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For the  
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MEMORANDUM                                                             August 15, 2014 

 
TO:    Commissioners and Interested Parties 
FROM:   Dan Carl, North Central Coast District Deputy Director 
SUBJECT:   Deputy Director’s Report 

 
There were no waivers, emergency permits, immaterial 
amendments or extensions issued by the North Central Coast 
District Office for the August 15, 2014 Coastal Commission 
hearing. 
 
This report contains additional correspondence and/or any 
additional staff memorandum concerning the items to be heard 
on today’s agenda for the North Central Coast Area. 
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Memorandum                                                                     August 13, 2014 
 
 
To: Commissioners and Interested Parties 
 
FROM: Dan Carl, North Central Coast District Deputy Director 
                        North Central Coast District 
  
 
Re: Additional Information for Commission Meeting  
 Friday, August 15, 2014 
 
 
Agenda Item               Applicant Description  Page 
 
 
F10a &F10b                 A-2-SMC-09-006 Michael F. Johnson/ 
                         A-2-SMC-09-008 James M. Shook Staff Report Addendum 
 
F10a &F10b                 A-2-SMC-09-006 Michael F. Johnson/ 
                         A-2-SMC-09-008 James M. Shook Correspondence, Lennie Roberts                       1-6 
   Ex Parte Communication, Lennie Roberts           7 
   Correspondence, Fredrick L. Herring             8-10 
    
 
F11a                         2-14-0214 Marin Co. (DPW) Correspondence, Ernest Klock                            11 
   Correspondence, Jennifer Blackman                  12 
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F10a&b 
Prepared August 13, 2014 for the August 15, 2014 Hearing 

To: Commissioners and Interested Persons 

From: Nancy Cave, District Manager 
Renée Ananda, Coastal Program Analyst 

Subject: STAFF REPORT ADDENDUM for F10a & b 
 Appeal Nos. A-2-SMC-09-006 (Johnson) and A-2-SMC-09-008 (Shook) 
 
Staff received a letter from the Appellant in this matter, dated August 4, 2014, and submitted via 
e-mail transmission on August 5, 2014.    Staff also received a letter from the Applicants dated 
August 12, 2014, written in response to the Appellant’s August 4, 2014 letter.  The Appellant 
states support of staff’s recommendation that Substantial Issues are raised and approval of the 
projects as conditioned; however, the Appellant requests two modifications, which are presented 
below.  
 

1. Revise the special conditions to eliminate the proposed curved walls and roofs and 
replace them with vertical walls and more traditional pitched roofs. 

2. Revise the special conditions to require that any on-site cypress tries that die or are 
removed for any reason in the future shall be replaced on a 2:1 ratio on site.   

The Applicants have responded to both of the Appellant’s contentions, stating that any existing 
Cypress Trees removed to allow construction of the proposed buildings and parking areas will be 
replaced at a 2:1 ratio.  With respect to the Appellant’s second contention, the Applicants believe 
the Appellant’s contentions are inaccurate and overstated.  The Applicants believe that the 
proposed roofs are pitched in accord with LCP requirements.  They state that the issue was 
thoroughly raised and addressed during the County hearings on the projects.  In addition to the 
Applicants’ letter responses, Staff provides the following discussion in response to the 
Appellant’s correspondence.  
 
First requested modification:  The Appellant objects to the design of the two buildings, 
indicating that they are not consistent with the surrounding built environment, and that they don’t 
meet the LCP’s nautical character and pitched roof requirements (see top of staff report Exhibit 9 
page 3 for the relevant LCP requirements).  Staff agrees that the buildings represent somewhat 
non-traditional architecture, but have concluded that they adequately provide for a nautical 
character and pitched roof, and adequately harmonize with the surrounding area.   
 
In terms of the nautical character, and as discussed in the staff report starting with pages 24 – 25, 
and also on pages 30 through 33, the LCP does not define nautical.  The LCP provides specific 
design guidelines for development in Princeton-by-the Sea and requires that commercial 
development reflect the nautical character of the harbor setting, use wood or shingle siding, 
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employ natural colors, and use pitched roofs.  The Applicants’ projects use cedar shingles, 
employ natural colors, and employ design that is similar to other structures constructed in the 
vicinity.  Staff has concluded that these design measures meet the LCP’s nautical character 
objectives.   
 
In terms of whether the roofs’ design is pitched or not, and as discussed in the staff report on 
pages 24-25 and pages 30-33, the County LCP also does not define pitched.  Clearly, the roofs’ 
design is non-traditional, and does not look like what might ordinarily be considered a traditional 
angled and “pitched” roof.  However, the roof design is curved, not flat, which provides for 
articulation, as is an intent of a pitched roof.  Staff concluded that the roofs meet the LCP’s 
pitched roof objectives in that regard. 
 
In terms of overall visual compatibility with the surrounding area, it is clear that there is a wide 
variety of structures in the area (see photos below).  Closest to the site, and as referenced by the 
Appellant in her letter, the Maverick’s Event Center, Maverick’s B&B, and the Kissick building 
exist which employ blue roofs with a more classical A-frame or gable roof design and white 
and/or gray exterior paint.  As the Applicants point out, there are a variety of building designs in 
the vicinity of the project, and use of a gable roof or blue or grey paint is no more nautical than 
the designs employed by the Applicants (natural cedar shingles and curved roofs).  There are 
approximately 8 buildings with very similar designs as the two buildings discussed in these 
projects located along the waterfront in Princeton by the Sea, and situated closer to the shoreline 
to the west that were constructed pursuant to CDPS approved by the County around 2000 and 
2007 and not appealed to the Commission.  In short, the area provides an eclectic mix of styles.  
This eclectic mix has been recognized by the County in their current update of the LCP for this 
area, wherein the County has indicated that the primary visual consideration for Princeton is to 
maintain “the character-defining qualities of the community such as the eclectic development of 
the Princeton waterfront-industrial area”.  Although the proposed project designs provide a 
relatively non-traditional style, staff believes that they adequately fit into the eclectic mix and in 
fact are not the first such non-traditional designs of this type in the immediate area, as evidenced 
by the other structures permitted by the County in 2000 and 2007 (see photos below). 
 
Questions related to whether structures adequately harmonize with the surrounding environment 
can be a notoriously difficult exercise, and reasonable people can disagree on whether that is the 
case when the standards for review are fairly subjective, as they are here.  Staff concluded that 
the Applicants’ proposed designs adequately fit in with the surrounding environment, including 
due to the orientation of the site and the vegetation there that limits the degree to which these 
structures would be present in any significant public views.  For those reasons, staff is not 
recommending additional design changes to the two structures. 
 
Second requested modification:  The Appellant requests that any trees that die or are removed 
be replaced at a 2:1 ratio on site.  Staff is already recommending that any removed trees be 
replaced at a 2:1 ratio.  Special Condition 1 for the Shook Coastal Development Permit (CDP) 
requires a replacement ratio of 2:1 to replace the only Cypress tree located on that site.  The 
Johnson site does not have any Cypress trees on it that will be removed or require replacement. 
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Shoreline View Up Coast (West) of Project Sites – Similar Buildings Constructed in the early to mid-2000s 
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