the intersection of driveway(s) to the county
maintained road in plan view. k

J. Pay the current fees for Parks and Child Care mitigation for 1 additional bedroom..
Currently, these fees are, respectively, $1,000.00 and $109 per bedroom,
respectively.

K. Pay the current fees for Roadside and Tran gation fmprovements for 1
CCC Exhibit [
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Application #: 07-0755

APN: 028-304-23

Owner: Alex and Kristine Ingram

additional bedroom. Currently, these fees are, respectively, $847.00 and $847.00
per bedroom. The total fee is $1,694.00.

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

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

No more than 50% of a nonconforming wall shall be altered. This includes walls,
windows, doors, studs, top plate, vents, or other openings (added by ZA
11/07/08).

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

A.

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

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

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

Prior to excavation of the foundations, the project engineer and/or geotechnical
engineer must confirm in writing that the foundations are located as shown on the
approved 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.

IV.  Operational Conditions

A.

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

(page of (0F pages) EXHIBIT C
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Application #: 07-0755 _ -
APN: 028-304-23
Owner: Alex and Kristine Ingram

B. In the event that future County inspections of the existing dwelling disclose
alteration to the existing exterior walls within the required 5 foot side yard setback
area exceeding 50 percent of the exterior wall area, a “stop work” order shall be
issued on the project and the applicant shall obtain all necessary permits before
work may commence.

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

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

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

1. COUNTY bears its own attorney's fees and costs; and
2. COUNTY defends the action in good faith.

C. Settlement. The Development Approval Holder shall not be required to pay or
perform any settlement unless such Development Approval Holder has approved
the settlement. When representing the County, the Development Approval Holder
shall not enter into any stipulation or settlement modifying or affecting the
interpretation or validity of any of the terms or conditions of the development
approval without the prior written consent of the County.

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

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

Please note: This permit expires two years from the effective date listed below unless a

building permit (or permits) is obtained for the primary strycture described in t )
CCC Exhibit | EXHIBIT F
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Application #: 07-0755
APN: 028-304-23
Owner: Alex and Kristine Ingram

development permit (does not include demolition, temporary power pole or other site
preparation permits, or accessory structures unless these are the primary subject of the
development permit). Failure to exercise the building permit and to complete all of the
construction under the building permit, resulting in the expiration of the building permit,
will void the development permit, unless there are special circumstances as determined by
the Planning Director.

Approval Date:

Effective Date:

Expiration Date:
Don Bussey Sheila McDaniel
Deputy Zoning Administrator Project Planner

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

CCC Exhibit _/
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CALIFORNIA ENVIRONMENTAL QUALITY ACT
NOTICE OF EXEMPTION

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

Application Number: 07-0755

Assessor Parcel Number: 028-304-23 A

Project Location: 7 Rockview Drive, Santa Cruz, CA 95062

Project Description: Demolition of 432 sq.ft. garage and 40 sq.ft. first floor area, remodel
dwelling and add a 243 sq.ft. attached garage and 90 sq.ft.first floor area,
965 sq.ft. second floor area, and a 60 sq.ft. second floor deck

Person or Agency Proposing Project: Dennis Norton

Contact Phone Number: (831) 476-2616

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

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

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

D. Statutory Exemption other than a-Ministerial Project (CEQA Guidelines Section

15260 to 15285).

Specify type:

E. X Categorical Exemption

Specify type: Exempt
F. Reasons why the project is exempt:
Proposal to construct improvements to existing dwelling

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

Date:

Sheila McDaniel, Project Planner

CCC Exhibit _L
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COUNTY OF SANTA CRUZ
Planning Department

COASTAL DEVELOPMENT PERMIT,
RESIDENTIAL DEVELOPMENT PERMIT, AND

VARIANCES
Owner: ALEX AND KRISTINE INGRAM Permit Number: .07-0755
Address: 665 BELDON COURT : Parcel Number(s): 028-304-23

LOS ALTOS, CA 94022

PROJECT DESCRIPTION AND LOCATION

- Permit to demolish an existing 432 square foot garage and approximately 50 square feet of first floor area,
and remodel remainder of existing single family dwelling by constructing a 243 square foot attached garage
and an addition of 90 square feet on first floor, an addition of approximately 965 square feet on the second
floor, and a 60 square foot second story deck. The project requires a Coastal Development Permit, a
Residential Development Permit for a greater than 800 square foot addition to a non-conforming structure, a
Variance to cover greater than 50% of front yard with driveway, and a Variance to reduce the required east
side yard setback from 5 feet to 2 feet. Project is located on the south side of South Palisades at 7
Rockview Drive in Santa Cruz.

SUBJECT TO ATTACHED CONDITIONS

Approvai Date: 11/07/08 . Effective Date: 11/24/08
Exp. Date (if not exercised): see conditions Coastal Appeal Exp. Date: see Coastal Com.
Denied by: Denial Date:

- This project requires a coastal zone permit, which is not appealable to the Califomia Coastal Commission. It may

be appealed to the Planning Commlssuon The appeal must be filed within 14 calendar days of action by the
decision body..

X This project requires a Coastal Zone Pem\it, the approval of which is appealable to the California Coastal
Commission. (Grounds for appeal are listed in the County Code Section 13.20.110.) The appeal must be filed with
the Coastal Commiission within 10 business days of receipt by the Coastal Commission ¢f hotice of local action.

Approval or denial of the Coastal Zone Permit is appealable. The appeal must be filed within 14 calendar days of
action by the decision body.

This permit cannot be exercised untit after the Coastal Commission appeal period. That appeal period ends on the above indicated
date. Perm|ttee is to pontact Coastal staff at the end of the above appeal period prior to commencing any work.

A Building Permit must be obtained (if reqmred) and construction must be initiated prior to the expiration date in
Q tgmxercise this permit. THIS PERMIT IS NOT A BUILDING PERMIT.

y sighing thig permit below, the owner agrees to accept the terms and conditions of this permit and to accept -
respopsibility/for payment of the County’s costs for inspections and all other actions related to noncompliance
with t riit conditjons. This permit shall be null and void in the absence of the owner's signature below.

= @71/2@;4&4/\ /!-/F7-08

”Staff Planner ’ Date

CCC Exhibi t
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Staff Report & Development Permit
Level 3 — Administrative Review

Application Number: 09-0142 : APN: 028-304-23
Applicant: Dennis Norton Owner: Alex and Kristine Ingram, Trustees
Site Address: 7 Rockview Drive, Santa Cruz

Proposal & Location

Proposal to revise the construction approved under Coastal Development Permit 07-0755 by
increasing the area of the proposed garage from 243 square feet to 322 square feet, by decreasing
the area of the second story addition from 965 square feet to 395 square feet, and by increasing
the area of the proposed second story deck from 60 square feet to 98 square feet. The project
requires a minor variation to 07-0755.

The property is located on the south side of South Palisades at 7 Rockview Drive.
Analysis

The proposed redesign will result in an overall reduction in second floor area on the ocean side of
the proposed building though the second story deck will be enlarged approximately 40 feet. The
one car garage will also be widened by approximately four to five feet to improve vehicle parking
and access. The proposed courtyard previously adjacent to the west side of the garage will be
eliminated and the proposed door will now face the street.

The proposed changes reduce the massing previously proposed on the ocean side of the dwelling
and create a building entry visible from the street. These changes will increase the ocean view of
the adjoining two story dwelling to the west and create a greater neighborhood presence along the
street front. The proposed modifications have been reviewed by the Urban Designer and
neighborhood compatibility has been evaluated by staff. The revised project received a positive
design review. The proposed alterations do not adversely impact the neighborhood as the overall
square footage will be reduced, there will be a reduction in massing, and the proposed changes do
not significantly alter the architectural style or character of the previously approved project. An
operational condition of approval has been added to the permit conditions to note that this minor
variation shall supercede Permit 07-0755 once this minor variation permit has been exercised,
This will prohibit the construction of the original project approved by 07-0755 at any time after
issuance of the building permit for the revised project.

Findings are on file in the County Planning Department. CCC Exhibit !
(page E‘.’Lof 11 pages)

Staff Recommendation
The Planning Department has taken administrative action on your application as follows:

_ X Approved (if not appealed).

EXHIBIT G



Denied (based on the attached findings).

NOTE:This decision is final unless appealed.

See below for information regarding appeals. You may exercise your permit after signing
below and meeting any conditions that are required to be met prior to exercising the
permit. If you file an appeal of this decision, permit issuance will be stayed and the
permit cannot be exercised until the appeal is decided.

Please note: This permit will expire unless exercised prior to the expiration date.
(See the Conditions of Approval below for the expiration date of this permit.)

(831) 454-3439 or sheila.mcdaniel@co.santa-cruz.ca.us

Report Reviewed By:

Mail to;

Sheila McDaniel
Santa Cruz County Planning Department
701 Ocean Street, 4th Floor

Santa Cruz CA 95060

Pai‘x Levine

Principal Planner

Development Review

Santa Cruz County Planning Department

Dennis Norton -
712 Suite C. Capitola Avenue
Capitola, CA 95010

- If'you have any questions about this project, please contact Sheila McDaniel at:

Report Prepared By:S(\"é/“qu ‘\@@

cce Evh.b.t {
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By signing this permit below, the owner(s) agree(s) to accept the terms and conditions of permit
number 09-0142 (APN 028-304-23) and to accept responsibility for payment of the County’s cost
for inspection and all other action related to noncompliance with the permit conditions. This
permit is null and void in the absence of the property owner(s) signature(s) below. All owners of
the subject property (APN 028-304-23) must sign this form.

Signature of Owner Print Name Date
Signéture of Owner Print Name Date
Signature of Owner ' Print Name | ' Date
Signature of Owner Print Name Date

(This page is intended for your personal records, please retain this signed page and return the signed
Signature Page, included later in this document, to acknowledge acceptance of this permit.)

Appeals

In accordance with Section 18.10.300 et seq of the Santa Cruz County Code, the applicant may
appeal an action or decision taken on a Level III project such as this one. Appeals of
administrative decisions of are made to the Planning Director. All appeals shall be made in
writing and shall state the nature of the application, your interest in the matter, and the basis upon
which the decision is considered to be in error. Appeals must be made no later than fourteen (14)
calendar days following the date of action from which the appeal is being taken and must be
accompanied by the appropriate appeal filing fee.

CCC Exhibit _(
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Conditions of Approval
Minor Variation #: 09-0142

Applicant: Dennis Norton
Property Owner: Alex and Kristine Ingram, Trustees
Assessor's Parcel No. 028-304-23

Exhibit A: Architectural Plans prepared by Dennis Norton, Sheet 1 dated April 16, 2009,

IL.

Sheet 3 dated November 29, 2007, Sheet 4 dated May 5, 2009, Sheet 5 dated
April 15, 2009, Sheet 8 dated April 14, 2009
Surveyor’s Map Sheet | of 1, prepared by Michael Beautz dated December 2007

Proposal to revise the construction approved under Coastal Development Permit 07-0755
(Proposal to demolish an existing 432 square foot garage and approximately 50 square
feet of first floor area and remodel the remainder of the existing single story single family
dwelling by constructing a 243 square foot attached garage and an addition of 90 square
feet on the first floor, and addition of approximately 965 square foot addition on the
second floor, and a 60 square foot second story deck). The revision will increase the area
of the proposed garage from 243 square feet to 322 square feet, decrease the area of the
second story addition from 965 square feet to 395 square feet, and increase the area of the
proposed second story deck from 60 square feet to 98 square feet.

. This approval does not confer legal status on any existing structure(s) or existing use(s)

on the subject property that are not specifically authorized by this permit. Prior to
exercising any rights granted by this permit including, without limitation, any
construction or site disturbance, the applicant/owner shall:

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

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

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

E. Obtain an Encroachment Permit from the Department of Public Works for all off-
site work performed in the County road right-of-way for review and approval. A
special inspection by inspection services may be required.

Prior to issuance of a Building Permit and or Demolition Permit the applicant/owner
shall:

A. Submit proof that these conditions have been recorded in the official records of
the County of Santa Cruz (Office of the County Recordep).
CCC Exhibit
(pageﬁof _'23. pages)
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The applicant shall have a registered structural engineer examine the existing non-
conforming walls by removing the interior finish and inspecting for dry rot and/or
termite damage. The structural engineer shall certify the that portions of the
structure which the plans show as “proposed to remain” are in fact structurally
sound and that it will not be necessary to alter such portions of the structure
during the course of construction. Two copies of the investigation report shall be
submitted to the planner and building plans examiner.

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

1. One elevation shall indicate materials and colors as they were approved by
this Discretionary Application.

2. Drainage, and erosion control plans.

3. The applicant shall provide existing and proposed elevations of the
dwelling with floor to ceiling dimensions and floor-to-floor dimensions.
Details shall include, but not be limited to, foundation, wall and window
openings, and top plate information. Elevations shall be provided side by
side. It shall be noted that the Exhibit “A” plans do not accurately
represent the location of existing and proposed walls and window
openings. This shall be corrected with this plan submittal.

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

Meet all requirements of and pay Zone 5 drainage fees to the County Department
of Public Works, Drainage. Drainage fees will be assessed on the net increase in
impervious area. Submit plans meeting all requirements of the County
Department of Public Works and specifically address the following:

1. Revise the impervious area calculations to include the pavers and turf
block areas. These areas are considered semi-pervious and are charged at
a 50 percent. A drainage fee will be assessed on the net increase in
impervious area. Reduced fees are assessed for semi-pervious surfacing to
offset costs and encourage more extensive use of these materials.

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

Plans shall comply with all requirwglﬁmted Ggotechnical
{(page S 2ot 109 pages) .
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Investigation, Wave run up Analysis, and Engineering Geology Report review,
- dated August 14, 2008 by Joe Hanna, County Geologist. This shall address the
following:

1. Submittal of a final landscape and drainage plan to the County Geologist
for review and approval.

2. The project civil engineer and/or geotechnical engineer must develop a
plan to monitor the existing seawall to confirm that the wall is functioning
adequately.

a. The owners must continue to monitor and maintain the wall so that
the seawall functions as designed.

b. The seawall-monitoring plan must be recorded as part of a
declaration of geologic hazards. The notice of geologic hazards
will be prepared at the time of the submittal of the Building Permit,
and will reference the conclusions of the approved geotechnical
engineer and engineering geology report.

3. Final plans shall reference the reports and include a statement that the
project shall conform to the reports’ recommendations. Plans shall also
provide a thorough and realistic representation of any grading necessary to
complete this project.

4. Plan review letters shall be submitted to Environmental Planning. The
authors of the reports shall write the plan review letters. The letters shall
state that the project plans conform to the report’s recommendations.

5. Prior to excavation of the foundations, the project engineer and/or
geotechnical engineer must confirm in writing that the foundations are
located as shown on the approved plans.

6. Submit an electronic copy of the soils engineering report, wave run up
analysis, and engineering geology report in .pdf format. This document
may be submitted on compact disk or emailed to pln829@co.santa-
cruz.ca.us.

7. Submit two copies of the reports and updates with the building permit
application.

Meet all requirements of the County Department of Public Works Sanitation and
shall specifically address the following:

1. Plans shall show the proposed location of on-site sewer lateral (s), clean-
out(s), and connection(s) to existing public sewer on the plot plan of the
building permit application.

2. Plans shall show all existing and proposed plumbing fixtures on floor
plans of building application. |

Meet all requirements of the County Department of Public Works Road
Engineering and shall specifically address the following:

1. In order to evaluate access to the single-family dwelling, plans shall show
how the property obtains access to the county road system. In addition,
plans shall provide details of the intersection of driveway(s) to the county
maintained road in plan view.

CCC Exhibit _[| _
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J. Pay the current fees for Parks and Child Care mitigation for 1 additional bedroom.
Currently, these fees are, respectively, $1,000.00 and $109 per bedroom,
respectively.

K. Pay the current fees for Roadside and Transportation improvements for 1

additional bedroom. Currently, these fees are, respectively, $847.00 and $847.00
per bedroom. The total fee is $1,694.00.

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

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

N. No more than 50% of a nonconforming wall shall be altered. This includes walls,
windows, doors, studs, top plate, vents, or other openings.

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

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

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

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

D. Prior to excavation of the foundations, the project engineer and/or geotechnical
engineer must confirm in writing that the foundations are located as shown on the
approved plans. '

E. 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.
IV.  Operational Conditi CCC Exhibit |
. perational Conditions ( O LOﬁ
page &0 of pages)

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

B. In the event that future County inspections of the existing dwelling disclose
alteration to the existing exterior walls within the required 5 foot side yard setback
area exceeding 50 percent of the exterior wall area, a “stop work” order shall be
issued on the project and the applicant shall obtain all necessary permits before
work may commence.

C. This minor variation permit shall supercede Permit 07-0755 once this minor
variation permit has been exercised. This shall prohibit the construction of the
project plans approved by 07-0755 at any time after issuance of the building
permit for this revised project.

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

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

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

1. COUNTY bears its own attorney's fees and costs; and
2. COUNTY defends the action in good faith.

C. Settlement. The Development Approval Holder shall not be required to pay or
perform any settlement unless such Development Approval Holder has approved
the settlement. When representing the County, the Development Approval Holder
shall not enter into any stipulation or settlement modifying or affecting the
interpretation or validity of any of the terms or conditions of the development
approval without the prior written consent of the County.

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

A
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 s&f&‘néccgianﬁ ith, Chapteg 18.10 of the County Code.
vhibit 775"
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Please note: This permit does not alter the expiration date of the original permit 07-0755
and must be exercised by the expiration date below unless a building permit (or permits) is
obtained for the primary structure described in the development permit (does not include
demolition, temporary power pole or other site preparation permits, or accessory
structures unless these are the primary subject of the development permit). Failure to
exercise the building permit and to complete all of the construction under the building
permit, resulting in the expiration of the building permit, will void the development permit,
unless there are special circumstances as determined by the Planning Director.

Approval Date: @ / Ci / O q
Effective Date: C/ / 2 22/ O q
Expiration Date: / 2—/ / 5 / 200

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

CCC Exhibit ,
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CALIFORNIA ENVIRONMENTAL QUALITY ACT
NOTICE OF EXEMPTION

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

Application Number: 09-0142

Assessor Parcel Number: 028-304-23
Project Location: 7 Rockview Drive, Santa Cruz

Project Description: Proposal to revise the construction approved under Coastal
Development Permit 07-0755. Requires a Minor Variation.

Person or Agency Proposing Project: Dennis Norton

Contact Phone Number: (831) 476-2616

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

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

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

D. Statutory Exemption other than a Ministerial Project (CEQA Guidelines Section

15260 to 15285).

Specify type:

E. X Categorical Exemption

Specify type: Class 3 - New Construction or Conversion of Small Structures (Section 15303)
F. Reasons why the project is exempt:

Revisions to approved single family dwelling

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

3}\9&9& ‘\/‘EDO\O Date: Q,IQ/Oq

Sheila McDaniel, Pro;ec Planner

CCC Exhibit _/
(page.ﬁiof L.i pages)
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)l 28 09 08:11a Dennis Norton ——_——

By signing this permit below, the owner(s) agrec(s) to accept the terms and conditions of permit
number 09-0142 (APN 028-304-23) and to accept responsibility for payment of the County’s cost
for inspection and all other action related to noncompliance thh the permit conditions. This

b\mL.Mo@o\n Je | T)Z&]OC\

Slgnatllre of O \1\ Print Name Date

- Tnanar Kristine I Ln?r—am - 7/28/09
Sé&ature of Owner  ( Print Name Date
Signature .of Owner ' -~ Print Name .. Date
Signature of Owner Print Name Date

(This page is intended for your personal records, please retain this signed page and return the signed
Signature Page, included later in this document, to acknowledge acceptance of this permit.)

Appeals

In accordance with Section 18.10.300 et seq of the Santa Cruz County Code, the applicant may
appeal an action or decision taken on a Level I project such as this one. Appeals of
administrative decisions of are made to the Planning Director. All appeals shall be made in
writing and shall state the nature of the application, your interest in the matter, and the basis upon
which the decision is considered to be in error. Appeals must be made no later than fourteen (14)

—-~ ~-calendar.days following the date of action from which the appeal is being taken and must be
accompanied by the appropriate appeal filing fee.

CCC Exhibit _Z' _
(page Lot Lol pages)
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COUNTY OF SANTA CRUZ

{ PLANNING DEPARTMENT

701 OCEAN STREET  SANTA CRUZ, CALIFORNIA 95060
FAX (831) 454-2131 . TDD (831) 454-2123

GOVERNMENTAL CENTER

"\BUILDING PERMIT APPLICATION
\ PRINT DATE: 02/03/2010

\ VAPPLICATION NO':77():!E;:!PV1j - APPLICATION DATE: 01/21/2010
N , PHONE: (831)454-2260 BETWEEN 1-5
Y PARCEL NO. SITUS ADDRESS FORM OF PLANS: BLUEPRINTS
% 028-304-23 7 ROCKVIEW DR SANTA CRUZ .
PROJECT TYPE: (O ORIGINAL PERMIT: 00152273
PROJECT DESCRIPTION:
CO: 232

Change order to BP# 15227}?RA/RE) to include 508sq.ft. addition to
relocate master bedroom, create new master bath & add 125sq.ft. balcony
to the second story.

Remodel to include remove closets/wall to convert lower bedroom#?2

to dining room. '

Results in a 2-story SFD with 3 bedrooms, 3 baths, family/dining

room, 1iving room, entry, attached garage.

APPLICANT: DENNIS NORTON : BUS: (831) 476-2616
' 712 C CAPITOLA AV CAPITOLA CA 95010
DESIGNER/ARCHITECT: DENNIS NORTON BUS: (831) 476-2616
712 C CAPITOLA AV CAPITOLA CA 95010- :
ENGINEER: KEVIN BAIRD , BUS: (831) 661-0564
79608 SOQUEL DRIVE #240 APTOS CA 95003
OWNER: INGRAM ALEX L JR & KRISTINE TRUSTEES : RES: (650) 917-8678
665 BELDEN CT LOS ALTOS CA 94022
CONTACT: DENNIS NORTON BUS: (831) 476-2616

712 C CAPITOLA AV CAPITOLA CA 95010

OCCUPANCY. GROUP(S): R-3
~NO. OF PERMITS TO BE ISSUED: 1
PERMIT WILL BE ISSUED TO: CONTRACTOR
MEASURE J ALLOCATION REQUIRED: wo

_ VALUATION: 43300.00 :
ROUTING: ESTIMATED TIME FOR FIRST REVIEW: 2 WEEKS
BUILDING PLAN CHECK
CONSOLIDATION
SENTgAL FIRE PROTECTION DIST CcCcC 6E.‘:hlbit [
W SANITATION
7ONING REVIEW - (page 65 of 09 pages)
APPLICATION FEES: | RECEIPT: 00121839 DATE PAID: 01/21/2010

BUILDING PERNFP
BUILDING PLAf CAER
MAINT. GENERMeePldb .

[ANGE _‘ORDER

UPDATE GENE Rii¥esehibki s J8.87
xkk TOTAL “ C2059.93 ek .
| 2272(& O
lgéﬁ]. ll!ﬁ‘! n%l@%} ‘-!éilzzzﬂl !m

ORIGINAL - OFFICE \ypmmgr  ISSUED PERMIT NUUMBER  DATE SMAFF
| ' EvLnDIT H



[

ROCKVIEW

Z90G8 vD 'ZNHD VINYS

MO MIANIOY £ ( o Toarous J SMNOILYA I El

—
KAL) /4"y 0"
-

JON3GISIE WY HONL NOLHON SINNIA

» e £ - and f
e H :
g9 ¢ i i
g o i i
‘ i
SIS , ,
X 71 ] v , g ;
3, /i i
4 : ; ]
g .- I | |
5 T ok s
= ~ b = 7 .: H
3 5 e % g8 5] Y
z b : Ga Of FM1E :
| AR
i ~ > i . P ] > ;
4 . W Z
- - & Fos o] 1l
. |
! 1 1]
.1 -

f
J
NOTE: \7

i
) 4 H
3 ¥ _ Bl
< ‘.
# 3% 8k

g v

; S
- i O A o>’ ma ’

[ #1 7 ]

I .(page _{_'_I.‘_ of ﬂ pages]

= )
|t ool o S
. Py i |IE ~
P E g T v
i ) x — —
S L { .
o ( - N g g 9 |
E na 0
w .
i |
. .
M. 5 B .
P - ; " . Y z
| gus - § FH E] g
i 4 |k : 4| O .
53t 2 ™3 e 1§ o
H 7 5 T : El :
¢ —
! i
: | E 1]
T i
i s
Iy !
[ | -
* ’ l_.] ,2 = |'I i_] 3 é I \- g
\ JLn 1% < X il
\ et | cec Exnibit ||
VT | — Xl
Ll
ol

o o —

? by E 5 = 5‘§ T i
3 S E 8 & 20
& e 3 ® 5

FYHIBIT L



wOON L nON

TISLIISAN (I DAY T M Xosmm NOLDMLSHOD DNIHSINIS THOI3E
POUTIRGD 1Y OWMIHILTN GNY JXOVId NIV QINLIOLIE NV G3377d
W TWLOU W TS SN 1Y TSMAIU0 00N SSTTN LOFY RISV 01 NOJNOD THLE $i°08

ATIVONGIS OALIIISM 3 YN v '0IADM

I 29 TG oMY IAVR 3G 0) ST

LUV SUIOTN A0 QIMHDAUDY 3 TG DNICTIA TV

WIAI 03 SONMYUO O 10§15 J1BIDN00NIN OMI IMENS "L IIND3
B OISYOH LON 1S T NO GIUINDIM I8 TIVHS PR d-il WOIVOLORS TWHIO3I Wld winhud

0 0¥ RISY SHYE Onv 531¥1d SIS TNNIINNIS HOJ SOV NISY Wdd 20 TWHE TTUS WwuINUIS
3131 G INKONIAIN) YT JBd O VG 484 §

T T
(N

A,

(21923 7Y 454 62 (ZHvme} T o 01 0 s5¢ 24

/‘.

FIONIT Kedh Il SWADI T JyTee 00T AN MNINA AOAKYR O9C/)

i3

b

L NG 351 OFNLNI I e JIBYINTS Tuv SISSAML Il
S Iur CIDFONS SMI WO STSSTRL IMUTAans NV DNINDEI0 M

i

-

20MIS QIA0N4GY WL OWY SNY1J FHi UIW TONVONODDY Wi GITWISH ONY GII5WD 14 TIVWE SITTeRL U

(

Is

SIWADHdY NOBY Bt O JINVSKI Of wDid OTTIISkt I8 JOW TIVHS SISENML “W/Obddy

1

L33H:

LOr QY STESTIS ONKNIE QMY WIKY NDGROR LADLY] YMMLIN IWROMS SNOULYYDWI koS30 LTIIM0D
NGUY2IUEv4 01 uCWd NOUYMONOO3 ONv 43043y

404 YIINONT THL I OWIMENS 38 TIVHS 383 1002 ML 01 MHO/M0D SHOBKI I¥el DMUYJIOM L INTD.
“WITNSHI ADIAEIS W0 WA D3NIEOIN VRGO ¥ 13 QIS DMMOTI0) ML 4O $T40D DM
OILEYS K1 SYM ONOVHE INIYRNIY

Orv 5H¥330 N NOUIOMCS 1IFS I MY BN ONY [MOVMIS $266MUL 00N TWKS IWOYES MOUOIED
“UMUS YW S5ANL FH] A3 0345780 5V (NOUI] ITLIYY WO #9-E50] MOKVOLANSS ONOVMR Cuv
18-} EIEE0ML QOO 01DINH0D UYId 1IN DNDVE G SWTIVISM DMNOMYN HI# IOSVANOITY

1A MUY TIVIS (NINVITEIS B v ONY MO D3N3 DHIENG KI0B IvME 4TINS 18 LSO SHESN TV

133

h)

NRLILGE G710 SSM 4 48 (B~ 150) STESAML QDOM CALINNOD 3iie

WLIN MOS QUYONVIS DILID AJITVRD ONY TADNdu¥ J003 ONQTING i +@ GIMDSSY SITIVA 1GvMO YW
LW TONYORIODY W 3G Tivks SMOSIO TV WOTIB G VLS YRLLIMD MOUITUIO I NV SOMMYUD
WHUSAUIS TSIHL NO GALYIONM SOVOY OMY SROSHING 41 11i 01 OIWORI0 MOISND 38 Tivis SISSOML

)
J

SMOLIINHDD SIUISNON ALIN D7 “HOUNT I5¥Y
‘6N QnY 261 “LBGI “SON [Ty ST 'SWOLDINGD TWMSOUL ¥OS
0601 Nim INYOMIIOY we GGM 0OOK ONY SONOWD 0008 HIM QoAU Svawvn 38 Tivis SISTEI J00R

AING MV TWATAYRG HY AR U 36 TWHE (NIRGO0] DULYIN MEINYY ST

LNV JWUND THL 40 AGHOY Odd KON
9 3 1°MYs-36Y HY oD GLIIA0Nd 36 TGS $RO0HDA 1INY DHTIMD W
QT SITURO Wddnv-n AN TVASTL Aidans 1vH) SLNOMD SOMVIR TV
NS 98 04 S3UN191274 NOOH LuHavy T ST

=02 ¥ 9412 JDUMY 3003 DI YINOKATYD
f 0)NddPs 38 0} §113112IW NOOWHIVE TIw EL

FWSSAI0Y W 180N TON IO WIMEVMEI 1T

ANv NOIS3IA INOH

ONINNYId LD3rodd
NOLHON SINN3IA

LIRYHIEQ UG DATUD LivWveN -
WOOB INMIG R IDAIN Wik 14AG S1IEOHD IINVIAAY TS amv-OL ORI -
IG3 JIDTS YINHOATYY MDA IWVOMOIOY N 1B OF HMOND NPDUN AT O

ey

QIS ML HINDHT 1IN N A8
e AN SLTI0C WAL O i 1 LS 1YKL LIIDNS KONVl Y 81
(6303 GIYIGM) 1 38 TV STUUKM SwTDT ATETN I
TBSSIv I8 1SOA TONIAIII HRAVAHSN Lt

49T 9LY 199- 0108 VO YIOLLND CAY VIOUKND

(o=

\

N

AXSITI 0 INIAINOMS & 9
“NIIEIONYIN B PIINS 0 H0V2 MO

MO NV 5

Viuv L

tamy GZ)EIIMSSINN I3 150N) WEOLSI0 OV HIMSYAHSI) WO LNJHO LYNIGXS I0MOHd (!

LIN0 1X00H ONINK, ONY 0
W1 S13UN0 13veS WMHAOT ¥ TA NS YIS W

rebin 38 O Si%C1) W SILX k00 T
4L “IOVEYE 1Y SIADMO 19 J0ROHa 5H

Ol 1346 4 08 Bae 3030 Jman 11 WAONGAY BNd THE INGH) W 0313 LON DB VIVKS §Jdk W04 §

AN OL SLNON doee 07 L ATHQ NI
LN L W04 1R HONVED NV TV Ty

Jovio ©
3-8 MM (5N ¥ (I19T108S D49 ¥ MO YH J TG AN ) NV B (NONS Iv STOULIII 1
54NN INN003
¢ SHINDO MO 011038 Tuv ITUND ONOYd=aNDL ¥ ONv THINGN LYK He Wi S3¥M wOIIMONGI Of

HOUYTIISM MO IIMOD

D031 ML S5IT WHABL O 16ILHED LS.ON ¥ L ONWVES UIBMI TV 4
WIIMOND T4 KO
v SHYIR 0 OMLIM TE
. Sv 38 TIves STk IR
M0 STUNN CLIIE M KUSETT WYAS i 01 O0D LSVT) Lv SIOM W HIa30 TYHIRON MMM ¥ S0 (N
SONLS 3L 3% MIOA IHL SHIBRIN OMOS 36 TILA STV DMEYIB-ION M SOMKIE0 WIAO STNN TE

L YNOMNIIY 010¥ 1y e

108 HOHOLY UNY Ot W 1) O3W30WMOD 51 195 il ONOWOMo STV N 03608 30 AVR WORY 02O
YML MIONYT SI70H “WIOMIN i SO KIOW. B /1 NvHL NIIINYA M U31¥I0 ON J8 VIVHE OMY 30l
LD WUNIY THL M OTNIS T8 TVHE STIVE OMIKYIE M1 HvInS O SLY b0 STUS 000K M1 BTOM 1T

J0Y¥O JAUBY .5 JO M ¥ OITWISHI IMLIL MOUYIOSH (3ADHAqY S i 9188 NYML 5531 ON MIM OTTVW 38 OKY SIOMS ¥ .0-.v J0 AOMMIN ¥ 4 TVHE S1¥1g 39900Q OF

) QSO v Him WILSAS SYO 3w 0 1639 I AOUJ GHLYION ATVOMIOTTY 36 LEAR Skkd SYO SAUMDS 6
(o0 v#=01¥) JIn M 414MOD ONV QMY o IA TIHME BNL/NMOME DAOGY SIURL 1490 B

(LYK 434 SHINT) OF O MOMINW ¥) LHON (KIISIHOOH IN ISYT

LY JAYK 1SNM 175070 BLIVA ¥ ONMNYLNDD AOOM KD SROLMS TIVESIOIV 1SOM It

KB OITONINDD 38 01 O LWYSIMOMLI 38 OF KNI A ¥VAIb:

HHOOQ "TAOONK MOMS 133 € NYML S5 10 0 TONVNYIID ¥ YK TIWHS S601ONGNID IHAUK §
w001y HOVE 1D

“NOUITION LINIWD 1Y 5-ONIORD
YU TIviy VIS 0L UILNAOD IAOEY NIHDLIX INL ONV SPOONHIYE M ‘SIKINISYE K TIDVHWD

MU 'SH0OAIND OTTIVISHI SITNA0 T10v1dTo3 dv GZ QMY §1 Jsvws JIOMS '110n €21 T 7
SDNVHIGWO W0T v §3000

TVIaay DY GMY [IBD (002) SO NOLIOT JSTLYT THL HIM IONVOHOIY M 3R TIVMS NUOM T I

F0vHeO J4i M GIS00XD $3did DMONTIM WLIN 318 O SHOUYNIIHIY OMIdle TI

drY ) OMOWAGY MY HO VL TIA0HdaY
0 Sovem ML 350 ONY JWOD ML ¥3AD HOVE KOUYVISM v L3OV Thd B

e 3avs 1300 GNOUSY 10 Savem oL 5T v ram weriad S S e S VLY

OMGTIO) IHI MW DMVOH0IV M 3efe OUSN WiW Gldavial 3 GI SHOUIMNOD (DM, T¢

MGG DL TAMIED ANV NOUS O£ 40 ROMNKN Y 38 THAS SINQ MY TINIANOBAND TIV OF
LMD TV W MO TIMIO0TH WOLETMNY KV K

12908 OIS I

234 YIdmvQ 1 0= AO¥E R UHIN v} LMD WITH KIOGRS TSN DMGNDH 0 NOWILXT O BMUO INW B
THT WO W WORY 91 IYT

Iy $HOINL Gy ENIRIT) DU W0 SHINIG WY Si0% WM GITWILNI J0 TWAS KuOWYA TV DaNIDI 10
TEND Bt} D aveS AOT Y LT Wobm TVIVE T4 te QUYI0Y ININAOT eI O eI (
V0D D 0 %001

©1 WY SIDB0S WHLY) 1S53 01 400 ©1 XIEY. HO/ONY T OL SWLIVIH NLWE SIS 3
LNINIV IR ALY LN B 0L ¥4 LI 0 KOWITS IEVY TRIDTS I K

O Niuw STINR ML KO iUV AN 4O MOUYATTS ISHOS MU IAOR T MM ONILXT TIVME SAWeO 'S
ATUND LINWHD JO VYWV TRds

A ST ¥ O VINY PANRR JAYK TIVMB QWY AIMRRO 1IVISRY »OYY MO TMARODY SOISTNY WaveS ¢

WTH TG MUY HNA YOIV
e
01 519N00u4 IV A

ALYB UM O HUIN WGHS TN LW | JOR0Nd
§T00 28 DN $80K MON MO SIWIQ NOUNIATud MO1SXWE TIBVAONEE-NON QIAOHNcY JOKO)

oL avm) (0D290dN) Tdhi IATVA SWXIM DM VISORMBAL I MO TONYE RNSSId 10

SIWA THINGD WNOAKM K G0N 138 TIVES SNOUVMGAD) WIMOMS-Bnl OWY WIOHE +1
IOSLND OL AWWL/M WIVA NTW JWISTIHd ¥ AWM TIVGG SKLYIM ¥ILVA (1

{€0936n) SEE IS0M IV WD SIDATG NOIINMA T ROTAXIVE TVAOMDN-NOM TN LI

LTP8 a0 MOWY

L0 X0 AKOIM ¥ ) IV [NIBRISEY-NON Y Wim UGN 16 TIVHS SYVR VIV WBMOME 1L
STVA AN DT Twnoud 01

SHOUDIHGD | MO =g QTN

D SIS DAIATI VY W1 1OVAE LTI RO .25 & 24 ) TINvA SSIO0Y IBAONM &
SHe 40 Jon

P MG OMIYIVDGOTE AILVM 10N ¥ Wi 034N}
MU JWOR YK (VK S110WJ WLIVA 10N TV O
TN Uk SMOTIVD 2/i~1 40 AIIDVAYD MSNTS WO IS WYL RORVA ¥ MM SI3W0L

A J-MeY VN M TIVES LTV T (SIN00A0E OWY SHOIOOY INONIOH] HOUDPHISHCD M3W Thv W D
TUMMOYA 51 N2ISLE 4%dans VLYY ONBAG WO NI YA

MO SLMDT ISR M OYFL ANIIEIU 1 D SHINII-DAL NYHL HOR OMMVINDD SWATIOS 40 ISR U

ATUTG HONE mOMS % 20V JUOR LON IP8 Wb IH

B0 GI00 LTuAD U TY AOON IYS FML t QMVILY 38 TIVMS SIVA ONINGD ITUND S¥D LIV 9

NUINDD ¥ Xm0 (225 0w '10)3 o
30 TG 13INVS U MIBMLTS Tde O 171

VLS HVR 06 TINONK - £¥) )
$8Y 0f TNOMIS - SNwHO B
HIO5 FIN) OV Kis A, Jill Y)ddOD - WILYM ¥

SR dad
XYM A€ OF 18 TS JunsEdug live 5 o
Iy METRD 240 G XOn 1A Tleg w01 JYIK WIMOHS MEMTWD 1/1 1 YR VK TG LI0L '+
TMOUIIACD (F % TVIOMOD Jomavat $10141 OMBRNYG TV 04 TIHvA $5300% 0% L3 BOMOW T
MR B ELOONYTY) 305 VUVIT) AR 11,/ AV 0 0%
SIMTIRONO 30T OeeY S 103
THeSOaqr v G (6D L00F) MONLKID ISI¥Y Ik ML IWYEH030Y 14 B VS SR T
SONIERNTY

WY o

8E0 NIV

(]
N

30153

N

IS
1

30

T
ot
- v
eosimus | e
SwouvaT | ©
T W0 G0 |
——] ¢
R | e
W us | €
T
T 3ovd

S13A3HS IO aNIS3D

INVE 3L JO LT00 AV TIVKE GAVIS OMU OGNS STIVR OFUS 1NN
v S0NLS Judiee SNOUliiNG ONY STV Th b CITWIEM 1B 1TYMS DWIOONS TwiNOZMOH §1WMk OAUS 0L
[SMVAS TS B0 WA IRZ JIVED J8 TIVME SIYI-00 ‘03LON SSTINA GIOMOMS

AMNTM ¥ SHO0Y DMJITES HOYI M ONYOOY J5 TWHS MOIUD0 JHORS IKG ‘n-»ove AbLilvg I8 TS IINYAGMOD SO LVOUUNID “MUS¥INEYS QAONSSY MY 48 DIARUIVINWYR SMI8 03 vRYI-ID (L
VN (Y DN TWONDR JHL MOWJ HIMOD AMVPRSA W3] BA33IM TIVHS SHDIDIIX0 JHONS 1
ONAOWD WIRIINY ¥ I W04 OM MON SINHIG INEMMId T

4 Jiond WL Y vako

@Y=M 0L JNIHOMOD ‘K9 0D0'008") =3 'O 0ORZ# ) SSNCII VOIS SNMGTOS KU HIM

TOWNOUOIOY M WOOT TMOMdY HO 'ISTF STUI AR CIWUIVAON S¥ 70 TWHE SUI0RON AV KON G2
SNOUYD0) HIMIO TSTHL IY WNID0 SI00) LIIME

10K O AIALIHN STVI0 O SMY1d U NO_OJI¥DIOM SNOUYIDY HIMIO 1Y Owv 51003 |IM6 QINGM

WO AIAL TW I¥ M0 YIS {01I0N (TWIIOIE FY WO IED LOOL Hld JWWN 10D o00MAId L

€ J0M0u WY MOUSHGRD 85

VYO 3V DL
2D 1HOIH LI OL T3V LNIEMOSTY -NON 'HIDONS HiW OBSBAI T3 TVUS STIYM YIbY HIMOME
SOMMNIIO LHOMAMS TIv |¥ Su3QvI4 ONY SHDIYN TRA00 TR

OJMAOTN $¥ "313 TINIA WA BOJ X0V K008 MHIVA 1D Thv Tl

NOILYONddY 170D €/4 GNddv 30 OF COXUS ['7RD §'906Z OJ5) IMHIVES

V8 000m HIAO Hidvy 0 JOVMO D SHILYT DN OMY JOVEO JAOSY WM b N IN0 vk
NOUTOMNDJ B AOTI MO 1V GINIE o7 Z/1 € ¥ VM TTveG STHM O3NS wOWLNKD T

Widvd SWTWE ) €5 PN IO 0)NddY 38 Vs DVAAO) Tiva BOWLID T

TWHLIVR SO0 WHLYHE OINCNdav MY D0 TIVMS SIWNEOTNT KIWOMS Gnv BN TIV

ROOH VI ,0C MMM s 1ST03¥ LIV O(X.2T JOBI

“IAD CFO5( Y5 Ul 5¥ WO OFINIA IV 01 VIV D 0G\/1 WA EVA0I NOLYIINIA L
SUIDTIA VAaJ)0 ONv LiXZ 404 XYR 3D .0

1Y OW STWK OMIVIE WDAO Tarli v G SISEN TV D SOM) |V OMND0Y ONOS J0MONd

TN G TOVIM MJONT WBHEVR HLM 1y AR ¥ 19 TIIR 000N AONOUMI 5108 T

3| 4vi 01 NTwIvY 10M
BV SISOF SMTID Jdem UiV SO GRsl WIROY M {30 e @ 91 raN) 3 uLisvi JoROME B

FTiv Alivd TTTivevd WIONN S180F TENOO '€
S 401 4IA0 CITYN Owv O 0B T 5 S150C ONIID ONY SiSKY WOV P

W IS0 BGHVONYIS B THOUONUIEH WOUYTWIEH O OFTIVISM 38
4 TV WTWB SO MMIUYY Ol GUMM W TWHS M0 SIMOD 2
TIMVHOWO W01 OV 5§30
TGy TV O “BD LOOZ Nil TOMYOMOOTY M O 28 TIVHS XuOM TNV L
TIOINYHOIN

01500 MOKOTS D'g N LIAWA JEJL 40 DRSOTD NG JHI MOWJ DHUINEdM

SIUESMId HOM GUOSEY O 30D MUW OX0MOke 38 TIVHS OFTIVISM Juv (110) ‘SuBSvAsEK
SIMOVA DHIMYA) EDATVA OKUDY-XIHO HONM W SAIISAT ATsank HIIYM DMOWE YW gt

ONMOHS oli QINTYVI I K0 HIONT Mg Tl Hiw
TIBS LVMIINIG KT TVHE SHOMONY SHYId TH) O DLLON JdveS N MOu ¥NDR 20
0120 WO0I OMONAGY MO JIEMYY UM I8 TTVHE CHONINY NIANG WIOH Y

SHIGNIN oS

s 3 1L o N

G0LS ¥ MIA0 WNID0 TWHS SI¥1d N 5110 v CLON TSMEMIC 5¥ §egN]
ToJid OMNIOFOY MI¥3 mONJ 01 CHY .9 NIJALIE SN0 ONGATIM

S108 ONi D WINNMN v 39 TWVHE TN JSWYIUO OUON S¥ 41

® 51708 KOV 01 K976 MIN BVI5 B0 SNOUYORNDS 1LJHINCD 01 O

1¥aS AUV D0 Oy
W TWIS ST 0008 62

040bd SLAONYYD IMBNTIY Y SHOOMMIYE TV 10 L0707 NIALM SE3T0% MYaD
I AL M Y AT L VX M TIVE0 $S0M0 36 01 S2MI007 TIOMS HIAO
FUON MUPGO JTDNIIS THS SWII0 OUYGNODS 1/E K 2 X _E) SHIHGYR WLdm i OTTMISK
3 Th% 51008 MKW Th IWNIMIO CUOK SSTHN “30°.9% IV "BY 01 1 B/S MAMNIN Tn b
TTvA NOYOMIOS ABDEVR 40 JLINONOD HIA0 STH OLVIM JUGSINY SXI K ¥

QYW Si L3WOM0 JHOLIE TINLSORINY

AURON 36 ISTN QRINAUSHOD Jgv NYOMLIYY] L ZUIH0D HORLX] ONY SAvIB IVED NI MO ONNOMD L
I R WOHLXD O 1 TUNEOAX] (9-5d OL JNANOMNG) DMHIYIHE OLVE Yav 38 1S Q00Kid +T
0X403ME WMAIMO SSTHO - 2D 01 @

SOUS $XT SR IAYHS 38 TIVME STivk 1Tv OJorwis JGvMD 33 Tis N3GAM Suinves T 52

W 801 3 01 ATIWINOZWOM Oda¥ 500 #¥IMM ¥3d 'S8 OZ 4O OVO1 ¥

TNMS WIUIMD ¥ VO TOVERY IWATHG TIVHE NYLLiYd WININYMQ NY a0 §Wrd NVOIMHUM FT
1L LISEIH-NILYS ¥ 0

LYW OJA0BdeY HO S5V ALdsve OLVNTY BV owk-A)u. ATN: B TE S18NSODNI By LT
SLHENLRS JUSYd 404

2 VLD 28N Kiw 80 "SI-OMUNS 0I2v'D §0J BOSE MOUDIS DN Wil 11em0D TIvMG SiMWE O
DMUMD A0S L9 ¥ OO MOMS L9 SINBA MEdA b/ )- kin g -

WEEED 01 JMSON OVIHL GW1S PON) TWND3N ONVEYILD 5-9 Aomwem WL

SEIMANHI W N RSE 1

WO00 JH0D ON08 SMILLL LHOU IMSUI-NXS v Mim XK POVEVE M0 XOOMIME 5. el W/
MOILIMISHD HOON MO 10 36 TIVMG J6NOM Qv Xvarvd IMAII NN YRTE | Ivaniod

TISY0 IuvN M CLYII0IN D8 OL ‘W IOYISTH MHIM LON SYIHY OJGNUSK) TV 7
“Jorudnus vav (2 Preame

VWA SN i) MO TS0 OTerATrD 20 Tives (00R |'s W KIKIVIR G OX0dN] SN T T O svay (a2 WO TS 20D RN L

iyl

SHIUNLVINNYR i3 TIVISH V0] MO RSO 39 TV Sa01IIN) JAVE3 WilR T

SHOUYRONE T 10 DV

U W ISWUIHIO 03I0N SETMN VD CODT SO MOUITS KINIO \NY OV, SHOSONI MO SN SHG

WADUMIAND3, B4 LINININITI N MOUDNNISNOD WHIYD. Hi OL RHOMDD TWHS NOUSPAISNOD T 1

D13 'SIHSING ‘ONIPY I

“0MIE SSIWNVIS 30 TLS SMOMONY WNUVIA Of 005041] TuIw WNOT OOk
35000 MmN I OV 0D, ST 36 Thiap 13400E JuM SHOMINT TOWNYAR] JLINNOD 91

0O SLYIEL JWRSIN 1Y 00D WO TeR-1
010N SY La30TY “Jaii-N 3G TG SWTOWH WYIS Gy ITOF TYVN MORROD

51} ‘000mATd IO DMTWLw NIMe FSMAIKO GHON SITWN WIWALIYAWYn U 18
QFANS BO/ONY ONIDISS MIONT) OMY 16 WL D J9 TV §Tvil guw '0JTHi 30 TS
STOWH W TV Tivid U MO GLON NOUYNDEX) U S0 “WO0T QIAOUSHY W0 _NOSINS.
20 TVIG S3W05100Y DHPTYIS GMVONYLS NIMIO GV SJVHIS WY SHOWINY Dewmvild B

ONO OMIPYES MOJ SANIS 4O 1OVS MOUVOMNDS @04 LTINOD SO 10v4 OL Tuv SROSNING v ol
VYD 504 JOSIN0 O1 Lin/1 BYYS PVEYD 305 €1

CXHIBIT

FROBE 143T) 3B TVHE SEVYE 11 T6ONCD IOGN) WMID TN H(OOME QL-Sml 78 0 3K TvmD 11
130 O%N0S T D13 OWEANTY "S5I02¥ 4Os UNONDD LONIWHI STIOH AISSIIIN IRONA 11

WO (3) MR 2/1 L~ OJWuIs JOVHD JAORY (1) THOTES Sv 33

1002 3T3) NOUIO) LSLVTENIRRONY TWVONidy THL 1% MBDINOT TV iGN M3HINOD 1w
MOUIGT JSUYTUIONDD TVHND MOS JOUNHA DHVOMNYIS '20C 1Y A SNOISAOHS JHL HiM JINYOHODIY M
TAYO G2 1Y WIOKIMIS WRSIIAMOD MMR Bd 002 901 TVHE LININCD &

OO IVUYS JAOBY L9 B¥ JOBING Of bvDd ¥l sOUYMNDS O M 05 (9 MMR J0WOE B
HOUYUKIA SO IMMOBG Qi 0JLYI0) OHY TRESOJ S¥ SHINAD 01 I5OD SV DMUHYIS 0 .0-@
RIVR LY 1¥d {7 62 M3d 4 T) SIN3E MOUYONNOS bIX.8 W03 1D 9T ‘ON DSl

VIMONT JK O NOUHILLY JHL 0; IHONDNS 3 TWMG SWOUYOMML U 0 SKOLIOD i ADTI
ROAOTSO Jru YN SIOMALTTIA 30 TIBVLNGM v O WILYR AW 0B My 10 KOUDNULENOD
W BN ALY D AYSSTOMN SIVALYA TN UVAYOXD LTIURND Thvig HOLOVHINGD |

“1¥) 1400 uv OTTOY) 38 TINS ONv
(20) JOVMAOINOUYVEH J0ONVUYTTO OMIZ O3 GIVINY 28 01 QINNOTE Tuv Sdewvhani) OISSTONH v

WM i SHOINS MDSNI NOUOR A5OJdS HD OMUHDN WODOLA0 TV b0 DM

0L 5 ONON B 0 SHOIMS YN0 44T HO TMOOM THVIAYN Tiv M oo INISSIONY 2D
SPO0H ALTA OMv TMO0Y AMOMTYY ST 'SNODMHIVE NI LISIS LItdnon)

MY 48 OTTIOHINOD 1 TIVHE 50 15VDUM1 HOM 30 RN TVHE C3erviemn
QUTWDD ¥ 4OUDIAEN WL LY JWAUNUIS L MO 1503 ¥ J0WObd
jpiuo, Tuow uws 1430 OLIvD Teron yooma

JELYI YUVA DORGD) JvaN ¥
VIEH TLONTHOD 70 THE E1OR0 ¢
R € UM Qldevim 30 Trvg

WYL O] 1STBO SIcke O LILI AU SIS MM D)ok Him Cldavim 78 TwHE YRYR Wlva 9
IVISOMIIAL XOVE JJ6 VN THS 1KINCD] DvAk G

TOWMD WBYO vM TR KNI 1STVNKT v

THMNI0 30 TVIG LHODHE B SHOOD €

OTWI (e TIXYND 15 TP SNOUYHIWIM O SINOF T

O3 DU AR ORAEI 3 TS KL IONV,

OMISUIUYIN DHXIOTULIM O TYMEIN (00N MO AMWIATY DKW TS 1000 OMLID TN
ISANGNTUINOTY ADHINI

L1OFOU VI 4D JAVHu NOUIABIIHDD L DWeND R GO
L1V QUTOY 20 01 THMOIM Tav MOUYINUED B4 S0 NOUYINEN v 99-D M) MOUYIUSH B, §

O SAYIR WIAIO HO DWOMD, A8 NOLOLIOBY QXORObd 2 04 I OWVS 38 01 OMOW STt »

1430 HLIWIH LN 2L 18 JMOWSMY SILVR TIBVIO-GNS 4O OIMNDIW TMVIVAY ATBYAOSVIH 50 M
NOILDNSM MO YONND{ 01 HOMM YOV W 36 0) OMNO3Y Jiv S/l 43MHDD A1HJaONd ININVREI 1
TIMIMMINO3Y ALLIYS OV SNOUYITIIY 'S3000 JHKIWNE THYINdY ¥INIO

TV ONY '(280) 300D JGINE YMWOAI L00T THL WIM LMGMDD TIWHG NOUDNWISMOI Oww NaOR TW DI
1430 U TYIH LMD U 18 OJACHHWY ¥DIVR TIVIOJ-8N% O CIMNDI TRVINAY 1 1GvMOIVIM 51 393
DM SIUANIY NOUINYIENDD K TOUINDD 150 8D NOUIYADD HOJ UISN 36 AYm WLI¥A JMVIOL O &

JOMOYA OISN TLOM IO IAL/I2E L HOJ OINMIGD 33 WD TIZZON LIOLAHS SUYMDINY Uy L
TION 40 O v AYN TIVHE SIAUIY MOUINMITNOD ANV HIM NOUITWOD W OJS0 STEON Tiw 3

1430 HUTVIH LINND) MOWI ONY WHW'S NLIYM I AOMJ WAOHdwY KILIDGK SMRVIEO LSV (MDHIW ‘GiY
MO OGS IecdS Ja MYML VU0 SO ANY W0) INVIKW Tl ANV OIM vl AYA HOSHDS OW o

“HOIVILNDD U A8 OLLINTBOS 39 TR SNV TYIRHOIN ONY JHENAYY D

HRIGHO T NOUIHISHOD JIIN OWY L UdMCHd SHEKD 17V WOMI TIHS HOLIVHINDD T

‘IST] SNOLEROSIO ANV 3 WINOE3O 13v]MOD

TONMYID QIS WLV TVHG THOENIMO NI Ik TTI W SNOBNING OWY SIWIO TV AU ¥
DMIVIN TMNOHS J0AOS WY OB AWY DO TWOA36 LIKINITI TN 0 aiNGmis RU MM T
T S SFUOLO TV LGOA Giv WVI0T TIVHS B0LIVMINDD T

SIMVIATH0 WO NV SOOI
TIOD POy TV G TWD (002 WU KM WHOMO TV OB TV I

L0 MOy NOIRD ANvHNTINE |
BYE 1133 T mOWS S1UVAS MOUOMO
36N 0IZWOMINVIIS Ik NOMs BN AN
ALIIEND S IN L SPviSRE WA 0 Pk LHIENOT

ONWIT Q3500084

0vEYD
ONAN ONUSIX3

ONIGIAB

S5080 14 DS £T8'C
L1an_14 O airE

WIEV. IS

NOILVWHOINI v HIN3D

l

B

pages)

124

{page LT of

CCC Exh




EXHIBIT L «

(page 68 of(09 pages)

CCC-Exhibit |

P T B
;
A
=
MIAKIOH  ow gor Clyr AN 1 oo -
) SNVYTId 3LiS —-
o9 o
;
| W
u 1305 Bv2 = Towaen AN i
370d 43A0g Uy .02 T4 0% ISL1 = INMISTH AW i
P \J SN ANADEDE NN SSDHD L3 0S 051> g \
> sy f R M /
— - : JA = - et ;
Z M .z.ﬁuw_ﬂ + & H VRIS
% L+ s
; N HY -
> | i p o
¥
~ &z !
-8 b =
™ ! % ~m /
— _ [ %) i
“ o m /
\uj | = /
3
) - : L
" 2 AN ’
m 3:0 i A RS -
1
352 e
x r.m_ Z Mg
am =
W ._.m ’
h]
c m Z
$11320
2| 12,2
I ARERS
§l|3zd
Pa 0 ¢
57 z -
K] _
3 / _~ 4
B i
m “ - JOVEYD ONLLS \
R % 5T LT s —_— / /
¢ = . : 508D ' D% ORP ONILSIX3 /
¢ =z EERNRE LU <17 T 1505 ot 1 \
- = 9 i 0-.02 H wldY (07 H
3 2 D i NRTVS e L
T | 0=t -0z _ ~TwAvIs
= o > _ R o7 s
o Qo
el %W T T e i
Prg X o g
LA m ] ey . - X
& os W I 7 . ]
x5 ~ P
_h\w ™ — o p > —~
g” =z m ~m
) — 0
N> m m
-~
8198~£16 omﬁ -
220%6 ¥o 'SOITY 0 S
62t JUS 40 1315k S -
rvaonn sivr ® w3y . -
HENAO £
Egg
.
g "n‘g‘\v\




A e, e - : ¢ 4S 625 - (3075 HOT HIAD VIR T AYANITH ~, .umous sdow JO Spasp UG Pasoq 010p. picIal SACIPUL ()
T ILne3s 4 1S DHdvHS _ / TT 34075 XOC HIONN TIdNvg WYHMORI 0 YIHY L3N v «wmop ansj puncub Bunsixa jo UOHDA3LS jods $3)162U)
00 mwumxu%uuuxzuz< R vz al 3 0 H 25 sug) w533 ¥ 3003 LEIA ® MO S0 3 NIMLIE YIWY VT 19s Jo punoy Buryjou s23021pUt o
£008 1 4 g y
i > ] 4 91t = {45 B2)) ISV ONOD ONWOTS 0 ¥3uY SANI Qi . X
wINYOSTYD — (45 3c2) AvM1vA 01 SPNIN (‘45 0051) M0 441D 3 40 vIWY 13N patou so jas Juod Asans sa300/pul 2
SMM zum m%%tx“:oﬂ\ - ur»r 35 00AL = 0 (M3ANMD0N) AATO [SVI WYNIDHO S0 vagy WwioL T iy ‘LoaJay pajou SO Punoj JuUIWNRUOW Aanuns §3]02IpU) .
03004 1 &
pr— alvd HOOR 445, 6 0527 = {45 052) ATTI SANIA ('35 0052} 91 101 S0 IRV L s — T VI B T B g
U . e R
8 #0718 40 91 107 —TT VGV TI0EVd AVEDN DL SV SHON ) e
viva LS T ASYOHTIOB INMDNS e
[ e — ﬂa-
| \\\\\\.\.\ (35vE DNRYIS HOJ .8, LNOd) 1¥OL ‘M DS.68 5 ¥ (09'162) .LLIEL '3 ,96.51 N SHY38
e p ((S—W-81 ND AW0 TIIHLLSIHI) IANO 49110 1S¥3 0 IO HLNOS 3HL WO 8 5208
e 0 g0 1071 40 HINNOD HLHON LSON 3Hi 1Y NO 3did .b/C 00 "0d ¥ INIDd TNV
\\\\.\\\\. SIH, WOHJ “§E0 M ELOI N ® 01°0 M L0.ECL 5 SHYIE IndS 04 INIOd TWNY = X
\,«\.,:,‘\ooﬂg_\m » 8 (LEBYE M %08 N) 491 W 1105 N SHY3B QIS 35 IML NO 3y B/C LN3E
T (e ‘090 N His (ISVE ONEVIE ¥03 ¥, LNIO) .0 NGO 3id »/E Q00 04 ¥ 1NOJ
JEWY SIHL mOMJ OSTY 0001 W 5LOI N ¥ (69'6L) #O'6Z T LkBL N SYYIE
. — d ‘\NIRAYY 30N 90 0228 ‘TN, 3did T/1 QW0 QI ONNOS ONILON INIOY JIOKY 7 T
r 81’0 '3 SLOL S B 1270 3 k6L N SHYIE S195 ST\ Jdis .2/1 04 %)
g K 1= NOWvAI3 _.\.,.Wm 3 i 2670 W 61,05 N ¥ SL0 ‘M %60 S SHYIE BIvE 'S Idie o004 =
i ok 50 PSRRI Y (| 34 o I AR P SR I
..wwmuuxﬂ 3 A0 2dn5 153 mwaz@u_xmumdmm wxx(»oﬂw_wod Am : & Py ZE0 M BLOL N P T0 M A6 5 S¥YIB 8IS §O. Jaid Le/C 04 7 d
0D ML NI L3S o €25 - N 0"
.Mw..uzmzzmxuuﬂuonﬂm 03 A5 winvs 51 NI NOUVAT ok £° o 020 '3 6101 5 ¥ £20 '3 rbL ¥ SHNIB S196 0. 309 .2/ 0 - 2
—~ £a-p0E ~RZ0 WY ! w u...,m . 2 > ()] TG0 M LIKEL S ¥ 400 M ELOI N SHYIE ‘N3O "ddid /0033
_ 2 res &0 3820 Q m ot w B w_m X 900 '™ %60 5 ¥ BZ0 "M ELOL N SHY3IE ,BLrS ST ILIONOD NiSYl Q3 = D
& \ SVQOH 8 INAT 22y 2 -] ) - (%0138 ¥, 335) B HD01B 4O B 107 0 MINHDO HLYON 1V ddidt Sp/E 00 a8 = A
Yy _ JYOH Y SINVT %3 L “ ro m m (0138 ., 336) L0 NMOO Adid /€ Q10 TS - ¥
¥ s o33 B
= PN FE mm g M TER IN3NANOR
vl 107 Sy A
3 — e a T ||.)..osw eg Bg = y
=5
3 825 b ! / 4S80S '3 L0G,6L29 N iAIAYNS SIHL AB GIWNSYIW Q1314
2 f ummm 2T 5 ‘16808 '3 .0G.6LZ9 N (G=W=Bl NO Q3s¥E Q3lYINOWD
1 ~ "o r .
el 3AI80 MO0 & O wnm mm 4 = Mm; ‘ALNNOD ZNBD VANYS 4O 5GH003Y WIOIJ0 3HI 40 (S 30Vd s¥ ScvW O
2 e iy 2%NOH DHILSIXT ar] 22 < =) 81 JNAIOA NI GZ61 ‘L1 HOYYW QIQHOO3U L ‘ON NOISIIGBNS “Evd BOOW
P “ ¥4 FOR-BES MY & 2 23 ™ SEX 441D, HG3 dvW NOSIAIGBNS IHL NO 03SYB Q3LYINOT¥Y 338 svH ONIgY38
8% i LHEER00- 00T 8 - wm 289 Givs ‘Sv dNv NOFWIH OILON S¥ 8. NV ¥, SINIOd NIML3B 0IHSNBris3
5 . 375n5 Z & . <
-1 1 IASML 40S53N5 131 i whE 1SV3 06,6429 HINON ‘SONY3B JO SiSve
g 3172 R R L 5 857
s M N _ Lrt3
sds 0 b T Ll T e 65 [
. - el
boog® [ ]
! i 5L 101 D0°SST M BLO1 N [ Y, e e
N PP SN WSSt —— . ior \‘ ,Ge\ 8L LTUES
I om TIRVE
; g I 0£95500-£002
B <
: — ) 2 2 AVBINY INILSINN
! 2 Eu)o“wxuw o ?Xcon.mwo.\,_a,« 3AG0 RIEO0E L ON omi 308V a e £ VORI Y XIW
E om“mn%ouﬂoy ISNOH DNILEKI Snnmoo‘ﬁwo“x
PVHONI INILSI
2|8 WYHONL FNILSRIY R o preuoN ) XTY \ 3334 40 NOILEOd Lvld AT3ALVYIZE
= |8 S WYEONI T X3V IONIAIS3H WYHONI
®
: !
| =3 ’ 7%
23 o00; 91 101 Lok
g 900 TR
Y- J NG
HE
1 Ra - (82w
—w e . g §01p
| = 318w C-9z0 M4 hzu:wwmuvod. o
z & 0
ERTY 2000-500C 83, 1)
| ERV I . NM“woo% zmo..ﬂw..«u T WIRAD0N § ON v
| TE R ) 350K ONISAG
- -
.. 8 07
; uy
| 5
&

LW

no7Al

ST -¥0OE~GT0 NIY
@) 13dUvd
ZrH9CCO- 1007

HON3ES AONYY

003

JINITSIY 03IS0dONd HONIRS (N

sz S

g1 1 X \
g1 107

G

YHIRIT 4

=

I




LN
& M
MIN00Y or _ sl e — TV 0 “.
AR .| . SMNYIld HOOS Ten ONHSIX3 8
% - | (NITTT TTER o
, RENEN >~
ﬁ AT ON) LS - T T =35 . a o
"0-l02 ~
: 1 INWIVF s g1y - -
| 0-.a1 P07 [ 1] -
— { | ST h o
I ' 3
> 3 : L e e IS 1G] Y
O w . _..._w 1WA DMLSIXT- 0 H

iy
e ;
"ryt‘

o
T
e

oY m

; o f - .
1@ % M.xm I A < o
. m 3 _ | Q
zZ o , -

[~

=~CCC E

soperr)

|
_. L el otel

i
|
i
i
‘

1S}
i

‘ N
=)
:-ﬁ‘
RS

B
o)

%Mv - w_ % w O nn W j_n/lén\r__ % .

o
9] ) \
2:7 i FE Y
00 Z ; . . ;
2 w_m_ Z i . b VivA DMIISIND- i
0 i " e raon A —— e P - —
m Bed s i w 80551 _
1 !
4 i - - T i
50
LERERA¢] , - S
§1527
5% |90 m
be
N z N - - ~=.gsme - Saans
is - M A S B > I Mt .a,.w# )
-
2 / !
== i
25 st - - —— . EST LI T B VL Yy o
? ;
= " N _v . PR Sl _ L
w\v. = h._u.. [ o Jm i
=z (']
=3
D~ : L ot —
RGN ‘ ¥ T
oo Z ! '
o 32 X !
~ o H
® 52 M f
PN .
& : i .
. m H 7, :
& o s W i ReEls i
&= - | B mv < i,
T e 2 ! ? ~ »ﬂ% unmm & 5
Lg% y r y
gz ES | 3 :
Pa)) O %
2o u
ey
6198 —£,6(055) . - +
N%%m«ﬂommﬁﬂ mmm ! a2 T AR T A T3 ﬂﬂ o el efZ Ou £ W T Sor
ok St % Y3 i ’ Fs g R R = I_.. e
SHINMO ; [N Fir vrra w3e0) H
ﬁ #3 :
| ! ] H
. St srmiid” S Shmew 0T - G l_ - TS
* revAn |

EXHIB




MIANODY s
NG b )
90 s

i
T
217
0
1| |582
mm_s
M fez
2 WNm
g 7%
© ooO
g

.

g
>
" = [
E Ry
= P ™
= B
e
o~ 00 =
B2
OUZM X
e m M
o Os VD
9 ey
o 2
o 9D T
0 z
R S-S
2] O
oM

ssvis aaend AN auow

omima/s  Wos

SNOILYANIZ3

r 4 M 89S

e —
AN 2T

o

———— e
HINOS Loy 1S3M
ANLAvsA
[ren 113
1903 T
. RO RIS i :
JE-02
. vy 3ic ! . ! 30v8) 4S1x3 .
i Bt e ———— | S—_————— B
LTy — T RE ] T -
7
7 \ #
# a o Hl & 7% afl o
a, # 2]
& P K2
| - P .
_ , y
I
| -
_W SoMMEY" !
¥ 3yl wiYes |
A3dan> et 12 oy
&
A
e i
R IR L e
e ——
i
|
|
i

15v3

- RS 0 S - A
! Xven 18143
Tna ] = T —_
W 8w T %03
wamis |
Gnve ¥
JRAE kTS
- a
i #
—
== - P —
TH 8 Ry _ e
$30NIAT
INOD LA B4
{ L
~
“
.
ST N
N
1
0% 2975

2030 ¢
QYD) wwTkn v/ A
aonA SADGNIA-

HIHON

AYAIANG

v 1513

TW avS

T [

X
N

\%i s

IBIT. L

EXH




CE-FOY —80 NdY
79066 YO 'ZNY2 vINVS
HQ MIAND0Y £
FON3TISHE W HONI

acts we aed
9L9Z 9Lb ICW -01086 YO VIOLVD <AV VIOUNVD

ONINNYIY LD3rONS
AGNY NOISIO 3NOH
NOLEON SINN3Q

D

3dvVOsi

A44l s

GG

on

HME ROCKVIEW

HETXED;

- |
i

E 3N

"m

|
i
t

T / |
/
,'/ i
//'/ /// §
| ﬂ;
Y
\—
———H ]
|
O
AN
A o .

[ -

37 ROCKVIEW DRIVE

.. PROPOSED 2 STRY.

e B3 FAERVIEM. LRIVE

29 ROCKVIEW DRIVE

e

STREETSCAPE




Page 1 of 2
reC
From: charles paulden {yogacharles@yahoo.com} ' L//é/()
Sent:  Thursday, April 08, 2010 4:02 PM /
To: {31 Garcia
Cc: ventana-santacruz-excom@lists .sierraclub.org; dan carl; Steve Kennedy; John Leopold

Subject: Re: Rockview revised again -- Fw: Revised Description for ltem 7 on the 4/14/10 Planning Commission
Agenda and canceliation of the 5/12/10 Hearing

It seems wrong to allow this non conforming property to exceed the FAR and other
restrictions.

It will likely be a precedence for the other houses to seek similar exceptions.

This seems out of line for the goals of the Pleasure Point Plan.

Please work with in the existing rules and not super-size this property.

The extension in front of the house towards the beach will force the other homes to
move forward as well.

Look to removing this addition.

7. 10-0080(**) 7 Rockview Drive, Santa Cruz ' APN: 028-
304-23

Proposal to amend Coastal Permit 09-0142, which authorized an addition and remodel to an
existing single family dwelling, to approve an increase in the size of the second story to add 508
sq. ft. of living space and 125 sq. ft. of deck, to delete condition of approval [V C which refers to
the validity of the original coastal approval, and to carry forward approvals from 2007 for a
greater than 800 sq. ft. addition to a non conforming structure and a variance to exceed the 50%
limit on driveways in the front yard. Requires an amendment to Coastal Development Permit 09-
0142, variances to increase the Floor Area Ratio from the required 50% to 59% and to exceed the
50% limit on driveways in the front yard, and a Residential Development Permit for a greater
than 800 sq. ft. addition to a non conforming structure. The project is substantially the same
project that was approved by the County in 2008. Property located on the south side of North
Palisades at 7 Rockview Drive, approximately 430 feet south of East Cliff Drive in Live Oak.

--- On Thu, 4/8/10, patachek@juno.com <patachek@juno.com> wrote:

From: patachek@juno.com <patachek@juno.com>
Subject: Rockview revised again -- Fw: Revised Description for Item 7 on the 4/14/10
Planning Commission Agenda and cancellation of the 5/12/10 Hearing
To: yogacharles@Y AHOO.COM

Cc: VENTANA-SANTACRUZ-EXCOM@LISTS.SIERRACLUB.ORG
Date: Thursday, April 8, 2010, 12:29 PM

----- Forwarded Message -----

From: Lani Garcia <PLN412(@co.santa-cruz.ca.us>

To: Lani Garcia <PLN412(@co.santa-cruz.ca.us>

Date: Thu, 8 Apr 2010 11:11:51 -0700

Subject: Revised Description for Item 7 on the 4/14/10 Planning Commission Agenda

and cancellation of the 5/12/10 Hearing ccc E h'b (
xhibit _(
{page .?_‘(Lof ‘_fi__ pages)
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Issue #1
Regarding: Application # 0070232M Dated 1/21/10
Permit # 00152272-1 lssued 2/9/2010

This application should never have been approved nor Issued. Based
upon the fact that Application #09-0142 was approved upon the
condition of IVC which states that the original Coastal Permit #07-
0755 becomes Invalid altogether. Hence, the new application on
1/21/2010 should have triggered a nelghborhood notlification
process. (18.10.211) And, no application shall be deemed complete
without the results of the nelghborhood meeting when one Is required.
(18.10.212)

118.10.211 Neighborhood notification and meeting.
- (@) When Required.
, (1) For all development that requires discretionary approval at Level VI
‘or VIi, the applicant shall conduct a neighborhood meeting to explain the
‘proposed development to and solicit comments from those in attendance. The
'County Supervisor from the district in which the proposed development is
flocated, the Planning Director, and all owners and occupants within three
‘hundred (300) feet of the exterior boundaries of the project parcel shall be
‘notified. In the event that there are fewer than ten (10) separate parcels within
‘three hundred (300) feet of the exterior boundaries of the property involved in the
iapplication, said three hundred (300) foot distance shall be extended in
iincrements of fifty (50) feet (e.g., 350, 400, 450) until owners of at least ten (10)
.properties have been notified. The notification shall be by first class mail and
'shall include a brief description of the proposed development and the date, time
‘and location of the neighborhood meeting.
: (2) The following modifications to a submitted application will require
'new noticing and a neighborhood meeting:
: (A) A change that results in an increase of twenty (20) percent or
gmore in height, floor area ratio or lot coverage;

(B) A change that necessitates a variance;

(C) A change that resuits in an increase in the number of lots or
‘dwelling units;
: (D) A change that results in an intensification of use, as defined in
'County Code Section 13.10.700-I. ‘
- (b) Results. The results of the neighborhood meeting shall be required as
‘part of the application submittal. No application shall be deemed complete
‘without the results of the neighborhood meeting when one is required. (Ord. 4818
§ 5 (part), 3/7/06)

18.10.212 Application completion.
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' Applications will not be deemed as complete by the Planning Department until
\all required information has been submitted. The effective time of filing a permit
‘application shall be the time when the application has been deemed complete in
‘full compliance with this chapter and with all other County ordinances as to form
‘and content. (See also California Government Code Section 65941) (Ord. 4044,
11/9/90; Ord. 4818 § 5 (part), 3/7/06)

This applicatlon was at a Revlew Level Il which are for minor
varlations and corrections. This Is Incorrect. Since the original
application from 12/31/2007 was now Invalid due to Condition IVC,
this MUST be at a higher review level. They were asking on
1/21/2010 to add a 508 square foot second story and a 125 square
foot deck In additlon to other varlances. This application should have
been designated at least at a Level IV. (18.10.222)

18.10.222 Level IV (Public notice)—Notice of application submittal.
. (a) Procedures. Public notice of the receipt of a development application
‘pursuant to Level IV. Public notices shall be given in the following ways: :
(1) The County shall mail a notice in the form of a postcard or letter not
:more than ten (10) calendar days following the receipt of a development
japplication to the applicant and to the owners of all property within three hundred
1(300) feet of the exterior boundaries of the property involved in the application,
and to all lawful occupants of properties within one hundred (100) feet of the
subject property, including all lawful occupants of the subject property. Such
notices and mailing list shall be based on the mailing list generated by the
County.

In the event that there are fewer than ten (10) separate parcels within three
‘hundred (300) feet of the exterior boundaries of the property involved in the
‘application, said three hundred (300) foot distance shall be extended in
‘increments of fifty (50) feet (e.g., 350, 400, 450) until owners of at least ten (10)
iproperties have been notified by mail.

(2) Notice to the Board of Supervisors. Notice shall be by delivery by
ithe United States Postal Service, addressed to each Board Member at the
‘County Governmental Center, or by delivery to each Board Member by County
:Government interdepartmental mail no more than ten (10) calendar days
‘following the receipt of a development application.
{ (b) Contents of Notice. The content of the notice shall be as follows:
[ (1) Location of the proposed project;
| (2) Name of the applicant;

(3) Description of the proposed use;

(4) How further information may be obtained and how to submit
‘information on the proposed project;
' (5) Final date on which comments will be accepted;

(6) How to submit information on the proposed project;

(7) Date the permit is proposed to be issued.
CCC Exhibit _/
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NOTICE OF PENDING ACTION
(c) Procedures. Public notice of the intent to issue a permit pursuant to Level
IV Public notice shall be given in the following ways: =

(1) Mailed notice in the form of a postcard or letter mailed not less than
ten (10) calendar days prior to the issuance of the permit to the applicant and to
‘the owners of all property within three hundred (300) feet of the exterior
‘boundaries of the property involved in the application, and to all lawful occupants |
.of properties within one hundred (100) feet of the subject property including all
Jlawful occupants of the subject property. Such notices and mailing list shall be
‘based on the mailing list generated by the County. In the event that there are
‘fewer than ten (10) separate parcels within three hundred (300) feet of the
‘exterior boundaries of the property involved in the application, said three hundred
(300) foot distance shall be extended in increments of fifty (50) feet (e.g., 350,
1400, 450) until owners of at least ten (10) properties have been notified by mail.

; (2) Published Notice. Notice shall be published in a newspaper of
.general circulation printed and published within the County at least ten (10)
calendar days prior to the issuance of the permit.

(3) Posting on the property in a conspicuous place at least ten (10)
'calendar days prior to the issuance of the permit.

(4) Notice to the Board of Supervisors. Notice shall be delivered by the |
'United States Postal Service, addressed to each Board Member at the County
:Governmental Center, or by delivery to each Board Member by County
iGovernment interdepartmental mail at Ieast ten (10) days prior to the issuance of
the permit.

(d) Contents of Notice. The contents of the notice shall be as follows:

(1) Location of the proposed project; \

(2) Name of the applicant;

(3) Description of the proposed use;

(4) How further information may be obtained and how to submit
information on the proposed project;

(5) Date the permit will be issued;

(6) Description of the administrative appeal procedure. (Ord. 839,
11/28/62; 1714, 5/9/72; 2506, 11/22/77, 2800, 10/30/79; 3604, 11/6/84; 4044,
1/9/90; 4285, 12/14/93; 4463, 6/17/97; 4496-C, 8/4/98; Ord. 4818 § 6, 3/7/06)

Next, needed for this new application Is a Coastal Zone approval
under 13.20.050. Any person wishing to undertake any development
In the Coastal Zone shall obtaln a Coastal Zone Approval. Approval
shall be In addition to any other approval or permit required by law
and shall be obtalned prlor to commencement of the development of
actlivity. In the Coastal Zone, In additlon to the Coastal Commission,
public agencles shall be notifled which, In the Judgment of the
Planning Director, have an Interest in the project.
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The applicant should not be allowed to carry forward approval from
2007. Rules and regulations have changed since the Issuance of the
original applicatlion of December 31, 2007.

%13.20.050 Projects requiring coastal zone approval.

i Any person, partnership, corporation, state or local government agency
‘wishing to undertake any development as defined above (13.20.040) in the
'Coastal Zone shall obtain a Coastal Zone Approval in accordance with the
.provisions of this Chapter, except as provided in Sections 13.20.060 and |
113.20.070. The Coastal Zone Approval shall be in addition to any other approval
,or permit required by law and shall be obtained prior to commencement of the
:development activity. Provision for challenges to determination of the Coastal
.Zone Approval requirement is contained in Section 13.20.085. (Ord. 3326,
11/23/82; 3435, 8/23/83; 4346, 12/13/94)
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Issue #2 | .
Regarding: Application #09-0142 Dated 4/22/2009
Permit #00152272 Issued 8/13/2009

“If Condition IVC for any reason is deleted or
deemed invalid, then here are our issues with the
Application #09-0142.”

There was a valld applicatlon #07-0755 dated 12/31/2007 that was
at a correct Review Level V and was approved. This application’s
project description was never Issued a corresponding Bullding Permit.
Plans were changed, thus this permit should not have been Issued. It
Is Invalid.

This new application and permit should never have been approved nor
Issued. The new application on 4/22/09 should have triggered a
nelghborhood notificatlon process. (18.10.211) And, no application
shall be deemed complete without the results of the nelghborhood
meeting when one Is required. (18.10.212)

118.10.211 Neighborhood notification and meeting.
(a) When Required.
’ (1) For all development that requires discretionary approval at Level VI
lor VII, the applicant shall conduct a neighborhood meeting to explain the '
-proposed development to and solicit comments from those in attendance. The
County Supervisor from the district in which the proposed development is
located, the Planning Director, and all owners and occupants within three
‘hundred (300) feet of the exterior boundaries of the project parcel shall be
‘notified. In the event that there are fewer than ten (10) separate parcels within
‘three hundred (300) feet of the exterior boundaries of the property involved in the
‘application, said three hundred (300) foot distance shall be extended in
[increments of fifty (50) feet (e.g., 350, 400, 450) until owners of at least ten (10)
_properties have been notified. The notification shall be by first class mail and
'shall include a brief description of the proposed development and the date, time
iand location of the neighborhood meeting.
(2) The following modifications to a submitted application will require
§new noticing and a neighborhood meeting:
; (A) A change that results in an increase of twenty (20) percent or
‘more in height, floor area ratio or lot coverage;
" (B) A change that necessitates a variance;
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. (C) A change that results in an increase in the number of lots or
dwellmg units;
(D) A change that results in an intensification of use, as defined in
‘County Code Section 13.10.700-I.
| (b) Results. The results of the neighborhood meeting shall be requured as
.part of the application submittal. No application shall be deemed complete .
‘without the results of the neighborhood meeting when one is required. (Ord. 4818
§ 5 (part), 3/7/06)

18 10.212 Appllcatlon completlon

- Applications will not be deemed as complete by the Planning Department untll
.all required information has been submitted. The effective time of filing a permit
‘application shall be the time when the application has been deemed complete in v
full compliance with this chapter and with all other County ordinances as to form |
.and content. (See also California Government Code Section 65941) (Ord. 4044,
1/9/90; Ord. 4818 § 5 (part), 3/7/06)

The new application was at Review Level lil which are for minor
varlations and correctlons. This application should have been
designated at least at a Level IV. (18.10.222) The application dated
4/22/2009 should have triggered a higher review level due to plans
belng changed from the original project description from December
31, 2007.

18.10.222 Level iV (Public notice)—Notice of application submittal.

(a) Procedures. Public notice of the receipt of a development application
1pursuant to Level IV. Public notices shall be given in the following ways:
. (1) The County shall mail a notice in the form of a postcard or letter not
‘more than ten (10) calendar days following the receipt of a development
appllcatlon to the applicant and to the owners of all property within three hundred |
i(300) feet of the exterior boundaries of the property involved in the application,
.and to all lawful occupants of properties within one hundred (100) feet of the ,
'subject property, including all lawful occupants of the subject property. Such
‘notices and mailing list shall be based on the mailing list generated by the :
County.
- Inthe event that there are fewer than ten (10) separate parcels within three
thundred (300) feet of the exterior boundaries of the property involved in the
‘application, said three hundred (300) foot distance shall be extended in
[increments of fifty (50) feet (e.g., 350, 400, 450) until owners of at least ten (10)
properties have been notified by mail.
; (2) Notice to the Board of Supervisors. Notice shall be by delivery by
the United States Postal Service, addressed to each Board Member at the
County Governmental Center, or by delivery to each Board Member by County
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{Government interdepartmental mail no more than ten (10) calendar days
[following the receipt of a development application.
(b) Contents of Notice. The content of the notice shall be as follows:
(1) Location of the proposed project;
(2) Name of the applicant;
(3) Description of the proposed use;
: (4) How further information may be obtained and how to submit
Jinformation on the proposed project;
(6) Final date on which comments will be accepted,
| (6) How to submit information on the proposed project;
(7) Date the permit is proposed to be issued.
| NOTICE OF PENDING ACTION .
i (c) Procedures. Public notice of the intent to issue a permit pursuant to Level
'IV. Public notice shall be given in the following ways:
(1) Mailed notice in the form of a postcard or letter mailed not less than
iten (10) calendar days prior to the issuance of the permit to the applicant and to
‘the owners of all property within three hundred (300) feet of the exterior ;
‘boundaries of the property involved in the application, and to all lawful occupants |
iof properties within one hundred (100) feet of the subject property including all
/lawful occupants of the subject property. Such notices and mailing list shall be
'based on the mailing list generated by the County. In the event that there are
ifewer than ten (10) separate parcels within three hundred (300) feet of the ,
‘exterior boundaries of the property involved in the application, said three hundred.
(300) foot distance shall be extended in increments of fifty (50) feet (e.g., 350,
1400, 450) until owners of at least ten (10) properties have been notified by mail.
i (2) Published Notice. Notice shall be published in a newspaper of
‘general circulation printed and published within the County at least ten (10)
‘calendar days prior to the issuance of the permit.
(3) Posting on the property in a conspicuous place at least ten (10)
calendar days prior to the issuance of the permit. ,
V (4) Notice to the Board of Supervisors. Notice shall be delivered by the
‘United States Postal Service, addressed to each Board Member at the County
‘Governmental Center, or by delivery to each Board Member by County
‘Government interdepartmental mail at least ten (10) days prior to the issuance of .
‘the permit.
. (d) Contents of Notice. The contents of the notice shall be as follows:
(1) Location of the proposed project;
(2) Name of the applicant;
(3) Description of the proposed use;
_ (4) How further information may be obtained and how to submit
.information on the proposed project;
(6) Date the permit will be issued;
(6) Description of the administrative appeal procedure. (Ord. 839,
11/28/62 1714, 5/9/72; 2506, 11/22/77,; 2800, 10/30/79; 3604, 11/6/84; 4044,
1/9/90; 4285 12/14/93; 4463, 6/17/97, 4496-C, 8/4/98; Ord. 4818 § 6, 3/7/06)
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Next, needed for this new applicatlon Is a Coastal Zone approval
under 13.20.050. Any person wishing to undertake any development
In the Coastal Zone shall obtaln a Coastal Zone Approval. Approval
shall be In additlon to any other approval or permit required by law
and shall be obtalned prior to commencement of the development of
activity. In the Coastal Zone, In additlon to the Coastal Commisslion,
public agencles shall be notlfled which, In the Judgment of the
Planning Director, have an Interest In the project.

-13.20.050 Projects requiring coastal zone approval.

. Any person, partnership, corporation, state or local government agency
‘wishing to undertake any development as defined above (13.20.040) in the
‘Coastal Zone shall obtain a Coastal Zone Approval in accordance with the
'provisions of this Chapter, except as provided in Sections 13.20.060 and
:13.20.070. The Coastal Zone Approval shall be in addition to any other approval
‘or permit required by law and shall be obtained prior to commencement of the
.development activity. Provision for challenges to determination of the Coastal
§Zone Approval requirement is contained in Section 13.20.085. (Ord. 3326,
11/23/82; 3435, 8/23/83; 4346, 12/13/94) |

They have made a proposal to amend the Application # 09-0142 dated
4/22/2009 which was approved. In 2009, a new county bullding
permlit #00152272 (Issued 8/13/2009) was obtalned without the
notification of the Coastal Commission. The new application In 2009
should have triggered notification of the Coastal Commission and
changes should have been made with respect to the Coastal
Development Permit. Thelr 2009 applicatlon replaced the original
application of 12/31/2007. They are now asking to amend the
Coastal Permit to exceed the 50% Floor Area Ratlo and a varlance to
exceed 50% limit on driveways In the front yard. The approved 2007
application Is no longer valld. The applicant should not be allowed to
carry forward any approvals from 2007. (13.20.050)

113.20.050 Projects requiring coastal zone approval.

. Any person, partnership, corporation, state or local government agency
‘wishing to undertake any development as defined above (13.20.040) in the
‘Coastal Zone shall obtain a Coastal Zone Approval in accordance with the
'provisions of this Chapter, except as provided in Sections 13.20.060 and
.13.20.070. The Coastal Zone Approval shall be in addition to any other approval
‘or permit required by law and shall be obtained prior to commencement of the
‘development activity. Provision for challenges to determination of the Coastal
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‘Zone Approval requirement is contained in Section 13.20.085. (Ord. 3326,
11/23/82; 3435, 8/23/83, 4346, 12/13/94)

Since no Bullding Permit was Issued based upon the original
applicatlon #07-0755 dated December 31, 2007, under what Bullding
Permit was a varlance to cover greater than 50% of the front yard with
driveway and a varlance to reduce the required east slde yard setback
from flve(5) feet to two(2) feet?

This permit should never have been Issued. The project description of
December 31, 2007 was never used In obtaining a bullding permit.
This approved application Is no longer valld. Plans were changed
which should have triggered a new public notlificatlon, higher review
level, and a new coastal commission approval. The applicant should
not be allowed to carry forward any approvals from 2007.

This process Is also In place to protect newer property owners In the
nelghborhood who were not property owners at the time (which
Includes us) of the original application.
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Issue #3 |
Regarding: Protection of Light, Soiar Opportunities, Air
and Open Space

The application # 0070232M dated 1/21/2010 which callis for the
addition of a 508 square foot second story and a 125 square foot deck
has a direct adverse affect on my property. The 17 + foot structure as
well as the close proximity (2 feet) to the property line have a
detrimental environmental Impact on my home. It has been brought
to my attention that my ocean views are not protected; however, there
has been a signiflcant Impact with respect to light, alr, and any solar
opportunities. | have floor to celling windows on the west side of my
home and due to the recent non-permitted 2nd story addition, ] no
longer can even see the sky. My residence Is completely shaded and
vold of any vilews. (8.1.3 of the General Plan)

8.1.3 Residential Site and Development Standards Ordinance

Maintain a residential site and development standards ordinance for the purpose
of protecting light, solar opportunities, air and open space for public and private
properties: and require all residential projects to comply with the standards of
maximum structural height, maximum number of stories, minimum structural
setbacks, maximum ratios of building floor area to parcel size, and other criteria
therein.
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Issue #4
Regarding: Buliding Deslgn

The new application # 0070232M dated 1/21/2010 Is not properly
proportioned to the parcel (8.6 and 8.6.1 of the General Plan). With
the non permitted, already bullit 2nd story addition, the bullding Is not
utllizing scale approprilately. The Floor Area Ratlo exceeds the 50%
maximum.

8.6 Building Design

To encourage building design that addresses the neighborhood and community
context: utilizes scale appropriate to adjacent development; and incorporates
design elements that are appropriate to surrounding uses and the type of land
use planned for the area.

8.6.1 Maintaining a Relationship Between Structure and Parcel Sizes
Recognize the potential for significant impacts to community character from
residential structures which are not well proportioned to the site: and require

residential structures to have a direct relationship to the parcel size as per the
Residential, Site, and Development Standards ordinance.
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Issue #5
Regarding: Bullding Without a Permit

The new application # 0070232M was applied for on 1/21/2010.
The permit was Issued and picked up on February 9, 2010. The
new permit called for an addition of a 508 square feet second
story and a 125 square foot deck. This was bulit before the
permit was Issued. | have photos and witnhesses to verify this
fact.

In 2009, | took possession of 9 Rockview Drive, Santa Cruz, CA 95062
through a famlly trust. In the early summertime, | was made aware of
some bullding plans for 7 Rockvlew Drive. |1 was told by the Ingrams
that they were golng to remodel thelr home and that remodel would

- Include a partlal second story. | was happy to learn that they were not
Intending to bulld a second story on the part nearest the ocean as my
views as well as sunlight would not be drastically affected. Obvlously,
that was very Important to me.

In the late summer of 2009, the Ingrams iet me know of thelr
Intentlons to break ground In October and on October 19, 2009; |
recelved an emall from Alex Ingram Informing me that construction
had Indeed begun that very day. The constructlon began and by the
end of 2009, It was apparent to me that the slze and scope of the
bullding was complete. | was In Santa Cruz on the 231/24th of
January readying the home for an open house. The Ingrams were
there as we were speaking to our realtor. There was no mention
whatsoever of any further additlons at that time.

On February 7, 2010, | recelved phone a call from a friend visiting the
area that was | aware of the large 2 story that was bulit next to me.
| sald that | was Just down there and yes there should be a partlal 2n¢
story. | called my realtor and she called me back In a panic that there
was now an extensive full 2" story that protruded out past my home
towards the ocean and had taken away much of my ocean vilews. She
Informed me that we now have disclosure problems as we had only
disclosed the plans the Ingrams had told us about In the summer of
2009. Plctures were taken by my realtor and frlend to verlfy that
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Indeed that there was addltlonal square footage added to the 2
~ story.

Since | had not been contacted by the ingrams about this, | called the
County of Santa Cruz Planning Department ImmedIlately to see what
had happened and If a permit had been applled for/lssued/granted.
The new application # 0070232M was applled for on 1/21/2010.

As | do not live In the area, | called the Santa Cruz County planning
Commisslon numerous times to find out what had happened. By the
time | was able to talk to someone that could glve me the needed
Information, It was February 10, 2010 and the permit had just been
Issued and picked up on February 9, 2010. The slze and scope of the
buiiding had been dramatically Increased without the approval and
Bullding Permit issued. It Is unlawful to bulld without an approved
and Issued permlit. See codes below.

112.10.310 Permits required.

. Except as specified in Section 12.10.315 of this Chapter, no building, structure
‘or building and/or property service equipment regulated by this Chapter and the
12007 California Building Code, the 2007 California Mechanical Code, the 2007
‘California Plumbing Code, and the 2007 California Electrical Code shall be
‘erected, constructed, enlarged, altered, repaired, moved, improved, removed,
.converted or demolished unless a separate, appropriate permit for each building,
‘structure or building and/or property service equipment has first been obtained
-from the Building Official. (Ord. 4894 § 2 (part), 11/20/07)

§12 10.430 Violations.
. (a) It shall be unlawful for any person, firm, or corporation to erect, construct,
-enlarge, alter, repair, improve or maintain any building or structure or to cause,
.permit, aid, abet or furnish any equipment or labor for such work; unless either
‘(1) a building permit has first been obtained for each building or structure from
‘the Building Official and is in effect which authorizes such work; or (2) the work is
.exempt from the requirements for a permit by the provisions of Subsection
112.10.315 of this Chapter.
- (b) It shall be unlawful for any person, firm, or corporation to proceed with
‘work on a building or structure under a building permit beyond the work
authorized by a previous inspection or without first obtaining the inspection
‘approvals required by Sections 12.10.355 of this Chapter.

(c) It shall be unlawful for any person, firm, or corporation to erect, construct,
‘enlarge, alter, repair, move, improve, convert or demolish any building or
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istructure or to cause, permit, aid or abet such work contrary to or in violation of
‘any of the provisions of the adopted California Building Code.

' (d) It shall be unlawful for any person, firm or corporation to use or occupy a
‘building or structure for any type of occupancy or to cause, permit, aid or abet the
.same without first obtaining a Cenrtificate of Occupancy from the Building Official
‘where required by Section 12.10.370 of this Chapter.

: (e) It shall be unlawful for any person, firm, or corporation to change the
‘character of any occupancy or use of any building which would place the building ;
fin a different division of the same group of occupancy or in a different group of
ioccupancy without first obtaining a Certificate of Occupancy from the Building
Official where required by Section 12.10.370 of this Chapter.

. (f) It shall be unlawful for any person, firm, or corporation to erect, construct,
reconstruct, install, relocate, alter or maintain any building or structure or
‘accessory building or structure, any electrical, mechanical, or plumbing
‘equipment, fuel gas equipment and installations or fire protection equipment or
'installations of or within a mobile home park or within a mobile home lot or to
‘cause, permit, aid or abet such work unless (1) a written construction permit has
‘been first obtained from the Building Official and is in effect which authorizes
such work; or (2) the work is exempt from the requirements for a written :
'construction permit by the provisions of Section 1026 of Title 25 of the California
Administrative Code.
i (9) It shall be unlawful for any person, firm or corporation to locate or install a
‘manufactured home on any site for the purpose of human habitation or
occupancy as a dwelling or to cause, permit, aid or abet such location or
mstallatlon unless a building permit has first been obtained from the Building
‘Official and is in effect which authorizes such location or installation. (See also
'Sections 13.10.682 and 13.10.683 of the Santa Cruz County Code.)

. (h) ft shall be unlawful for any person, firm or corporation to erect, install,
alter, repair, relocate, add to, replace, use, or maintain any mechanical, plumbing
‘and electrical system or to cause, permit, aid or abet such work contrary to or in
.violation of any of the provisions of the 2007 California Mechanical Code, the
12007 California Plumbing Code, or the 2007 California Electrical Code.

. (i) It shall be unlawful for any person, firm, or corporation to install, add to,
‘alter, reconstruct, relocate, replace, or repair any mechanical, plumbing and
‘electrical system or to cause, permit, aid or abet such work unless;

; (1) The appropriate permit has first been obtained from the Building
OffIC|a| and is in effect which authorizes such work; or

: (2) The work is exempt from the requirements for a permit under the
12007 California Mechanical Code, the 2007 California Plumbing Code, or the
12007 California Electrical Code.

() ltshall be unlawful for any person to knowingly do, cause, permit, aid,
:abet or furnish equipment or labor for any work in violation of a stop work notice
from and after the date it is posted on the site until the stop work notice is
‘authorized to be removed by the Building Official.

© (k) It shall be unlawful for any person or persons to occupy any space for
‘which a building permit has been issued by the Building Official until a final
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‘inspection has been performed and the building or work is found to comply with
‘all codes and ordinances.

. This subsection does not apply to permits for interior remodel or renovation of |
iexisting interior spaces. :
() 1t shall be unlawful for any person, firm or corporatlon to locate, re- locate

- ‘install or continue to service, any propane or liquid gas to any structure,

‘appliance or other device which has not been approved for connection by the
'Building Official.
. (m) Itshall be unlawful for any person, firm or corporation to erect, construct,
‘enlarge, alter, repair, move, improve, convert, demolish, equip, use, occupy or |
‘maintain any building, bridge, or structure in the unincorporated area of Santa
Cruz State of California, or to cause the same to be done contrary to or in
IVIO|atI0n of any of the provisions of the codes adopted hereby. (Ord. 4894 § 2
(part), 11/20/07)

16. 30 080 Violations. |
. (a) It shall be unlawful for any person to do cause, permit, aid, abet, suffer or .
furnish equipment or labor for any development activity within a riparian corridor -
- las defined in Section 16.30.030 unless either (1) a development permit has been
.obtalned and is in effect which authorizes the development activity as an '
‘exceptlon or (2) the activity is exempt from the requirement for a development
permit by the provisions of Section 16.30.050 of this chapter.

i (b) It shall be unlawful for any person to do, cause, permit, aid, abet, suffer or:
furnish equipment or labor for any development activity within a buffer zone of an .
‘arroyo as defined in Section 16.30.030 and as prescribed by the provisions of
'subsection 16.30.040(b) unless either (1) a development permit has been
iobtained and is in effect which authorizes the development activity as an
‘exception; or (2) the activity is exempt from the requirement for a development
.permit by the provisions of Section 16.30.050 of this chapter.

- (c) It shall be unlawful for any person to exercise a development permit
:authorizing development activity as an exception without complying with all of the
.conditions of such permit.

© (d) It shall be unlawful for any person to knowmgly do, cause, permit, aid,
‘abet or fumnish equipment or labor for any work in violation of a stop work notice
‘from and after the date it is posted on the site until the stop work notice is
:authorized to be removed by the Planning Director. (Ord. 2460, 7/19/77; 25086,
i11/22/77, 2800, 10/30/79; 3335; 11/23/82; 3451-A, 8/23/83)

It Is still my contentlon that this permit should not have been Issued In
the first place due to numerous procedural errors and due to direct
- conflicts with the General Plan.
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Issue #6 | \
Regarding: Stop Building

The new application # 0070232M was applied for on 1/21/2010
and Permit #00152272-1 was Issued on 2/9/2010. After
speaking with the Santa Cruz County Planning Commission In
person on February 15, 2010 as well as numerous phone
conversations with Pala Levine, | was toid that a stop work was
Issued to the Ingrams for the new 2nd story addition.

Mr. Ingram confronted my realtor at our open house and sald that
he had been red-tagged because of our Inquiries with the
planning department. Over the past six weeks, he has continued
to work on the new additlon applled for 1/21/2010. It Is my
understanding after further communication with the Planning
Department that work on this portion of the home was to have
ceased untll after formal approval has been recelved. He ls In
violation of codes 12.10.310, 12.10.340, and 12.10.430.

112.10.310 Permits required.
| Except as specified in Section 12.10.315 of this Chapter, no building, structure
jor building and/or property service equipment regulated by this Chapter and the
12007 California Building Code, the 2007 California Mechanical Code, the 2007
'California Plumbing Code, and the 2007 California Electrical Code shall be
ierected, constructed, enlarged, altered, repaired, moved, improved, removed, |
‘converted or demolished uniess a separate, appropriate permit for each building,
istructure or building and/or property service equipment has first been obtained
from the Building Official. (Ord. 4894 § 2 (part), 11/20/07)

112.10.340 Suspension or revocation.
. The Building Official may, in writing, suspend or revoke a permit issued under
the provisions of this code and the 2007 California Building Code, the 2007 '
{California Mechanical Code, the 2007 California Plumbing Code, and the 2007
.California Electrical Code when the permit is issued in error or on the basis of
lincorrect information supplied, or in violation of an ordinance or regulation or the
'provisions of the above-referenced codes. (Ord. 4894 § 2 (part), 11/20/07) j
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112.10.430 Violations.
(@) It shall be unlawful for any person, firm, or corporation to erect, construct,
‘enlarge, alter, repair, improve or maintain any building or structure or to cause,
‘permit, aid, abet or furnish any equipment or labor for such work; unless -either
%(1) a building permit has first been obtained for each building or structure from
ithe Building Official and is in effect which authorizes such work; or (2) the work is -
‘exempt from the requirements for a permit by the provisions of Subsection
:12.10.315 of this Chapter.

i (b) It shall be unlawful for any person, firm, or corporation to proceed with
'work on a building or structure under a building permit beyond the work
-authorized by a previous inspection or without first obtaining the inspection
-approvals required by Sections 12.10.355 of this Chapter.
. (c) It shall be unlawful for any person, firm, or corporation to erect, construct, |
‘enlarge, alter, repair, move, improve, convert or demolish any building or
istructure or to cause, permit, aid or abet such work contrary to or in violation of
‘any of the provisions of the adopted California Building Code. -
{ (d) It shall be unlawful for any person, firm or corporation to use or occupy a
‘building or structure for any type of occupancy or to cause, permit, aid or abet the
isame without first obtaining a Certificate of Occupancy from the Building Official
‘where required by Section 12.10.370 of this Chapter.

. (e) It shali be uniawful for any person, firm, or corporation to change the
.character of any occupancy or use of any bu:ldmg which would place the building
Jin a different division of the same group of occupancy or in a different group of
‘occupancy without first obtaining a Certificate of Occupancy from the Building
‘Official where required by Section 12.10.370 of this Chapter.

. (f) It shall be unlawful for any person, firm, or corporation to erect, construct,
ireconstruct, install, relocate, alter or maintain any building or structure or
‘accessory building or structure, any electrical, mechanical, or plumbing
iequipment, fuel gas equipment and installations or fire protection equipment or
[installations of or within a mobile home park or within a mobile home Iot or to :
icause, permit, aid or abet such work unless (1) a written construction permit has
.been first obtained from the Building Official and is in effect which authorizes
'such work; or (2) the work is exempt from the requirements for a written
‘construction permit by the provisions of Section 1026 of Title 25 of the California -
‘Administrative Code.

(g) It shall be unlawful for any person, firm or corporation to locate or install a
‘manufactured home on any site for the purpose of human habitation or
ioccupancy as a dwelling or to cause, permit, aid or abet such location or
:;lnstallatlon unless a building permit has first been obtained from the Building
\Official and is in effect which authorizes such location or installation. (See also
/Sections 13.10.682 and 13.10.683 of the Santa Cruz County Code.)

. (h) It shall be unlawful for any person, firm or corporation to erect, install, :
alter, repair, relocate, add to, replace, use, or maintain any mechanical, plumbing
'and electrical system or to cause, permit, aid or abet such work contrary to or in
'violation of any of the provisions of the 2007 California Mechanical Code, the
12007 California Plumbing Code, or the 2007 California Electrical Code.
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(i) It shall be uniawful for any person, firm, or corporation to install, add to,
‘alter, reconstruct, relocate, replace, or repair any mechanical, plumbing and
‘electrical system or to cause, permit, aid or abet such work unless;

g (1) The appropriate permit has first been obtained from the Building
‘Official and is in effect which authorizes such work; or

| (2) The work is exempt from the requirements for a permit under the
2007 California Mechanical Code, the 2007 California Plumblng Code, or the
12007 California Electrical Code.

()t shall be unlawful for any person to knowingly do, cause, permit, aid,
rabet or fumish equipment or labor for any work in violation of a stop work notice
ifrom and after the date it is posted on the site until the stop work notice is
‘authorized to be removed by the Building Official.

i (k) It shall be unlawful for any person or persons to occupy any space for
'whlch a building permit has been issued by the Building Official until a final
‘inspection has been performed and the building or work is found to comply with
:all codes and ordinances.

i This subsection does not apply to permits for interior remodel or renovation of
{existing interior spaces.

. () It shall be unlawful for any person, firm or corporation to locate, re-locate,
linstall or continue to service, any propane or liquid gas to any structure,
‘appliance or other device which has not been approved for connection by the
‘Building Official.

. (m) It shall be unlawful for any person, firm or corporation to erect, construct,
‘enlarge, alter, repair, move, improve, convert, demolish, equip, use, occupy or
‘maintain any building, bridge, or structure in the unincorporated area of Santa
.Cruz, State of California, or to cause the same to be done contrary to or in
‘violation of any of the provisions of the codes adopted hereby. (Ord. 4894 § 2
(part), 11/20/07)
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Issue #7
Regarding: Fire Safety

For our protection, due to a varlance In the setback of thelr east silde
property reducing the setback from five (5) feet to two (2) feet, as well
as the Increase In property slze by more than 10%, we would llke the
enforcement of sprinkler system. Please refer to Fire Code 7.92.

1903.2.1 New Structures. An automatic fire sprinkler system shall be provided in
-all new occupancies as defined in Chapter 3 of the California Building Code,
lregardless of type of construction and/or floor area, unless otherwise pre- empted
;by the California Health and Safety Code. Any occupancy not specifically :
imentioned shall be included in the group that it most nearly resembles based on

‘the proposed life and fire hazard.

1903.2.2 Existing Structures. An automatic sprinkler system shall be provided in -
iexisting structures when, after the effective date of this code, a building permit is
fissued to allow additions to be made to existing structures which either:

11. Are already six thousand (6,000) square feet or greater in total floor area; or
2. Will increase the total floor area of a structure by 10% or more;

The project Is also required to comply with fire code requirements that
require a one hour fire wall along the east portion of thelr bullding.
This Is to ensure the safety of the adjacent residents, us.
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Issue #8
Regarding: Varlance for a Setback

On December 31, 2007, application # 07-0755 requested a varlance
to reduce the required east slde yard set back from flve (5) feet to two
(2) feet. There was never an actual Bullding Permit Issued based upon
this application and project description.

What Bullding Permit Issued by the Planning Commission dealt with
thils varlance? There are procedural problems from the start with
Application #09-0142 as they only asked for a varlance on the south
silde for an Increased square footage of thelr deck.

As discussed In issue #2, this application should have triggered a
nelghborhood notlification and a coastal commisslon review to discuss
any and all varlances. So, the question stlll remains, when did they
get approval for the reduction of the flve (5) feet to two (2)feet
setback?

113.10.230 Variance Approvals.

i (a) Description. A Variance Approval is a discretionary authorization of
‘exceptions to the zoning district site and development standards for a property
iincluding Design Standards and Guidelines and regulations for special uses. The |
power to grant Variance Approvals does not allow changes in use which are
.affected only by Use Approvals pursuant to Section 13.10.220, rezoning of the
‘property pursuant to Section 13.10.215, or amendment to the regulations of this
.Chapter. Variances to site area requirements may be approved only in the case
:where no new additional building sites would thereby be created (relief in which
‘case may be provided only through rezoning of the property), or in any of the
following instances:

’ 1. To facilitate certificates of compliance.

/ 2. To facilitate dedications of rights-of-way or other required
.improvements for public benefit.

f 3. To allow the consideration of the creation of new lots when the size
1of the lot is within 1% of the zoning requirement and is consistent with the
.General Plan.

- (b) Procedures. All regulations and procedures regarding application, review,
‘approval, appeal, enforcement, etc., for a Variance Approval shall be in
-accordance with the provisions of Chapters 18.10 and 19.01 for a Level V
-approval and paragraph (c) “findings” below except that site area variances
‘which create new building sites under the circumstances described in Section
'13.10.230(a) shall be processed at Level VII.
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(¢) Findings. The following findings shall be made prior to granting a
‘Variance Approval in addition to the findings required for the issuance of a
Development Permit pursuant to Chapter 18.10:
| 1. That because of special circumstances applicable to the property,
including size, shape, topography, location, and surrounding existing structures,
the strict application of the Zoning Ordinance deprives such property of privileges
enjoyed by other property in the vicinity and under identical zoning classification.
| 2. That the granting of such variance will be in harmony with the general’
lintent and purpose of zoning objectives and will not be materially detrimental to |
‘public health, safety or welfare or injurious to property or improvements in the
vicinity.
| 3. That the granting of such variance shall not constitute a grant of
spemal privileges inconsistent with the limitations upon other properties in the
vicinity and zone in which such is situated. (Ord. 746, 1/8/62; 1048, 2/1/65; 1578, .
12/23/70; 1704, 4/25[72; 1739, 7/17/72; 2459, 7/19/77; 2506, 11/22/77; 2800, '
10/30/79; 3186, 1/12/86; 3344, 11/23/82; 3432, 8/23/83; 3632, 3/26/85; 4836
§§ 5, 6, 10/3/06)
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Issue #9 -
Regarding: Staff Report to the Zoning Administrator
Application #07-0755 in 2007

The report states that the parcel contains an existing 1200 square
foot single story, single famlly dwelling and a detached 432 square
foot one story garage.

The square footage of the existing home has been grossly
exaggerated from Its actual square footage of 760 square feet based
upon county records. We feel this exaggeration was done In an
attempt to minimize the Impact of the Increase In slze and scope of
the actual project.

The Floor Area Ratlo (FAR) with an 1861 square foot resldence on a
3425 square foot lot far exceeds the 50% FAR.




Issué #10 :
Regarding: Notice of Public Hearing

We have an objection to the Amending of Coastal Permit #09-0142
dated Aprll 22, 2009. This Coastal Permit when Issued In 2009 sald,

“Proposal to revise the construction approved under Coastal Development
Permit #07-0755 by Increasing the area of the proposed garage from 243
square feet tot 322 square fee, by decreasing the area of the second
story additlon from 965 square feet to 395 square feet, and by Increasing
the area of the proposed second story deck from 60 square feet to 98
square fee. Requlres a Minor Varlation to 07-0755. Project Is located on
the south side of North Pallsades at 7 Rockview Drive.”

But a condlition of the Coastal Permit #09-0142 belng approved was
that Condition IVC be Implemented which completely Invalldates the
original Coastal Permit #07-0755 from every belng used or recognized
agalin. :

The Appllcatlon #0070232M from 1/21/2010 seeked to:

“Change order to BP# 152272 (RA/RE) to Include 508 sq. ft. addition to
relocate master bedroom, create new master bath & add 125 sa.ft. balcony
to the second story. Remodel to Include remove closets/wall to convert
lower bedroom #2 to dining room. Results In a 2-story SFD with 3
bedrooms, 3 baths, famlly/dining room, living room, entry, attached
garage.”

This new application should have triggered a nelghborhood
notificatlon and a coastal review. It was approved and Issued on
2/9/2010 without the proper process needed for this type of change.
Also, the entire “new” addition applled for had been completed well
before the permit was Issued and picked up.

This new addition has a detrimental Impact upon our resldence. There
has been a significant Impact with respect to light, alr, and any solar
opportunities for my resldence. | have floor to celling windows on the
west side of my home and due to the recent non-permitted 2 story
additlon, | can no longer see the sky. My resldence Is completely
shaded and vold of any view.
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Also, due to the close proximity (2 feet or less from the property line) |
and the slze, scope, and helght of the structure, we have serlous
concerns about fire safety.

Next, with respect to bullding deslgn, the addition asked for In this
application Is not utllizing scale appropriately. The Floor Area Ratlo
exceeds the 50% maximum and Is not In keeping with the Pleasure
Polnt Communlity Plan. ’

Thus, we feel that the Coastal Permit 09-9142 should not be amended
to allow for any Increase In floor space for the home or the deck. And,
approval IV C should not be deleted. The applicant should not be

- allowed to carry forward any approval from 2007 as that Is no longer
valld. Furthermore, rules and regulations have changed since the
original application from 2007. Also, we feel that all varlances should
be denled as well.

We do not want to see a precedent set for allowing a greater FAR than
permitted. We would llke to see the Pleasure Point Community Plan,
Planning Department, and the Coastal Commisslon adhere to thelr
own rules and regulations.
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4802 E. Morada Lane » Stockton, CA 95212
Phone: 209-931-3431 « Fax: 209-931-3436
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How is this violation detrimentally impacting you?

This addition which was buliit before a permit was issued has
had a detrimental impact upon our light, alr and solar
opportunities for our residence. We are shadowed by the 17
foot plus structure and can no longer see the sky, on the
Westslde of my home and we do not have any windows on the
east side of our home. Due to the close proximity of two (2)
feet or less from the property line, we have serious concerns
about our fire safety. There have been signlificant errors In
the process, and now, they have a full second story that
should not have been built.

It must be noted that my home at 9 Rockview Drive Is for sale. We
recelved an offer before the full second story addition. We rejected
this offer based upon the permitted additlon to 7 Rockview Drive. |
did not feel that this small second story addition would dramatlically
affect my home value. In hindsight had | known of the 2010 full
second story addlitlon, | would have accepted this offer. | had another
buyer who previewed the home In early January and returned February
3 and they wrote an offer. They were shocked to see the full second
story additlon since we did not disclose that to them. (How could we
disclose this to them when It was bulit un-permitted and without
notification of any kind.) They did write an offer, but at several
hundred thousand less than the realtor had previously Indicated. They
stated that the construction of the addition next store took away
views and privacy. This unapproved full second story addition has had
a signlificant detrimental Impact upon my property value. The reduced
value can be directly attributed to the loss of ocean, sky, and sunset
views from the West side of my home. | have also been negatlvely
Impacted with respect to other ltems and Issues as previously
addressed. ~

In concluslon, If the permitting process would have followed required
procedures, such as nelghborhood notification, | would have been
made aware of what was belng proposed, and could have acted
accordingly. Instead, a permit was applled for on January 21, 2010,
the second story structure was bullt before belng permitted, and the
permit was not Issued untll February 9. 2010. with significant errors,
CCC Exhibit _|
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this permit was somehow rushed through the approval process
without a nelghborhood notification and coastal review. This was all
done by trying to refer to a Coastal Permit from 2007 that had a
simliar project description, but was no longer valld. So, we have a
structure bulit without an Issued permit at the time of construction,
and a permit Issued after the fact and was Issued In error. Now, they
have a residence that exceeds the Floor to Area Ratlo and property
that does not have a buliding permit In good standing. We have
suffered damages as the result of the bullding of a full second story
before the Issuance of a permit. We were making declslons under the
assumption that a new bullding permit allowing a change to the
existing permit for 7 Rockview Drive would be a process that would be
lengthy and difficult If not Impossible. We have already suffered
irrevocable damages and will continue to suffer more damage If the
Planning Department approves this permit, application, and Its
variances.
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Michael A. Guth

Attorney at Law
2-2905 East Cliff Or.
Santa Cruz, CA 95062

Santa Cruz County Planning Commission
701 Ocean Street
Santa Cruz, CA ' April 13, 2010

Re:  Permit Application 10-0080;. Agenda Item 7, April 14, 2010

I strenuously object to the granting of a Floor Area Ratio Variance on this
parcel.

THE FLOOR AREA RATIO VARIANCE CANNOT BE JUSTIFIED
UNDER ANY REASONING.

The reduced net site area on this parcel is not the unintended consequence of a
law passed for other reasons. The new law was passed specifically to prevent large
houses on smaller plateau lots. The 38% reduction in lot size is not atypical, in fact, in
Rio Del Mar much larger losses may have occurred.

A variance may be appropriate when a rule prevents use of a parcel. However,
this parcel already had a pre-existing structure, thus was not denied use. Further, there
is already a permit granted (07-0755) for this parcel which DOUBLES the size of the
pre-existing home. It is not legally justifiable to claim deprivation when one can
already DOUBLE the size of an existing home. In all my years participating in this
County’s land use affairs, I have never heard such an outrageous claim as that made in
Findings 1 and 3.

Using the new net site area, the old home had a 22.9% FAR. The current,
approved permit has an FAR of 44% using the new net site area. The new net site area
still allows for more than a doubling of the size of the pre-existing home. A FAR
Variance here is a grant of special privilege. Just because the owner would prefer a
larger home cannot be the basis of violating the clear legislative intent of the recent
law change. .

Pointing out that other homes, built and permitted prior to the new law change,
have larger FARs provides no legal basis for contrast to similarly situated properties.
The law was changed specifically to disallow such situations.

GRANT OF SUCH A VARIANCE WOULD DIRECTLY IMPINGE UPON
LEGISLATIVE FUNCTION AND CANNOT BE DONE ADMINISTRATIVELY.

GRANT OF SUCH A VARIANCE WOULD BE ADMINISTRATIVE
USURPATION OF LEGISLATIVE AUTHORITY.

. - \ . .
The Planning Commission cannot grant this variance.

Yours Sincerely,

Wﬁbﬁ
Michael A. Guth
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From: KMI513@aol.com [mailto:KMI513@aol.com)
Sent: Tuesday, April 13, 2010 1:41 PM

To: ingramincl @sbcglobal.net

Subject: Letter for Wed/ Carol Gray

March
15, 2010

To Whom It May Concern:

I am writing this letter in response to the recent "red tag notice™ that has stopped construction
on 7 Rock View Drive. I am the full time residing resident at 5 Rock View and I feel it is in my
best interest and the best interest of our street to have the Ingram project move forward in a
timely fashion. Improvements made to the Ingram property benefit us all, and to the best of my
knowledge Alex and Kris have moved through this process with the appropriate permits and
inspections. The Ingram's have been courteous and have kept inconveniences to a minimum during
their renovation to date. I hope you will move in the direction of allowing this project to -
continue so that I have a completed house next door as opposed to a construction site. I thank
you for your time and consideration in this matter.

Respectfully submitted,

Carol Gray

10f1 ' ' : 4/13/2010 4:53 P
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To: Santa Cruz County Planning Dept
Cc: John Leopold

Ref: 7 Rockview

We are the current home owners of #3 Rockview Dr, and we are concerned about the status of the
construction project at 7 Rockview, home of the Ingram’s. We applied and received a coastal permit at
the same time as the Ingram’s, so we were surprised to see that there construction project has been
“red tagged”. The improvements to the property at #7 Rockview Dr. will benefit our neighborhood, and
we urge the city to resolve any issue at hand in an expeditious manner, and allow the ingram’s to move
forward towards their project completion.

Thank You

Randy French
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JoFz

Lisa Shawver

4802 E. Morada Lane

Stockton, CA 95212

209-931-3431

| would like to address the following points:

Page 5 of the Staff Report for this April 14, 2010 meeting
Building without a Permit :

Building after a Stop Work Order

Condition IVC

FLOOR AREA RATIO

ahWON=

Please look at Page 5, Column 3 of the Staff Report-the section approved
in July 2009. The net site area square footage used was 5603sf. This is
an error. The ordinance 5402 was passed and in effect by May 5, 2009.
Thus, the FAR calculation should have used 3425 sf as the net site area
square footage. Even utilizing the 3425sf , the calculation of the FAR
would have been at 44%. This is significant as they were in compliance
with the approved Building Permit 09-0142. They were okay through 2009
and only until they applied for a change order on 1/21/2010.

After they applied for the change order on 1/21/2010, they proceeded to
build without the change order building permit in hand. Mr. Ingram is in the
construction/construction management business and knew full well that you
are not supposed to build without a permit. They had fully framed in the
addition of 508 square feet for sure by 2/3/2010. The reason | know this
now is because we received an offer on our home that was significantly
less than originally indicated. The buyers said this was due to the
significant changes they saw in the construction at 7 Rockview. We did not
understand at that time because we do not live at 9 Rockview full time.
Meanwhile, a friend was coming down to Santa Cruz and wanted to know if
we wanted him to check on our home. We gladly said yes. He quickly
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COFP

called us on February 6 to ask us if we were aware of the significant
building that was going on next door. | said no and asked him to take some
pictures. | immediately notified our realtor and asked if she could also drive
by and take some pictures. Both confirmed that the “full” second story
addition had been completely framed in and continuing to move forward.

| immediately called Monday morning, February 8 to the Planning
Department to see what was going on. We found out about the application
and that a permit had not yet been issued or picked up. They are out of
compliance for Building without a Permit as they did not pick up the permit
until February 9, 2010.

We continued to press forward in asking why this had not triggered a public
notice, why was it approved without following the proper procedures. We
were told later that indeed the permit should not have been issued and a
Stop Work order was to be issued, which leads to Building while a Stop
Work Order has been issued. Once again, Mr. Ingram is the construction

~ business and he knows what a Stop Work order is and means. But with full
contempt for the Planning Department issuance of the Stop Work Order, he
continued to build his unpermitted, out of compliance home.

Many issues surround this potential permit. We feel it should not be
issued. When Coastal Permit 09-0142 was approved, one of the
conditions, Conditon IV C, was that the original Coastal Permit 07-0755
would become void and they could no longer refer back to it for any reason.
They cannot carry forward approvals from 2007.

Lastly, they should not be granted any variances in particular any variances
regarding the FAR. The FAR maximum is 50%. An FAR Variance is a
grant of special privilege. The FAR variance requested cannot be justified
for any reason. This body cannot administrate around legislation.
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A Dun = Mammoth Design Sofudions
916 .320.. 6080

The issue is whether to revoke or amend the building permit.
What are the issues:

1. Ordinance 5042 designed to limit the size of a residence along the coast to the actual
land area as opposed to a lot area which projected into the ocean, which took effect May
5, 2009.

2. Floor Area Ratio, the purpose is to limit the size a property owner can build, the goal
is to regulate appropriate size, proportion and scale of homes for the quality of life of
others and enjoyment of the community.

3. Owner applied for and received Minor Variation 09-0124 to reduce the scope of the
project which superceded Permit 07-0755 and under

4. Condition IV. C, thereby prohibiting and annulling the construction of the project
plans approved by the previous Permit 07-0755, which the property owners signed and
acknowledged on July 28, 2009, which is after Ordinance 5042 took effect.

5. Building Permit 152272 was issued on August 13, 2009 to the property owners, this
new permit falls under the amended County Code (section 13.10.700 —S of the County
Code)

6. An Error by the Building Department was made by approving the Change Order to
increase the size of the 2™ story by 508s.f. plus 125s.f. deck (88s.f. covered) on January
21, 2010. This Change Order should not have been approved because it was in violation
of Ordinance 5042 and section 13.10.700 —S of the County Code, and Floor Area Ratios.
7. Even approval should have triggered a number of actions such as: amendment to the
coastal permit for a larger sized home, public notice, design review, FAR calculations, et
al.

8. Revoking the Change Order because it violates Ordinance 5042 and County
Code. The definition of “Ordinance” is a law, statute, or regulation passed bya
municipal government. . Many ordinances deal with maintaining public safety, health, and
general welfare.

9. Amending the Change Order because of the error by the Building Department which
refers to an outdated coastal permit and whereby planners are citing permit history to
justify the error. This would mean overriding or superceding the current ordinance/law,
County Code and condition I'V. C, and the fact that the owners signed and acknowledged
the conditions of approval of Permit 152272. Does this action set precedence for other
property owners who want to build greater than the FAR allows?

10. Stating that there needs to be a variance in the code to allow FAR to exceed the
50% maximum, thereby undermining Ordinance 5042 and county code. Building codes
govern life, safety, and health issues whereby zoning deals with land management and
intended for relative permanency.

11. The power given to the Building Department is to be used in the public interest and
for the general welfare of the community impartially, not for issuing variances to cover
mistakes. The landowner cannot complain as long as the power to zone is used in this
manner. Regulation must be for the good of all the people in the community rather than
that of one person or to justify an error. Regulations must be in accordance with a
comprehensive plan. -
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12. Responsibility and Honesty: Ask, would this additional square footage been allowed
if the Planner had not made an error and is the house in scale and proportional to the lot,
the neighboring houses and itself? '

BUILDING OFFICIAL. The officer or other designated authority charged with
the administration and enforcement of the code

Section 17920. "Enforcement” means diligent effort to secure compliance,
including review of plans and permit applications, response to complaints,
citation of violations, and other legal process. Except as otherwise
provided in this part, "Enforcement” may, but need not, include inspections
of existing buildings on which no complaint or permit application has been
filed, and effort to secure compliance as to these existing buildings.

The California Building Standards Code is published in its entirety every three years by
order of the California legislature. The California legislature delegated authority to
various State agencies, boards, commissions and departments to create building
regulations to implement the State’s statutes. These building regulations or standards
have the same force of law,
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STATE OF CALIFORNIA -- THE RESOURCES AGENCY
CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT OFFICE
725 FRONT STREET, SUITE 300
SANTA CRUZ, CA 950604508
‘CE {831)427-4863  FAX (831) 4274877

ARNOLD SCHWARZENEGGER, Governor

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

SECTION L. Appellant(s)
Lisa. Shawver
Name: WI”‘dm Shawvef

Mailing Address: clJoz. €. Morada tn.

City: Séock‘hn' A ZipCode: 4321 Phone: 209~ {83-4006 cell
209- 93 1-3431 home
SECTIONIL. Decision Being Appealed 209 — UYg3-Uo0s &oab el

1. Name of local/port govemment:

County of Sanda Cruz Planning Commission

2. Brief descnptlon of development being appealed: Apphcwhm ¥ 10-0030 ¢v increase e
SI12L of the ZM Sdury 0 addh SV8 sq.ft, of living space and 125 s4.ft, of corved
deck &0 deleic Condihes IV C dinch 4o carmy forwad approvalo frm 20 far agreditr
Han SUDSq.H' addehon 40 oo Non confurmins shugtwe. and vdriancas o increase. e
Flovr Aree Ratio from dha réfumed SD% +o ST% and A peqnits B sredis dham 8005 £
3. Development's location (street address, assessor's parcel no., cross street, etc.): adhin & 4 N

7 Rockvies Pr. Samam‘ CA 45062 anfirming Shuctwe

APN . 028~ Soq 23

4.  Description of decision being appealed (check one.): R E S E g V E Q

[0  Approval; no special conditions MAY 0 6 2010
Approval with special conditions: _ CAL!I‘OE NIA

B A ’ | COASTAL COMMISSION

[0 Denial _ :

CENTHAL COACT AREA

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.

g TO BE COMPLETED BY COMNIISSION. -
'APPEAL No _A-3-5¢0- /0 aq?f
DATE ;FHfED.: ﬂ/{ 4 /4 620/4

DRSTRICE 2 0. €/77L 74 / Qﬂﬁ‘

c‘“‘“cé Exhbit A__
(page_i_of .9__ pages)

CN



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

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

Planning Director/Zoning Administrator
City Council/Board of Supervisors

Planning Commission
Other

af~-Enlin

6. Date of local government's decision: H-14- 2610

7.  Local government’s file number (if any): 1 — 0080

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:
Mex L J¥Y. + Eristine Ihgram Trastess 6SO- A1} - SLIB offie

bbsS DBelden ct. , Lo — a2~ 8393 ceh
los Aldus cA 14022

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.

(1) Dennis Mordn |
1L ¢ Coprtvla Ave. ¢ 831~ HYW— 20616
Copibola, CA ASPID

2) Wilham Shawver
qgor €. m{m Ww9- 4Z23-4006

3) Lisa Shawvw

Ugor €, morada ne _ ~
Stogktm  Cpp ASLIT 204~ 4H83-4oos

@) Michaer Guth
72005 fast CAFF Dr. .~ ©CC Exhibit 2
Sants Cruz CA ASDGL | (page 2= of 1Y pages)

5 My Ke. HKakeem
Al' s our akorneys

341y Brookside RA, Sz VoD
StocRtm CA 945214

201~ Y- 2800



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

SECTION IV.. Reasons Supporting This Appeal

PLEASE 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 assistance in completing this section.

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

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

Flease attached- poges :
I. Hignlights
2. Stomont

3 Tssues #1-*9

v
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APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 4)
SECTION V. Certification
The information and facts stated above are correct to the best of my/our knowledge.

L L Mwe) Aok M

Signature of Afs.pellant(s) or Authorized Agent

Date: S-5-/0

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

Section VI. Agent Authorization

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

Signature of Appellant(s)

Date:

¢CC Exhibit £
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Coastal Commission Appeal 10-0080
Statement

On 12/31/2007, Coastal Permit #07-0755 was applied for
and approved. However, a corresponding building permit was
not Issued. Instead, a new Coastal Permit #09-0142 was
applied for on 4/22/2009 which proposed a revision to the
construction approved under Coastal Permit #07-0755 which
significantly decreased the area of the 2 story addition from
965 square feet to 395 square feet. In order for this permit
to be approved under a minor variance, Condition iV C was
implemented and prohibited the construction of the project
plans approved from the original Coastal Permit #07-0755 at
any time after issuance of the building permit for the revised
project. The Buildlng Permit #00152772 was issued on
8/13/2009 and construction began 10/19/2009.

On 1/21/2010, a change order was applied for asking for a
508 square foot addition to relocate the master bedroom,
create a new master bath and add 125 square foot balcony
to the 2nd story. Significant errors were made with the
granting of this change order on 2/9/2010. It should have
triggered public notification based upon several levels. One
pertalns to an addition of over 500 square feet and second,
on an addition which requires a variance due to the Floor
Area Ratio far exceeding the 50% maximum. In applying for
the permit, they were referencing Coastal Permit # 07-0755
which was invalld as the homeowners signed documents to
that effect, in particular, Condition IV C.

Most importantly, it should be noted that the homeowners
bulit the 2" story addition before the change order had been
issued. Furthermore, the Planning Commission was aware of
the error the day the change order was being issued. Next,
with full contempt for the Pianning Department’s issuance of
CCC Exhibit &
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a stop work order dated 2/25/2010, the Ingram’s continued
to build his unpermitted, out of compliance home.

Even though the Planning Commission has made numerous
errors with respect to this change order, the homeowners
took it upon themselves to illegally bulld the addition before
obtaining the permit. .

Another significant error was the failure to disclose by the
homeowner and the designer that they were exceeding the
50% maximum FAR with their application for a change order
to their permit. The homeowner is In the construction/
construction management business and the designer is well
versed and experienced in land use consulting and design in
the Santa Cruz County area. The homeowner and the
designer, Dennis Norton, knew full well that their change
order should have required a request for a variance. Instead,
they took it upon themselves to build the structure before the
change order was issued in hopes that they would not be
challenged. | feel that a plea of ignorance on their part
would be an absolute fallacy. If not for me questioning the
permit, I think they would have successfully exceeded the
50% maximum FAR without question.

The Planning Department and the homeowner have both
made numerous errors with respect to this change order
dated 1/21/2010. It is my opinion that the Planning
Commission ruled in the homeowners’ favor based upon the
fact that the Planning Department had made an error. |
Allowing this variance goes against the intended purpose of
this legislation. It is my contention that two wrongs do not
make a right. The granting of a variance should never be
used as a solution In an attempt to rectify an error.

CCC Exhibit
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If this proposed change order Is allowed, it will benefit those
who have made errors while my property is being significantly
damaged in the process. The Floor Area Ratio variance
cannot be justified under any reasoning. Granting of such a
variance would be an administrative usurpation of legislative
authority.

CCC Exhibit o
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Coastal Commission Appeal 10-0080
Highlights

I would like to address the following points:

1. The change order dated 1/21/2010 should have been
treated as an entirely new application. Rules and
regulations have changed. Procedures needed to be
followed before It could possibly have been approved.

2. The building plans on the change order were bulit
without a permit.

3. The building plans on the change order continued to be
built even with a stop work order in place.

4. The Floor Area Ratio far exceeds the current
regulations and should not be granted under any
circumstance.

5. The variance for a setback was never approved.

6. Condition IV C cannot be deleted. This condition was
the reason Coastal Permit # 09-0142 was approved.
This new permit caused Coastal Permit # 07-0755 to be
null and void and could not be used for any reason. The
change order cannot carry forward Permit # 07-0755
from 2007.

7. The non conforming structure requires a sprinkler
system to Insure Fire Safety for our home.

8. The building design is not properly proportioned to the
parcel and is out of compilance with respect to Floor
Area Ratio.

9. The site design has taken away our light, alr, and solar
opportunities.

Please be sure to read all the attached pages as there is
code interspersed throughout the issues.

CCC Exhibit )
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Issue #1 Coastal Commission Appeal 10-0080
Regarding: Application # 0070232M Dated 1/21/10
Permit # 00152272-1 Issued 2/9/2010

This application should never have been approved nor Issued. First,
based upon the fact that Application #09-0142 was originally
approved upon Condition IV C which states:

“This minor varlation permit shall supercede Permit 07-0755 once this
minor variation permit has been exercised. This shall prohibit the
construction of the project plans approved by 07-0755 at any time after
issuance of the building permit for this revised project.”

the original Coastal Permit #07-0755 becomes Invalld altogether and
Is bindIng on the current owners as well as all future owners of the
property. (18.10.240) This Is only one reason the change order to
Bullding Permht # 00152272-1 should not have been Issued.

'18.10.240 Permit conditions.

(a) Ability of the Approving Body to Attach Conditions. The approving body may grant, or
recommend the granting of, permits or approvals upon such terms and conditions as the
approving body deems necessary to ensure the adequate implementation of the project in
compliance with all County policies and ordinances. Such conditions may include, but are not
limited to, the following:

(1) The posting of a sufficient surety to guarantee compliance with the conditions of
the permit.
(2) The withholding of occupancy of the premises until the conditions have been
complied with.
(3) Atime limit for the beginning of and completion of the project or any phase of the
‘project.
{4) The execution of an agreement, to the extent allowed by law, by which the
applicant, and his or her successor(s) in interest, agrees to:
(A) Waive claims of liability against the County by applicant or his or her
successor(s) in interest,
(B) Defend, indemnify and hold the County harmless from claims of liability to
third parties;
(C) Provide insurance coverage adequate for any liability described in
subparagraphs (A) and (B) above.

(b) Non-Separability of Conditions. All conditions of a permit shall be considered as
conditions of all the concurrent approvals granted and may not be separated and assigned to an
individual approval unless specifically so indicated at the time of approval. See Section 18.10.360
for procedures regarding conditions attached to permits requiring Coastal Zone approvals in the
‘event of an appeal to the Coastal Commission.

(c) Non-Compliance With Permit Conditions. Any permit or approval may be revoked by the
Planning Commission or Board of Supervisors as provided in this chapter upon a finding that any
term or condition of the permit has not been, or is not being, complied with.

(d) Acquisition of Property Interests for Off-Site Improvements. Except as otherwise provided
in Section 14.01.513 of the County Code for subdivisions, in the eve&g aEpIicant is requireg to
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construct or install off-site improvements on land to which neither the applicant nor the County
has sufficient title or interest, including an easement or license, at the time of the approval of the
permit to allow the improvements to be made, the applicant shall be required to enter into an
-agreement with the County prior to the issuance of a building permit for the project to pay for the
County's costs, including personnel salaries and benefits, legal fees and costs, and
compensation to the landowner for acquiring an interest in the land which will permit the
improvements to be made. The applicant shall also be required to post an appropriate cash
security deposit with the County prior to the issuance of a building permit for the project to be
applied towards the County's costs for acquiring the off-site property interest. In the event the
-County fails to commence condemnation proceedings to acquire the off-site property interest
within one hundred twenty (120) days of the issuance of the building permit for the project, then
the condition for construction of any off-site improvement which is dependent upon the property
acquisition shall be deemed to be waived.

(e) Development Permit Agreement Condition. All development permits shall include a
-condition requiring an agreement not to convert any structure or building approved as part of the
development permit into a dwelling unit or into any structure for human habitation in violation of
this Code. Each agreement required by this subsection shall provide for the recovery by the
County of reasonable attorney fees and costs in bringing any legal action to enforce an
agreement together with recovery of any rents coliected for the illegal structure or, in the
alternative, for the recovery of the reasonable rent value of the illegally converted structure from
the date of conversion. The amount of any recovery of rents or of the reasonable rental value of
any illegally converted structure or building shall be deposited in the County’s Affordable Housing
Fund. The agreement shall be written so as to be binding on future owners of the property,
including a reference to the deed under which the property was acquired by the present owner,
and shall be filed with the County Recorder. Proof that the agreement has been recorded shall be
furnished to the County prior to the granting of any building permit permitting construction on the
property. (Ord. 746, 1/8/62; 1578, 2/23/71; 1704, 4/25/72; 1746, 7/18/72; 2294, 5/25/76; 2506,
11/22177; 2757, 9/4/79; 2800, 10/30/79; 2872, 3/4/80; 3503, 3/6/84)

When the change order was requested 1/21/2010 on Bullding Permit
# 00152272, many laws had changed. In fact, In the very near future,
the hearing on 5/12/2010 In front of the Californla Coastal
Commisslon will likely approve the Pleasure Point Community Plan
which willl further change bullding permit code.

Because laws have changed, the new application on 1/21/2010 for a
change order to Bullding Permit # 00152272 should have first
triggered a nelghborhood notification process. (18.10.211) And, no
application shall be deemed complete without the resuits of the
nelghborhood meeting when one Is required. (18.10.212) Also, when
the change order was requested on 1/21/2010, since laws had
changed as well as having Condltion IV C placed upon the valld
Bullding Permit from 8/13/2009, the Ingrams could not go back to
the 2007 Coastal Permit as It was now null and vold. The Ingrams
were asking for major changes and varlances and there was no
compllance with the Zoning Regulations. (13.10.140)
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18.10.211 Neighborhood notification and meeting.
(a) When Required.

; (1) For all development that requires discretionary approval at Level V! or Vii,
‘the applicant shall conduct a neighborhood meeting to explain the proposed
‘development to and solicit comments from those in attendance. The County Supervisor
‘from the district in which the proposed deveiopment is located, the Planning Director,
‘and all owners and occupants within three hundred (300) feet of the exterior boundaries
of the project parcel shall be notified. In the event that there are fewer than ten (10)
‘separate parcels within three hundred (300) feet of the exterior boundaries of the
property involved in the application, said three hundred (300) foot distance shall be
extended in increments of fifty (50) feet (e.g., 350, 400, 450) until owners of at least ten
(10) properties have been notified. The notification shall be by first class mail and shall
include a brief description of the proposed development and the date, time and location
‘of the neighborhood meeting.

(2) The following modifications to a submitted application will require new
‘noticing and a neighborhood meeting:

(A) A change that results in an increase of twenty (20) percent or more in
‘height, floor area ratio or lot coverage;
: (B) A change that necessitates a variance;
(C) A change that results in an increase in the number of lots or dwelling
‘units; '
. (D) A change that results in an intensification of use, as defined in

‘County Code Section 13.10.700-1.
. (b) Results. The results of the neighborhood meeting shall be required as part of the
-application submittal. No application shall be deemed complete without the results of the
‘neighborhood meeting when one is required. (Ord. 4818 § 5 (part), 3/7/06)

18.10.212 Application completion.

. Applications will not be deemed as complete by the Planning Department until all required
‘information has been submitted. The effective time of filing a permit application shall be the time
‘when the application has been deemed complete in full compliance with this chapter and with all
.other County ordinances as to form and content. (See also California Government Code Section
65941) (Ord. 4044, 1/9/90; Ord. 4818 § 5 (part), 3/7/06)

13.10.140 Applicability. _

- (a) Compliance with Zoning Regulations. No person shall construct, enlarge or move a
‘building, and no person shall establish a new use of iand or expand or intensify an existing use
unless it conforms to the permitted uses provided in the zone district or conforms to a permit and
regulations authorizing a discretionary use in the zone district in which the land is tocated. All
construction, alteration, reconstruction or enlargement of buildings and all uses of buildings and
land shali comply with all provisions of this chapter except as otherwise provided for
nonconforming structures and uses.

(b) Conformance by Government Agencies. No government unit whether city, county special
district or state agency shall be exempt from the provisions of this chapter, except for state
‘agencies and cities engaged in a sovereign activity or a local public agency exempted by
Sections 53090 et seq. of the California Government Code. Where a Coastal Zone Approval is
.required pursuant to Chapter 13.20, state and federal agencies and cities may be required to :
comply with various provisions of this chapter as a condition of the Coastal Zone Approval. (Ord.
560, 7/14/868; 1578, 2/23/71; 2824, 12/4/79; 3186, 1/12/82; 3344, 11/23/82; 3432, 8/23/83; 4166,
12/10/91)

3 | (page Al of AV pages)
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This application for the change order was at a Review Level Il which
are for minor varlations and corrections. This Is entirely Incorrect.
Since the original application from 12/31/2007 was now Invalld due
to Conditlon IV C, this MUST be at a higher review level. They were
asking on 1/21/2010 to add a 508 square foot second story and a
125 square foot deck In addition to other varlances which would
requlire a varlance to the Floor Area Ratlo. The Ingrams and the
architect new of the code changes and did not ask for the proper
varlances that would requlire a higher review level. This application
should have been designated at a minimum of a Level IV and more
probably should have been at a Level Vil. (13.10.150, 18.10.222,
18.10.223 and 18.10.224)

13.10.150 Amendment.

. (a) Planning Commission Action. Any amendment to this chapter which changes property
‘from one zone district to another, or imposes any regulation not previously imposed, or removes
-or modifies any such regulation previously imposed, shall be processed as a Level VIl approval
.pursuant to Chapter 18.10, including a public hearing and recommendation by the Planning
:Commission prior to consideration of the amendment by the Board of Supervisors. Any other
.amendments to this chapter may be adopted as other ordinances are adopted.

(b) Local Coastal Program Amendment. Any revision to this chapter which applies to the
Coastal Zone shall be reviewed by the Executive Director of the California Coastal Commission to
determine whether it constitutes an amendment to the Local Coastal Program. When a revision
constitutes an amendment to the Local Coastal Program such revision shall be processed
‘pursuant to the provisions of Chapter 13.03 and a Level Vil approval pursuant to Chapter 18.10
‘and shall be subject to approval by the California Coastal Commission. (Ord. 2823, 12/4/79;
13186, 1/12/82; 3344, 11/23/82; 3432, 8/23/83)

18.10.222 Level IV (Public notice}—Notice of application submittal.

(a) Procedures. Public notice of the receipt of a development application pursuant to Level
IV. Public notices shall be given in the foliowing ways:
‘ (1) The County shall mail a notice in the form of a postcard or letter not more than ten
(10) calendar days following the receipt of a development application to the applicant and to the
‘owners of all property within three hundred (300) feet of the exterior boundaries of the property
‘involved in the application, and to all lawful occupants of properties within one hundred (100) feet
.of the subject property, including all fawful occupants of the subject property. Such notices and
‘mailing list shall be based on the mailing list generated by the County.

In the event that there are fewer than ten (10) separate parcels within three hundred (300) feet
of the exterior boundaries of the property involved in the application, said three hundred (300)
foot distance shall be extended in increments of fifty (50) feet (e.g., 350, 400, 450) until owners of
at least ten (10) properties have been notified by mail.
; (2) Notice to the Board of Supervisors. Notice shall be by delivery by the United States
Postal Service, addressed to each Board Member at the County Governmental Center, or by
delivery to each Board Member by County Government interdepartmental mail no more than ten
(10) calendar days following the receipt of a development application.

(b) Contents of Notice. The content of the notice shall be as follows:

(1) Location of the proposed project;
CCC Exhibit & _
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(2) Name of the applicant;
(3) Description of the proposed use;
(4) How further information may be obtained and how to submit information on the
proposed project;
(5) Final date on which comments will be accepted;
(6) How to submit information on the proposed project;
(7) Date the permit is proposed to be issued.
NOTICE OF PENDING ACTION
(c) Procedures. Public notice of the intent to issue a permit pursuant to Level IV. Public
:notice shall be given in the following ways:
(1) Mailed notice in the form of a postcard or letter mailed not less than ten (10)
calendar days prior to the issuance of the permit to the applicant and to the owners of all property
‘within three hundred (300) feet of the exterior boundaries of the property involved in the
application, and to all lawful occupants of properties within one hundred (100) feet of the subject
property including alf lawful occupants of the subject property. Such notices and mailing list shall
be based on the mailing iist generated by the County. In the event that there are fewer than ten
(10) separate parcels within three hundred (300) feet of the exterior boundaries of the property
‘involved in the application, said three hundred (300) foot distance shall be extended in
‘increments of fifty (50) feet (e.g., 350, 400, 450) until owners of at least ten (10) properties have
.been notified by mail.
: (2) Published Notice. Notice shall be published in a newspaper of general circulation
‘printed and published within the County at least ten (10) calendar days prior to the issuance of
the permit.
' (3) Posting on the property in a conspicuous place at least ten (10) calendar days prior
to the issuance of the permit.
(4) Notice to the Board of Supervisors. Notice shall be delivered by the United States
Postal Service, addressed to each Board Member at the County Governmental Center, or by
delivery to each Board Member by County Government interdepartmental mail at least ten (10)
days prior to the issuance of the permit.
(d) Contents of Notice. The contents of the notice shali be as follows:
(1) Location of the proposed project;
(2) Name of the applicant;
(3) Description of the proposed use;
(4) How further information may be obtained and how to submit information on the
proposed project;
: (8) Date the permit will be issued,;
(6) Description of the administrative appeal procedure. (Ord. 839, 11/28/62 1714,
5/9/72; 2506, 11/22/77; 2800, 10/30/79; 3604, 11/6/84; 4044, 1/9/90; 4285, 12/14/93; 4463,
6/17/97; 4496-C, 8/4/98; Ord. 4818 § 6, 3/7/06)

-18.10.223 Level V (Zoning Administrator) through Level VIl (Board of Supervisors)-Notice
of public hearing.

(a) Procedures. A public notice of all public hearings conducted pursuant to the issuance of
permits and approvals at Levels V (Zoning Administrator) through VIl (Board of Supervisors) shall
be given in the following ways:

ﬂ (1) The County shall cause the notice to be published in a newspaper of general
circulation printed and published wuthm the County at least ten (10) calendar days prior to the
.date set for hearing.

(2) Posted on the property in a conspicuous place at least ten (10) calendar days prior
to the hearing.

(3) The County shall mail notices in the form of a postcard or letter not less than ten
(10) calendar days prior to the public hearing to the applicant and to the owners of all property
within three hundred (300) feet of the exterior boundaries of the subject property and to all lawful
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‘occupants of properties within one hundred (100) feet of the subject property, including the lawful
occupants of the subject property. In the event that there are fewer than ten (10) separate parcels
within three hundred (300) feet of the exterior boundaries of the property involved in the
application, said three hundred (300) foot distance shall be extended in increments of fifty (50)
feet (e.g., 350, 400, 450) until owners of at least ten (10) properties have been notified by mail.
‘The County shall also mail these notices to the Coastal Commission and to all persons who have
requested to be on the mailing list for the subject development project or for coastal decisions
within that jurisdiction.
, (4) The County shall provide notice to the Board of Supervisors by delivery by the
‘United States Postal Service addressed to each Board Member at the County Governmental
‘Center, or by delivery to each Board Member by County Government inter-departmental mail at
least ten (10) days prior to the public hearing.

(b) Contents of Notice. The contents of the notice shall be as follows:

(1) Location of the proposed project;

(2) Name of the applicant;
(3) Description of the proposed use;
(4) Title of the hearing officer or hearing body;
(5) Date of the hearing; '
(6) Time of the hearing;
(7) Location of the hearing;
)

How further information may be obtained,; ‘

(9) Notices of pending applications for permits including Coastal Zone approval shall
include a statement that the development is or is not appealable to the Coastal Commission, and
the appeal process.

(c) Alternative Noticing Procedure. If the number of persons or entities who would be notified
-in subsection (a) of this section is more than one thousand (1,000), or where a County initiated
‘General Plan amendment affects the designation of a large area or number of parcels, or for
public works projects initiated by public agencies which do not include rezonings, notice may be
given by placing a display advertisement of at least one-eighth page in a newspaper having
general circulation within the area affected by the proposed ordinance, policy or plan amendment,
or project; or by including an insert with any generalized mailing sent by the County to property
‘owners and residents affected by the proposal.

. (d) Alternative Notice Procedure for Coastal Approvals. When a Development Permit
‘includes only a Coastal Approval for a project pursuant to Chapter 13.20 of this Code, and when
the number of persons or entities who would be notified in subsection (a)(3) of this section is
more than two hundred (200), the County may give notice by:

(1) Increasing the posting requirement in subsection (a)(2) of this section to provide
posting every one thousand (1,000) feet along an adjoining roadway; and
' (2) Placing a display advertisement of at least one-eighth page in a newspaper having
general circulation within the area affected by the project.

(e) Notice of Continuances. Any matter may be continued from time to time. The proposal
need not be re-noticed if, at the time of the public hearing for the proposal, the matter is continued
to a specific date. Otherwise, the continued matter shall be noticed in the same manner as the
original hearing.

() Requests for Notice. The County shall send notice by first class mail to any person who
has filed a written request with the Planning Department. Requests may be made for notices for
all public hearings or for all public hearings relating to a certain application. Requests shall be
accompanied by a fee set by the Board of Supervisors Resolution.

(g) Notice to Other Jurisdictions.

, (1) Public agencies shall be notified of tentative map applications pursuant to Sections
14.01.305.1, 14.01.318, 14.01.319 and 14.01.320 of this Code.

(2) Public agencies shall be notified of public hearings on General Plan amendments
pursuant to Section 13.01.080 of this Code.

(3) Inthe Coastal Zone, in addition to the Coastal Commission, public agencies shall
be notified which, in the judgement of the Planning Director, have an interest in the project.
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(h) Recipients of Notice of Final Action. On or before the fifth business day following the final
action by the approving body, a notice of the decision, including findings for approval and
conditions (if any) and appeal information and deadline shall be mailed to the following persons
and agencies:

(1) The applicant;

(2) The owner of the subject parcel;

(3) All persons who have submitted a written request with a stamped addressed
-envelope for notification of the action on the specific permit;

(4) Inthe Coastal Zone, the Coastal Commission;

(5) Provide to the Board of Supervisors by delivery by the United States Postal
Service, addressed to each Board Member at the County Governmental Center, or by delivery to
each Board Member by County Government inter-departmental mail. (Ord. 758, 2/19/62; 1048,
:2/1/65; 1704, 4/25/72; 2508, 11/22/77; 2800, 10/30/79; 2872, 3/4/80; 3604, 11/6/84; 3639,
3/26/85; 4044, 1/9/90; 4075, 7/24/90; 4244, 3/23/93; Ord. 4818 § 7, 3/7/086)

18.10.224 Notice of proposed development for Level IV through Level VII.

For all development that requires review at Levels IV through VIi, the applicant shall install a
'sign or signs on each site of the proposed development in accordance with this section.

(a) Deadline for Placement. Any sign required by this chapter shall be placed no later than

‘seven calendar days after the applicant for an approval for which a sign is required has been
.informed that the application will be determined to be complete when the sign is placed and
-placement is verified. The number of signs, size, and locations shall be approved in advance by
the Planning Director. Sign specifications shall be provided by the Pianning Department to the
manufacturer of the sign for the applicant who will then install the sign. Verification shall occur
‘when the County receives from the applicant a compieted certificate attesting that the sign has
‘been installed as required (including photographs).

(b) Location. Any sign required by this chapter shall be placed on the subject property so as
to be clearly seen and readily readable from each right-of-way providing primary vehicular access
:to the subject property. For proposed projects in public rights-of-way, signs shall be posted at one
‘thousand (1,000) foot intervals along subject right(s)-of-way. Additional signs may be required :
that are visible from other public vantage points, such as for when a proposed project is located
within a public park some distance from the vehicular accessway. Signs shall be located so as to
:not interfere with vehicular line of sight distance.

(c) Size, Material and Height Above Grade. Each sign shall be a minimum of two feet by two
-feet up to a maximum of two feet (vertical) by four feet (horizontal). Signs shall be constructed of
‘recyclable coroplast material. Other material may be used with the approval of the Planning

Director. The information required shall be painted, laminated, or otherwise rendered
weatherproof and shall be legible at all times. No sign required by this chapter shall exceed seven
feet above grade, except where necessary to be clearly seen and readily readabte from each
right-of-way providing primary vehicular access to the subject property. Lettering shall as follows:
; (1) Letter style: Arial or similar standard typeface;
(2) Letter size:
(A) Two-inch bold capital letter for the header:

NOTICE OF PROPOSED DEVELOPMENT

(B) One-inch bold capital letters for the project description,

(C) One-inch upper and lower case for al! other letters,
‘ (D) One-inch bold capital letters for the footer contact information with the
apphcant information on the left side and the County information on the right side:

FOR FURTHER INFORMATION CONTACT:
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Applicant: Project planner:

Applicant’'s name Planner's name

Applicant's phone number {Planner’s phone number

Applicant's e-mail address|Planner’s e-mail address

(3) Letter color shall be black;
(4) Background color shall be white.
(d) Information Required. Each sign shall include only the following factual information and

-shall be printed with legible black lettering on a white background:

(1) Header,

(2) Application number;
, (3) Description of proposed development on the site, including type of project,
-proposed use, number of units/lots, types of applications being processed and a description of
each;

(4) Footer with applicant's name, address, phone number, and e-mail address if
applicable, on the left side and the project planner's name, address, phone number, and e-mail
address on the right side;

_ (5) Staff may require additional specific information be included in order to provide a
useful notice.
(e) The following modifications to a submitted application will require new noticing including
‘new sign text:
(1) Achange that results in an increase of twenty (20) percent or more in height, floor
;area ratio, or lot coverage;

(2) A change that necessitates a variance;

(3) A change that results in an increase in the number of lots or dwelling units;

(4) A change that results in an intensification of use, as defined in County Code
Section 13.10.700-1.

(f) Deadline for Sign Removal. Each sign shall be removed within ten (10) caiendar days
‘after the expiration of the final appeal period or the date on which a final appeal decision is
_effective. The applicant shall provide the project planner a completed, signed affidavit attesting
.that the sign has been removed in the time period allowed.

. (g) Failure to Provide Affidavit and/or Remove Sign. If the applicant fails to return the affidavit
“or if the sign is not removed within the time allowed, then the Planning Director shall record a
_notice of violation against the property. Additionally, no inspection signoff may occur nor shall any
building permit be approved before removal of the sign and correction of the violation. (Ord. 4818
'§ 8, 3/7/06)

Next, needed for this new application was a Coastal Zone approval
under 13.20.050. Any person wishing to undertake any development
In the Coastal Zone shall obtaln a Coastal Zone Approval. Approval
shall be In addition to any other approval or permit required by law
and shall be obtalned prlor to commencement of the development of
activity. In the Coastal Zone, In addition to the Coastal Commission,
public agencles shall be notifled which, In the judgment of the
Planning Director, have an Interest In the project.

'13.20.050 Projects requiring coastal zone approval.

Any person, partnership, corporation, state or local government agency wishing to undertake
any development as defined above (13.20.040) in the Coastal Zone shall obtain a Coastal Zone
Approval in accordance with the provisions of this Chapter, except as provided in Sections
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13.20.060 and 13.20.070. The Coastal Zone Approval shalt be in addition to any other approval
‘or permit required by law and shall be obtained prior to commencement of the development
-activity. Provision for challenges to determination of the Coastal Zone Approval requirement is
‘contained in Section 13.20.085. (Ord. 3326, 11/23/82; 3435, 8/23/83; 4346, 12/13/94)

There are numerous reasons why this application for a change order
should not have been approved nor permitted. Procedures were not
followed; zoning regulations were not followed. Also, Condition IVC
invalldated the original Coastal Permit # 07-0755 and the applicant
should not be allowed to carry forward any approval from 2007. Rules
and regulations have changed since the Issuance of Coastal Permit
07-0755 of December 31, 2007 and the Ingrams gave up thelr rights
to that permit when they accepted Condition IV C pursuant to the
Issuance of Bullding Permit # 00152272. Procedures are In place to
protect the general welfare of the communlty as well as homeowners
and newer property owners (which Is us) from Improprieties and
Irregularities. (13.10.120)

13.10.120 Purpose.

The purposes of this chapter are:

(a) Toimpiement the General Plan and Local Coastal Program Land Use Plan by providing
specific regulations as to the allowable uses of land and structures;

(b) To promote and protect the public health, safety, peace, morals, comfort, convenience,
and general welfare;,

(c) To protect the character, stability, and satisfactory interrelationships of residential,
commercial, industrial, agricultural, recreational, and open space areas of the County;

(d) To protect the natural environment in compliance with the California Environmental
Quality Act. (Ord. 2824, 12/4/79; 3186, 1/12/82; 3344, 11/23/82; 3432, 8/23/83)
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Issue #2 Coastal Commission Appeal 10-0080
Regarding: Building Without a Permit

The new application # 0070232M was applied for on 1/21/2010.
The permit was issued and picked up on February 9, 2010. The
new permit calied for an addition of a 508 square foot second
story and a 125 square foot deck. This was bulit before the
permit was Issued. | have photos and witnesses to verify this
fact.

The property located at 9 Rockview Drive has been In my famlly since
1965 when my mother and father purchased the home. In 2009, |
took possession of 9 Rockview Drive through a family trust after my
mother passed away. In the early summertime, | was made aware of
some bullding plans for 7 Rockview Drive. | was told by the Ingrams
that they were going to remodel their home and that remodel would
Include a “partlal” second story. They sald they wanted to be sure to
let us know as we were selling our home and we would need to
disclose this Information. | was happy to learn that they were not
Intending to bulld a second story on the part nearest the ocean as my
sunlight and alr as well as my views would not be drastically affected.
Obvlously, that was very Important to me.

In the late summer of 2009, the Ingrams let me know of thelr
Intentlons to break ground In October and on October 19, 2009, |
recelved an emall from Alex Ingram Informing me that construction
had Indeed begun that very day. The construction began and by the
end of 2009, It was apparent to me that the size and scope of the
buliding was complete. | was In Santa Cruz on the 23/24th of
January readying the home for an open house. The Ingrams were
there as we were speaking to our realtor. There was no mention
whatsoever of any further additions at that time. This Is Important to
note as they applled for the change order on 1/21./2010.

On February 7, 2010, |1 recelved a phone call from a friend visiting the
area that was | aware of the large 2" story that was bullt next to me.
| sald that | was just down there and yes there should be a partlal 2
story. He sald no that a fully completed 2" story had been bulit. |
called my realtor and she called me back In a panic that there was
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now an extenslve full 2™ story that protruded out past my home
towards the ocean and she Informed me that we now had disclosure
problems as we had only disclosed the plans the Ingrams had told us
about In the summer of 2009 (Coastal Permit 09-0142/Buliding
Permlit # 00152272). Plctures were taken by my realtor and my frlend
to verlfy that Indeed that there was additional square footage added
to the 2nd story.

Since | had not been contacted by the Ingrams about thlis, | called the
County of Santa Cruz Planning Department ImmedIiately to see what
had happened and If a permit had been applled for/Issued/granted.
The new application # 0070232M was applied for on 1/21/2010.

As | do not live In the area, | called the Santa Cruz County planning
Commission numerous times to find out what had happened. By the
time | was able to talk to someone that could give me the detalled
Information | needed, it was February 10, 2010 and the permit had
just been Issued and picked up on February 9, 2010. The size and
scope of the bullding had been dramatically Increased without the
approval and Bullding Permit Issued. It Is unlawful to bulld without an
approved and Issued permit. Mr. Ingram Is In the
construction/construction management business and knows full well
that you are not supposed to bulld without a permit. Further, they had
opportunity and should have notifled us of proposed changes,
especially since the Ingrams made such a blg deal In notifying us In
the first place as they knew we would need to disclose this change as
we were selling our famlly home. See codes below as well as
attached plctures.

13.10.275 Violations of zoning use regulations.

© (a) It shall be unlawful for any person to establish, cause or permit a new use of land, or
“expand, intensify or continue an existing use of land, or construct, enlarge or move a building for
a use of land located in the “CA” Commercial Agriculture Zone District, in the “A” Agriculture Zone
District, or in the "AP” Agricultural Preserve Zone District unless that use is either (1) listed in
Section 13.10.312 of this Chapter as a permitted use in the agricultural zone district in which the
land is located; or (2) is listed in such section as a discretionary use in the agriculture zone district
in which the land is located and a Development. Permit has been obtained and is in effect which
authorizes that discretionary use; or (3) is a legal non-conforming use or structure in conformance
with Sections 13.10.260 and 13.10.265.

(b) 1t shall be unlawful for any person to establish, cause or permit a new use of land, or
intensify or continue an existing use of iand, or construct, enlarge or move a building for a use of
land located in the "RA” Residential Agricultural Zone District, in the “RR” Rural Residential Zone
District, in the “R-1" Single-Family Residential Zone District, in the “RB” Ocean Beach Residential
Zone District, or in the “RM” Multi-Family Residential Zone District uniess that use is either (1)
listed in Section 13.10.322 of this Chapter as a permitted use in the residential zone district in
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which the land is located; or (2) is listed in such section as a discretionary use in the residential
zone district in which the land is located and a Development Permit has been obtained and is in
effect which authorizes that discretionary use; or (3) is a legal non-conforming use or structure in
conformance with Sections 13.10.260 and 13.10.265.

{(c) It shall be unlawful for any person to establish, cause or permlt a new use of land, or
expand or intensify an existing use of land, or construct, enlarge, or move a building for a use of
land located in the “PA” Professional Administrative Office Zone District, in the “VA” Visitor
Accommodations Zone District, in the “C-1" Neighborhood Commercial Zone District, in the “CT”
Tourist Commercial Zone District, in the “C-2” Community Commercial Zone District, or in the “C-
4" Commercial Services Zone District unless that use is either (1) listed in Section 13.10.332 of
this Chapter as a permitted use in the commercial zone district in which the land is located and a
‘Development Permit has been obtained and is in effect which authorizes that discretionary use;
or (2) is a legal non-conforming use or structure in conformance with Sections 13.10.260 and
13.10.265.

(d) It shall be unlawful for any person to establish, cause or permit a new use of land, or
expand, intensify or continue an existing use of land, or construct, enlarge or move a building for
a use of land located in the “M-1" Light Industrial Zone District, in the “M-2" Heavy Industrial Zone
District, or in the “M-3" Mineral Extraction Industrial Zone District unless that use is either (1)
listed in Section 13.10.342 of this Chapter as a permitted use in the industrial zone district in
which the land is located; or (2) is listed in such section as a discretionary use in the industrial
zone district in which the land is located and a Development Permit has been obtained and is in
-effect which authorizes that discretionary use; or (3) is a legal non-conforming use or structure in
conformance with Sections 13.10.260 and 13.10.265.

(e) It shall be unlawful for any person to establish, cause or permit a new use of land, or
expand, intensify or continue an existing use of land, or construct, enlarge or move a building for
a use of land located in the “PR" Parks, Recreation and Open Space Zone District unless that use
is either (1) listed in Section 13.10.352 of this Chapter as a permitted use in the Parks,
Recreation and Open Space Zone District in which the land is located; or (2) is listed in such
section as a discretionary use in the Parks, Recreation and Open Space Zone District in which
the land is located and a Development Permit has been obtained and is in effect which authorizes
that discretionary use, or (3) is a iegal non-conforming use or structure in conformance with
-Sections 13.10.260 and 13.10.265.

(f) It shail be unlawful for any person to establish, cause or permit a new use of land, or
expand, intensify or continue an existing use of land, or construct, enlarge or move a building for
a use of land located in the “PF” Public and Community Facilities Zone District uniess that use is
either (1) listed in Section 13.10.362 of this Chapter as a permitted use in the Public and ;
Community Facilities Zone District in which the land is located; or (2) is listed in such section as a
discretionary use in the Public and Community Facilities Zone District in which the land is located
and a Development Permit has been obtained and is in effect which authorizes that discretionary
use; or (3) is a legal non-conforming use or structure in conformance with Sections 13,10.260 and
13.10.265.

(g) It shall be unlawful for any person to establish, cause or permit a new use of land, or
expand, intensify or continue an existing use of land, or construct, enlarge or move a building for
-a use of land located in the “TP” Timber Production Zone District unless that use is either (1)
listed in Section 13.10.372 of this Chapter as a permitted use in the Timber Production Zone
District in which the land is located; or (2) is listed in such section as a discretionary use in the
Timber Production Zone District in which the land is located and a Development Permit has been
obtained and is in effect which authorizes that discretionary use; or (3) is a legal non-conforming
use or structure in conformance with Sections 13.10.260 and 13.10.265.

(h) It shall be unlawful for any person to establish, cause or permit a new use of land, or
expand, intensify or continue an existing use of land, or construct, entarge or move a building for
a use of land located in the "SU” Special Use Zone District unless that use is either (1) listed in
Section 13.10.382 of this Chapter as a permitted use in the Special Use Zone District in which the
land is located; or (2) is listed in such section as a discretionary use in the Special Use Zone
District in which the land is located and a Development Permit has been obtained and is in effect
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‘which authorizes that discretionary use; or (3) is a legal non-conforming use or structure in
‘conformance with Sections 13.10.260 and 13.10.265. (Ord. 4390A, 4/2/96; Ord. 4496-C, 8/4/98)

13.10.280 Enforcement penalties, remedies and procedures for violations.

(a) Permit Issuance. All departments, officials, and public employees of the County of Santa
Cruz which are vested with the duty or authority to issue permits or licenses shall conform to the
provisions of this Chapter, and shall issue no such permits or licenses for uses, buildings, or
purposes where the same would be in confiict with the provisions of this Chapter, and any such
permits or licenses, if issued in conflict with the provisions of this Chapter, shall be null and void.

(b) Compliance with Authorized Privilege. {f any portion of a privilege authorized by a
modification, variance, discretionary use, planned unit development permit, rezoning approval,
design review approval or other conditional permission granted under any provision of the County
Code relating to land use is used or exercised by any person entitled to use or exercise such
privilege, any and all conditions of such privilege shall immediately become effective and must be
“strictly complied with. The violation of any such condition shall constitute a violation of this
Chapter and shali be subject to the same penalties and remedies as any other violation of the
‘Santa Cruz County Code. (Ord. 560, 7/14/58; 708, 9/11/61; 1578, 2/23/71; 2913, 5/6/80; 3186,
1/12/82; 3344, 11/23/82; 3432, 8/23/83; 3891, 3/1/88; 4390A, 4/2/96)

12.10.310 Permits required.

Except as specified in Section 12.10.315 of this Chapter, no building, structure or building
and/or property service equipment regulated by this Chapter and the 2007 California Building
Code, the 2007 California Mechanical Code, the 2007 California Plumbing Code, and the 2007
California Electrical Code shall be erected, constructed, enlarged, altered, repaired, moved,
improved, removed, converted or demolished uniess a separate, appropriate permit for each
building, structure or building and/or property service equipment has first been obtained from the
Building Official. (Ord. 4894 § 2 (part), 11/20/07)

12.10.430 Violations.

(a) It shall be unlawful for any person, firm, or corporation to erect, construct, enlarge, alter,
repair, improve or maintain any building or structure or to cause, permit, aid, abet or furnish any
equipment or labor for such work; unless either (1) a building permit has first been obtained for
-each building or structure from the Building Official and is in effect which authorizes such work; or
(2) the work is exempt from the requirements for a permit by the provisions of Subsection
12.10.315 of this Chapter.

(b) 1t shall be unlawful for any person, firm, or corporation to proceed with work on a building
or structure under a building permit beyond the work authorized by a previous inspection or
without first obtaining the inspection approvals required by Sections 12.10.355 of this Chapter.

(c) It shall be unlawful for any person, firm, or corporation to erect, construct, enlarge, alter,
repair, move, improve, convert or demolish any building or structure or to cause, permit, aid or
-abet such work contrary to or in violation of any of the provisions of the adopted California
Building Code.
¢ (d) It shall be unlawful for any person, firm or corporation to use or occupy a building or
structure for any type of occupancy or to cause, permit, aid or abet the same without first
obtaining a Certificate of Occupancy from the Building Official where required by Section
12.10.370 of this Chapter.

(e) It shall be unlawful for any person, firm, or corporation to change the character of any
occupancy or use of any building which would place the building in a different division of the
same group of occupancy or in a different group of occupancy without first obtaining a Certificate
of Occupancy from the Building Official where required by Section 12.10.370 of this Chapter.
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. (f) Itshall be unlawful for any person, firm, or corporation to erect, construct, reconstruct,
.install, relocate, alter or maintain any building or structure or accessory building or structure, any
‘electrical, mechanical, or plumbing equipment, fuel gas equipment and installations or fire
‘protection equipment or installations of or within a mobile home park or within a mobile home lot
‘or to cause, permit, aid or abet such work uniess (1) a written construction permit has been first
obtained from the Building Official and is in effect which authorizes such work; or (2) the work is
:exempt from the requirements for a written construction permit by the provisions of Section 1026
of Title 25 of the California Administrative Code.

(g) It shall be unlawful for any person, firm or corporation to locate or install a manufactured
-home on any site for the purpose of human habitation or occupancy as a dwelling or to cause,
permit, aid or abet such location or installation unless a building permit has first been obtained
.from the Building Official and is in effect which authorizes such location or installation. (See also
‘Sections 13.10.682 and 13.10.683 of the Santa Cruz County Code.)

. (h) It shall be uniawful for any person, firm or corporation to erect, install, alter, repair,
‘relocate, add to, replace, use, or maintain any mechanical, plumbing and electrical system or to
cause, permit, aid or abet such work contrary to or in violation of any of the provisions of the 2007
‘California Mechanical Code, the 2007 California Plumbing Code, or the 2007 California Electrical
Code.
© (i) Itshall be unlawful for any person, firm, or corporation to install, add to, alter, reconstruct,
-relocate, replace, or repair any mechanical, plumbing and electrical system or to cause, permit,
.aid or abet such work unless;
: (1) The appropriate permit has first been obtained from the Building Official and is in
.effect which authorizes such work; or

(2) The work is exempt from the requirements for a permit under the 2007 California
‘Mechanical Code, the 2007 California Plumbing Code, or the 2007 Caiifornia Electrical Code.

(j) It shall be unlawful for any person to knowingly do, cause, permit, aid, abet or furnish
“equipment or labor for any work in violation of a stop work notice from and after the date it is
‘posted on the site until the stop work notice is authorized to be removed by the Building Official.

(k) It shall be unlawful for any person or persons to occupy any space for which a building
permit has been issued by the Building Official until a final inspection has been performed and the

building or work is found to comply with all codes and ordinances.

This subsection does not apply to permits for interior remodel or renovation of existing interior
spaces.

() It shall be unlawful for any person, firm or corporation to locate, re-locate, install or
‘continue to service, any propane or liquid gas to any structure, appliance or other device which

has not been approved for connection by the Building Official.

- (m) Itshall be unlawful for any person, firm or corporation to erect, construct, enlarge, alter,
repair, move, improve, convert, demolish, equip, use, occupy or maintain any building, bridge, or
istructure in the unincorporated area of Santa Cruz, State of California, or to cause the same to be
-done contrary to or in violation of any of the provisions of the codes adopted hereby. (Ord. 4894

§ 2 (part), 11/20/07)

:16.30.080 Violations.

(a) It shall be unlawful for any person to do cause, permit, aid, abet, suffer or furnish
equipment or iabor for any development activity within a riparian corridor as defined in Section
'16.30.030 unless either (1) a development permit has been obtained and is in effect which
authorizes the development activity as an exception; or (2) the activity is exempt from the
.requirement for a development permit by the provisions of Section 16.30.050 of this chapter.

(b) It shall be unlawful for any person to do, cause, permit, aid, abet, suffer or furnish
‘equipment or labor for any development activity within a buffer zone of an arroyo as defined in
Section 16.30.030 and as prescribed by the provisions of subsection 16.30.040(b) unless either
(1) a development permit has been obtained and is in effect which authorizes the development
‘activity as an exception; or (2) the activity is exempt from the requirement for a development
permit by the provisions of Section 16.30.050 of this chapter.
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(c) It shall be unlawful for any person to exercise a development permit authorizing
‘development activity as an exception without complying with all of the conditions of such permit.

(d) it shall be unlawful for any person to knowingly do, cause, permit, aid, abet or furnish
equipment or labor for any work in violation of a stop work notice from and after the date it is
posted on the site until the stop work notice is authorized to be removed by the Planning Director.
(Ord. 2460, 7/19/77; 2508, 11/22/77; 2800, 10/30/79; 3335; 11/23/82; 3451-A, 8/23/83)

13.20.170 Violations of coastal zone regulations.

(a) !t shall be unlawful for any person to undertake any development (as defined in Section
13.20.040 of the Santa Cruz County Code) in the Coastal Zone unless (1) a Development Permit
;has been obtained and is in effect which authorizes development within the Coastal Zone; or (2) a

:Notice of Exclusion for the project has been obtained from the Planning Department pursuant to
Section 13.20.080 of this chapter; or (3) the project is exempt pursuant to Section 13.20.060 et

'seq. of this chapter.

(b) It shall be unlawful for any person to exercise any Development Permit which authorizes
:development within the Coastal Zone without complying with all of the conditions of such permit.
(Ord. 3435, 8/23/83; 3451-A,; 4346, 12/13/94)

It Is still my contention that this permh should not have been Issued In
the first place due to numerous procedural errors and due to direct
conflicts with the General Plan. However, there have been continuous
Infractions in complying with bullding codes as they bulkt the full,
extenslve 2" story without the proper permit in hand.
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Issue #3 Coastal Commission Appeal 10-0080
Regarding: Building after a Stop Work Order in Place

The new application # 0070232M was applled for on 1/21/2010
and Permit #00152272-1 was Issued on 2/9/2010. After
speaking with the Santa Cruz County Planning Commission In
person on 2/15/2010 as well as numerous phone conversations
with Pala Levine, | was told that a stop work was Issued to the
ingrams for the “new?”, “full” 24 story addition.

Mr. ingram confronted my realtor at our open house and sald that
he had been red-tagged because of our inquiries with the
planning department. The stop work order was Issued on
2/25/2010. Over the next seven weeks, he continued to work on
the new addition applled foron 1/21/2010. Itis my
understanding after further communication with the Planning
Department that work on this portion of the home was to have
ceased untll after formal approval has been received. Further,
the Stop Work Order is still in place until after the completion of
the appeal process. He Is in violation of codes 13.10.275,
13.10.279, 13.10.280, 13.20.170, 12.10.310, 12.10.340,
12.10.430, and 18.10.360.

13.10.275 Violations of zoning use regulations.

(a) It shall be unlawful for any person to establish, cause or permit a new use of land, or
‘expand, intensify or continue an existing use of land, or construct, enlarge or move a building for
-a use of land located in the “CA” Commercial Agriculture Zone District, in the “A” Agriculture Zone

District, or in the *AP” Agricultural Preserve Zone District unless that use is either (1) listed in
Section 13.10.312 of this Chapter as a permitted use in the agricultural zone district in which the
land is located; or (2) is listed in such section as a discretionary use in the agriculture zone district
in which the land is located and a Development Permit has been obtained and is in effect which
authorizes that discretionary use; or (3) is a legal non-conforming use or structure in conformance
with Sections 13.10.260 and 13.10.265.

: (b) It shall be unlawful for any person to establish, cause or permit a new use of land, or
‘intensify or continue an existing use of land, or construct, enlarge or move a building for a use of
‘land located in the “RA" Residential Agricultural Zone District, in the “RR” Rural Residential Zone
District, in the “R-1" Single-Family Residential Zone District, in the “RB” Ocean Beach Residential
Zone District, or in the “RM” Multi-Family Residential Zone District unless that use is either (1)
listed in Section 13.10.322 of this Chapter as a permitted use in the residential zone district in
which the land is located; or (2) is listed in such section as a discretionary use in the residential
zone district in which the land is located and a Development Permit has been obtained and is in
effect which authorizes that discretionary use; or (3) is a legal non-conforming use or structure in

conformance with Sections 13.10.260 and 13.10.265.
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(c) It shall be unlawful for any person to establish, cause or permit a new use of fand, or
expand or intensify an existing use of land, or construct, enlarge, or move a building for a use of
land located in the “PA” Professional Administrative Office Zone District, in the “VA" Visitor
Accommodations Zone District, in the “C-1" Neighborhood Commercial Zone District, in the “CT”"
‘Tourist Commercial Zone District, in the “C-2” Community Commercial Zone District, or in the “C-
4" Commercial Services Zone District unless that use is either (1) listed in Section 13.10.332 of
-this Chapter as a permitted use in the commercial zone district in which the land is located and a
Development Permit has been obtained and is in effect which authorizes that discretionary use;
or (2) is a legal non-conforming use or structure in conformance with Sections 13.10.260 and
.13.10.265.

(d) It shall be unlawful for any person to establish, cause or permit a new use of iand, or
expand, intensify or continue an existing use of land, or construct, enlarge or move a building for
a use of land located in the “M-1" Light Industrial Zone District, in the “M-2" Heavy Industrial Zone
District, or in the “M-3" Mineral Extraction Industrial Zone District unless that use is either (1)
listed in Section 13.10.342 of this Chapter as a permitted use in the industrial zone district in
which the land is located; or (2) is listed in such section as a discretionary use in the industrial
‘zone district in which the land is located and a Development Permit has been obtained and is in
effect which authorizes that discretionary use; or (3) is a legal non-conforming use or structure in
-conformance with Sections 13.10.260 and 13.10.265.

(e) It shall be unlawful for any person to establish, cause or permit a new use of land, or
-expand, intensify or continue an existing use of land, or construct, enlarge or move a building for
a use of land located in the "PR” Parks, Recreation and Open Space Zone District unless that use
is either (1) listed in Section 13.10.352 of this Chapter as a permitted use in the Parks,
‘Recreation and Open Space Zone District in which the land is located; or (2) is listed in such
section as a discretionary use in the Parks, Recreation and Open Space Zone District in which
the land is located and a Development Permit has been obtained and is in effect which authorizes
‘that discretionary use; or (3) is a legal non-conforming use or structure in conformance with
Sections 13.10.260 and 13.10.265.

(f) It shall be unlawful for any person to establish, cause or permit a new use of land, or
expand, intensify or continue an existing use of land, or construct, enlarge or move a building for
-a use of tand located in the “PF” Public and Community Facilities Zone District unless that use is
either (1) listed in Section 13.10.362 of this Chapter as a permitted use in the Public and
‘Community Facilities Zone District in which the land is located; or (2) is listed in such section as a
discretionary use in the Public and Community Facilities Zone District in which the land is located
and a Development Permit has been obtained and is in effect which authorizes that discretionary
use; or (3) is a legal non-conforming use or structure in conformance with Sections 13.10.260 and
13.10.265.

(g) It shall be uniawful for any person to establish, cause or permit a new use of land, or
‘expand, intensify or continue an existing use of land, or construct, enlarge or move a building for
a use of land located in the “TP” Timber Production Zone District unless that use is either (1)
listed in Section 13.10.372 of this Chapter as a permitted use in the Timber Production Zone
District in which the land is located; or (2) is listed in such section as a discretionary use in the
Timber Production Zone District in which the land is iocated and a Development Permit has been
obtained and is in effect which authorizes that discretionary use; or (3) is a legal non-conforming
use or structure in conformance with Sections 13.10.260 and 13.10.265.

(h) It shall be unlawful for any person to establish, cause or permit a new use of land, or
expand, intensify or continue an existing use of land, or construct, entarge or move a building for
-a use of land located in the “SU” Special Use Zone District unless that use is either (1) listed in
:Section 13.10.382 of this Chapter as a permitted use in the Special Use Zone District in which the
land is located; or (2) is listed in such section as a discretionary use in the Special Use Zone
:District in which the land is located and a Development Permit has been obtained and is in effect
‘which authorizes that discretionary use; or (3) is a legal non-conforming use or structure in
‘conformance with Sections 13.10.260 and 13.10.265. (Ord. 4390A, 4/2/96; Ord. 4496-C, 8/4/98)
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:13.10.279 Continuing violations.

(a) Unlawful Actions. It shall be untawful for any person to allow a situation to continue
contrary to the provisions of this Chapter or to any permit conditions required pursuant to this
.Chapter, regardless of whether the violation was originally committed by a prior owner or other
third person.

{b) Declaration as Nuisance. Any building or structure set up, erected, constructed, altered,
_enlarged, converted, moved or maintained, contrary to the provisions of this Chapter, and/or any
:use of any land or premises, established, conducted, operated, or maintained contrary to the
‘provisions of this Chapter, shall be, and the same is hereby declared to be, unlawful and a public
nuisance and the District Attorney or the County Counsel shall, upon written request of the
-Planning Director or upon order of the Planning Commission or the Board of Supervisors,
immediately commence actions or proceedings for the abatement and removal and enjoinment
‘thereof in the manner provided by law. (Ord. 4390A, 4/2/96)

13.10.280 Enforcement penalties, remedies and procedures for violations.

(a) PermitIssuance. All departments, officials, and public employees of the County of Santa
Cruz which are vested with the duty or authority to issue permits or licenses shall conform to the
provisions of this Chapter, and shall issue no such permits or licenses for uses, buildings, or
purposes where the same would be in conflict with the provisions of this Chapter, and any such
‘permits or licenses, if issued in conflict with the provisions of this Chapter, shall be null and void.

- (b) Compliance with Authorized Privilege. If any portion of a privilege authorized by a
‘modification, variance, discretionary use, planned unit development permit, rezoning approval,
design review approval or other conditional permission granted under any provision of the County
!Code relating to land use is used or exercised by any person entitled to use or exercise such
privilege, any and all conditions of such privilege shall immediately become effective and must be
strictly complied with. The violation of any such condition shall constitute a violation of this
‘Chapter and shall be subject to the same penalties and remedies as any other violation of the
Santa Cruz County Code. (Ord. 560, 7/14/58; 708, 9/11/61; 1578, 2/23/71; 2913, 5/6/80; 3186,
1/12182; 3344, 11/23/82; 3432, 8/23/83; 3891, 3/1/88; 4390A, 4/2/96)

13.20.170 Violations of coastal zone regulations.

(a) 1t shall be unlawful for any person to undertake any development (as defined in Section
13.20.040 of the Santa Cruz County Code) in the Coastal Zone unless (1) a Development Permit
‘has been obtained and is in effect which authorizes development within the Coastal Zone; or (2) a

‘Notice of Exclusion for the project has been obtained from the Planning Department pursuant to

‘Section 13.20.080 of this chapter; or (3) the project is exempt pursuant to Section 13.20.060 et
‘seq. of this chapter.

(b) it shall be unlawful for any person to exercise any Development Permit which authorizes
-development within the Coastal Zone without complying with all of the conditions of such permit.
+(Ord. 3435, 8/23/83; 3451-A; 4346, 12/13/94)

112.10.310 Permits required.

Except as specified in Section 12.10.315 of this Chapter, no building, structure or building
and/or property service equipment regulated by this Chapter and the 2007 California Building
‘Code, the 2007 California Mechanical Code, the 2007 California Plumbing Code, and the 2007
‘California Electrical Code shall be erected, constructed, enlarged, aitered, repaired, moved,
‘improved, removed, converted or demolished unless a separate, appropriate permit for each
building, structure or building and/or property service equipment has first been obtained from the
‘Building Official. (Ord. 4894 § 2 (part), 11/20/07)
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'12.10.340 Suspension or revocation.

The Building Official may, in writing, suspend or revoke a permit issued under the provisions of
this code and the 2007 California Building Code, the 2007 California Mechanical Code, the 2007
.California Plumbing Code, and the 2007 California Electrical Code when the permit is issued in
-error or on the basis of incorrect information supplied, or in violation of an ordinance or regulation

‘or the provisions of the above-referenced codes. (Ord. 4894 § 2 (part), 11/20/07)

12.10.430 Violations.

(a) It shall be unlawful for any person, firm, or corporation to erect, construct, enlarge, alter,
‘repair, improve or maintain any building or structure or to cause, permit, aid, abet or furnish any
equipment or labor for such work; unless either (1) a building permit has first been obtained for
each building or structure from the Building Official and is in effect which authorizes such work; or
(2) the work is exempt from the requirements for a permit by the provisions of Subsection
-12.10.315 of this Chapter.

(b) It shall be unlawful for any person, firm, or corporation to proceed with work on a building
or structure under a building permit beyond the work authorized by a previous inspection or
without first obtaining the inspection approvals required by Sections 12.10.355 of this Chapter.

(c) It shall be unlawful for any person, firm, or corporation to erect, construct, enlarge, alter,
‘repair, move, improve, convert or demolish any building or structure or to cause, permit, aid or
abet such work contrary to or in violation of any of the provisions of the adopted California
Building Code.

(d) It shall be unlawful for any person, firm or corporation to use or occupy a building or
structure for any type of occupancy or to cause, permit, aid or abet the same without first
.obtaining a Certificate of Occupancy from the Building Official where required by Section
.12.10.370 of this Chapter.

(e) It shall be unlawful for any person, firm, or corporation to change the character of any
occupancy or use of any building which would place the building in a different division of the
same group of occupancy or in a different group of occupancy without first obtaining a Certificate
~of Occupancy from the Building Official where required by Section 12.10.370 of this Chapter.

(fy It shall be unlawful for any person, firm, or corporation to erect, construct, reconstruct,
‘install, relocate, alter or maintain any building or structure or accessory building or structure, any
electrical, mechanical, or plumbing equipment, fue! gas equipment and installations or fire
protection equipment or installations of or within a mobile home park or within a mobile home lot
or to cause, permit, aid or abet such work unless (1) a written construction permit has been first
obtained from the Building Official and is in effect which authorizes such work; or (2) the work is
-.exempt from the requirements for a written construction permit by the provisions of Section 1026
‘of Title 25 of the California Administrative Code.

(g) It shall be unlawful for any person, firm or corporation to focate or install a manufactured
home on any site for the purpose of human habitation or occupancy as a dwelling or to cause,
permit, aid or abet such location or installation unless a building permit has first been obtained
-from the Building Official and is in effect which authorizes such location or installation. (See also
Sections 13.10.682 and 13.10.683 of the Santa Cruz County Code.)

(h) It shall be unlawful for any person, firm or corporation to erect, install, alter, repair,
relocate, add to, replace, use, or maintain any mechanical, plumbing and electrical system or to

.cause, permit, aid or abet such work contrary to or in violation of any of the provisions of the 2007
:California Mechanical Code, the 2007 California Plumbing Code, or the 2007 California Electrical
Code.

(i) It shall be unlawful for any person, firm, or corporation to install, add to, alter, reconstruct,
-relocate, replace, or repair any mechanical, plumbing and electrical system or to cause, permit,
-aid or abet such work unless;

' (1) The appropriate permit has first been obtained from the Building Official and is in
‘effect which authorizes such work; or

(2) The work is exempt from the requirements for a permit under the 2007 California
Mechanical Code, the 2007 California Plumbing Code, or the 2007 California Electrical Code.
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(j) Mt shall be unlawful for any person to knowingly do, cause, permit, aid, abet or furnish
‘equipment or labor for any work in violation of a stop work notice from and after the date it is
posted on the site until the stop work notice is authorized to be removed by the Building Official.

(k) It shall be unlawful for any person or persons to occupy any space for which a building
permit has been issued by the Building Official until a final inspection has been performed and the
‘building or work is found to comply with all codes and ordinances.

This subsection does not apply to permits for interior remodel or renovation of existing interior
spaces.

() Iltshall be unlawful for any person, firm or corporation to locate, re-locate, install or
-continue to service, any propane or liquid gas to any structure, appiiance or other device which
has not been approved for connection by the Building Official.

(m) It shall be unlawful for any person, firm or corporation to erect, construct, enlarge, alter,
repair, move, improve, convert, demolish, equip, use, occupy or maintain any building, bridge, or
structure in the unincorporated area of Santa Cruz, State of California, or to cause the same to be
done contrary to or in violation of any of the provisions of the codes adopted hereby. (Ord. 4894
§ 2 (part), 11/20/07)

18.10.360 Appeals to Coastal Commission. \

In the Coastal Zone, some approvals may be appealed to the State Coastal Commission in
accordance with the procedures in Chapter 13.20 (Coastal Zone Regulations). When an appeal
of a Coastal Zone approval is filed with the Coastal Commission, the permit to which the Coastal
-Zone approval is attached shall not be issued by the County until the Coastal Commission has
approved the project and the Planning Director has reviewed and approved any terms or
‘conditions imposed by the Coastal Commission. In the event the Coastal Commission eliminates
‘or maodifies any term or condition imposed by the County, or, in the event the Planning Director
determines that the terms and conditions imposed by the Coastal Commission are a substantial
‘variation from the terms and conditions of the proposed permit as issued by the County, then the
approving body shall reconsider the permit approval and shall review and approve, modify, or
deny the project as approved by the Coastal Commission. If the County reconsiders and modifies -
the project, the approval shall again become appeatable to the Coastal Commission pursuant to
.the provisions of Chapter 13.20. (Ord. 4044, 1/9/90; 4103, 12/11/90)

It Is our contention that the permit for the change order
should not have been Issued In the first place. But the
Ingrams built without the proper permit In hand and, then,
after a stop work order had been issued, continued building
an unpermitted, out of compliance home. Mr. Ingram Is in
the construction/construction management business. He
knows what a Stop Work Order Is and means. The permit for
this change order should be revoked due to his
noncompliance and violations of the Planning Commission
codes.

18.10.136 Permit revocation.

(@) Permits Which May Be Revaoked. Any permit heretofore or hereafter granted may be
revoked or amended in lieu of revocation by the Planning Commission or Board of Supervisors,
as provided herein, upon a finding that any term or condition of the permit has not been, or is not
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‘being complied with or that the permit has been issued or exercised in violation of any statute,
‘law or regulation, or in a manner which creates a nuisance, or is otherwise detrimental to the
‘public health and safety. Such revocation may be initiated by a Resolution of intention adopted by
‘either the Board of Supervisors or by the Planning Commission. Such Resolution of Intention
‘shall provide notice to the permittee of the noncompliance, violation or nuisance and reasonable
opportunity consistent within the public health and safety for permittee to correct same to the
satisfaction of the County. Such reasonable opportunity for correction may be provided by
scheduling the actual hearing on revocation for a date which will allow time for such correction.

(b) Hearing Procedures. If a Resolution of intention is adopted, to initiate the revocation of
any planning approval, the Planning Commission or Board of Supervisors shall set the matter for
a hearing, giving notice of the time, place and level of the hearing as prescribed in Section
18.10.223. A copy of the Resolution of Intention shall be sent to the current owner of record.
Upon the conclusion of the hearing, the Planning Commission or the Board of Supervisors may,
upon making the appropriate findings, either revoke the permit or amend the permit in lieu of
revocation.

(c) Appeal Procedures. Any decision of the Planning Commission to revoke a permit or
amend a permit in lieu of revocation shall be subject to the appeal and special consideration
provisions set forth in Sections 18.10.310 through 18.10.360, inclusive, of this Code. Any decision
by the Board of Supervisors to revoke a permit or amend a permit in lieu of revocation shall be
final, except for revocation or amendment of permits for projects cited in Santa Cruz County Code
Section 13.20.122(a)(4) (Major public works projects and major energy facilities) which may be
appealed to the Coastal Commission according to the provisions of Section 13.20.122.

(d) New Application After Revocation. Following the revocation of a permit, no application for
‘a permit for the same or substantially the same use on the same parcel shall be filed within one
year after the date of revocation, without the prior consent of the Board of Supervisors. (Ord. 822,
10/15/62; 1678, 2/23/71; 4044, 1/9/90;, amended during 9/07 supplement)
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Issue #4 - Coastal Commisslon Appeal 1.0-0080
Regarding: Floor Area Ratlo Variance

Application # 09-0142 dated Aprll 22, 2009 asked to revise Coastal
Development Permit # 07-0755. The buliding permlit for Coastal
Permit #09-0142 was Issued on August 13, 2009. Pursuant to the
buliding permit belng Issued, the Ingrams consented to Condition IVC
which Invalidated the 2007 Coastal Permit #07-0755 as previously
mentloned. Also, during this time, Ordinance 5402 was passed and In
effect by May 5, 2009 which affected the Floor Area Ratlon
calculations of any new projects. The net site area used In the FAR
calculation for 7 Rockvlew Drive was now 3425 square feet. Utllizing
~ the net site area of 3425 square feet gave them an FAR of about 44%.
This Is signlficant as they were In compllance with Coastal Permit #
09-0142 / Bullding Permit # 00152272 Issued on August 13, 2009.

A varlance may be appropriate when a rule prevents use of a parcel.
But, the parcel was already In use as the original home was around
700 square feet. When the Coastal Permit # 09-0142 was granted In
2009, It more than doubled the size of the pre-existing home. Thus a
clalm cannot be made that the Ingrams are belng deprived since they
were allowed double the slize of the existing home. A homeowner’s
deslire for a larger home cannot be the basls of violating the clear
legislative Intent of the law. This law was passed speclifically to
prevent monster homes belng bullt on small plateau lots.

When the Ingrams applied for the change order to Bullding Permit #
00152272 on January 21, 2010, they asked for an additional 508
square foot addlition to the 2" story as well as an additional 125
square foot balcony. The Floor Area Ratlo (FAR) with a 2007 square
foot resldence on a 3425 net square foot lot far exceeds the FAR at
59%.

Since this change order has not been granted and Is technically a new
application, It will likely fall under the Pleasure Point Community Plan
which wiil further limit the FAR to 45% on lots less than 3500 net
square feet In size. Thelr valld 2009 bullding permit had an FAR of
44%. And now with the unpermitted, extensive, full 2" story addition,
they are at 59%. You must also keep this In mind as they will be
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substantlally over the maximum FAR allowance of 45%. (Pleasure
Polnt Community Plan 13.10.446 (a) (2))

They should not be granted any varlances regarding the FAR. The FAR

- maximum Is currently 50% and under the Pleasure Point Communlity
Plan wlll be 45%. The FAR Varlance Is a grant of special privilege.

- The Ingrams’ FAR varlance requested cannot be justified for any
reason. This varlance would violate clear leglslative intent. Granting
a varlance which exceeds the 50 % FAR (or soon to be 45% FAR)
would directly encroach upon the legislatlve function. Further, the
granting of this varlance would be inconsistent with the limitatlons on
other propertles In the Pleasure Point Communlity area. (1.3.10.230)
By comparing other homes bulit and permitted prior to the current
FAR restrictions, does not provide a just or iegal basls for granting
this varlance.

13.10.230 Variance Approvals.

(a) Description. A Variance Approval is a discretionary authorization of exceptions to the
‘zoning district site and development standards for a property including Design Standards and
:Guidelines and regulations for special uses. The power to grant Variance Approvals does not
‘allow changes in use which are affected only by Use Approvals pursuant to Section 13.10.220,
rezoning of the property pursuant to Section 13.10.215, or amendment to the regulations of this
‘Chapter. Variances to site area requirements may be approved only in the case where no new
additional building sites would thereby be created (relief in which case may be provided only
‘through rezoning of the property), or in any of the following instances:

1. To facilitate certificates of compliance.

2. To facilitate dedications of rights-of-way or other required lmprovements for public
benefit.
; 3. To allow the consideration of the creation of new lots when the size of the lot is
‘within 1% of the zoning requirement and is consistent with the General Plan.

(b) Procedures. All regulations and procedures regarding application, review, approval,
appeal, enforcement, etc., for a Variance Approval shall be in accordance with the provisions of
.Chapters 18.10 and 19.01 for a Level V approval and paragraph (c) “findings” below except that
site area variances which create new building sites under the circumstances described in Section

13.10.230(a) shall be processed at Level V.

(c) Findings. The following findings shall be made prior to granting a Variance Approval in
addition to the findings required for the issuance of a Development Permit pursuant to Chapter
18.10:

; 1. That because of special circumstances applicable to the property, including size,
shape, topography, location, and surrounding existing structures, the strict application of the
Zoning Ordinance deprives such property of privileges enjoyed by other property in the vicinity
and under identical zoning classification.

: 2. That the granting of such variance will be in harmony with the general intent and
purpose of zoning objectives and will not be materially detrimental to public health, safety or
welfare or injurious to property or improvements in the vicinity.

, 3. That the granting of such variance shall not constitute a grant of special privileges
Jinconsistent with the limitations upon other properties in the vicinity and zone in which such is
situated. (Ord. 746, 1/8/62; 1048, 2/1/65; 1578, 2/23/70; 1704, 4/25/72; 1739, 7/17/72; 2459,
719177, 2506, 11/22/77; 2800, 10/30/79; 3186, 1/12/86; 3344, 11/23/82; 3432, 8/23/83; 3632,

3/26/85; 4836 §§ 5, 6, 10/3/06)
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The change order submitted on 1/21/2010 required an entirely new
application process as well as coastal zone approval. (13.20.050)
And, because It was asking for an addition of greater than 500 square
feet, It now required a new deslign review. (13.11.040) Because of
Condition IV C, they absolutely cannot go back to the origlnal Coastal
Permit # 07-0755 as It was Invalld and vold. They had signed off on
that permit which would allow thelr current permit #09-0142 to be
Issued. Thus, they would need to go through all of the proper
procedures Including applications, design review, publlc hearings, etc.
requlired for the additlons and extenslve varlances they were asking
for. (13.11.051)

-13.20.050 Projects requiring coastal zone approval.

- Any person, partnership, corporation, state or local government agency
‘wishing to undertake any development as defined above (13.20.040) in the
‘Coastal Zone shall obtain a Coastal Zone Approval in accordance with the
provisions of this Chapter, except as provided in Sections 13.20.060 and 13.20.070.
- The Coastal Zone Approval shall be in addition to any other approval or permit
required by law and shall be obtained prior to commencement of the
development activity. Provision for challenges to determination of the Coastal
‘Zone Approval requirement is contained in Section 13.20.085. (Ord. 3326,
11/23/82; 3435, 8/23/83; 4346, 12/13/94)

13.11.040 Projects requiring design review.

Design review shall be required for the following private and public activities for which a
‘development, coastal or land division permit approval is required by the County of Santa Cruz:

(@) Single home construction, and associated additions involving 500 square feet or more,
within coastal special communities and sensitive sites as defined in this Chapter.

(b) Residential development of three (3) or more units.

. {c) New single family residences or remodels of 7,000 square feet or larger as regulated by
Section 13.10.325.

(d) Al minor land divisions, as defined in Chapter 14.01, occurring within the Urban Services
‘Line or Rural Services Line, as defined in Chapter 17.02; all minor land divisions located outside
of the Urban Services Line and the Rural Services Line, which affect sensitive sites; and, all land
divisions of 5 parcels (lots) or more. For all subdivisions where actual construction of homes is
not part of the application, design guidelines for development shall be required as part of the
~application submittal package. For all subdivisions where actual construction of homes is part of
the application, both design guidelines and prototypical house and landscape design plans shall
be required as part of the application submittal package, or design guidelines for future home
‘construction. Any major revisions to approved construction prototypes or design guidelines shall
be processed pursuant to Section 18.10.134 and shall be subject to the Design Review process.

(e) All commercial remodels or new commercial construction.

(f) Al industrial remodels or new industrial construction.

(g) All institutional remodels or new institutional construction.

. {(h) All County projects, including, but not limited to, public buildings, park and open spaces,
‘streets and streetscapes.
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(i) Except for large dwellings as defined in this Chapter, all agriculturally-related uses and
structures proposed in the A, AP, CA, TP or RA zoning districts are exempt from the standards
and guidelines contained herein.

(i) Design review requirements may be waived if the Planning Director, or his/her designee,
certifies that the nature of the project is minor or incidental in respect to the purpose of design
review as defined in this Chapter. Conversely, design review requirements may be imposed on a
‘project if the Planning Director, or his/her designee, certifies that the nature of the project is
_significant in respect to the purpose of design review as defined in this Chapter.

(k) The landscape water conservation requirements set forth in Section 13.11.075(c) apply
‘only to the common landscape areas of land divisions and of residential developments of three or
more units; to commercial, industrial or institutional construction or remodels 2,000 square feet in
size or larger; and to all County projects including, but not limited to, public buildings, parks and
‘open spaces, streets and streetscapes. (Ord. 4406, 2/27/96; 4416, 6/11/96; 4496-C, 8/6/98)

13.11.051 Submittal requirements.

¢ All projects subject to this Chapter shall submit the documentation prescribed in Section
'18.10.210(e) of this Code. The Planning Department may, however, waive any of the prescribed
requirements upon a determination that specific items are not relevant to the application due to
project characteristics. Conversely, any other information deemed necessary by the Planning
Director or his/her designee, such as photographs, visual analysis, sketches and renderings, shall

'be required, if determined necessary for a complete design analysis.

Because of Condltion IV C, they are out of compllance with the
approved 2009 Coastal Permit #09-0142 / Bullding Permit #
00152272. An unpermitted, out of compilance home has been bullt.
It exceeds the maximum FAR of 50% (soon to be 45% due to the
Pleasure Point Community Plan). This varlance should not be granted
as It Is not consistent with the Bullding Code, Local Coast Program or
the General Plan. (13.10.130, 13.11.060, 1.3.02.040, 13.02.070, and
18.10.140) ~

43.10.130 Scope.

Pursuant to California Government Code Section 65850, this chapter contains provisions to:

(@) Regulate the use of buildings, structures and fand as between industry, business,
residents, open space, including agriculture, recreation, enjoyment of scenic beauty and use of
natural resources, and other purposes.

(b) Regulate signs and billboards.

(c) Regulate location, height, bulk, number of stories and size of buildings and structures the
size and use of lots, yards, courts and other open spaces; the percentage of a iot which may be
occupied by a building or structure; the intensity of land use.

{d) Establish requirements of off-street parking and loading.

(e) Establish and maintain building setback lines.

(Ord. 2823, 12/4/79; 3186, 1/12/82; 3344, 11/23/82; 3432, 8/23/83)

13.11.060 Compliance with approved site plan, architecture, and landscape architecture
‘requirements, maintenance and enforcement.

(a) Compliance. All required improvements on the approved building permit application
‘package shall be installed or, in some cases, secured, as shown on the plans prior to issuance of

a certificate of occupancy.
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(b) Maintenance. All required improvements on the approved building permit application
package shall be permanently maintained as approved and installed.

{c) Violation. Failure to comply with this Chapter is a violation of the County of Santa Cruz
:Zoning Ordinance.
. (d) Enforcement. Any violation of this Chapter, including failure to comply with additional
‘approved conditions and/or agreements between the County and the permittee for the
-development and maintenance of the project improvements, is enforceable under the provisions
of Section 13.10.280 and Chapter 1.12 of the Santa Cruz County Code. Enforcement may
include, without limitation, permit review, permit amendment, permit revocation, or enforcement of
‘a landscape maintenance agreement and other actions authorized under Chapter 1.12 of the
.County Code.

'13.02.040 Local Coastal Program consistency.

(a) Inthe Coastal Zone, all Specific Plans shall be consistent with the provisions of the
‘adopted Local Coastal Program including the implementing ordinances. Any proposed Specific
Plan which is not consistent with the provisions of the existing adopted and certified Local Coastal
iProgram may only be adopted concurrent with the adoption of other appropriate amendments to
‘the Local Coastal Program necessary to maintain consistency. Specific Plans in the Coastal Zone
‘shall be processed pursuant to the hearing and notification provisions of County Code Chapter
:13.03 and shall be subject to approval by the California Coastal Commission. Following local
adoption of a Specific Plan in the Coastal Zone, the plan shall be submitted to the Executive
‘Director of the California Coastal Commission for approval and determination of whether it is
‘consistent with the Local Coastal Program.

(b) Any Specific Plan which is not consistent with the provisions of the existing adopted Local
Coastal Program may only become effective concurrent with the adoption of appropriate
amendments to the Local Coastal Program necessary to maintain consistency. (Ord. 3324,
11/23/82)

-13.02.070 Specific Plan consistency.

(a) Land Use Reguiation. Within an area included in an adopted Specific Plan, all and shall
be zoned consistent with the Specific Plan; and no discretionary land use project, public or
private, shall be approved by the County uniess it is found to be consistent with any applicable
‘Specific Plan.

- (b) - Public Works Projects. Pursuant to California Government Code Section 65553, no public
building or works including new streets, sewers, or schools, shall be constructed within an area
included within an adopted Specific Plan until such project has been referred to the Planning
Commission for a report as to conformity with the Specific Plan, a copy of the report has been
filed with the Board of Supervisors, and the Board of Supervisors has made a finding that the
project is in conformity with the Specific Plan. The Planning Commission’s action shall be based
on a public hearing and a report from the Planning Department. Failure of the Planning
Commission to report within 40 days after the matter has been submitted to it shali be deemed.a
finding of conformity with the Specific Plan, unless the submitting agency authorizes a longer
period. (Ord. 3324, 11/23/82)

18.10.140 Conformity with the General Plan and other legal requirements.

(a) All permits and approvals issued under this Chapter shall be consistent with the
provisions of the adopted County General Plan. Any proposed permit or approval which is not
consistent with the existing adopted General Plan may be issued or approved only concurrently
with the adoption of appropriate amendments to the General Plan necessary to maintain
consistency. “Consistent with,” as used in this Section, means that the permits and approvals
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must be in harmony with and compatible with the policies, objectives, and land use programs of
‘the General Plan.

(b) All proposals for residential development of property within the urban services line,
except for second units and residential remodels, at less than the lowest end of the designated
density range of the County General Plan—LCP iand use designation where there is the potential
that three or more new units could be accommodated on-site at the lowest end of the density
range shall be subject to review by the Development Review Group (see Section 18.10.210(c)(1).
Following completion of the Development Review Group (DRG) process, the proposal and the
information developed as a result of the DRG process shall be referred to the Board of
Supervisors for a preliminary General Plan consistency determination at a public hearing.
Proposals of four or fewer lots (or units) shall have their DRG meeting within forty-five (45) days
from the date of application, and shall be considered by the Board of Supervisors at a public
hearing within sixty (60) days from the date of the DRG meeting. (Ord. 560, 7/14/58; 2/19/62;
11029, 11/16/64; 1704, 4/25/72; 1863; 5/1/73; 1943, 10/4/73; 2142, 6/17/75; 2294, 5/25/76; 2823,
12/4/79; 4044, 1/9/90; 4671 § 3, 6/18/02)

With respect to bullding design, the addition asked for In this
application Is not utilizing scale appropriately. The Floor Area Ratlo
exceeds the current 50% maximum and soon to be 45% maximum
from the Pleasure Point Community Plan. We absolutely do not want
to see a precedent set for allowing a vastly greater FAR than
permitted. We would like to see the Pleasure Point Community Plan,
Planning Commisslon, and the Coastal Commission adhere to thelr
own rules and regulations. Granting a varlance In this sltuation
directly contradicts the legislative function and should not be done
administratively.
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Issue #5 Coastal Commission Appeal 10-0080
Regarding: Variance for a Setback

On December 31, 2007, application # 07-0755 requested a varlance
to reduce the required east slde yard set back from five (5) feet to two
(2) feet. There was never an actual Bullding Permit Issued based upon
this application and project description. In fact, Coastal Permit # 07-
0755 was replaced with Coastal Permit #09-0142 on 8/13/2009
upon Condition [V C which made the original Coastal Permit #07-0755
vold and no one could refer back to It for any reason.

What Bullding Permit Issued by the Planning Commission dealt with
the varlance of a setback from five (5) feet to two (2) feet? There are
procedural problems from the start even with Application #09-0142
as they only asked for a varlance on the south slde for an Increased
square footage of thelr deck.

When the Ingrams applied for the change order to Bullding Permit #
00152272 on January 21, 2010, the only varlances they asked for
were to Increase the FAR from 50% to 59% and to exceed the 50%
limit on driveways In the front yard. However, there has never been a
varlance granted on the setback from five (5) feet to two (2) feet.

13.10.230 Variance Approvalis.

(a) Description. A Variance Approval is a discretionary authorization of exceptions to the
zoning district site and development standards for a property including Design Standards and
:Guidelines and regulations for special uses. The power to grant Variance Approvals does not
allow changes in use which are affected only by Use Approvals pursuant to Section 13.10.220,
‘rezoning of the property pursuant to Section 13.10.215, or amendment to the regulations of this
‘Chapter. Variances to site area requirements may be approved only in the case where no new
additional building sites would thereby be created (relief in which case may be provided only
through rezoning of the property), or in any of the following instances:

‘ 1. To facilitate certificates of compliance.

2. To facilitate dedications of rights-of-way or other required improvements for public
‘benefit.
f 3. To allow the consideration of the creation of new lots when the size of the lot is
‘within 1% of the zoning requirement and is consistent with the General Plan.

(b) Procedures. All regulations and procedures regarding application, review, approval,
appeal, enforcement, etc., for a Variance Approval shall be in accordance with the provisions of
Chapters 18.10 and 19.01 for a Level V approval and paragraph (c) “findings” below except that
site area variances which create new building sites under the circumstances described in Section
-13.10.230(a) shail be processed at Level VIi.

(c) Findings. The foilowing findings shall be made prior to granting a Variance Approval in
addition to the findings required for the issuance of a Development Permit pursuant to Chapter
-18.10:

: 1. That because of special circumstances applicable to the property, including size,
shape, topography, location, and surrounding existing structures, the strict application of the
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Zoning Ordinance deprives such property of privileges enjoyed by other property in the vicinity
and under identical zoning classification.

: 2. That the granting of such variance will be in harmony with the general intent and
purpose of zoning objectives and will not be materially detrimental to public health, safety or
welfare or injurious to property or improvements in the vicinity.

3. That the granting of such variance shall not constitute a grant of special privileges
inconsistent with the limitations upon other properties in the vicinity and zone in which such is
situated. (Ord. 746, 1/8/62; 1048, 2/1/65; 1578, 2/23/70; 1704, 4/25/72; 1739, 7/17/72; 2459,
7/19/77; 2506, 11/22/77; 2800, 10/30/79; 3186, 1/12/86; 3344, 11/23/82; 3432, 8/23/83; 3632,
3/26/85, 4836 §§ 5, 6, 10/3/06)

The change order submitted on 1/21/2010 required coastal zone
approval. (13.20.050) Because of Condition IV C, they could not go
back to the original Coastal Permit # 07-0755 as It was Invalld and
vold. They had signed off on that permit which would allow thelr
current permit #09-0142 to be valld. Thus, they would need to go
through all of the proper procedures and ask for this setback varlance
agaln as well as get the proper coastal zone approval.

13.20.050 Projects requiring coastal zone approval.

~Any person, partnership, corporation, state or local government agency
wishing to undertake any development as defined above (13.20.040) in the
Coastal Zone shall obtain a Coastal Zone Approval in accordance with the
-provisions of this Chapter, except as provided in Sections 13.20.060 and 13.20.070.
‘The Coastal Zone Approval shall be in addition to any other approval or permit
required by law and shall be obtained prior to commencement of the
‘development activity. Provision for challenges to determination of the Coastal
Zone Approval requirement is contained in Section 13.20.085. (Ord. 3326,
11/23/82; 3435, 8/23/83; 4346, 12/13/94)

Because of Condition IV C, they are out of compllance with the
approved Coastal Permit #09-0142 / Bullding Permit # 001.52272.
And, where does It state that the varlance for the setback was ever
approved. And, what procedures should have been followed for this
variance? This varlance should not be granted as It Is not consistent
with the Local Coast Program or the General Plan. (13.02.040,
13.02.070, and 18.10.140) Further, this Is a violation of development
standards. (13.10.277)

13.11.060 Compliance with approved site plan, architecture, and landscape architecture
requirements, maintenance and enforcement.

(a) Compliance. All required improvements on the approved building permit application
package shall be installed or, in some cases, secured, as shown on the plans prior to issuance of
a certificate of occupancy.
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(b) Maintenance. All required improvements on the approved building permit application
package shall be permanently maintained as approved and installed.
. {c) Violation. Failure to comply with this Chapter is a violation of the County of Santa Cruz
Zoning Ordinance.

(d) Enforcement. Any violation of this Chapter, including failure to comply with additional
~ approved conditions and/or agreements between the County and the permittee for the
development and maintenance of the project improvements, is enforceable under the provisions
of Section 13.10.280 and Chapter 1.12 of the Santa Cruz County Code. Enforcement may
include, without limitation, permit review, permit amendment, permit revocation, or enforcement of
a landscape maintenance agreement and other actions authorized under Chapter 1.12 of the
County Code.

13.02.040 Local Coastal Program consistency.

(a) Inthe Coastal Zone, all Specific Pians shall be consistent with the provisions of the
;adopted Local Coastal Program including the implementing ordinances. Any proposed Specific
Plan which is not consistent with the provisions of the existing adopted and certified Local Coastal
Program may only be adopted concurrent with the adoption of other appropriate amendments to
the Local Coastal Program necessary to maintain consistency. Specific Plans in the Coastal Zone
shall be processed pursuant to the hearing and notification provisions of County Code Chapter
:13.03 and shall be subject to approval by the California Coastal Commission. Following local
‘adoption of a Specific Plan in the Coastal Zone, the plan shall be submitted to the Executive
Director of the California Coastal Commission for approval and determination of whether it is
‘consistent with the Local Coastal Program.

(b) Any Specific Plan which is not consistent with the provisions of the existing adopted Local
Coastal Program may only become effective concurrent with the adoption of appropriate
‘amendments to the Local Coastal Program necessary to maintain consistency. (Ord. 3324,
11/23/82)

:13.02.070 Specific Plan consistency.

© (a) Land Use Regulation. Within an area included in an adopted Specific Plan, all land shall
‘be zoned consistent with the Specific Plan; and no discretionary land use project, public or
‘private, shall be approved by the County unless it is found to be consistent with any applicable
:Specific Plan. _

- (b) Public Works Projects. Pursuant to California Government Code Section 65553, no public
‘building or works including new streets, sewers, or schools, shall be constructed within an area
included within an adopted Specific Plan until such project has been referred to the Planning
‘Commission for a report as to conformity with the Specific Plan, a copy of the report has been
filed with the Board of Supervisors, and the Board of Supervisors has made a finding that the
project is in conformity with the Specific Plan. The Planning Commission’s action shall be based
;on a public hearing and a report from the Planning Department. Failure of the Planning
Commission to report within 40 days after the matter has been submitted to it shall be deemed a
finding of conformity with the Specific Plan, unless the submitting agency authorizes a longer
period. (Ord. 3324, 11/23/82)

13.10.277 Violations of development standards.

(a) Yard Setback Requirements. It shall be unlawful for any person to do, cause, permit, aid,
abet or furnish equipment or labor for any construction of structures within the yard setback areas
-required by the regulations of the zone district in which the site is located unless a Development
Permit has been obtained and is in effect which authorizes a variance for such construction.

(b) Height Limitations. It shall be unlawful for any person to do, cause, permit, aid, abet or
furnish equipment or labor for construction of a structure of a height in excess of the maximum
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height limitation of the zone district in which the site is located unless a Development Permit has
been obtained and is in effect which authorizes a variance for such construction.

{c) Lot Coverage Limitations. It shall be unlawful for any person to do, cause, permit, aid,
abet or furnish equipment or labor for construction of a structure which exceeds the maximum
percentage of lot coverage of the zone district in which the site is located unless a Development
_Permit has been obtained and is in effect which authorizes a variance for such construction. (Ord.
:3451-A, 8/23/83)

18.10.140 Conformity with the General Plan and other legal requirements.

(a) All permits and approvals issued under this Chapter shall be consistent with the
provisions of the adopted County General Plan. Any proposed permit or approval which is not
consistent with the existing adopted General Plan may be issued or approved only concurrently
with the adoption of appropriate amendments to the General Plan necessary to maintain
consistency. “Consistent with,” as used in this Section, means that the permits and approvals
‘must be in harmony with and compatible with the policies, objectives, and land use programs of
the General Plan.

{b) All proposals for residential development of property within the urban services line,
‘except for second units and residential remodels, at less than the lowest end of the designated

‘density range of the County General Plan—LCP land use designation where there is the potential
‘that three or more new units could be accommodated on-site at the lowest end of the density
‘range shall be subject to review by the Development Review Group (see Section 18.10.210(c)(1).
‘Following completion of the Development Review Group (DRG) process, the proposal and the
‘information developed as a result of the DRG process shall be referred to the Board of
‘Supervisors for a preliminary General Plan consistency determination at a public hearing.
:Proposals of four or fewer lots (or units) shall have their DRG meeting within forty-five (45) days
:from the date of application, and shall be considered by the Board of Supervisors at a public
‘hearing within sixty (60) days from the date of the DRG meeting. (Ord. 560, 7/14/58; 2/19/62;
11029, 11/16/64; 1704, 4/25/72; 1863, 5/1/73; 1943, 10/4/73; 2142, 6/17/75; 2294, 5/25/76; 2823,
12/4/79; 4044, 1/9/90; 4671 § 3, 6/18/02)
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Issue #6 Coastal Commission Appeal 10-0080
Regarding: ConditionIVC

We have an objection to the change order submitted on 1/21/2010 of
Coastal Permit #09-0142/Bullding Permit # 00152272 dated
8/1.3/2009. This Coastal Permit when Issued In 2009 sald,

“Proposal to revise the construction approved under Coastal Development
Permit #07-0755 by Increasing the area of the proposed garage from 243
square feet to 322 square feet, by decreasing the area of the second
story addition from 965 square feet to 395 square feet, and by increasing
the area of the proposed second story deck from 60 square feet to 98
square fee. Requires a Minor Variation to 07-0755. Project Is located on
the south slde of North Palisades at 7 Rockview Drive.”

But a condition of that Coastal Permit #09-0142 belng approved was
that Condiltion IV C be implemented which completely Invalldated the
original Coastal Permit #07-0755 from every belng used or recognlzed
again. They cannot carry forward any approval from 2007.

The Application #0070232M from 1/21/2010 sought to:

“Change order to BP# 152272 (RA/RE) to include 508 sq. ft. additlon to
refocate master bedroom, create new master bath & add 125 sq.ft. balcony
to the second story. Remodel to Include remove closets/wall to convert
iower bedroom #2 to dining room. Results in a 2-story SFD with 3
bedrooms, 3 baths, famlly/dining room, living room, entry, attached
garage.”

This new application should have triggered a nelghborhood
notificatlon and a coastal review. It was approved and Issued on
2/9/2010 without the proper process needed for this type of change.
Also, the entire “new” addition applled for had been completed well
before the permit was Issued and picked up. The change order did
not comply with any of the proper procedures. See codes below.

18.10.211 Neighborhood notification and meeting.
(@) When Required.

(1) For all development that requires discretionary approval at Level VI or VI,
the applicant shalt conduct a neighborhood meeting to explain the proposed
development to and solicit comments from those in attendance. The County Supervisor
from the district in which the proposed deveiopment is located, the Planning Director,
‘and all owners and occupants within three hundred (300) feet of the exterior boundaries
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of the project parcel shall be notified. In the event that there are fewer than ten (10)
‘separate parcels within three hundred (300) feet of the exterior boundaries of the
property involved in the application, said three hundred (300) foot distance shall be
extended in increments of fifty (50) feet (e.g., 350, 400, 450) until owners of at least ten
(10) properties have been notified. The notification shall be by first class mail and shall
‘include a brief description of the proposed development and-the date, time and location
-of the neighborhood meeting.
(2) The following modifications to a submitted application will require new

‘noticing and a neighborhood meeting:

(A) A change that results in an increase of twenty (20) percent or more in
height, floor area ratio or lot coverage;

(B) A change that necessitates a variance;

(C) A change that results in an increase in the number of lots or dwelling
units;

(D) A change that results in an intensification of use, as defined in
:County Code Section 13.10.700-I.
~ (b) Results. The results of the neighborhood meeting shall be required as part of the
application submittal. No application shall be deemed complete without the results of the
neighborhood meeting when one is required. (Ord. 4818 § 5 (part), 3/7/06)

'18.10.212 Application completion.

Applications will not be deemed as complete by the Planning Department until all required
information has been submitted. The effective time of filing a permit application shall be the time
when the appiication has been deemed complete in full compliance with this chapter and with all
other County ordinances as to form and content. (See also California Government Code Section
65941) (Ord. 4044, 1/9/90; Ord. 4818 § 5 (part), 3/7/06)

13.10.140 Applicability.

(a) Compliance with Zoning Regulations. No person shall construct, enlarge or move a
building, and no person shall establish a new use of land or expand or intensify an existing use
unless it conforms to the permitted uses provided in the zone district or conforms to a permit and
regulations authorizing a discretionary use in the zone district in which the land is located. All
.construction, alteration, reconstruction or enlargement of buildings and all uses of buildings and

‘land shall comply with all provisions of this chapter except as otherwise provided for
nonconforming structures and uses.

(b) Conformance by Government Agencies. No government unit whether city, county special
district or state agency shall be exempt from the provisions of this chapter, except for state
agencies and cities engaged in a sovereign activity or a local public agency exempted by
Sections 53090 et seq. of the California Government Code. Where a Coastal Zone Approval is
required pursuant to Chapter 13.20, state and federal agencies and cities may be required to
comply with various provisions of this chapter as a condition of the Coastat Zone Approval. (Ord.
560, 7/14/58; 1578, 2/23/71; 2824, 12/4/79; 3186, 1/12/82; 3344, 11/23/82; 3432, 8/23/83; 4166,
12/10/91)

13.10.150 Amendment.

. (a) Planning Commission Action. Any amendment to this chapter which changes property
from one zone district to another, or imposes any regulation not previously imposed, or removes
or modifies any such regulation previously imposed, shall be processed as a Level Vil approval
pursuant to Chapter 18.10, including a public hearing and recommendation by the Planning
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‘Commission prior to consideration of the amendment by the Board of Supervisors. Any other
amendments to this chapter may be adopted as other ordinances are adopted.

(b) Local Coastal Program Amendment. Any revision to this chapter which applies to the
‘Coastal Zone shall be reviewed by the Executive Director of the California Coastal Commission to
.determine whether it constitutes an amendment to the Local Coastal Program. When a revision
.constitutes an amendment to the Local Coastal Program such revision shall be processed
‘pursuant to the provisions of Chapter 13.03 and a Level VIl approval pursuant to Chapter 18.10
‘and shall be subject to approval by the California Coastal Commission. (Ord. 2823, 12/4/79;
3186, 1/12/82; 3344, 11/23/82; 3432, 8/23/83)

18.10.222 Level IV (Public notice)}—Notice of application submittal.

(@) Procedures. Public notice of the receipt of a development application pursuant to Level
‘IV. Public notices shall be given in the following ways:
: (1) The County shall mail a notice in the form of a postcard or letter not more than ten
-(10) calendar days following the receipt of a development application to the applicant and to the
owners of all property within three hundred (300) feet of the exterior boundaries of the property
_involved in the application, and to all lawful occupants of properties within one hundred (100) feet
of the subject property, including all lawful occupants of the subject property. Such notices and
‘mailing list shall be based on the mailing list generated by the County.

In the event that there are fewer than ten (10) separate parcels within three hundred (300) feet
of the exterior boundaries of the property involved in the application, said three hundred (300)
-foot distance shall be extended in increments of fifty (50) feet (e.g., 350, 400, 450) until owners of
‘at least ten (10) properties have been notified by mai.

(2) Notice to the Board of Supervisors. Notice shall be by delivery by the United States
Postal Service, addressed to each Board Member at the County Governmental Center, or by
.delivery to each Board Member by County Government interdepartmental mail no more than ten
(10) calendar days following the receipt of a development application.

(b) Contents of Notice. The content of the notice shall be as follows:

(1) Location of the proposed project;

(2) Name of the applicant;

(3) Description of the proposed use;

(4) How further information may be obtained and how to submit information on the
proposed project; '

(5) Final date on which comments will be accepted;

(6) How to submit information on the proposed project;

(7) Date the permit is proposed to be issued.

NOTICE OF PENDING ACTION

(¢) Procedures. Public notice of the intent to issue a permit pursuant to Level IV. Public
notice shall be given in the following ways:
J (1) Mailed notice in the form of a postcard or letter mailed not less than ten (10)
‘calendar days prior to the issuance of the permit to the applicant and to the owners of all property
within three hundred (300) feet of the exterior boundaries of the property involved in the
;application, and to all lawful occupants of properties within one hundred (100) feet of the subject
property including al! lawful occupants of the subject property. Such notices and mailing list shall
be based on the mailing list generated by the County. In the event that there are fewer than ten
(10) separate parcels within three hundred (300) feet of the exterior boundaries of the property
involved in the application, said three hundred (300) foot distance shall be extended in
increments of fifty (50) feet (e.g., 350, 400, 450) until owners of at least ten (10) properties have’
been notified by mail.

(2) Published Notice. Notice shall be published in a newspaper of general circulation
printed and published within the County at least ten (10) calendar days prior to the issuance of
the permit.

. (3) Posting on the property in a conspicuous place at least ten (10) calendar days prior
‘to the issuance of the permit.
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(4) Notice to the Board of Supervisors. Notice shall be delivered by the United States
‘Postal Service, addressed to each Board Member at the County Governmental Center, or by
‘delivery to each Board Member by County Government interdepartmental mail at least ten (10)
‘days prior to the issuance of the permit.

(d) Contents of Notice. The contents of the notice shall be as follows:

(1) Location of the proposed project;

(2) Name of the applicant;

(3) Description of the proposed use;

(4) How further information may be obtained and how to submit information on the
‘proposed project;
‘ (5) Date the permit will be issued;
; (6) Description of the administrative appeal procedure. (Ord. 839, 11/28/62; 1714,
:5/9/72: 2506, 11/22/77; 2800, 10/30/79; 3604, 11/6/84, 4044, 1/9/90; 4285, 12/14/93; 4463,
‘6/17/97; 4496-C, 8/4/98; Ord. 4818 § 6, 3/7/06)

'18.10.223 Level V (Zoning Administrator) through Level VIl (Board of Supervisors)-Notice
of public hearing.

(a) Procedures. A public notice of all public hearings conducted pursuant to the issuance of
permits and approvals at Levels V (Zoning Administrator) through VII (Board of Supervisors) shall
be given in the following ways:

(1) The County shali cause the notice to be published in a newspaper of general
‘circulation printed and published within the County at least ten (10) calendar days prior to the
date set for hearing.

(2) Posted on the property in a conspicuous place at least ten (10) calendar days prior
to the hearing.

(3) The County shall mait notices in the form of a postcard or letter not less than ten
(10) calendar days prior to the public hearing to the applicant and to the owners of all property
within three hundred (300) feet of the exterior boundaries of the subject property and to all lawful
occupants of properties within one hundred (100) feet of the subject property, including the lawful
:occupants of the subject property. In the event that there are fewer than ten (10) separate parcels
-within three hundred (300) feet of the exterior boundaries of the property involved in the
-application, said three hundred (300) foot distance shall be extended in increments of fifty (50)
feet (e.g., 350, 400, 450) until owners of at least ten (10) properties have been notified by mail.
The County shall also mail these notices to the Coastal Commission and to all persons who have
requested to be on the mailing list for the subject development project or for coastal decisions
within that jurisdiction.

(4) The County shall provide notice to the Board of Supervisors by delivery by the
United States Postal Service addressed to each Board Member at the County Governmental
Center, or by delivery to each Board Member by County Government inter-departmental mail at
least ten (10) days prior to the public hearing.

(b) Contents of Notice. The contents of the notice shall be as follows:

(1) Location of the proposed project;

(2) Name of the applicant;

(3) Description of the proposed use;

(4) Title of the hearing officer or hearing body;

(5) Date of the hearing;

(6) Time of the hearing;

(7) Location of the hearing;

(8) How further information may be obtained;

(9) Notices of pending applications for permits including Coastal Zone approval shall
mclude a statement that the development is or is not appealable to the Coastal Commission, and
‘the appeal process.
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(c) Alternative Noticing Procedure. If the number of persons or entities who would be notified
‘in subsection (a) of this section is more than one thousand (1,000), or where a County initiated
‘General Plan amendment affects the designation of a large area or number of parcels, or for
- public works projects initiated by public agencies which do not include rezonings, notice may be
_given by placing a display advertisement of at least one-eighth page in a newspaper having
general circulation within the area affected by the proposed ordinance, policy or plan amendment,
or project; or by including an insert with any generalized mailing sent by the County to property
‘owners and residents affected by the proposal.

(d) Alternative Notice Procedure for Coastal Approvals. When a Development Permit
‘includes only a Coastal Approval for a project pursuant to Chapter 13.20 of this Code, and when
the number of persons or entities who would be notified in subsection (a)(3) of this section is
more than two hundred (200), the County may give notice by:

(1) Increasing the posting requirement in subsection (a)(2) of this section to provide
_posting every one thousand (1,000) feet along an adjoining roadway; and
3 (2) Placing a display advertisement of at least one-eighth page in a newspaper having
‘general circulation within the area affected by the project.

(e) Notice of Continuances. Any matter may be continued from time to time. The proposal
need not be re-noticed if, at the time of the public hearing for the proposal, the matter is continued
‘to a specific date. Otherwise, the continued matter shall be noticed in the same manner as the
‘original hearing.
~ (f Requests for Notice. The County shall send notice by first class mail to any person who
‘has filed a written request with the Planning Department. Requests may be made for notices for
.all public hearings or for all public hearings relating to a certain application. Requests shali be
‘accompanied by a fee set by the Board of Supervisors Resolution.

(g) Notice to Other Jurisdictions.

(1) Public agencies shall be notified of tentative map applications pursuant to Sections
:14.01.305.1, 14.01.318, 14.01.319 and 14.01.320 of this Code.
: (2) Public agencies shall be notified of public hearings on General Plan amendments
‘pursuant to Section 13.01.080 of this Code.
: (3) Inthe Coastal Zone, in addition to the Coastal Commission, public agencies shall
gbe notified which, in the judgement of the Planning Director, have an interest in the project.

(h) Recipients of Notice of Final Action. On or before the fifth business day following the finai
action by the approving body, a notice of the decision, including findings for approval and
conditions (if any) and appeal information and deadline shall be mailed to the following persons
‘and agencies:

: (1) The applicant;
(2) The owner of the subject parcel;
, (3) All persons who have submitted a written request with a stamped addressed
envelope for notification of the action on the specific permit;

(4) Inthe Coastal Zone, the Coastal Commission;
‘ (6) Provide to the Board of Supervisors by delivery by the United States Postal
-Service, addressed to each Board Member at the County Governmental Center, or by delivery to
each Board Member by County Government inter-departmental mail. (Ord. 758, 2/19/62; 1048,
2/1/65; 1704, 4/25/72; 2506, 11/22/77; 2800, 10/30/79; 2872, 3/4/80; 3604, 11/6/84; 3639,
:3/26/85; 4044, 1/9/90; 4075, 7/24/90; 4244, 3/23/93; Ord. 4818 § 7, 3/7/06)

18.10.224 Notice of proposed development for Level IV through Level Vil

For all development that requires review at Levels IV through VI, the applicant shall install a
sign or signs on each site of the proposed development in accordance with this section.

(a) Deadline for Placement. Any sign required by this chapter shall be placed no later than
seven calendar days after the applicant for an approval for which a sign is required has been
informed that the application will be determined to be complete when the sign is ptaced and
‘placement is verified. The number of signs, size, and locations shall be approved in advance by

‘the Planning Director. Sign specifications shall be provided by the Planning Department to the
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‘manufacturer of the sign for the applicant who will then install the sign. Verification shall occur
‘when the County receives from the applicant a completed certificate attesting that the sign has
‘been installed as required (including photographs).

(b) Location. Any sign required by this chapter shall be placed on the subject property so as
.to be clearly seen and readily readable from each right-of-way providing primary vehicular access
‘to the subject property. For proposed projects in public rights-of-way, signs shall be posted at one
thousand (1,000) foot intervals along subject right(s)-of-way. Additional signs may be required
that are visible from other public vantage points, such as for when a proposed project is located
within a public park some distance from the vehicular accessway. Signs shall be located so as to

not interfere with vehicuiar line of sight distance.

(¢) Size, Material and Height Above Grade. Each sign shall be a minimum of two feet by two
‘feet up to a maximum of two feet (vertical) by four feet (horizontal). Signs shall be constructed of
.recyclable coroplast material. Other material may be used with the approval of the Planning
.Director. The information required shall be painted, laminated, or otherwise rendered
‘weatherproof and shall be legible at all times. No sign required by this chapter shall exceed seven
ifeet above grade, except where necessary to be clearly seen and readily readable from each

right-of-way providing primary vehicular access to the subject property. Lettering shall as follows:
(1) Letter style: Arial or similar standard typeface; "
(2) Letter size:
(A) Two-inch bold capital letter for the header:

NOTICE OF PROPOSED DEVELOPMENT
(B) One-inch bold capital letters for the project description,
(C) One-inch upper and lower case for all other letters,

' (D) One-inch bold capital letters for the footer contact information with the
‘applicant information on the left side and the County information on the right side:

FOR FURTHER INFORMATION CONTACT:

Applicant: Project planner:

Applicant’s name Planner's name

Applicant’s phone number {Planner's phone number

Applicant's e-mail address|Planner's e-mail address

(3) Letter color shall be black;

(4) Background color shall be white.
- (d) Information Required. Each sign shall include only the following factual information and
‘shall be printed with legible black lettering on a white background:

(1) Header;

(2) Application number;

(3) Description of proposed development on the site, including type of project,
:proposed use, number of units/lots, types of applications being processed and a description of
each;

(4) Footer with applicant's name, address, phone number, and e-mail address if
‘applicable, on the left side and the project planner's name, address, phone number, and e-mail
‘address on the right side;

‘ (5) Staff may require additional specific information be included in order to provide a
‘useful notice.

. (e) The following modifications to a submitted application will require new noticing including
new sign text:

(1) Achange that results in an increase of twenty (20) percent or more in height, floor
area ratio, or lot coverage,

(2) A change that necessitates a variance; a
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-(3) A change that results in an increase in the number of lots or dwelling units;

: (4) Achange that results in an intensification of use, as defined in County Code
‘Section 13.10.700-I.
- () Deadline for Sign Removal. Each sign shall be removed within ten (10) calendar days
:after the expiration of the final appeal period or the date on which a final appeal decision is
‘effective. The applicant shall provide the project planner a completed, signed affidavit attesting
‘that the sign has been removed in the time period allowed.

(g) Failure to Provide Affidavit and/or Remove Sign. If the applicant fails to return the affidavit
-or if the sign is not removed within the time allowed, then the Planning Director shall record a
‘notice of violation against the property. Additionaily, no inspection signoff may occur nor shall any
_building permit be approved before removal of the sign and correction of the violation. (Ord. 4818
§ 8, 3/7/086) :

-13.20.050 Projects requiring coastal zone approval.

Any person, partnership, corporation, state or local government agency wishing to undertake
‘any development as defined above (13.20.040) in the Coastal Zone shall obtain a Coastal Zone
Approval in accordance with the provisions of this Chapter, except as provided in Sections

13.20.060 and 13.20.070. The Coastal Zone Approval shall be in addition to any other approval
or permit required by law and shall be obtained prior to commencement of the development
activity. Provision for challenges to determination of the Coastal Zone Approval requirement is
contained in Section 13.20.085. (Ord. 3326, 11/23/82; 3435, 8/23/83; 4346, 12/13/94)

13.10.120 Purpose.

The purposes of this chapter are:

(a) Toimplement the General Plan and Local Coastal Program Land Use Plan by providing
-specific regulations as to the allowable uses of land and structures;
i (b) To promote and protect the public health, safety, peace, morals, comfort, convenience,
and general welfare;

(c) To protect the character, stability, and satisfactory interrelationships of residential,
.commercial, industrial, agricultural, recreational, and open space areas of the County;

(d) ~ To protect the natural environment in compliance with the California Environmental
Quality Act. (Ord. 2824, 12/4/79; 3186, 1/12/82; 3344, 11/23/82; 3432, 8/23/83)

We feel that the Coastal Permhi 09-9142 should not be amended to
allow for any Increase In floor space for the home or the deck. And,
approval of Condition IV C shouild not be deleted. The applicant
should not be allowed to carry forward any approval from 2007 as that
Is no longer valld and cannot be used for any reason. Furthermore,
rules and regulations have changed since the original application
from 2007 and all varlances should be denled.
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Issue #7 Coastal Commisslon Appeal 10-0080
Regarding: Fire Safety

For our protection, due to a varlance In the setback of the ingrams’
east slde property reducing the setback from five (5) feet to two (2)
feet, as well as the Increase In property slze by more than 10%, we
would llke the enforcement of a sprinkler system. Please refer to the
General Plan Local Coastal Program 6.5, 6.5.11 Program (p), and Flire
Code 7.92.903.2.1 and 7.92.903.2.2.

1903.2.1 New Structures. An automatic fire sprinkler system shall be provided in
all new occupancies as defined in Chapter 3 of the California Building Code,
regardless of type of construction and/or floor area, unless otherwise pre-empted
by the California Health and Safety Code. Any occupancy not specifically
mentioned shall be included in the group that it most nearly resembles based on
the proposed life and fire hazard.

903.2.2 Existing Structures. An automatic sprinkler system shali be provided in
existing structures when, after the effective date of this code, a building permit is
‘issued to allow additions to be made to existing structures which either:

1 Are already six thousand (6,000) square feet or greater in total floor area; or

2. Will increase the total floor area of a structure by 10% or more;

7.92.903.3.1.3 Section 903.3.1.3 is amended-NFPA 13D sprinkler systems.
. Section 903.3.1.3 of Chapter 9 of the Fire Code of Santa Cruz County is
amended to read as follows:

903.3.1.3 NFPA 13D sprinkler systems. Where allowed, automatic sprinkler
systems installed in one and two-family dwellings shall be installed throughout in
accordance with NFPA 13D, and installation guidelines as promulgated by the
Santa Cruz County Fire Chiefs Association.

With only a 2 foot property line setback, the project Is also required to
comply with fire code requirements that require a one hour fire wall
along the east portion of thelr bullding. This Is to ensure the safety of
the adjacent residents, us.

cCC Exhibit &

| 1 (page ___q_:’Of i—é- pages)




The fire separation distance from the property line for single family dwellings and
duplexes will be increased from three feet to five feet. This means construction closer
than five feet will require fire resistive wall construction. This should not impact our
community significantly because zoning rules has required a minimum of five feet
distance to property lines for a long time.

e The adoption of the California Fire Code is also effective January 1, 2008. Local
amendments include criteria for adding fire sprinklers in existing homes when

room additions greater than 500 sq/ft increase the size of your home by more
than 50%.
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Issue #8 Coastal Commission Appeal 10-0080
Regarding: Building Design

The new application # 0070232M dated 1/21/2010 Is not properly
proportioned to the parcel (8.6 and 8.6.1 of the General Plan,
13.10.130,13.11.073 as well as the Pleasure Point Community Plan).
The unauthorized, already bullt 2 story addltion Is not utllizing scale
approprlately. The Floor Area Ratlo exceeds the 50% maximum. They
are also In violation of development standards according to
13.10.277)

8.6 Building Design

To encourage building design that addresses the neighborhood and community context: utilizes
scale appropriate to adjacent development; and incorporates design elements that are

appropriate to surrounding uses and the type of land use planned for the area.

8.6.1 Maintaining a Relationship Between Structure and Parcel Sizes

Recognize the potential for significant impacts to community character from residential structures
which are not well proportioned to the site: and require residential structures to have a direct
relationship to the parcel size as per the Residential, Site, and Development Standards
ordinance.

13.10.130 Scope.
Pursuant to California Government Code Section 65850, this chapter contains provisions to:
(a) Regulate the use of buildings, structures and land as between industry, business,
‘residents, open space, including agriculture, recreation, enjoyment of scenic beauty and use of
natural resources, and other purposes.
(b) Regulate signs and billboards.
. (c) - Regulate location, height, bulk, number of stories and size of buildings and structures the
.size and use of lots, yards, courts and other open spaces; the percentage of a lot which may be
‘occupied by a building or structure; the intensity of land use.
(d) Establish requirements of off-street parking and loading.
. (e) Establish and maintain building setback lines.
((Ord. 2823, 12/4/79; 3186, 1/12/82; 3344, 11/23/82; 3432, 8/23/83)

13.11.073 Building design.
- (a) Itshall be an objective of building design that the basic architectural design principles of
balance, harmony, order and unity prevail, while not excluding the opportunity for unique design.

Successful use of the basic design principles accommodates a full range of building designs,
.from unique or landmark buildings to background buildings.

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

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

(A) Massing of building form.

(B) Building silhouette.

(C) Spacing between buildings.

(D) Street face setbacks.

(E) Character of architecture.

(F) Building scale.
_ (G) Proportion and composition of projections and recesses, doors and
windows, and other features.

(H) Location and treatment of entryways.

(1) Finish material, texture and color.
: (2) Building design should be site and area specific. Franchise type architecture may
:not achieve an appropriate level of compatibility and is not encouraged.

{c) It shall be an objective of building design to address scale on the appropriate levels
'(Scale is defined in Section 13.11.030(v)).
(d) It shall be an objective of building design to use design elements to create a sense of

:human scale, and pedestrian interest.
* Building Articulation.
5 (1) Variation in wall plane, roof line, detailing, materials and siting are techniques
which can be used to create interest in buildings, where appropriate. Roof and wali plane
‘variations including building projections, bay windows, and balconies are recommended to reduce
‘scale and bulk.

(2) Al exterior wall elevations visible from and/or facing streets are to have
-architectural treatment. No building surface fronting on a street shall have a flat, void surface
‘without architectural treatment. The provision of projections and recesses, windows, doors and
‘entries, color and texture, are methods of articulating facades. ‘

. (e) It shall be an objective of building design to locate and screen mechanical equipment,
.and other accessory uses, so as to reduce impacts on primary building uses and on adjacent
‘properties.

~ Rooftop Equipment.

(1) All rooftop mechanical and electrical equipment shall be designed to be an integral

part of the building design, and shall be screened.

(2) Utility equipment such as electrical and gas meters, electrical panels, and junction
:boxes shall not be located on exterior wall elevations facing streets unless screened from streets
and building entries using architectural screens, walls, fences, and/or plant material.

(f) it shall be an objective of building signage to relate to the building design.

(1) Building Signage. Signage attached to buildings shall relate to the building design
by being an integral part of that design or by use of compatible materials and colors.
© (g) Itshail be an objective of building design to promote energy conservation and to reduce
‘the impacts of environmental influences.

(1) Noise. Where noise wiil impact the building users, the building design shall
[incorporate buffering to reduce the interior sound levels.

(2) Solar Design. ‘

(i) Buildings shall be designed so that solar access is reasonably protected for
‘the buildable lot area of adjacent, affected properties.
; (i) Wherever lot size and setbacks permit, the building walls with major window
-areas shall be appropriately oriented for passive solar heating and cooling, and natural lighting.
Building layout should encourage energy conservation.

(3) Recycling.

(i) Encourage recycling areas or storage systems within alli commercial,
Jindustrial, institutional and residential structures for use by the building occupants.
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‘Recommended storage space and design concepts can be found in the Santa Cruz County
'Recycling Design Criteria.

'13.10.277 Violations of development standards.

(a) Yard Setback Requirements. it shall be unlawful for any person to do, cause, permit, aid,
abet or furnish equipment or labor for any construction of structures within the yard setback areas
required by the regulations of the zone district in which the site is located unless a Development
-Permit has been obtained and is in effect which authorizes a variance for such construction.

(b) Height Limitations. It shall be unlawful for any person to do, cause, permit, aid, abet or
‘furnish equipment or labor for construction of a structure of a height in excess of the maximum
height limitation of the zone district in which the site is located unless a Development Permit has
_been obtained and is in effect which authorizes a variance for such construction.

(c) Lot Coverage Limitations. It shall be unlawful for any person to do, cause, permit, aid,
‘abet or furnish equipment or labor for construction of a structure which exceeds the maximum
percentage of lot coverage of the zone district in which the site is located unless a Development
Permit has been obtained and is in effect which authorizes a variance for such construction. (Ord.
:3451-A, 8/23/83)

Further, because Conditlon IV C was placed upon Coastal Permit # 09-
0142 on 8/1.3/2009 In order for the Bullding Permit # 00152272 to
be Issued, the lllegal 2 story additlon needs to go through an entire
new design review. (13.11.040) Also, they are out of compllance with
the approved Coastal Permit #09-0142 from 8/13/2009. (13.11.060)
They have bullt a nonpermitted structure without following the proper
procedures. (13.11.050)

13.11.040 Projects requiring design review.

;. Design review shall be required for the following private and public activities for which a
:development, coastal or fand division permit approval is required by the County of Santa Cruz:
¢ (a) Single home construction, and associated additions involving 500 square feet or more,
within coastal special communities and sensitive sites as defined in this Chapter.

(b) Residential development of three (3) or more units.

. (c) New single family residences or remodels of 7,000 square feet or larger as regulated by
Section 13.10.325.

(d) Ali minor land divisions, as defined in Chapter 14.01, occurring within the Urban Services
Line or Rural Services Line, as defined in Chapter 17.02; ali minor land divisions located outside
of the Urban Services Line and the Rural Services Line, which affect sensitive sites; and, all land
divisions of 5 parcels (lots) or more. For all subdivisions where actual construction of homes is
:not part of the application, design guidelines for development shall be required as part of the
‘application submittal package. For all subdivisions where actual construction of homes is part of
the application, both design guidelines and prototypical house and landscape design plans shall
be required as part of the application submittal package, or design guidelines for future home
-construction. Any major revisions to approved construction prototypes or design guidelines shall
be processed pursuant to Section 18.10.134 and shall be subject to the Design Review process.

{e) All commercial remodels or new commercial construction.

(f) Allindustrial remodels or new industrial construction.
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(g) Allinstitutional remodels or new institutional construction.

(h) All County projects, including, but not limited to, public buildings, park and open spaces,
‘streets and streetscapes.

. (i) Except for large dwellings as defined in this Chapter, all agricuiturally-related uses and
‘structures proposed in the A, AP, CA, TP or RA zoning districts are exempt from the standards
and guidelines contained herein.

(j) Design review requirements may be waived if the Planning Director, or his/her designee,
.certifies that the nature of the project is minor or incidental in respect to the purpose of design
‘review as defined in this Chapter. Conversely, design review requirements may be imposed on a
‘project if the Planning Director, or his/her designee, certifies that the nature of the project is

significant in respect to the purpose of design review as defined in this Chapter.

- (k) The landscape water conservation requirements set forth in Section 13.11.075(c) apply
‘only to the common landscape areas of land divisions and of residential developments of three or
more units; to commercial, industrial or institutional construction or remodels 2,000 square feet in
‘size or larger; and to all County projects including, but not limited to, public buildings, parks and
open spaces, streets and streetscapes. (Ord. 4406, 2/27/96; 4416, 6/11/96; 4496-C, 8/6/98)

-13.11.050 Procedure for design review.
. Design review is required of all projects as specified in the provisions of this Chapter and shall
roccur during development permit review and shall be completed prior to public hearing or
;approval of a development permit. Design review shall occur as follows:

(a) An initial evaluation, to determine consistency of the proposed development project with
‘this Chapter, shall occur during the first 30 day completeness review and/or during development
review group evaluation, if applicable. Any redesign required by design review can be
coordinated with any redesign that may be required as a result of the completeness review of
other departments or agencies.

(b) A second evaluation, to determine consistency of the proposed development project with
‘this Chapter, if necessary, shall occur following a submittal of revised plans.
~ (c) Inthe event that an EIR is required, a third evaluation, to determine consistency of the
proposed development project with this Chapter, shall occur following any redesign necessitated
by any required development mitigation measures.

13.11.060 Compliance with approved site plan, architecture, and landscape architecture
requirements, maintenance and enforcement.

- (a) Compliance. All required improvements on the approved building permit application
‘package shall be installed or, in some cases, secured, as shown on the plans prior to issuance of
a certificate of occupancy.

(b) Maintenance. All required improvements on the approved building permit application
package shall be permanently maintained as approved and installed.

(c) Violation. Failure to comply with this Chapter is a violation of the County of Santa Cruz
Zoning Ordinance.

(d) Enforcement. Any violation of this Chapter, including failure to comply with additional
approved conditions and/or agreements between the County and the permittee for the
development and maintenance of the project improvements, is enforceable under the provisions
of Section 13.10.280 and Chapter 1.12 of the Santa Cruz County Code. Enforcement may
include, without limitation, permit review, permit amendment, permit revocation, or enforcement of
a landscape maintenance agreement and other actions authorized under Chapter 1.12 of the
County Code.
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Issue#9 = Coastal Commission Appeal 10-0080
Regarding: Site Design: Protection of Light, Solar
Opportunities, Air and Open Space

The application # 0070232M for a change order to Coastal Permit
#09-0142 / Bullding Permit # 00152272 dated 1/21/2010 which
calls for the addition of a 508 square foot second story and a 125
square foot deck has a direct adverse affect on my property. The 23 +
foot structure as well as the close proximity (2 feet) to the property
line has a detrimental environmental Impact on my home. This has
caused a significant effect on my home with respect to light, air and
any solar opportunities. | have floor to celling windows on the west
slde of my home and due to the non-permitted 2nd story addition, | no
longer can even see the sky. My resldence Is completely shaded and
vold of any sunlight especlally since there are no windows on the east
slde of my home. (8.1.3 of the General Plan, 13.10.130, 13.10.261 (e)
(6) (Iv), 13.11.072, and 13.11.073 (g) (2) (1) )

8.1.3 Residential Site and Development Standards Ordinance

Maintain a residential site and development standards ordinance for the purpose of protecting
light, solar opportunities, air and open space for public and private properties: and require all
residential projects to comply with the standards of maximum structural height, maximum number
of stories, minimum structural setbacks, maximum ratios of building floor area to parcel size, and
other criteria therein.

13.10.130 Scope.
Pursuant to California Government Code Section 65850, this chapter contains provisions to:
(a) Regulate the use of buildings, structures and land as between industry, business,
‘residents, open space, including agriculture, recreation, enjoyment of scenic beauty and use of
natural resources, and other purposes.
(b) Regulate signs and billboards.
~(c) Regulate location, height, bulk, number of stories and size of buildings and structures; the
size and use of lots, yards, courts and other open spaces; the percentage of a lot which may be
occupied by a building or structure; the intensity of land use.
(d) Establish requirements of off-street parking and loading.
. (e) Establish and maintain building setback lines.
(Ord. 2823, 12/4/79; 3186, 1/12/82; 3344, 11/23/82; 3432, 8/23/83)

13.10.261 Residential nonconforming uses.
(a) Single-Family Dweliing Regulations.

1. Adwelling located on a parcel whose general plan designation prohibits primary
residential use and is not part of a permitted mixed use development shall be deemed
significantly nonconforming and limited to the improvements and restrictions provided in Section
13.10.261 Table 1.
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2. A dwelling located on a parcel with Commercial or Industrial zoning and a
Residential general plan designation shail be deemed nonconforming and subject to the
‘restrictions provided in Section 13.10.261 Table 1.

3. In determining the percentage of damage for the purposes of repair or
reconstruction after fire, other catastrophic event, or the public enemy, the following method shall
be used:

_ The percentage of damage or destruction of the total length of the exterior walls
{exclusive of the foundation or roof) that occurred and the percentage of the exterior walls
(exclusive of the foundation or roof) that will be required to be moved, replaced or altered in any
way to restore the structure, except that the replacement or alteration of the interior or exterior
wall coverings or the replacement of windows and doors without altering their openings will not be
-counted in this calculation. This determination shall be made by the Building Official, taking into
‘account the damage caused by the event as well as any additional demolition which is proposed
by the applicant or which is required by the currently adopted codes and ordinances as part of the
‘reconstruction. The Planning Director may require that a registered engineer or other
‘professional(s) acceptable to the Planning Director be retained at the applicant’'s expense to
-certify that the portions of the structure which the plans shows as proposed to remain are in fact
‘structurally sound and that it will not be necessary to alter such portions of the structure during
the course of construction. The Buiiding Official may charge a fee for this determination which
shall be based upon a reasonable estimate of the cost to the County for making such
determination.

(b) Accessory Structure Regulations. The following regulations shall apply to both habitabie
and non-habitable accessory structures as defined in Sections 13.10.700-H and 13.10.700-N:

1. An accessory structure located on a parcel whose general plan designation
prohibits primary residential use and is not part of a permitted mixed use development shall be
deemed significantly nonconforming and limited to the improvements and restrictions provided in
Section 13.10.261 Table 2.

2. An accessory structure located on a parcel with Commercial or Industrial zoning and
-a Residential general plan designation shall be deemed nonconforming and subject to the
restrictions as provided in Section 13.10.261 Table 2.

. 3. An accessory structure that does not meet the use standards of Section 13.10.611
shall be deemed nonconforming and subject to the restrictions provided in Section 13.10.261
Table 2.

. Exception: An accessory structure that is a nonconforming use solely because of the existence
of a toilet and/or waste drain lines larger than 1 1/2 inches in size may be repaired, structurally
altered, or reconstructed with no physical expansion upon issuance of a building permit.

4. In determining the percentage of damage for the purposes of repair or
‘reconstruction after fire, other catastrophic event, or the public enemy, the method outlined in
‘Section 13.10.261(a)3 shall be used.

(c) Nonstructural Uses and Home Occupations Regulations.

1. Nonstructural uses and home occupations shall not be expanded.

2. Loss of nonconforming status occurs after a continuous six month cessation of use.
(d) Dwelling Groups Regulations.

1.  Where two or more residential dwelling units exist on a parcel of land as
‘nonconforming units because the zoning of the property no longer allows more than one dwelling
‘unit, one of the units shall be deemed as conforming to the zone district. The owner may choose,
one time only, which unit shall be considered as conforming. Accordingly, that unit may be
repaired, structurally altered, enlarged, or reconstructed in accordance with the site and structural
.dimensions of the zone district in which the parcel is located. The other nonconforming units(s)
‘shall be subject to the requirements of this Section.

: 2. Dwelling groups located on a parcel whose general plan designation prohibits

‘primary residential use and are not part of a permitted mixed use shall be deemed a significantly
nonconforming use and limited to the improvements and restrictions provided in Section
13.10.261 Table 3.

‘ 3. All other nonconforming dwelling groups shall be subject to the restrictions as

provided in Section 13.10.261 Table 3. coC Exhibit
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Exception: The foundation and/or roof line of dwelling units that are not significantly
nonconforming may be physically expanded provided that the cubic habitable space of the
‘structure(s) is not increased, the structural alterations are in accordance with the height and other
‘applicable restrictions of this Chapter, and a Level IV Use Approval is obtained.

4. Except as provided in subsection {(e) of this Section regarding reconstruction of
dwelling groups after catastrophe, an application to reconstruct a nonconforming dwelling unit or
‘units shall be denied if the Approving Body makes one or more of the following findings:

' (i) That the reconstruction, restoration or rebuilding will be detrimental or
‘injurious to the health, safety or general welfare of persons residing or working in the
neighborhood, or will be detrimental or injurious to property and improvements in the
‘neighborhood; or
'- (i) That the existing nonconforming use of the buitding or structure wouid be
‘more appropriately moved to a zone in which the use is permitted.

5. Factors that the Approving Body shall take into consideration in making the findings
referred to in subsection 4(i) or 4(ii) of this subsection include, but are not limited to, the following:
f (i) Compatibility with the existing land use patterns and densities of the
‘surrounding neighborhood;

; (i) The availability of off and on-street parking, both on the subject property and
‘in the surrounding neighborhood; and
' (i) The adequacy of light, air and privacy on both the subject property and
‘adjacent properties.
, 6. An application to reconstruct, restore or rebuild a nonconforming dwelling unit or
‘units that has been denied pursuant to subsection 4. of the subsection may be resubmitted and
approved if it is revised, including but not limited to reducing the size and/or number of units, such
:that the basis for making the findings for denial no longer apply.

(e) Reconstruction of Dwelling Groups after Catastrophe.
1. Notwithstanding any other provisions of the County Code (including, but not limited
‘to subsections (g) and (h) of Section 13.10.265), whenever a multifamily dwelling is involuntarily
damaged or destroyed by fire, other catastrophic event, or the public enemy, the multifamily
dwelling may be reconstructed, restored, or rebuiit as a nonconforming use in accordance with
this subsection (e) and with a Level V or VI approval in accordance with this subsection and
Section 13.10.261 Table 3.
: 2. For purposes of this subsection, for dweliing groups that are significantly
_nonconforming, the term “multifamily dwelling” means a structure designed for human habitation
that is divided into two or more independent living quarters. For dwelling groups that are
nonconforming, the term “multifamily dwelling” means a structure designed for human habitation
that is divided into two or more independent living quarters or a structure designed for human
habitation located on site with other dwellings.
' 3. In determining the percentage of damage for the purposes of repair or
‘reconstruction after fire, other catastrophic event, or the public enemy, the following method shall
be used:
_ The percentage of damage or destruction of the total length of the exterior walls
(exclusive of the foundation or roof) that occurred and the percentage of the exterior walls
‘(exclusive of the foundation or roof) that will be required to be moved, replaced or altered in any
way to restore the structure, except that the replacement or alteration of the interior or exterior
-wall coverings or the replacement of windows and doors without altering their openings will not be
.counted in this calculation. This determination shall be made by the Building Official, taking into
‘account the damage caused by the event as well as any additional demolition which is proposed
by the applicant or which is required by the currently adopted codes and ordinances as part of the
reconstruction. The Planning Director may require that a registered engineer or other -
‘professional(s) acceptable to the Planning Director be retained at the applicant’s expense to
-certify that the portions of the structure which the plans shows as proposed to remain are in fact
structurally sound and that it will not be necessary to alter such portions of the structure during
-the course of construction. The Building Official may charge a fee for this determination which
:shall be based upon a reasonable estimate of the cost to the County for making such

determination. ccc E)(hibit
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4. Any reconstruction, restoration, or rebuilding undertaken pursuant to this subsection

:shall conform to all of the following:
(i) The California Building Standards Code as that code is in effect at the time of

:the reconstruction, restoration, or rebuilding;
' (it) Any more restrictive County building standards authorized pursuant to
Sections 13869.7, 17958.7, 18941.5 of the Health and Safety Code and any successor
provisions, as those standards are in effect at the time of reconstruction, restoration, or
‘rebuilding.

(iiiy The State Historical Building Code Part 2.7 (commencing with Section 18950
and any successor provisions) of Division 13 of the Health and Safety Code) for work on qualified
historical buildings or structures;

(iv) The County Zoning Ordinance, so long as the predamage size and number
of dwelling units are not exceeded;

(v) State Architectural regulations and standards or County Code Chapter 13.11,
:s0 long as the predamage size and number of dwelling units are not exceeded; and

(vi) A building permit which shall be obtained within two years after the date of
‘the damage or destruction and construction diligently pursued.

5. An application made pursuant to this subsection shall be denied if the Approving
Body makes one or more of the following findings:

: (i) That the reconstruction, restoration or rebuilding will be detrimental or
injurious to the health, safety or general welfare of persons residing or working in the
neighborhood, or will be detrimental or injurious to property and improvement in the
neighborhood; or

' (i) That the existing nonconforming use of the building or structure would be

‘more appropriately moved to a zone district in which the use is permitted; or

' (i) That the building is located in an industrial zone district.

6. Factors that the Approving Body shall take into consideration in making the findings
-referred to in subsection 5(i) or 5(ii) of this subsection include, but are not limited to, the following:
, {i) Whether the multifamily residential use, as defined in subsection (e)2 of this
‘subsection, is significantly nonconforming;

(i) Compatibility with the existing land use patterns and densities of the
‘surrounding neighborhood;

(i) The availability of off and on-street parking, both on the subject property and
{in the surrounding neighborhood; and
: (iv) The adequacy of light, air and privacy on both the subject property and
adjacent properties.

7. An application to reconstruct, restore or rebuild a multifamily dwelling to its
predamaged size and number of dwelling units that has been denied pursuant to subsection 5. of
this subsection may be resubmitted and approved if it is revised, including but not limited to
reducing the size and/or number of units, such that the basis for making the findings for denial no
‘longer apply.

8. This subsection shall not apply if, prior to the damage or destruction, the multifamily
dwelling use had lost its nonconforming status due to cessation of use as shown in Section
13.10.261 Table 3. (Ord. 4525, 12/8/98). Note: Tables referenced in text are located on the next
pages.

13.11.072 Site design.

(a) It shall be the objective of new development to enhance or preserve the integrity of
‘existing land use patterns or character where those exist and to be consistent with village plans,
community plans and coastal special community plans as they become adopted, and to
complement the scale of neighboring development where appropriate to the zoning district
context. New development, where appropriate, shall be sited, designed and landscaped so as to
be visually compatible and integrated with the character of surrounding areas.

(1) Compatible Site Design.

| CCC Exhibit X _
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: (i) The primary elements of site design which must be balanced and evaluated in
relation to the proposed project site and surrounding development in order to create compatible
:development include:
Location and type of access to the site.
Building siting in terms of its location and orientation.
Building bulk, massing and scale.
Parking location and layout.
Relationship to natural site features and environmental influences.
Landscaping.
Streetscape relationship.
Street design and transit facilities.

() Relationship to existing structures.
: (ii) Consideration of the surrounding zoning district, as well as the age and
condition of the existing building stock, is important in determining when it is appropriate to
-continue existing land use patterns or character and when it is appropriate to foster a change in
‘land use or neighborhood character.
~ (i) Where the existing zoning allows the creation of new land use patterns,
‘applicants are encouraged to provide an analysis of the surrounding neighborhood in support of
their proposal for a new type of land use. The analysis would include one block on each side of
‘the proposed site, on each side of the street. Supporting material may include the use of
photographs, building elevations, or maps indicating the surrounding land uses, and a written
analysis.

ECRGEREE

; (iv) Transitions shall be provided between existing and new projects of different
‘zoning, where appropriate.

(2) Coordinated Development.
; (i) Coordinated site design (including shared parking and circulation systems,
‘sign facilities, landscaped areas, and recycling and garbage storage and collection areas) shall
be encouraged on adjacent parcels with similar uses. In such cases, mutual access easements
granted to each property owner are necessary. Site plans which allow for future shared use
between adjacent parcels are encouraged, where appropriate.
: (i) Clustered commercial use areas with shared facilities, rather than linear
commercial use with separate facilities for each site, are encouraged.

(i) Physical barriers (e.g., fences, curbs, or walls) between adjacent parcels with
similar uses are discouraged unless needed for drainage, security, screening, or noise
attenuation purposes.

- (b) It shall be an objective to preserve or enhance natural site amenities and features unique
to the site, and to incorporate these, to a reasonable extent, into the site design.

(1) Natural Site Amenities and Features.
j (i) The site plan shall relate to surrounding topography, and significant natural
‘vegetation of long-term quality shall be retained, where appropriate.
; (i) Existing mature trees, rock outcroppings, riparian corridors, natural site
-amenities and other features shall be retained or enhanced and incorporated into the site design
and landscaping, where appropriate.
Q (iiiy Buildings shall be sited and oriented in such a way as to take advantage of,
or make connection to, the site amenities and features, where appropriate.

(iv) Hilitop and hillside development shall be integrated into the silhouette of the
existing backdrop such as the terrain, landscaping, and other structures. Ridgeline protection
shall be insured by restricting the height and placement of buildings and providing landscape
‘screening in order to prevent any projection above the ridgeline. If there is no other building
location on a property except a ridgeline, this circumstance shall be verified by the Planning
Department with appropriate findings and mitigation measures to insure that the proposed
structure is low profile and visually screened.

(2) Views.
(i) Development shall protect the public viewshed, where possible.
(i) Development should minimize the impact on private views from adjacent

parcels, wherever practicable. ccc E)’..hibit 2
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~ (c) ltshall be an objective of the site plan to incorporate safe and functional circulation,
accessible to the disabled, pedestrians, bicycles and vehicles.
(d) It shall be an objective of the site plan to locate, buffer and screen accessory uses and
utilities so as to reduce impacts on adjacent properties and on primary site uses.
(1) Accessory Uses.

(iy Accessory uses are defined as recycling and garbage storage and collection
areas, exterior storage areas, service yards, loading docks, utility service areas and other non-
‘primary uses.

(i) Accessory uses which may be visible from public streets and adjacent
properties shall be screened.
| (iiy Acceptable methods of screening include wood fencing, masonry walls,
dense hedges, landscape earth berms, or a combination of these devices. Chain-link fencing will
usually not be acceptable.

‘ (iv) Accessory uses shall be integrated into the site design, and grouped
together into “service yards” where feasible, in order to minimize on-site and off-site impacts.

{v) Accessory uses shall not be located adjacent to residential properties unfess
‘such uses can be screened and buffered to prevent adverse impacts to the adjacent residential
property.

(vi) Accessory buildings, walls, storage areas, and fences shall be architecturally
consistent with the primary structures of the site and compatible with the surrounding area.
Architectural consistency can be achieved by repeating building forms, materials, colors, or
detailing.

(vii) Accessory uses shall be located and designed for ease of access by service
vehicles and tenants, and in such a way as to minimize conflicts with circulation, parking, and
-other site uses.

(2) Utilities.
: (i) New utility and service lines shall be installed underground, unless
‘inappropriate.

(i) Pad-mounted transformers (as part of the underground electrical service
distribution system) shall not be located in the front setback or area visible from public view,
‘unless they are completely screened by walls and/or thick landscaping, and shall not obstruct

:views of traffic from tenant spaces or driveways, or views to monument signs. Underground
:vaults may be located in the front setback area for aesthetic purposes.
(e) It shall be an objective of site design to provide for the separate storage and collection of
-all recyclable materials generated by the on-site uses.
(1) Recycling. The County of Santa Cruz Recycling Design Criteria on file in the
-Planning Department shall be consulted for all recycling area design guidelines.
i (i) Commercial, industrial, institutional and multi- family residential uses shall
‘include areas for recycling storage and collection adequate in capacity, number and distribution to
serve the development where the project occurs.

(i) Access into the storage area shall be provided with adequate vertical and
horizontal clearances for collection vehicles as specified by the County of Santa Cruz Recycling
Design Criteria.

(i)  Provisions shall be made to protect the recyclable materials from weather by
covering the storage area or by the use of covered receptacles.

(iv) Recycling storage areas should be adjacent to or within the same enclosures

;as the garbage area or at least as convenient as the location for garbage storage. .

, (v) Maximum distance for the storage area to be no greater than 250 feet from
-each living unit in a multifamily residential development.

; (vi) An exterior sign with the international recycling logo shall be required,
[including the name and phone number of the responsible person and an interior sign for the types
of materials to be recycled as specified by the County of Santa Cruz Recycling Design Criteria.

(vii) The property owner is responsible for arranging with the coltector/broker for
regular pick up of material. Recyclable materials shall not be allowed to accumulate in such a

manner that visual or public heaith nuisance is created.
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(page S5%ot 9t pages)




(viii) Security shall be provided to prevent theft of recyclable materials by
-unauthorized persons, however, the enclosure shall also be accessible for deposit of materials by
:authorized persons.

() It shall be an objective of site signage design to provide adequate, attractive identification
and direction, consistent with the area and use.
Signage Design.
(1)  All sign regulations shall be met according to Section 13.10.580 through 13.10.586,
inclusive, of the Santa Cruz County Code.
(2) Freestanding signage shall be an integral part of the site or landscape design, or
-shall be similar to, or consistent with, the design of the proposed building(s).
(g) It shall be an objective of site design to promote energy conservation and to reduce the
-impacts of adverse environmental influences.
‘ (1) Solar Design and Access.

(i) Buildings shall be designed and located so that off-site solar access is

‘reasonably protected for the buildable lot area of adjacent, affected properties.
: (i) Buildings shall be sited and designed so that solar access is reasonably
‘protected for benefitting properties currently occupied by a building using a solar energy system.
(2) Noise.
: (i) Reasonable protection for adjacent properties from noise may be achieved
.through site planning, building siting, building orientation, physical barriers such as masonry
‘'walls, landscaped earth berms, or setback/buffer areas.
~(h) lItshall be an objective of an open space design, whether landscape or hardscape; to
relate to building and site design.
(1) Open Space Design.

(i) Activities in “protected use areas” shall be limited to those having minimal
-impacts, such as paths and benches. Where feasible, a path to and/or along the perimeter of the
‘natural areas shall be provided.

(i) All useable open space requirements for “RM" districts shail be satisfied
‘according to Section 13.10.323(f) of the Santa Cruz County Code.

© (i) Itisan objective of residential site design, when permitted by zoning, to encourage cluster
‘design for residential development in rural and protected use areas; for sites where natural
:amenities could be retained or enhanced; or where cluster design could be used to accommodate
‘outdoor amenities for higher density development in urban areas.

, (1) Cluster Design. Cluster site design is encouraged in the following areas, when
permitted by zoning:

: (i) Protected Use Areas. Protected use areas include: riparian corridors and
‘buffer areas, beaches, floodways, lagoons, wetlands, marshes, fault areas, bluffs, ravines, areas
with steep slopes or unstable soil conditions, timberlands, and sensitive wildlife habitat and biotic
_resource areas.
: (i) Amenities. On sites having natural amenities such as significant groups of
-trees or other areas of vegetation, wooded arroyos or other protected use areas, or with views to
‘mountains or the Bay, the cluster design concept could be employed to incorporate these
features into the site plan.

(i) Urban Areas. On sites where medium to high density residential
development is permitted by the zoning district, cluster design is encouraged to increase the
.potential for useable outdoor amenities.

(2) When the cluster concept issued, the units should be designed in a manner that
‘incorporates light, air, space and privacy for the individual units while maintaining quality common
.open space. (Ord. 4496-C, 8/4/98)

:13.11.073 Building design.
(a) It shali be an objective of building design that the basic architectural design principles of
‘balance, harmony, order and unity prevail, while not excluding the opportunity for unique design.

Successful use of the basic design principles accommodates a full r, otbuilding d%igns,
‘from unique or landmark buildings to background buildings. é&& E]%ehlblq
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(b) It shall be an objective of building design to address the present and future neighborhood,
‘community, and zoning district context.
(1) Compatible Building Design.
(i) Building design shall relate to adjacent development and the surrounding
area.
(i) Compatible relationships between adjacent buildings can be achieved by
_creating visual transitions between buildings; that is, by repeating certain elements of the building -
design or building siting that provide a visual link between adjacent buildings. One or more of the
building elements listed beiow can combine to create an overall composition that achieves the
appropriate level of compatibility:
. (A) Massing of building form.
(B) Building sithouette.
(C) Spacing between buildings.
(D) Street face setbacks.
(E) Character of architecture.
(F) Building scale.
‘ (G) Proportion and composition of projections and recesses, doors and
‘windows, and other features.
, (H) Location and treatment of entryways.
(I) Finish material, texture and color.
_, (2) Building design should be site and area specific. Franchise type architecture may
‘not achieve an appropriate level of compatibility and is not encouraged.
- (c) Itshall be an objective of building design to address scale on the appropriate levels
‘(Scale is defined in Section 13.11.030(v)).
' (d) It shall be an objective of building design to use design elements to create a sense of
‘human scale, and pedestrian interest.
Building Articulation.
: (1) Variation in wall plane, roof line, detalllng, materials and siting are techniques
‘which can be used to create interest in buildings, where appropriate. Roof and wall plane
variations including building projections, bay windows, and balconies are recommended to reduce
‘scale and bulk.
: (2) All exterior wall elevations visible from and/or facing streets are to have
-architectural treatment. No building surface fronting on a street shall have a flat, void surface
‘without architectural treatment. The provision of projections and recesses, windows, doors and
‘entries, color and texture, are methods of articulating facades.
"~ (e) It shall be an objective of building design to locate and screen mechanical equipment,
:and other accessory uses, so as to reduce impacts on primary building uses and on adjacent
_properties.
- Rooftop Equipment.
(1) All rooftop mechanical and electrical equipment shall be designed to be an mtegral
part of the building design, and shall be screened.
(2) Utility equipment such as electrical and gas meters, electrical panels, and junction
‘boxes shall not be located on exterior wall elevations facing streets unless screened from streets
.and building entries using architectural screens, walls, fences, and/or plant material.
(f) It shali be an objective of building signage to relate to the building design.
(1) Building Signage. Signage attached to buildings shall relate to the building design
‘by being an integral part of that design or by use of compatible materials and colors.
(g) Itshali be an objective of building design to promote energy conservation and to reduce
the impacts of environmental influences.
I (1) Noise. Where noise will impact the building users, the building design shall
incorporate buffering to reduce the interior sound levels.
(2) Solar Design.
(i) Buildings shall be designed so that solar access is reasonably protected for

.the buildable lot area of adjacent, affected properties.
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| (i) Wherever lot size and setbacks permit, the building wails with major window
‘areas shall be appropriately oriented for passive solar heating and cooling, and naturat lighting.
Building layout should encourage energy conservation.

’ (3) Recycling.

(i) Encourage recycling areas or storage systems within all commercial,
‘industrial, institutional and residential structures for use by the building occupants.
Recommended storage space and design concepts can be found in the Santa Cruz County
Recycling Design Criteria.

It has been brought to my attentlon that my ocean views are not
protected, but according to 13.11.072 (b) (2) (ll), It states that
“Development should minimize the Impact on private views from
adjacent parcels, wherever practicable.”

When 7 Rockview Drive was In compllance under the 2009 Bullding
Permit # 00152272, the Impact to our property was minimized with
respect to views, light, air, and privacy. Under thelr proposed change
order of 1/21/2010, they have aiready bulit an additional 23 foot high
2nd gtory structure which now must have at the minimum an FAR
varlance for thelr non conforming structure. This unpermitted
addition has a significant detrimental Impact on our light, alr, privacy
and views.

13.11.072 Site design.

(a) It shall be the objective of new development to enhance or preserve the integrity of
‘existing land use patterns or character where those exist and to be consistent with village plans,
community plans and coastal special community plans as they become adopted, and to
.complement the scale of neighboring development where appropriate to the zoning district
‘context. New development, where appropriate, shall be sited, designed and landscaped so as to
‘be visually compatible and integrated with the character of surrounding areas.

’ (1) Comepatible Site Design.

; (i) The primary elements of site design which must be balanced and evaluated in
‘relation to the proposed project site and surrounding development in order to create compatible
‘development include;

(A) Location and type of access to the site.

(B) Building siting in terms of its location and orientation.

(C) Building bulk, massing and scale.

(D) Parking location and layout.

(E) Relationship to natural site features and environmental influences.

(F) Landscaping.

(G) Streetscape relationship.

(H) Street design and transit facilities.

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

(iii) Where the existing zoning allows the creation of new land use patterns,

‘applicants are encouraged to provide an analysis of the surrounding neighborhood in support of
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.their proposal for a new type of land use. The analysis would include one block on each side of
the proposed site, on each side of the street. Supporting material may include the use of
‘photographs, building elevations, or maps indicating the surrounding land uses, and a written
analysis.
g (iv) Transitions shall be provided between existing and new projects of different
zoning, where appropriate.
’ (2) Coordinated Development.
. (i) Coordinated site design (including shared parking and circulation systems,
sign facilities, landscaped areas, and recycling and garbage storage and collection areas) shall
.be encouraged on adjacent parcels with similar uses. In such cases, mutual access easements
granted to each property owner are necessary. Site plans which allow for future shared use
between adjacent parcels are encouraged, where appropriate.
' (i) Clustered commercial use areas with shared facilities, rather than linear
commercial use with separate facilities for each site, are encouraged.
v (iiy Physical barriers (e.g., fences, curbs, or walls) between adjacent parcels with
similar uses are discouraged unless needed for drainage, security, screening, or noise
attenuation purposes.
(b) It shall be an objective to preserve or enhance natural site amenities and features unique
to the site, and to incorporate these, to a reasonable extent, into the site design.
(1) Natural Site Amenities and Features.
; (i) The site plan shall relate to surrounding topography, and significant naturat
'vegetation of long-term quality shall be retained, where appropriate.
; (i) Existing mature trees, rock outcroppings, riparian corridors, natural site
amenities and other features shall be retained or enhanced and mcorporated into the site design
-and landscaping, where appropriate.

(i)  Buildings shall be sited and oriented in such a way as to take advantage of,
‘or make connection to, the site amenities and features, where appropriate.

(iv) Hilltop and hillside development shall be integrated into the silhouette of the
existing backdrop such as the terrain, landscaping, and other structures. Ridgeline protection
shall be insured by restricting the height and placement of buildings and providing landscape
screening in order to prevent any projection above the ridgeline. If there is no other building
location on a property except a ridgeline, this circumstance shall be verified by the Planning
‘Department with appropriate findings and mitigation measures to insure that the proposed
structure is low profile and visually screened.

(2) Views.

(i) Development shall protect the public viewshed, where passible.

(i) Development should minimize the impact on private views from adjacent
parcels, wherever practicable.

{c) It shall be an abjective of the site plan to incorporate safe and functional circulation,
accessible to the disabled, pedestrians, bicycles and vehicles.

(d) It shall be an objective of the site plan to locate, buffer and screen accessory uses and
utilities so as to reduce impacts on adjacent properties and on primary site uses.

(1) Accessory Uses.

; (i) Accessory uses are defined as recycling and garbage storage and collection
.areas, exterior storage areas, service yards, loading docks, utility service areas and other non-
primary uses.

(i) Accessory uses which may be visible from public streets and adjacent
properties shall be screened.

(i) Acceptable methods of screening include wood fencing, masonry watls,
dense hedges, landscape earth berms, or a combination of these devices. Chain-link fencing will
usually not be acceptable.

(iv) Accessory uses shall be integrated into the site design, and grouped
together into “service yards” where feasible, in order to minimize on-site and off-site impacts.

(v) Accessory uses shall not be located adjacent to residential properties unless
such uses can be screened and buffered to prevent adverse impacts to the adjacent residential

roperty.
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, (vi) Accessory buildings, walls, storage areas, and fences shall be architecturally
consistent with the primary structures of the site and compatible with the surrounding area.
.Architectural consistency can be achieved by repeating building forms, materials, colors, or
‘detailing.
' (vii) Accessory uses shall be focated and designed for ease of access by service
vehicles and tenants, and in such a way as to minimize conflicts with circulation, parking, and
other site uses.

(2) Utilities.
: (i) New utility and service lines shall be installed underground, unless
‘inappropriate.

(i) Pad-mounted transformers (as part of the underground electrical service
distribution system) shall not be located in the front setback or area visible from public view,
unless they are completely screened by walls and/or thick landscaping, and shall not obstruct
views of traffic from tenant spaces or driveways, or views to monument signs. Underground
vaults may be located in the front setback area for aesthetic purposes.

* (e) Itshall be an objective of site design to provide for the separate storage and collection of
-all recyclable materials generated by the on-site uses.

‘ (1) Recycling. The County of Santa Cruz Recycling Design Criteria on file in the
Planning Department shall be consulted for all recycling area design guidelines.

(i) Commercial, industrial, institutional and multi- family residential uses shall
include areas for recycling storage and coliection adequate in capacity, number and distribution to
serve the development where the project occurs.

(i) Access into the storage area shali be provided with adequate vertical and
horizontal clearances for collection vehicles as specified by the County of Santa Cruz Recycling
‘Design Criteria.

(ili) Provisions shall be made to protect the recyclable materials from weather by
covering the storage area or by the use of covered receptacles.

(iv) Recycling storage areas should be adjacent to or within the same enclosures
-as the garbage area or at least as convenient as the location for garbage storage.

; (v) Maximum distance for the storage area to be no greater than 250 feet from
‘each living unit in a multifamily residential development. '

(vi) An exterior sign with the international recycling logo shall be required,
.including the name and phone number of the responsible person and an interior sign for the types
.of materials to be recycled as specified by the County of Santa Cruz Recycling Design Criteria.

(vii) The property owner is responsible for arranging with the collector/broker for
regular pick up of material. Recyclable materials shall not be allowed to accumulate in such a
manner that visual or public health nuisance is created.

(viii) Security shall be provided to prevent theft of recyclable materials by
unauthorized persons, however, the enclosure shall also be accessible for deposit of materials by
authorized persons. :

(f) 1t shall be an objective of site signage design to provide adequate, attractive identification
and direction, consistent with the area and use.
Signage Design.
(1) Ali sign regulations shall be met according to Section 13.10.580 through 13.10.586,
:inclusive, of the Santa Cruz County Code.
(2) Freestanding signage shall be an integral part of the site or landscape design, or
shall be similar to, or consistent with, the design of the proposed building(s).
(g) It shall be an objective of site design to promote energy conservation and to reduce the
impacts of adverse environmental influences.
(1) Solar Design and Access.

(i) Buildings shall be designed and located so that off-site solar access is
‘reasonably protected for the buildable lot area of adjacent, affected properties.

(i) Buildings shall be sited and designed so that solar access is reasonably
protected for benefitting properties currently occupied by a building using a solar energy system.

(2) Noise.
CCC Exhibit 2
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(i) Reasonable protection for adjacent properties from noise may be achieved
through site planning, building siting, building orientation, physicat barriers such as masonry
walls, landscaped earth berms, or setback/buffer areas.

(n) It shall be an objective of an open space design, whether landscape or hardscape, to
relate to building and site design.

(1) Open Space Design.
, (i) Activities in “protected use areas” shall be limited to those having minimal
impacts, such as paths and benches. Where feasible, a path to and/or along the perimeter of the
natural areas shall be provided.

(i)  All useable open space requirements for “RM” districts shall be satisfied
according to Section 13.10.323(f) of the Santa Cruz County Code.

() Itis an objective of residential site design, when permitted by zoning, to encourage cluster
design for residential development in rural and protected use areas; for sites where natural
amenities could be retained or enhanced; or where cluster design could be used to accommodate
outdoor amenities for higher density development in urban areas.

(1) Cluster Design. Cluster site design is encouraged in the following areas, when
permitted by zoning:

(i) Protected Use Areas. Protected use areas include: riparian corridors and
buffer areas, beaches, floodways, lagoons, wetlands, marshes, fault areas, biuffs, ravines, areas
‘with steep slopes or unstable soil conditions, timberlands, and sensitive wildlife habitat and biotic
resource areas.

(i) Amenities. On sites having natural amenities such as significant groups of
trees or other areas of vegetation, wooded arroyos or other protected use areas, or with views to
mountains or the Bay, the cluster design concept could be employed to incorporate these
features into the site plan.

(i) Urban Areas. On sites where medium to high density residential
development is permitted by the zoning district, cluster desxgn is encouraged to increase the
potential for useable outdoor amenities.

(2) When the cluster concept issued, the units should be designed in a manner that
incorporates light, air, space and privacy for the individual units while maintaining quality common
-open space. (Ord. 4496-C, 8/4/98)

Since this change order has not been granted and Is technically a new
application, It wlill likely fall under the Pleasure Point Community Plan
which will also denotes parcels subject to speclal residentlal design
standards and guldelines specific to the Pleasure Point neighborhood.
This plan would “reduce the visual and shading Impacts of new and
expanded houses on nelghboring parcels and houses”. (13.10.444 (a))

CCC Exhibit _ &
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LAW OFFICES

ATACK & PENROSE, LLP

CHARLENE B. ATACK | 200 PaCIFIC AVENUE, SUITE 260 TELEPHONE:

. SANTA CRUZ, CA 95060-3954 . 831/515-3344
STEVEN D. PENROSE"

FACSIMILE:

*CERTIFIED SPECIALIST IN ESTATE 831/515-3308

PLANNING, TRUST AND PROBATE Law

BY THE STATE BAR OF CALIFORNIA, WEBSITE:
BoARD OF LEGAL SPECIALIZATION : WWW.ATACKPENROSE.COM
EMAIL:

atack@atackpenrose.com

RECEIVED

July 13, 2010

_ | JUL 1 4 2010
Susan Craig - ‘ o
California Coastal Commission % ﬁ@ﬁé& lgg&wﬁ%‘up“
725 Front Street, Suite 300 | -NTRAL COAST AREA

Santa Cruz, CA 95060

Re: Owners: Alex and Kristine Ingram .
Coastal Commission Appeal No. A-3-SCO-10-025
County of Santa Cruz Application No. 10-0080

Dear Ms. Craig:

This letter is on behalf of project applicants, Kris and Alex Ingram, as a response
to the claims made by Appellants’ appeal dated May 18, 2010 of the above-referenced
project. The project consists of the addition of a second story of 984 feet and a 100 sf
deck (88 sf covered deck and 37 sf uncovered deck) to an existing small house. The
project will result in the total square footage of the house at 1,822 sf of living space and
125 sf of deck space and a garage of 322 sf. The proposed covered deck slightly
encroaches into the private ocean view of the house next door which, at the time of the
filing of appeal, was on the market for sale by Appellants and has now sold.

Appellants’ appeal is principally based upon the fact that the County of Santa Cruz
should have issued an amendment to permit instead of a change order to a permit. As
more specifically set forth below, there is no dispute that the County made an error in the
issuance of a change order instead of an amendment. That error in and of itself provides
no basis for the appeal of this permit, much less a substantial coastal issue. Aside from
the County’s error, Appellants’ real issue is that the project affects their private view.
Private views are not protected under the Coastal Act. Further, Appellants’ assertion that
the variances were improperly granted is incorrect and do not support the finding of a
substantial coastal issue under the Coastal Act. The proposed project is in compliance
with the Coastal Act and applicable LCP policies.

CCC Exhibit 5
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Background

Property Description. The property is a substandard lot (25 feet in width) located within
a row of 8 rectangular lots which include the coastal bluff and a large southern facing
rock shelf ledge. All but one of the homes built in the 1920’s have been remodeled and
enlarged. The average house size is 2,328 sf based on Santa Cruz Planning calculations. '
As noted in the Staff Report” , at pages 18 - 19, the styles of homes in the neighborhood
vary in terms of architecture and design and the proposed project will be proportional to
the parcel and the character of the neighborhood, as the addition consists of a low pitched
roof with shingled siding and a “belly band” to break up the mass. The second floor is a
stepped back design. The project is at a reduced height of 23' 3', well below the 28'
maximum. Although the property is located on the bluff, the project does not obstruct
access to the beach because wave run up prevents access. 3 There is an existing 10 foot
wide pedestrian easement along the property on the bluff side which will not be affected
by the project. There are no protected public views or vistas affected by the project.

Timeline

November 2008 - Permit 07-0755 (“Permit-07”) issued for extensive remodel of and

second story addition to existing house. Under the standards in effect, the FAR was set at
33%.

April 2009 - Minor variation 09-0142 (“Permit-09”) issued to reconfigure the design
reducing the size of the second floor, but increasing the size of the deck and garage. This
was approved and a non-standard condition was added that this variation superseded the
prior permit. This standard was added to discourage the exterior stairway that had been
previously approved by Permit -07 (Staff Report, page 4).

June 2009 - Net Site Ordinance 13, 13.10.700-S passed, changing the manner in which
the net site area of coastal bluff properties are determined by excluding coastal bluffs and
beaches.

January 2010 - County approves a Change Order to Permit-09 allowing a similar but
slightly different configuration and design which was less intense than Permit-07. The
height was decreased by 3-1/2 feet and the exterior staircase was not included in the

! See Dennis Norton letter attached hereto as Exhibit B.

References herein to the ¢ Staff Report” are to the County of Santa Cruz Staff Report dated April 14, 2010.

? See Staff Report page 7 . . the residential additions will not interfere with public access to the beach, ocean or
any nearby body of water.” See also Staff Report page 40, finding #4. 3

CCC Exhibit
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design. The County, believing this was a less intense project than the originally issued
permit without the offending staircase, believed the original permit to still be in effect
(Staff Report, page 4), and processed a Change Order.

February 2010 - Appellants complain to County that the project affects their private view
and that the County erred in issuance of the change order in that the original permit was
superseded and no longer in effect.

February — March - 2010 County re-tags all project work affected by the Change Order
then suspends Change Order.

April, 2010 — Ingrams apply for new permit and County Planning Commission approves
Permit -10 and grants variances for parking in the front (to exceed the 50% limit on
driveways in the front yard) and FAR standards (a variance from the required FAR of
50% to 59%).

May, 2010 - Appellants file appeal directly to the Coastal Commission.

Appellants’ Contentions

Appellants list numerous sections of the County Code without citing relevant
passages. However, the grounds for the appeal in essence are that: 1) the County in error
issued a Change Order in violation of its own permit conditions and the Ingrams cannot
rely upon the Change Order or prior permit for the proposed project; 2) the Ingrams
continued work on the addition in violation of the stop work order issued by the County;
3) the proposed addition does not meet the new FAR ordinance passed while the new
permit was being processed, and therefore a variance is required; and 4) Appellants’
private views, light and air are impacted. Appellants also contend that setback

requirements are not met for the new addition and that the house should be required to be
sprinklered.

As more specifically set forth below, Appellants’ contentions have either been
cured by the County by requiring the Ingrams to process the new permit, Permit -10, or
are totally unsupported by the facts. The only concern Appellants really have is that their
private view of the ocean to the west is minimally impacted by the covered deck in the
proposed project. As such, Appellants raise no substantial issue with respect to the
grounds on which the appeal has been filed under Section 30603 of the Coastal Act.

I. The County’s Error in Issuance of a Change Order was Corrected by
Requiring the Ingrams to File and Process a New Permit — 10-0080.

CCC Exhibit _3
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Appellants’ appeal is largely based upon the fact that County erred in issuing the
Change Order to permit 09-0142 instead of a permit amendment. The County admits its
error in issuing the Change Order*. The planner thought the Change Order was
appropriate because the permit was similar to the previously approved project and that
the planner’s intent in placing condition IVc on Permit-09 was to delete the exterior
staircase which was not a part of the Change Order.” In any event, to cure the County’s
error, the Ingrams applied for a new permit which was approved for the proposed
addition. Any mistakes made by the County in issuing the Change Order have been
cured. County Code Sections 18.10.136 and 12. 10.340 note that any permit issued in
error by the County may be revoked, or amended in lieu of revocation by the Building
Official, Planning Commission or Board of Supervisors. The County Code also provides
the Permittee a reasonable opportunity to correct the permit and adequate time to pursue
such correction. The County properly processed Permit -10 by hearing before the
Planning Commission and cured any errors in its issuance of the Change Order.

Appellants also argue that Permit -09, condition IVc¢, does not allow the Ingrams
to “return to the previously issued Permit- 07”. This is not the case for two reasons.
First, Permit-10 is an amendment to Permit -09, and not in reliance on Permit -07.
Second, although similar to the design in Permit -07, the current project is different in
configuration and design which decreases the overall height (23° 3" — substantially less
than the 828' height maximum) and deletes the exterior staircase encroaching into the
setbacks”.

Finally, Appellant’s accusations that the Ingrams or the Ingrams’ design
consultant should have been aware of the County’s error are without any basis
whatsoever. See letter from Kris Ingram attached as Exhibit A and Dennis Norton letter
attached hereto as Exhibit B.

4 Staff Report page 4 — “Though the change order was very similar to the project that had received a public hearing
and Zoning Administrator approval in 2008, Condition IVc of the minor variation, referenced above specifically
stated that he original permit had been superseded. The change order therefore should not have been approved by
the Planning Department, as approval of an amendment to coastal permit 09-0142 is needed to formalize the return
to a larger-sized home. However, an amendment was not processed and the Change Order Building Permit 152272-
1 was issued, in error, by the Planning Department on February 9, 2010.”

® Staff Report page 4 “planner’s intent when placing the non-standard Condition IVc on the project in July 2009
being oriented to no longer allowing the exterior stairway encroachment to the side yard.”

8 See Staff Report page 5 for a comparison between Permit -07, Permit -09 and new Permit -10.

CCC Exhibit 3
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II. The Ingrams Have Complied with the County’s Stop Work Ordei'.

Appellants’ allegations that illegal work continued despite the stop work order on
the Change Order is without basis. Work under approved Permit -09 and building permit
152272 began January, 2010. In February, the Planning Department received a
complaint from the Appellants that the construction obstructed their views and that the
work exceeded the originally-issued permit. A stop work order was issued by the County
on February 25,2010 and on March 15, 2010 the Change Order upon which the Ingrams
had relied upon as valid was suspended based upon the County’s error in issuance of the
Change Order. The Ingrams, in good faith reliance upon the County’s issuance of the
Change Order, began construction until the stop work order was issued. As noted in the
attached letter from Dennis Norton, Exhibit B, the only work which has been done was to
water proof the house in February per the authorization by the County to do so and on
work unaffected by the improperly issued Change Order.

- IIL. The Proposed Project Meets County FAR Standards in that a Variance
- was Properly Granted for Permit 10-0080.

Appellants argue no variance was granted nor should one be granted, as it would
be a grant of a special privilege. Appellants’ contentions are incorrect. The only
variance required due to the passage of the new FAR standards is for Permit-10. Permit
-10 included a variance to the FAR standards set forth in 13.10.700S and proper findings
were made and supported. As pointed out in the Staff Report, had the County not
mistakenly issued the Change Order, the project would have been at 27 %. Due to the
new standards, the net site area decreased by 38%. However, since the FAR site
standards changed before Permit -10 was approved, the County reviewed the project
under the new standards. The County properly required that a variance be applied for and
reviewed by the County. As part of Permit -10, a variance to the FAR standards was
approved. ’

Appellants argue, as their Issue #4, that a variance for the FAR can only be
granted if it “prevents use of a parcel”. That is patently incorrect. Variances are
permitted exceptions to the standard zoning restrictions under certain prescribed
circumstances, none of which require a showing of no use of a parcel. A variance is
appropriate when the proper findings can be made (not that it prevents a use). Those
findings are specified in County Code Section13.10.230 and are as follows:

7 A variance for the front yard setback was also approved for the parking in that the narrow width of the lot
prevented the normal 2 parking spaces and this variance does not appear to be contested.

CCC Exhibit -2
{(page S of é&pages)



July 13, 2010
Page 6

1) Special Circumstances. That because of special circumstances applicable
to the property, including size, shape topography, location, and surrounding
existing structures, the strict application of the Zoning Ordinance deprives
such property of privileges enjoyed by other property in the vicinity and
under identical zoning classification.

2) Not Materially Detrimental. That the granting of such variance will be in
harmony with the general intent and purpose of zoning objectives and will
not be materially detrimental to public health, safety or welfare or injurious
to property or improvements in the vicinity.

3) No Special Privileges. That the granting of such variance shall not
constitute a grant of special privileges inconsistent with the limitations
upon other properties in the vicinity and zone in which such is situated.
(Ord. 746, 1/8/62; 1048, 2/1/65; 1578, 2/23/70; 1704, 4/25/72; 1739,
7/17/72; 2459, 7/19/77; 2506, 11/22/77; 2800, 10/30/79; 3186, 1/12/86;
3344, 11/23/82; 3432, 8/23/83; 3632, 3/26/85; 4836 §§ 5, 6, 10/3/06).

Staff Report, at page 20, notes the grounds in support of each of the required
findings. Specifically with respect to special circumstances, there are several factors,
each of which could independently support the finding: 1) the net site area of the parcel
due to the bluff is extremely small at 3,425sf, far below the 5,000 sf minimum parcel size
for the zone district; 2) the parcel includes an unusual geometry of the coastal bluff which
not only consists of the standard vertical bluff, but a unique substantial horizontal rock
shelf (south facing) that is unique only to this particular small area of the coast line; 3)
the bluff is actually a retaining wall supporting a public path; and 4) the lot configuration
itself is extremely narrow and substandard for the zone district with a frontage of only 25
feet wide, half of the required minimum width for the district.

The Rockview / S. Palisades area has only a few, approximately three, small
parcels similar to the Ingrams parcel with a substantial bedrock ledge. This is a unique
feature of only a small area of the Santa Cruz County coast line. See letter from Rick
Parks of Haro, Kasunich and Associates attached as Exhibit C. Even more unique to the
Ingrams’ parcel is the vertical ledge supporting a public path. The existence of the
substantial rock shelf alone caused the project to exceed the FAR standard. ® As noted in
the Rick Parks’ letter, both the unique rock ledge and vertical support for the public path
are unique to only a few parcels in the district.

¥ See Staff Report page 20.
CCC Exhibit 3
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As noted in the Staff Report and the supporting letter from Dennis Norton (Exhibit
B) the grant of the variance will be in harmony with the neighborhood and not materially
detrimental. The proposed addition is low in height and meets all side and rear yard
setbacks to their neighbors allowing privacy and access to sunlight and air. The change
in parking in the front yard brings the parking into conformity with current 20' setback
requirements. Letters from neighbors supporting the project, including the other
immediate neighbor, are attached as Exhibits D-1 and D-2.

There are no special privileges granted by this variance. The Staff Report at page
21, and as shown by the size of homes in the area, adjacent homes have had or do have
the benefit of more building space. County staff notes that three of the six contiguous
lots with a similar shape have had variances approved due to the unusual shape and size
of these particular lots in this area and that the granting of the variance is not a special
privilege. The Staff Report also notes that recent approvals in the vicinity include a
3,300 sf home and 2,200 sf home. ° The housing survey attached to the letter by Dennis
Norton shows the average size of houses in the neighborhood is 2,328 square feet and
that seven of the nine houses are two-story.

IV. Appellants’ Argument that the Proposed Addition Obstructs their
Private Light, Air and Solar Opportunities are Without Support Either in Law or
Fact.

Appellants argue at Issue #9 that “there is a significant effect on the home with
respect to light, air and solar opportunities. I have floor to ceiling windows on the west
side of my home and due to the non-permitted second story addition, I no longer can even
see the sky. My residence is completely shaded and void of any sunlight especially since
there are no windows on the east side of my home”. This is completely without basis as
noted on the in the letter by Dennis Norton (Exhibit B).

Staff Report, at page 4, states that the Appellants complained about loss of ocean
views resulting from the construction. While it is true that the construction impinges
slightly on the neighbors’ ocean view, reducing it from a 70degree view to approximately
60 degrees, Appellants’ claim that the addition obstructs light, air and solar is untrue. '
The addition at 23feet is well below the maximum height of 28 feet and is a “low- pitch
roof design and stepped back second story” ! Staff Report at page 18 states: “The

? Staff Report, page 7.
19 See Dennis Norton letter attached as Exhibit B.
' Staff Report, page 7.
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proposed construction will not deprive adjacent properties or the neighborhood of light
air or open space in that the addition meets all current setbacks that ensure access to light,
air and open space in the neighborhood and because the adjacent properties both open
toward the pedestrian path bedrock shelf and open ocean vista at the rear.” The shingled
siding and additions and deck match the style of the existing house. There is no evidence
glat any other neighbor private view of adjacent private views is exceptionally impacted.

V. Appellants’ Other Arguments are Without Support or Foundation in that
the Proposed Addition Meets Current Setbacks and is Sprinklered, all pursuant to
County Code.

As noted above, the proposed addition meets all current setbacks and is
sprinklered. *

Conclusion. The Appeal fails to set forth any violations of Coastal policies.

The proposed project is in compliance with LCP and Coastal Act policies. The
proposed addition will be similar to the existing pattern of residential development in the
neighborhood. The parking in the front will be improved, as it will be setback to and
come into conformance with existing standards. The variance is applicable only to this
unique parcel. No coastal protected views are impacted by the project. Public access
remains unaffected by the small addition. The pedestrian path along the bluff will not be
affected. There is established public access at the east end of Rockview less than 100
feet from the site.

12 As the Court in Farr v California Coastal Comm’n (2009) 173 CA4th 1474 noted, not every view is protected
from intrusion and the legislature did not intend that permits be denied for projects no matter how minimal the
infringement on any view from any vantage point. The view in Farr was from a public side street, but not a
recognized coastal protected view. In the Ingram case, the Shawver’s view is not a recognized coastal protected
view, but only a private view as opposed to public view.

B See letter from Dennis Norton, Exhibit B, and Staff Report page 18.
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July 3, 2010
California Coastal Commission
Attn: Ms. Susan Craig and Mr. Dan Carl
725 Front Street, Suite 300

Santa Cruz, CA 95060

Ms. Craig and Mr. Carl,

I am writing this letter in response to the Coastal Commission
Appeal # 3-SCO-025. My name is Kris Ingram and I am the
homeowner at 7 Rock View Drive in Santa Cruz. In October of
2007 my husband and I purchased this beach front property, with
the dream of one day improving it to accommodate our family. In
October of 2008 that dream began to unfold. We took great pains
to make sure the improvements fit in with the neighborhood and
were to size and scale with our lot. Prior to breaking ground, we
went through all of the appropriate building and structural permit
processes, but when it came time to build we changed the project
because I was laid off, and the economy took a tumble. We again
did everything that was dictated and required by the County of
Santa Cruz. Once the house was framed, we re-evaluated our
decision and went back to the original design. We re-applied for
permits and they were granted. We, in good faith, did all that the
County instructed us to do to move forward in a timely fashion.
We proceeded, and got to the point of a fully constructed home
with plywood siding and roof. At this point our construction

project was red-tagged. - CCC Exhibit £
(page 1O of 22-pages)
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Our neighbors at the time, Billy and Lisa Shawver, appealed our
permit. At that point we learned the County had made a mistake
in issuing our permit. We went back to County for a public

- hearing at our expense to correct the County’s mistake. The
County supported our project once again, and denied their
appeal. The Shawyers who had put their property up for sale well
before we started our project now no longer own the property
next door and are no longer in the neighborhood. We believe that
they were concerned that their private view was slightly affected
by our project and that this would affect their selling price. The
County’s error added to the confusion with the neighbors as to
whether we were proceeding legally. As it was,they ended up
selling their property for far less than they were asking. I believe
the Shawvers may blame us for this issue and to this day are
making us pay in more ways than one.

The Shawvers then, upon the advice of their attorney, Tony
Lombardo, without going to the County Board of Supervisors or
paying any money appealed this matter to the Coastal
Commission, and that brings us to our predicament today. We
paid approximately $40,000 in fees and are currently being billed
another $7,800 for an issue we did not cause nor understand.
The time delay has been unbearable. Who do we put our trust in,
if not those who are in a position to advise and guide us? The
County of Santa Cruz made a mistake, and one that had cost us
financially and emotionally. My plea is that you will be able to
support us in the completion of this project, and let us finish our
home. I thank you for your time and attention in this matter.

Respectfully submitted, |
%JWQ N
Kris Ingra CCC Exhibit _3
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DENNIS NORTON

HOME DESIGN & PROJECT PLANNING,‘;?‘}TJ

 May28,2010 -

~ Susan Craig - :

A Callforma Coastal Commission
| 725 Front street ‘Suite 300
‘|~ Santa Cruz, Ca. . 95060

RE Commlssron Appeal No A-3 SCO 025 o
" #7 Rockview Dnve S
b Dear Ms. Craig, ' DRt fe o ‘
|- This letter is a response to the Coastal Appeal letter of #7 Rockwew Dnve by Llsa and Wllllami
|- Shawver, dated 5-18- 2010. | am the designer for the project and processed this project :
;ﬂl_through the County on behalf of the Ingrams. It should be made clear that a Coastal permrt
f;_', and a bu1ld1ng permit were legally issued for all work performed on this project. The permlts
still stand-as issued by the County of Santa Cruz . ( Minor Variation to Coastal Permlt 09-0142
and Building permit # 152272). The house with permits, had been two months in process: on;
‘modification of permit before County revoked building permit.. Burldmg is now completed o
_j,,",':"through framing and roof structure. All work was. completed with inspections from the _'
- County of Santa Cruz as per approved plans. There was no unauthorized work on the: house
- Compatibility with Neighborhood - This:modest house of less than 1800 square feet, as-

‘proposed, is considered small by the neighborhood standards and by other homes: along the
:COast in a similar zoned district. In the last three years the County has issued two Coastal
- Permits for rebuilds within 200 feet of this project that are considerably larger than this
" proposed. structure, one at 2,200 and another at 3,300. | have prepared a survey of house .
*_sizes in the immediate neighborhood adjacent to the Ingrams. It is attached. ' As shown by the
_ :,'survey the Ingrams’ proposed project at 2103 is in keeping with the size of the lmmedlately
1 “adjacent homes in the neighborhood and is well below most homes in the zone district. The
Ingrams are not asking for anything that other neighbors do not already enjoy. -This project -
" has the support of all neighbors with the exception of the Shawvers (absentee) who appealed :
|~ this project. The site design was reviewed by County and found in compliance with all .
*g,regulatlons mcludmg but not limited to the new ordinance County Code 13 11 .072 relatmg to
compatlblhty, parking, building bulk, massing and scale. '

e time by the Ingram’s on this project that requires a permit without the consent of the Santa ©
1" Cruz County Building department and the issuance of proper permits. This can be venfled by,
" Jennifer Hutchinson, Head Building Department official. Work did not continue after house
‘| was red tagged by County. The Ingrams were allowed by the Building department to
~~waterproof structure that was prewously approved. This can be verified with County Planmngf
1" and Building Departments. Neither | nor the Ingrams were aware that the Change Order was
| - issued in error. 1, along with the planner assumed that a change order was appropriate in :
J ) e view of the prewously rssued permit. It should be noted that the claim by the Shawver’s that
o k“.the house is not spnnklered is untrue The proposed house has spn&@’é E 'llbl t 3

SO ' ~ a ___of 22
.« CAPITOLA, CA 95010 » (831) 47672616 *» FAX 4" 4 a&ﬁﬁ)
EMAIL - DNORTONDESIGNS@MSN.COM

All work performed was authorized by County - There has been no work performed at any L L

st Lic. NO. 421394 EXHIBIT_ﬁ_PAGE_/__OF_L




DENNIS NORTON

effect on the light and air to the Shawver’s house. The plan and design is low in profile for a o
1" two story structure, with all new areas of structure adhering to required setbacks. The house Tt

HOME DESIGN & PROJECT PLANNING

S lmpacts on nght and Alr - The proposed pro;ect does not obstruct Shawver 'S, llght and a1r
e and only slightly obstructs therr pnvate ocean view. The proposed project has little if any

e was reduced in height as originally proposed and is only 24* high which is well below the 28’ - e

I _height minimum. There is little if any shadows except for a short time at sunset. As shown

. 1_': ~ compatibility. Their house was on the market for a long time dunng their appeal and just . =
|- sold. They have no ties to this neighborhood . The only impact was a slight reduction of therr

o nelghborhood back in order Thank you for your consrderatlon

: ":by the site plan the statement made by the Shawvers that thelr “wmdows are completely
L shaded and void of any sunllght" is blatantly wrong NS - ,

‘ In realrty, the Shawver s main concern is more w1th thelr private view thann‘eighborhood' o

g approxrmately 70 degree view to a 60 degree view of the ocean. The. Santa Cruz County

~ Planning Commission and Planning staff , the people most knowledgeable to this property
-~ and these issues, gave approval to this project. There are no valid grounds for appeal and'
- this project ‘should be allowed to proceed as quickly as possible to put thlS small

;Respectfully Submltted

cCe Exhibit 3
(page \5of ZL pages)
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Housing Survey
6-3-2010

The following is a survey of house sizes in neighborhood adjacent to the Ingram Proposed residence
at #7 Rockview, Santa Cruz, CA. The square footages are based on living area and garage area as
required in County of Santa Cruz Planning calculations.

1) Hooz Residence 3850 Sq. Ft. 2-story
2868S. Palisades

2) Connie Residence 2870 Sq. Ft 2-story
2870 S. Palisades

3) Gray Residence 2000 Sq. Ft Single story
# 1 Rockview '

4) French residence Coastal Permit for 2638 Sq. Ft Approved for and
#3 Rockview under construction
for a 2-story residence

5) Carol Foster : ' 1094 Sq. Ft Single story
#5 Rockview
6) Alex Ingram (Proposed) 2103 Sq. ft. 2-story

# 7 Rockview

7) William Shawyer : : 1694 Sq. Ft. ~ 2-story
# 9 Rockview

8) James Hoag 1694 Sq. Ft. 2-story
# 11 Rockview

9) Eugene Aconico 3012Sq. Ft ' 2-story'
# 17 Rockview

Average house size in Neighborhood 2,328 Sq. Ft.

CCC Exhibit 3
(page {4 of 2T pages)
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HARO, KAsSuUNICH AND ASSOCIATES, INC.

ConsuLTiNg GEOTECHNICAL & COASTAL ENGINEERS

Project No. SC9621
13 July 2010

CALIFORNIA COASTAL COMMISSION
Central Coast District Office

725 Front Street, Suite 300

Santa Cruz, California 95060

Attention:  Ms. Susan Craig
Subject: Review of Parcel Configu ratidn

Reference: Ingram Residence
7 Rockview Drive
APN 028-304-23
Santa Cruz County, California
CCC Appeal No. A-3-SC0O-10-025

_ Dear Ms. Craig:

The Ingram residence is located at 7 Rockview Drive in the Pleasure Point area
of Santa Cruz County, California. The Ingram residence and surrounding
neighborhood are situated upon a relatively low coastal bluff at about elevation
24 feet NGVD29. The Ingram parcel is only 25 feet wide and averages about
225t feet long measured perpendicular to the shoreline. A vertical seawall with a
recurve along its top bisects the Ingram parcel with a substantial bedrock beach
platform below. The base of the seawall and top of the bedrock beach platform
are at about elevation 10 feet NGVD28. The bedrock beach platform comprises

almost one half of the parcel.

The purpose of this letter is to outline our review of the Ingram parcel
configuration with respect to other shoreline parcels in Santa Cruz County,

California.

Based upon our review of Google Maps and Californiacoastline.org, it is our
engineering opinion that the Ingram parcel configuration is unique to only a few
other parcels in Santa Cruz County. Attached to this letter is a Site Location Map
using a Google Maps photo showing the South Palisades/Rockview Drive -
shoreline as well as an October 2009 Californiacoastline.org photo of the Ingram

parcel and neighborhood. | | CCC Exhibit _i__
, (page 17 of _Z.Lpages)
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California Coastal Commission
Project No. SC9621

7 Rockview Drive

13 July 2010

Page 2

If you have any questions regarding this letter, please call our office.

Respectfully Submitted,
HARO, KASUNICH AND ASSOCIATES, INC.

Rick L. Parks, GE 2603
Senior Geotechnical and Coastal Engineer

RLP/dk

Attachmients: Site Location Map
Californiacoastline.org — Oct 2009

Copies: 2 to Addressee
1 to Alex and Kristine Ingram

CCC Exhibit _3
(page .JiOf kaages)
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SITE LOCATION

SITE LOCATION MAP
7 Rockview Drive - Ingram Residence
APN 028-304-023
Santa Cruz County, California
Not To Scale Image From Google Earth
"NN3Y JD
July 2CC8 HARO, KASUNICH & ASSOCIATES, INC.
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May 28 10 12:26p Alex Ingram 650-917-8167 p.6

May 25, 2010

. Cdlifornia Coastal Commission:

| am wrifing this letter in support of the structure built at 7 Rock View
Drive in Santa Cruz. | am the full time resident and homeowner of §
Rock View Drive and | would love to see the Ingram’s finish their
project as soon as possible. | have been very patient, as the next
door neighbor, and the ingram’s have been very considerate, but
the circumstances that have stopped construction are
inconceivable to me. The ingram’'s have acted in good faith with
the permits they paid for and were issued by the county of Sanic
Cruz. This unfinished construction is an eye-sore and a newly re-
modeled home will only benefit the neighborhood aesthetically and
financidlly. To my understanding this project which began in October

- of 2009 was to be completed in May of 2010. Please enable the
Ingram's to finish the home they were permmifted to build so that we
can continue to enjoy the beautiful views of the coast and not an
unfinished construction site.

Thank you for your time and consideration in this matter.

Sincerely,

oot

Carol Gray
CCC Exhibit 2
(page “2|_of 22 pages)
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May 28 10 12:26p Alex Ingram 650-917-8167 p.7
MAY-26-2018 14:54 FROM:JASON HOOZ 83146234091 T0: 16539178167 P.1

May 26, 2010
TO: California Coastal Commission

RE: Ingram Residence — 7 Rockview Dr., Santa Cruz

We are writing in full support of the Ingram residence on 7 Rockview Drive.

In good faith, the Ingrams followed the county requirements, obtained their permits and
paid their fees. They have been courteous and informative during the construction
process, and have made every effort to minimize any inconvenience to the
neighborhood.

Living near a canstruction site can be a nuisance. As full time residents, we would
appreciate a prompt resolution in their favor so our lives can get back to normal.

The house is a beautiful addition to our street and we're looking forward to having new
neighbors. Please allow them complete their home,

Sincerely,

ol oy

2888 S. Palisades Ave,
Santa Cruz, CA 95062

EXHBIT.D -2 PAGE_ [ OF /
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(page 22 of _LLpages)




Michael A. Guth

Attorney at Law
2-2905 East Cliff Dr.
Santa Cruz, CA 95062

Santa Cruz County Planning Commission
701 Ocean Street
Santa Cruz, CA April 13, 2010

Re:  Permit Application 10-0080; Agenda Item 7, April 14, 2010

I strenuously object to the granting of a Floor Area Ratio Variance on this
parcel.

THE FLOOR AREA RATIO VARIANCE CANNOT BE JUSTIFIED
UNDER ANY REASONING.

The reduced net site area on this parcel is not the unintended consequence of a
law passed for other reasons. The new law was passed specifically to prevent large
houses on smaller plateau lots. The 38% reduction in lot size is not atypical, in fact, in
Rio Del Mar much larger losses may have occurred.

A variance may be appropriate when a rule prevents use of a parcel. However,
this parcel already had a pre-existing structure, thus was not denied use. Further, there
is already a permit granted (07-0755) for this parcel which DOUBLES the size of the
pre-existing home. It is not legally justifiable to claim deprivation when one can
already DOUBLE the size of an existing home. In all my years participating in this
County’s land use affairs, I have never heard such an outrageous claim as that made in
Findings 1 and 3.

Using the new net site area, the old home had a 22.9% FAR. The current,
approved permit has an FAR of 44% using the new net site area. The new net site area
still allows for more than a doubling of the size of the pre-existing home. A FAR
Variance here is a grant of special privilege. Just because the owner would prefer a
larger home cannot be the basis of violating the clear legislative intent of the recent
law change.

Pointing out that other homes, built and permitted prior to the new law change,
have larger FARs provides no legal basis for contrast to similarly situated properties.
The law was changed specifically to disallow such situations.

GRANT OF SUCH A VARIANCE WOULD DIRECTLY IMPINGE UPON
LEGISLATIVE FUNCTION AND CANNOT BE DONE ADMINISTRATIVELY.

GRANT OF SUCH A VARIANCE WOULD BE ADMINISTRATIVE
USURPATION OF LEGISLATIVE AUTHORITY.

The Planning Commission cannot grant this variance.

Yours Sincerely,

Wdat Y-
Michael A. Guth

CCC Exhibit . L/_
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