






























































 
 

 

 

STATE OF CALIFORNIA—NATURAL RESOURCES AGENCY  EDMUND G. BROWN JR., GOVERNOR 

CALIFORNIA COASTAL COMMISSION 
CENTRAL COAST DISTRICT OFFICE 
725 FRONT STREET, SUITE 300 
SANTA CRUZ, CA 95060 
PHONE: (831) 427-4863 
FAX: (831) 427-4877 
WEB: WWW.COASTAL.CA.GOV  

Th23b 
Appeal Filed: 4/6/2015 
49th Day: 5/25/2015 
Staff: Kevin Kahn - SC 
Staff Report: 4/23/2015 
Hearing Date: 5/14/2015 

APPEAL STAFF REPORT: SUBSTANTIAL ISSUE 
DETERMINATION ONLY 

Appeal Number: A-3-SCO-15-0022 
 
Applicant: Teresa Sabankaya 
 
Appellants:  Unincorporated Association of Multiple Bonny Doon Residents and 

Neighbors 
 
Local Government: County of Santa Cruz 
 
Local Decision: Approved by the Santa Cruz County Zoning Administrator on 

September 4, 2014; upheld by the Planning Commission on 
December 10, 2014; and upheld by the Santa Cruz County Board of 
Supervisors on March 17, 2015 (County application number 
131127). 

 
Location:  11.24 acre residential lot located at 4286 Bonny Doon Road within 

the unincorporated Bonny Doon area of Santa Cruz County (APN 
063-082-13). 

 
Project Description: Coastal development permit (CDP) to allow for 1) a floral design 

studio to operate out of Applicant’s existing attached garage; 2) up to 
ten floral design workshops per calendar year; 3) up to four wedding 
ceremonies/receptions per calendar year. 

 
Staff Recommendation: No Substantial Issue 
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Important Hearing Procedure Note: This is a substantial issue only hearing. Testimony will be 
taken only on the question of whether the appeal raises a substantial issue. Generally and at the 
discretion of the Chair, testimony is limited to three minutes total per side. Please plan your 
testimony accordingly. Only the Applicant, persons who opposed the application before the local 
government (or their representatives), and the local government shall be qualified to testify. 
Others may submit comments in writing. If the Commission determines that the appeal does 
raise a substantial issue, the de novo phase of the hearing will occur at a future Commission 
meeting, during which it will take public testimony. 
 

SUMMARY OF STAFF RECOMMENDATION 
Santa Cruz County approved a coastal development permit (CDP) to allow for a home 
occupation business to operate out of an existing single-family residence on an 11.24 acre lot 
located at 4286 Bonny Doon Road in the unincorporated Bonny Doon area of Santa Cruz 
County, roughly four miles from the coast.  

The Appellants contend that the approved project is inconsistent with the Santa Cruz County 
certified Local Coastal Program (LCP)’s standards related to home occupations. After reviewing 
the local record, Commission staff has concluded that the approved project does not raise a 
substantial issue with respect to the project’s conformance with the certified Santa Cruz County 
LCP.  

The Appellants contend that the County-approved CDP is inconsistent with the IP’s home 
occupations ordinance primarily because its allowance for weddings is inconsistent with the 
ordinance’s primary intention of only allowing home occupations of a “limited” extent. In this 
case, the County found that allowing for weddings and luncheons was an appropriate extension 
of the Applicant’s floral design business. In addition, in order to both address neighborhood 
concerns pertaining to traffic and noise, as well as to make the requisite findings that the 
wedding and luncheon events are subordinate to the Applicant’s business and therefore are of a 
limited nature and extent, the County conditioned the CDP to strictly limit the number and 
impact of such events. The CDP’s conditions include limiting the number of luncheons to ten per 
calendar year during the hours of 2 to 4pm only. For weddings, the CDP allows no more than 
four per calendar year, requires each wedding event to end by 7pm, limits the number of vehicles 
allowed on site during a wedding to ten (thereby requiring shuttles for any additional guests), and 
limits the number of allowed guests to 50. Furthermore, the CDP requires noise abatement 
measures, including requiring a designated disturbance coordinator and a 24-hour contact 
number for residents to report any complaints and allow for abatement of any potential noise 
impacts or other disturbances. Finally, the CDP was conditioned to require the Applicant to 
report back to the Planning Commission one year after permit issuance with information on how 
the use is operating and identification of any problems.    
 
Thus, the County adequately ensured that the allowed on-site events are of a limited nature and 
extent and will not have any significant adverse effects on the neighborhood. Furthermore, 
because of the parcel’s large size (11.24 acres), the project area’s dearth of sensitive coastal 
resources (e.g., no agriculture, ESHA, scenic coastal views, or public coastal accessways are 
located within the area of the home occupation), and its distance from the shoreline (roughly four 
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miles away), the approved project will not result in significant impacts to other Coastal Act and 
LCP-protected resources. In short, the County-approved project adequately addresses LCP 
coastal resource protection issues in this case. If the facts were different, for example, if the 
wedding were proposed on rural agricultural lands or in areas near significant public recreation 
and/or significant view areas, then there might be different conclusions. However, in this case 
and for this approved project at this location, staff recommends a finding of no substantial issue. 

As a result, staff recommends that the Commission determine that the appeal contentions do not 
raise a substantial LCP conformance issue, and that the Commission decline to take jurisdiction 
over the CDP for this project. The single motion necessary to implement this recommendation is 
found on page 4 below. 
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I. MOTION AND RESOLUTION  

Staff recommends that the Commission determine that no substantial issue exists with respect 
to the grounds on which the appeal was filed. A finding of no substantial issue would mean that 
the Commission will not hear the application de novo and that the local action will become final 
and effective. To implement this recommendation, staff recommends a YES vote on the 
following motion. Passage of this motion will result in a finding of No Substantial Issue and the 
local action will become final and effective. The motion passes only by affirmative vote of a 
majority of the Commissioners present. 

Motion: I move that the Commission determine that Appeal Number A-3-SCO-15-0022 
raises no substantial issue with respect to the grounds on which the appeal has been filed 
under Section 30603. I recommend a yes vote. 

Resolution to Find No Substantial Issue. The Commission finds that Appeal Number A-
3-SCO-15-0022 does not present a substantial issue with respect to the grounds on which 
the appeal has been filed under Section 30603 of the Coastal Act regarding consistency 
with the Certified Local Coastal Program and/or the public access and recreation 
policies of the Coastal Act. 

II. FINDINGS AND DECLARATIONS 

A. PROJECT DESCRIPTION AND LOCATION 
The County-approved project is located at 4286 Bonny Doon Road in Santa Cruz County. The 
project site is located on an 11.24 acre residential lot with an existing residence within 
unincorporated Bonny Doon, a rural area located in the forested, mountainous northwest corner 
of Santa Cruz County’s coastal zone and roughly four miles from the coast. The parcel is zoned 
Rural Residential (RR), which is intended to allow for very low-density residential uses. 
Adjacent parcels are zoned Residential Agricultural (RA), Agriculture (A), and Timber 
Production (TP), reflecting the area’s rural character of low-density residential, agricultural, and 
resource-related land uses. 
 
The County-approved project allows for: 1) a floral design studio to operate out of the 
Applicant’s existing attached garage; 2) up to ten floral design workshops per calendar year, and; 
3) up to four wedding ceremonies/receptions per calendar year. The County conditioned the CDP 
to allow for the design workshops to operate solely between the hours of 2-4pm and consist of no 
more than ten guests, and to require the weddings to consist of no more than 50 guests and end 
by 7pm. Finally, the CDP approval allows for septic system upgrades, including 106 lineal feet 
of additional trench, to accommodate the home occupation use. 
  
See Exhibit 1 for location and site maps and see Exhibit 2 for the approved CDP’s terms and 
conditions.  
 
B. COUNTY OF SANTA CRUZ CDP APPROVAL 
On September 4, 2014 the Santa Cruz County Zoning Administrator approved a CDP for the 
proposed project. The Zoning Administrator’s decision was appealed by the current Appellant to 
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the Planning Commission, which, after deliberation, upheld the approval and denied the appeal 
on December 10, 2014. The same Appellant appealed the Planning Commission’s decision to the 
Board of Supervisors, which also denied the appeal and upheld the Planning Commission’s 
decision on March 17, 2015. See Exhibit 3 for the County’s Final Local Action Notice. 
 
The County’s Final Local Action Notice was received in the Coastal Commission’s Central 
Coast District Office on March 20, 2015. The Coastal Commission’s ten-working day appeal 
period for this action began on March 20, 2015 and concluded at 5pm on April 6, 2015. One 
valid appeal (see below) was received during the appeal period.  

 
C. APPEAL PROCEDURES 
Coastal Act Section 30603 provides for the appeal to the Coastal Commission of certain CDP 
decisions in jurisdictions with certified LCPs. The following categories of local CDP decisions 
are appealable: (a) approval of CDPs for development that is located (1) between the sea and the 
first public road paralleling the sea or within 300 feet of the inland extent of any beach or of the 
mean high tide line of the sea where there is no beach, whichever is the greater distance, (2) on 
tidelands, submerged lands, public trust lands, within 100 feet of any wetland, estuary, or stream, 
or within 300 feet of the top of the seaward face of any coastal bluff, and (3) in a sensitive 
coastal resource area; or (b) for counties, approval of CDPs for development that is not 
designated as the principal permitted use under the LCP. In addition, any local action (approval 
or denial) on a CDP for a major public works project (including a publicly financed recreational 
facility and/or a special district development) or an energy facility is appealable to the 
Commission. This project is appealable because it is not designated as the principal permitted 
use for the LCP’s Rural Residential zoning district. 
 
The grounds for appeal under Section 30603 are limited to allegations that the development does 
not conform to the certified LCP or to the public access policies of the Coastal Act. Section 
30625(b) of the Coastal Act requires the Commission to consider a CDP for an appealed project 
de novo unless a majority of the Commission finds that “no substantial issue” is raised by such 
allegations.1 Under Section 30604(b), if the Commission conducts the de novo portion of an 
appeals hearing and ultimately approves a CDP for a project, the Commission must find that the 
proposed development is in conformity with the certified LCP. If a CDP is approved for a project 
that is located between the nearest public road and the sea or the shoreline of any body of water 
located within the coastal zone, Section 30604(c) also requires an additional specific finding that 
the development is in conformity with the public access and recreation policies of Chapter 3 of 
the Coastal Act. This project is not located between the nearest public road and the sea and thus 
this additional finding would not need to be made if the Commission were to approve the project 
following the de novo portion of the hearing. 
                                                 
1  The term “substantial issue” is not defined in the Coastal Act or in its implementing regulations. In previous 

decisions on appeals, the Commission has generally been guided by the following factors in making substantial 
issue determinations: the degree of factual and legal support for the local government’s decision; the extent and 
scope of the development as approved or denied by the local government; the significance of the coastal resources 
affected by the decision; the precedential value of the local government's decision for future interpretations of its 
LCP; and, whether the appeal raises only local issues as opposed to those of regional or statewide significance. 
Even when the Commission chooses not to hear an appeal, appellants nevertheless may obtain judicial review of a 
local government’s CDP decision by filing a petition for a writ of mandate pursuant to the Code of Civil 
Procedure, Section 1094.5. 
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The only persons qualified to testify before the Commission on the substantial issue question are 
the Applicant, persons who made their views known before the local government (or their 
representatives), and the local government. Testimony from other persons regarding substantial 
issue must be submitted in writing. Any person may testify during the de novo CDP 
determination stage of an appeal. 
 
D. SUMMARY OF APPEAL CONTENTIONS 
The Appellants contend that the County-approved project raises consistency questions relating to 
the LCP’s home occupation ordinance because it allows weddings, luncheons, and workshops 
that the ordinance neither envisions nor allows. Specifically, the Appellants contend that the 
approved project would violate applicable LCP standards because its allowance for large 
gatherings of people for wedding events is not consistent with the ordinance’s primary stated 
intention of allowing only home occupations of a “limited” extent. The CDP’s consideration of 
workers conducting wedding events (e.g. caterers, bartenders, musicians) as “contractors” and 
not the Applicant’s full-time employees (thereby circumventing the ordinance’s requirement that 
a home occupation business have no more than five employees), its failure to confine all noise 
generated from the permitted events on site (inconsistent with IP requirements to do so), and its 
allowance for septic system upgrades, are examples of the approved project’s non-limited extent. 
Please see Exhibit 4 for the appeal contentions. 
 
E. SUBSTANTIAL ISSUE DETERMINATION 
Section 13.10.700 of the Santa Cruz County certified Implementation Plan defines “home 
occupation” as “an accessory use of a dwelling unit for gainful employment involving the 
manufacture, provision or sale of goods or services performed by a full-time inhabitant of the 
unit.” IP Section 13.10.613 describes the provisions for home occupations, with the ordinance’s 
overall purposes to both “allow persons to carry on limited, income-producing activities on their 
residential property” and do so in a manner that “protect(s) nearby residential properties from 
potential adverse effects of the allowed activity by not allowing home occupations that would 
create excessive noise, traffic, public expense or any nuisance” (see Exhibit 5 for applicable LCP 
standards). To implement these two home occupation policy goals, the IP lists ten restrictions, 
including that the home occupation shall be carried out primarily by a full-time inhabitant of the 
dwelling, that not more than five additional employees may be used for the business unless a 
Level V2 use approval is obtained, and that no outdoor activity shall be allowed without Level V 
approval. In its approval, the County found that Level V approval was necessary, including 
because the occupation would be located partially outside the Applicant’s dwelling and that the 
occupation would have more than one employee (two in total).  
 
As previously discussed, the Appellant contends that the County-approved CDP is inconsistent 
with the home occupations ordinance primarily because its allowance for weddings is 
inconsistent with the ordinance’s primary intention of only allowing home occupations of a 

                                                 
2 The Santa Cruz County LCP includes seven permit processing and review levels, each with progressively stricter 
noticing and hearing requirements. Approval Level V requires a public hearing by the Zoning Administrator, and is 
appealable to the Coastal Commission.  
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“limited” extent. The IP does not define the term “limited,” and instead allows for a case-by-case 
analysis of the proposals at-hand in order to make the determination that, based upon the 
proposed occupation’s particular activities, the site’s location, and other factors, the occupation 
is indeed limited. In this case, the County found that allowing for weddings and luncheons was 
an appropriate extension of the Applicant’s floral design business. However, in order to both 
address neighborhood concerns pertaining to traffic and noise, as well as to make the requisite 
findings that the wedding and luncheon events are subordinate to the Applicant’s business and 
therefore are of a limited nature and extent, the County conditioned the CDP to strictly limit the 
number and impact of such events.  
 
The CDP’s conditions include limiting the number of luncheons to ten per calendar year during 
the hours of 2 to 4pm only. For weddings, the CDP allows no more than four per calendar year, 
requires each wedding event to end by 7pm, limits the number of vehicles allowed on the site 
during a wedding to ten (thereby requiring shuttles for any additional guests), and limits the 
number of allowed guests to 50. Furthermore, the CDP requires noise abatement measures, 
including requiring a designated disturbance coordinator and a 24-hour contact number for 
residents to report any complaints and allow for abatement of any potential noise impacts or 
other disturbances. Finally, the CDP was conditioned to require the Applicant to report back to 
the Planning Commission one year after permit issuance with information on how the use is 
operating and identification of any problems.    
 
Therefore, the Commission finds that the County adequately ensured that the allowed on-site 
events are of a limited nature and extent, consistent with IP requirements to do so. The events 
will allow the Applicant to carry on income-producing activities on her property, and the 
County’s CDP conditions ensure that these events will not have any significant adverse effects 
on the neighborhood. Furthermore, because of the parcel’s large size (11.24 acres), the project 
area’s dearth of sensitive coastal resources (e.g., no agriculture, ESHA, scenic coastal views, or 
public coastal accessways are located within the area of the home occupation), and its distance 
from the shoreline (roughly four miles away), the approved project will not result in significant 
impacts to other Coastal Act and LCP-protected resources. For all of the above reasons, the 
approved project does not raise a substantial issue of LCP conformance. 
 
F. CONCLUSION 
When considering a project that has been appealed to it, the Commission must first determine 
whether the project raises a substantial issue of LCP conformity, such that the Commission 
should assert jurisdiction over a de novo CDP for such development. At this stage, the 
Commission has the discretion to find that the project does not raise a substantial issue of LCP 
conformance. As explained above, the Commission is guided in its decision of whether the issues 
raised in a given case are “substantial” by the following five factors: the degree of factual and 
legal support for the local government’s decision; the extent and scope of the development as 
approved or denied by the County; the significance of the coastal resources affected by the 
decision; the precedential value of the County’s decision for future interpretations of its LCP; 
and, whether the appeal raises only local issues as opposed to those of regional or statewide 
significance.  

In this case, these five factors, considered together, support a conclusion that this project does 
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not raise a substantial issue of LCP conformance. First, the home occupation is an allowable use 
in the RR zoning district. The County conditioned the CDP to ensure that the allowed events on 
the Applicant’s property are of a limited nature and extent, including by limiting the number of 
events and attendees/guests. Thus, the County has provided adequate factual and legal support 
for its decision to allow this home occupation in this case. The proposed project is located on a 
residentially-zoned property, and it will not adversely impact coastal resources such as 
agriculture, ESHA, scenic coastal views, or public coastal access. Because the project doesn’t 
raise such coastal resource protection concerns, a finding of no substantial issue will not create 
an adverse precedent for future interpretation of the LCP. Finally, the project does not raise 
issues of regional or statewide significance because this parcel is located well inland from the 
coast and does not lead to coastal resource issues. In short, the County-approved project 
adequately addresses LCP coastal resource protection issues in this case. If the facts were 
different, for example, if the wedding were proposed on rural agricultural lands or in areas near 
significant public recreation and/or significant view areas, then there might be different 
conclusions. However, in this case and for this approved project at this location, the five factors 
support a finding of no substantial issue. 

For the reasons stated above, the Commission finds that Appeal Number A-3-SCO-15-0022 does 
not present a substantial issue with respect to the grounds on which the appeal has been filed 
under Section 30603 of the Coastal Act and can be found consistent with the certified LCP. 
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13.10.613 Home occupations. 

(A)    Purposes. The purposes of regulations for home occupations are: 

(1)    To allow persons to carry on limited, income-producing activities on their 
residential property. 

(2)    To protect nearby residential properties from potential adverse effects of the 
allowed activity by not allowing home occupations that would create excessive noise, 
traffic, public expense or any nuisance. 

(B)    Restrictions on Home Occupations. 

(1)    The home occupation shall be carried on entirely within the dwelling, or in an 
accessory structure normally allowed in the zone district in which the site is located. 

(2)    There shall be no visible or external evidence of the home occupation other than one 
unlighted sign not exceeding one square foot in area, which shall be affixed to the 
dwelling or building in which the home occupation is conducted. If both the dwelling and 
the building are set back more than 40 feet from the front property line, the sign may be 
affixed to the mailbox. No outdoor storage, operations or activity is allowed unless a 
Level V use approval is obtained, in which case the allowed outdoor use shall be 
completely screened from the street and adjoining properties. 

(3)    The home occupation shall be carried out primarily by a full-time inhabitant of the 
dwelling. Not more than five additional employees may also be used for a home 
occupation if a Level V use approval is obtained. 

(4)    The home occupation shall not involve the use of more than one room, or floor area 
equal to 20 percent of the total floor area of the dwelling, whichever is less, unless a 
Level V use approval is obtained. 

(5)    Home occupations involving personal services (beauty shop, barber shop, massage 
studio, etc.) or training (swimming lessons, musical instrument lessons, band practice, 
yoga, or philosophy, etc.) may involve no more than one person at a time, unless a Level 
V use approval is obtained. 

(6)    Sales of goods are allowed only if the goods to be sold are produced or assembled 
entirely on the premises, or if sales are by mail order, unless a Level V use approval is 
obtained. 

(7)    Only one vehicle, no larger than a three-quarter-ton pickup, may be used for the 
home occupation unless a Level V use approval is obtained. All deliveries and shipments 
of equipment, supplies, and products shall be made only with this one vehicle. An off-
street parking space shall be provided for this vehicle. Additional off-street parking shall 
be provided for employees or customers. 
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(8)    No equipment with a motor of more than one-half horsepower may be used unless a 
Level V use approval is obtained. 

(9)    All noise shall be contained within the boundaries of the site. 

(10)    Home occupations involving the handling of hazardous materials, as defined by 
SCCC 7.100.020, or of any amount of an acutely hazardous substance, as defined by 
State or Federal law, shall require a Level V use approval. “Hazardous materials” refer to 
materials defined in Chapter 7.100 SCCC. [Ord. 4836 § 102, 2006; Ord. 4100 § 1, 1990; 
Ord. 3432 § 1, 1983]. 
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