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NOTICE OF FINAL LOCAL ACTION ON COASTAL PERMIT

| FINALLOCAL |
County of Santa Cruz RECENED | ACTION NOTICE

Date of Notice: 4/8/2024 J

APR 16 2024 ,

Notice Sent (via certified mail) to: REFERENCE #  3-SCO-2 4-0555
_—————

California Coastal Commission CALIFORNIA f 417
Central Coast Area Office COASTAL COMMISSION APPEAL PERIOD " | ~4/30/24
| 725 Front Street, Ste. 300 CENTRAI COAST APEA ' —

| Santa Cruz, CA 95060

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

| Project Information

Application No.: 231511 Project Planner: John Hunter
Project Applicant: Dennis Anderson Phone/E-mail: (831) 454-3170
| Address: 3120 Wallace Avenue, Aptos CA 95003
Phone/E-mail: (831) 239-1522
Applicant’'s Representative: Dennis Anderson
Address: 3120 Wallace Avenue, Aptos CA 95003
Phone/E-mail: (831) 239-1522

Project Location: 735 Seacliff Drive, Aptos CA 95003

Project Description: Recognize landscaping features including a garden wall, fire pit and outdoor kitchen. Requires a
Coastal Development Permit.

Final Action Information

Final Local Action: Approved with Conditions
Final Action Body:

[0 Administrative Approval [0 Planning Commission

X Zoning Administrator [0 Board of Supervisors
Required Materials Enclosed | Previously Additional Materials Enclosed | Previously
Supporting the Final Action sent (date) Supoorting the Final Action sent (date)
Staff Report X CEQA Document X

Adopted Findings X Geotechnical Reports X
Adopted Conditions X Biotic Reports

Site Plans X Other:

Elevations X Other:

Coastal Commission Appeal Information

[(OJ This Final Action is Not Appealable to the California Coastal Commission, the Final County of Santa Cruz Action is now effective.

X This Final Action is appealable to the California Coastal Commission. The Coastal Commission's 10-working day appeal period
begins the first working day after the Coastal Commission receives adequate notice of this Final Action. The Final Action is not
effective until after the Coastal Commission’s appeal period has expired and no appeal has been filed. Any such appeal must be
made directly to the California Coastal Commission Central Coast Area Office in Santa Cruz; there 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:
| e Applicant
| e Interested parties who requested mailing of notice
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DocuSign Envelope ID: 6F1BC2DB-B235-4A59-83F3-3A2CCCEBA885

Staff Report to the
Zoning Administrator  Application Number: 231511

Applicant: Dennis Anderson Agenda Date: 03/15/2024
Owner: Marvin Tseu & Mary Mocus Agenda Item #:
APN: 038-151-11 Time: After 9:00 a.m.

Site Address: 735 Seacliff Drive

Project Description: Proposal to recognize landscaping features including a garden wall, fire pit
and outdoor kitchen.

Location: Property is located on the southern side of Seacliff Drive (735 Seacliff Drive)
approximately 90 feet southeast of the intersection of Seacliff Drive and Oakhill Road in Aptos.

Permits Required: Requires a Coastal Development Permit.
Supervisorial District: 2nd District (District Supervisor: Zach Friend)

Staff Recommendation:

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

e Approval of Application 231511, based on the attached findings and conditions.

Analysis

The subject parcel is an 11,070 square foot lot developed with a 3,258 square foot, two story single-
family residence and attached 559 square foot garage. The parcel is located on a coastal bluff and
within a residential neighborhood in the Aptos Planning Area.

The dwelling was originally built in 1951 and was subsequently improved under Coastal
Development Permits 10-0114 and 211071. Coastal Development Permit 10-0114 approved in
2010, authorized the replacement and expansion of an existing deck by approximately 330 square
feet along with the conversion of two existing windows into doors, the enlargement of three
existing windows and the addition of approximately 40 square feet to the dwelling’s entry. Coastal
Development Permit 211071 approved in 2021, authorized the construction of an approximately
1,094 square foot residential addition with an approximately 559 square foot attached garage.

On June 14™, 2023, County Code Compliance staff received a service request regarding the
installation of a sink and fire pit connected to utilities. A subsequent site visit conducted by Code
Compliance staff found an outdoor kitchen and fire pit connected to utilities and a garden wall.
These landscape structures were built without the benefit of any previously approved Coastal
Development Permit.

County of Santa Cruz - Community Development & Infrastructure - Planning Division
701 Ocean Street, 4t Floor, Santa Cruz CA 95060
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DocuSign Envelope ID: 6F1BC2DB-B235-4A59-83F3-3A2CCCEBAS885

Application #: 231511 Page 2
APN: 038-151-11
Owner: Marvin Tseu & Mary Mocus

Santa Cruz County Code Section 13.20.061(B) requires that improvements to existing single-
family residences, including structures on the property normally associated with a single-family
residence, obtain a Coastal Development Permit if the structure is located within 50 feet of a
coastal bluff top edge. The garden wall, outdoor kitchen, and fire pit are located within 50 feet of
a coastal bluff top edge therefore a Coastal Development Permit is required.

In addition to being within 50 of the coastal bluff, the garden wall and fire pit are located within
the 25-foot/100-year geologic setback where development activities are limited under County
Code Section 16.10.070. Because the fire pit (once the utilities have been removed) and the garden
wall do not specifically require a building permit, these improvements are allowed pursuant to
County Code section 16.10.070(H)(2), provided they will not unfavorably alter drainage patterns
(defined as a change that would significantly increase or concentrate runoff over the bluff edge or
significantly increase infiltration into the bluff). To ensure compliance with this provision, a letter
from a geologist will be submitted, confirming that the garden wall and fire pit would not
unfavorably alter drainage patterns relative to the adjacent bluff. Further, as a condition of approval
of this application, an owner acknowledgement is required attesting that, should the garden wall
or fire pit become unstable due to erosion or slope instability, the threat to the garden wall and/or
fire pit shall not qualify the parcel for a coastal bluff retaining structure or shoreline protection
structure. In addition, if either the garden wall or fire pit become a hazard, they shall either be
removed or relocated, rather than protected in place. The out outdoor kitchen is not located within
the 25-foot/100-geologic setback and can be recognized through the approval of this Coastal
Development Permit and under a condition of approval that an Electrical/Plumbing Permit is
obtained from the County Building Official to recognize the existing utility connections. The
Electrical/Plumbing Permit will also authorize the removal and capping of the existing unpermitted
utility connection to the fire pit (gas).

Zoning & General Plan Consistency

The subject property is an 11,070 square foot lot, located in the R-1-8 (Single-Family Residential,
8,000 square feet or greater) zone district, a designation which allows residential uses. The
proposed garden wall, fire pit and outdoor kitchen are allowed within the zone district and the
zoning is consistent with the site's R-UL (Urban Residential Low Density) General Plan
designation.

Local Coastal Program Consistency

The proposed garden wall, fire pit and outdoor kitchen are in conformance with the County's
certified Local Coastal Program, in that the structures are 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 of
outdoor entertainment areas and other landscape improvements associated with other dwellings in
the area are varied, and the design and siting of these landscape improvements are consistent with
the pattern of development in the surrounding neighborhood. Although the project site is located
between the shoreline and the first through road, there is no access to the beach, ocean or other
body of water in that the steep coastal bluff at the rear of the parcel effectively prevents any public
or private access to these amenities. In addition, the project site is not identified as a priority
acquisition site in the County’s Local Coastal Program.
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DocuSign Envelope ID: 6F1BC2DB-B235-4A59-83F3-3A2CCCEBA885

Application #: 231511 Page 3
APN: 038-151-11
Owner: Marvin Tseu & Mary Mocus

Public Outreach/Public Comment

To date staff has received two phone calls from neighbors regarding this proposal. One was a
request for the project to be heard at a public hearing, which was granted. The other caller was
concerned that the project proposed new construction. Staff informed the caller that the project
does not propose any new construction.

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

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

. APPROVAL of Application Number 231520, 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 Division, 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.sccoplanning.com

Report Prepared By: John Hunter
Santa Cruz County Planning
701 Ocean Street, 4th Floor
Santa Cruz CA 95060
Phone Number: (831) 454-3170
E-mail: John.Hunter@santacruzcountyca.gov

Exhibits

Categorical Exemption (CEQA determination)
Findings

Conditions

Project plans

Assessor's, Location, Zoning and General Plan Maps
Parcel information

mMmOA® >
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DocuSign Envelope ID: 6F 1BC2DB-B235-4A59-83F3-3A2CCCEBAS885

CALIFORNIA ENVIRONMENTAL QUALITY ACT
NOTICE OF EXEMPTION

The Santa Cruz County Planning Division 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: 231511

Assessor Parcel Number: 038-151-11

Project Location: 735 Seacliff Drive, Aptos CA 95003

Project Description: recognize landscaping features including a garden wall, fire pit and
outdoor kitchen.

Person or Agency Proposing Project: Dennis Anderson

Contact Phone Number: (831) 239-1522

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

Class 4, 15304(b) — Minor Alterations to Land
Class 3, 15303(e) — New Construction or Conversion of Small Structures

F. Reasons why the project is exempt:

The proposed garden wall, fire pit and outdoor kitchen are accessory to the existing single-family
dwelling on the parcel.

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

DN au mm. o nha\umunvymoo

John Hunter &&= stz Date:  3/15/2024

John Hunter, Project Planner

EXHIBIT A
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DocuSign Envelope ID: 6F 1BC2DB-B235-4A59-83F3-3A2CCCEBA885

Application #: 231511
APN: 038-151-11
Owner: Marvin Tseu & Mary Mocus

Coastal Development Permit Findings

1. That the project is a use allowed in one of the basic zone districts that are listed in LCP
Section 13.10.170(D) as consistent with the LCP Land Use Plan designation of the site.

This finding can be made, in that the property is zoned R-1-8 (Single-Family Residential, 8,000
square feet or greater), a designation which allows residential uses. The proposed garden wall, fire
pit and outdoor kitchen (hereafter referred to together as “landscape structures” unless
differentiation is required) are associated with a principal permitted use within the zone district,
and the zoning is consistent with the site's R-UL (Urban Residential Low Density) 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 no such easements or restrictions are known to encumber the
project site.

3. That the project is consistent with the design criteria and special use standards and
conditions of this chapter pursuant to SCCC 13.20.130 and 13.20.140 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. While
the garden wall and fire pit are located on a bluff top, they are 21 inches in height and do not
impact views of the bluff top. The proposed outdoor kitchen is not on a prominent ridge, beach, or
bluff top in that it is located approximately 50 feet from the bluff edge and further from the bluff
than the permitted SFD and associated decks.

4. That the project conforms with the public access, recreation, and visitor-serving policies,
standards and maps of the LCP Land Use Plan, including Chapter 2: Section 2.5 and
Chapter 7.

This finding can be made, in that the project site is not identified as a priority acquisition site in
the County Local Coastal Program and public beach access is available at 201 State Park Drive,
Aptos CA 95003.

5. That the project conforms to all other applicable standards of the certified LCP.

This finding can be made, in that the landscape structures are sited and designed to be visually
compatible and integrated with the character of the surrounding neighborhood. Additionally,
residential uses are allowed uses in the R-1-8 (Single-Family Residential, 8,000 square feet or
greater) zone district, as well as the General Plan and Local Coastal Program land use designation.
Developed parcels in the area primarily contain one single family dwelling. Size and architectural
styles of outdoor entertainment areas and other landscape improvements associated with other
dwellings in the area are varied, and the design submitted is consistent with the pattern of
development within the surrounding neighborhood.

6. If the project is located between the nearest through public road and the sea or the shoreline

Exhibit 3 EXHIBIT B
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DocuSign Envelope ID: 6F 1BC2DB-B235-4A53-83F3-3A2CCCEBA88S

Application #: 231511

APN: 038-151-11

Owner: Marvin Tseu & Mary Mocus
of any body of water located within the Coastal Zone, that the project conforms to the
public access and public recreation policies of Chapter 3 of the Coastal Act.

This finding can be made, in that while the project site is located between the shoreline and the
first public road, the proposed landscape structures at an existing single-family dwelling will not
interfere with public access to the beach, ocean or any nearby body of water, because there is no
public beach access from Seacliff Drive due to the steep coastal bluff that runs along the rear of
properties located on the south side of Seacliff Drive. Further, the project site is not identified as a
priority acquisition site in the County Local Coastal Program.
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DocuSign Envelope ID: 6F 1BC2DB-B235-4A59-83F3-3A2CCCEBA885

Application #: 231511
APN: 038-151-11
Owner: Marvin Tseu & Mary Mocus

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.
Construction will comply with prevailing building technology, the California Building Code, and
the County Building ordinance to ensure the optimum in safety and the conservation of energy and
resources.

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 landscape structures and the conditions under which
they would be operated or maintained will be consistent with all pertinent County ordinances and
the purpose of the R-1-8 (Single-Family Residential — 8,000 square feet or greater) zone district as
the primary use of the property will be one single-family residence that meets all current site
standards for the zone district. The project will further comply with the provisions of county Code
section 16.10.070(H)(2) in that, as a condition of approval of this Permit, all utility connections to
the firepit are required to be removed and capped.

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 R-UL (Urban Residential Low Density) land use designation in the
County General Plan.

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 landscape structures are to be constructed on an
existing developed lot. The expected level of traffic generated by the proposed project is not
expected to change as a result of the project and, as such, the project will not adversely impact
existing roads or intersections in the surrounding area.

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 landscape structures are located in a mixed
neighborhood containing a variety of architectural styles, where the majority of properties also
contain landscape improvements and the proposed garden structures are consistent with the land
use intensity and density of the neighborhood.
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DocuSign Envelope ID: 6F1BC2DB-B235-4A59-83F3-3A2CCCEBA88S

Application #: 231511
APN: 038-151-11
Owner: Marvin Tseu & Mary Mocus

Conditions of Approval

Exhibit D: Project plans, prepared by Dennis Anderson, dated 02/09/2024.

L.

II.

This permit authorizes the construction of landscape structures as indicated on the
approved Exhibit "D" for this permit. 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 Santa Cruz County Planning one copy of the approval to
indicate acceptance and agreement with the conditions thereof.

B. Obtain a Plumbing/Electrical Permit from the Santa Cruz County Building Official
to recognize existing utility connections to the outdoor kitchen and to remove and
cap the existing utility connection to the fire pit.

1. Any outstanding balance due to Santa Cruz County Planning 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.

C. Submit a letter from the project geologist confirming the garden wall and fire pit
will not unfavorably alter drainage patterns relative to the adjacent bluff.

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

A. Submit final architectural plans for review and approval by Santa Cruz County
Planning. The final plans shall be in substantial compliance with the plans marked
Exhibit "D" on file with Santa Cruz County Planning. Any changes from the
approved Exhibit "D" 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:

l. A copy of the text of these conditions of approval incorporated into the full
size sheets of the architectural plan set.

2. Details showing compliance with fire department requirements. If the
proposed structure(s) are located within the State Responsibility Area
(SRA) the requirements of the Wildland-Urban Interface code (WUI),
California Building Code Chapter 7A, shall apply.

B. Meet all requirements of the County Department of Public Works, Stormwater
Management. Drainage fees will be assessed on the net increase in impervious area.

1. The discretionary application has not been reviewed for compliance with

Exhibit 3 EXHIBIT C
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DocuSign Envelope ID: 6F 1BC2DB-B2354A59-83F3-3A2CCCEBA885

Application #: 231511

APN: 038-151-11

Owner: Marvin Tseu & Mary Mocus
Part 3 of the County Design Criteria. Prior to issuance of a building,
grading, or other permit, final Stormwater Management documents shall be
submitted for review and approval by Stormwater Management Section that
adhere to the County Design Criteria and County Code 7.79.

2. Pre-development runoff patterns and rates shall be maintained, and safe
stormwater overflow shall be incorporated into the project design.

3. New and/or replaced impervious and/or semi-impervious surface area shall
not exceed 5,000 square feet.

C. Meet all requirements of the Environmental Planning section of Santa Cruz County
Planning.

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

E. Complete and record an owner acknowledgement attesting that, should the garden
wall or fire pit become unstable due to erosion or slope instability, the threat to
the garden wall and fire pit shall not qualify the parcel for a coastal bluff retaining
structure or shoreline protection structure and that, if either the fire pit or retaining
wall become a hazard, they shall either be removed or relocated, rather than
protected in place. You may not alter the wording of this document.

I11. All work shall be performed according to the approved Plumbing/Electrical Building
Permit. Prior to final building inspection, the applicant/owner must meet the following
conditions:

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

B. Pursuant to Sections 16.40.040 and 16.42.080 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 16.42.080, 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 revocation.

Exhibit 3 EXHIBIT C
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Application #: 231511

APN: 038-151-11

Owner: Marvin Tseu & Mary Mocus

V. Indemnification

The applicant/owner shall indemnify, defend with counsel approved by the
COUNTY, and hold harmless the COUNTY, its officers, employees, and agents
from and against any claim (including reasonable attorney’s fees, expert fees, and
all other costs and fees of litigation), against the COUNTY, its officers, employees,
and agents arising out of or in connection to this development approval or any
subsequent amendment of this development approval which is requested by the
applicant/owner, regardless of the COUNTY’s passive negligence, but excepting
such loss or damage which is caused by the sole active negligence or willful
misconduct of the COUNTY. Should the COUNTY in its sole discretion find the
applicant’s/owner’s legal counsel unacceptable, then the applicant/owner shall
reimburse the COUNTY its costs of defense, including without limitation
reasonable attorney’s fees, expert fees, and all other costs and fees of litigation. The
applicant/owner shall promptly pay any final judgment rendered against the
COUNTY (and its officers, employees, and agents) covered by this indemnity
obligation. It is expressly understood and agreed that the foregoing provisions are
intended to be as broad and inclusive as is permitted by the law of the State of
California and will survive termination of this development approval.

The COUNTY shall promptly notify the applicant/owner of any claim, action, or
proceeding against which the COUNTY seeks to be defended, indemnified, or held
harmless. The COUNTY shall cooperate fully in such defense.

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.

Settlement. The applicant/owner shall not be required to pay or perform any
settlement unless such applicant/owner has approved the settlement. When
representing the COUNTY, the applicant/owner 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. The “applicant/owner” shall include the applicant and/or the
owner and the successor’(s) in interest, transferee(s), and assign(s) of the applicant
and/or the owner.
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Application #: 231511
APN: 038-151-11
Owner: Marvin Tseu & Mary Mocus

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 three years from the effective date listed below unless the
conditions of approval are complied with and the use commences before the expiration date.

Approval Date: 3/15/2024
Effective Date: 3/29/2024
Expiration Date: 3/15/2027
| Bocusigned by:
‘ Stowe. Luinay

! D9Q3ACTSICAFL

DocuSign Envelope ID: 6F1BC2DB-B2354A59-83F3-3A2CCCEBA885
|
|

| Deputy Zoning Administrator

|
| . .
‘ Appeals: Any property owner, or other person aggrieved, or any other person whose interests are adversely affected
i 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.

|
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Application #: 231511
APN: 038-151-11
Owner: Marvin Tseu & Mary Mocus

Parcel Information

Services Information

Urban/Rural Services Line: X Inside __ Outside

Water Supply: Soquel Creek Water District

Sewage Disposal: Santa Cruz Sanitation District

Fire District: Central FPD

Drainage District: NA |

Parcel Information

Parcel Size: 10,846 Square Feet

Existing Land Use - Parcel: Residential

Existing Land Use - Surrounding: Residential

Project Access: Seacliff Drive

Planning Area: Aptos

Land Use Designation: R-UL (Urban Residential Low Density)
Zone District: R-1-8 (Single-Family Residential)
Coastal Zone: _X Inside __ Outside

Appealable to Calif. Coastal X Yes _ No

Comm.

| Environmental Information

XX (if an environmental review document has been prepared, delete the table and include the
following language referencing that document): An Initial Study has been prepared (Exhibit XX)
that addresses the environmental review associated with this application.

Geologic Hazards: Not mapped/no physical evidence on site
Fire Hazard: Not a mapped constraint

Slopes: N/A

Env. Sen. Habitat: Not mapped/no physical evidence on site
Grading: No grading proposed

Tree Removal: No trees proposed to be removed

Scenic: Not a mapped resource

Archeology: Not mapped/no physical evidence on site
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A.D.U. SECOND FLOOR: 527 sq.ft. < SE o
wm 0O ™ < 0B

CIVIL ENGINEER

RAMSEY CIVIL ENGINEERING, INC
2805 KRISTIE COURT

SANTA CRUZ, CA 95065

(831) 462-2905
www.ramseycivilengineering.com

EXISTING LOT COVERAGE: 4,287 sq.ft. (39%) 40% ALLOWABLE
EXISTING F.A.R.: 3,623 sq.ft. (33%) 50% ALLOWABLE

O Dennis L.
‘,Ander]son

STRUCTURAL DESIGN
ANDREW RADOVAN C PE
2815 MISSION STREET
SANTA CRUZ, CA 95060
(831) 459-7296
andrew@radovan.us

ENERGY CONSULTANT
A+ GREEN ENERGY SERVICES
41 C HANGAR WAY
WATSONVILLE, CA 95076
(831) 728-5503
www.apges.com

OAKDALE

GEOTECHNICAL CONSULTANT
GREG BLOOM, PE GE

BUTANO GEOTECHNICAL ENGINEERING
231 GREEN VALLEY ROAD, SUITE E
FREEDON, CA 95018

(831) 724-2612
www.butanogeotech.com

12. THE JOB COPIES OF THE BUILDING AND FIRE SYSTEMS PLANS AND PERMITS MUST BE ON SITE DURING INSPECTIONS.

|
GEOLOGIST | (/)
JIM OLSON, PG #7244, CEG #2267
202 ANITA STREET I I I
SANTA CRUZ, CA 95060
(831) 234-7825 D‘
jim@baysidegeology.com / |
/T l
< | V)
|
9'-43/" |—
I
1. ALL WORK SHALL BE PERFORMED IN CONFORMANCE WITH CALIFORNIA BUILDING & FIRE CODES >
AND CENTRAL FIRE PROTECTION DISTRICT AMENDMENTS AND REGULATIONS APPLICABLE AS FOLLOWS: (/)
2022 CALIFORNIA BUILDING CODE | )
2022 CALIFORNIA MECHANICAL CODE | >< | %
2022 CALIFORNIA PLUMBING CODE | ‘ ’ % u>_|
- ™M
2022 CALIFORNIA ELECTRICAL CODE } O % 8 -
> Z wn !
2022 CALIFORNIA GREEN BUILDING STANDARDS | | O a) i 2 o
2022 CALIFORNIA ENERGY EFFICIENCY STANDARDS | G. | | | I g 2 O %
IR 5
2022 CALIFORNIA RESIDENTIAL CODE . | ﬁ SEVER J 1% t O 287
. o3/ 0
2022 CALIFORNIA FIRE CODE | 46 '9/8 HY | E f'\) % %
. >
NOTHING IN THE CONTRACT DOCUMENTS IS TO BE CONSTRUED TO PERMIT WORK NOT CONFORMING TO THESE CODES, LAWS, ORDINANCES AND o | OUTDOOR \
REGULATIONS. | KITCHEN |
2. ALL WORK LISTED, SHOWN, OR IMPLIED ON ANY CONSTRUCTION DOCUMENTS SHALL BE SUPPLIED AND INSTALLED BY THE GENERAL CONTRACTOR | : > |
EXCEPT WHERE NOTED OTHERWISE THE GENERAL CONTRACTOR SHALL CLOSELY COORDINATE THE WORK WITH THAT OF OTHER CONTRACTORS OR | SITE PLAN
VENDORS TO ASSURE THAT ALL SCHEDULES ARE MET AND THAT ALL WORK IS DONE IN CONFORMANCE TO MANUFACTURER'S REQUIREMENTS. | > . PROJECT INFO
3. CONTRACTOR SHALL FIELD VERIFY EXISTING SITE CONDITIONS PRIOR TO COMMENCING WITH COST ESTIMATE. | > VICINITY MAP
| GENERAL NOTES
ALL DIMENSIONS AND ELEVATIONS SHALL BE CHECKED AND VERIFIED ON PROJECT SITE BY THE CONTRACTOR AND EACH TRADE BEFORE WORK BEGIN. > |
ERRORS, OMISSIONS AND DISCREPANCIES SHALL BE BROUGHT TO THE ARCHITECT'S ATTENTION BEFORE CONSTRUCTION BEGINS. | | I
>
4, ALL ITEMS ARE NEW UNLESS SPECIFICALLY INDICATED OR NOTED AS EXISTING. | :
x |
5. ALL DIMENSIONS ARE FROM FACE OF STUD OR CENTERLINE OF COLUMN OR CENTERLINE OF DOOR OR OTHER SCHEDULED OPENING.
| fiad >
6. COORDINATION: /cﬁ/ |
> o
THE CONTRACTOR SHALL COORDINATE LAYOUT DIMENSIONS INDICATED ON THE LANDSCAPE, STRUCTURAL, AND ELECTRICAL DRAWINGS WITH | | 6%/ I DRAWN RCR
THOSE INDICATED ON THE ARCHITECTURAL DRAWINGS. ALL DISCREPANCIES SHALL BE REPORTED TO THE ARCHITECT BEFORE PROCEEDING WITH THE | | %éx\‘\\ SCALE Y= 1-0"
WORK. . - Lt
9 9-0 7'-9 /Og;\o‘% DATE 9 February 2024
SEE ARCHITECTURAL DRAWINGS FOR LAYOUT DIMENSIONS, ELEVATIONS, DEPRESSIONS IN SLAB, OPENINGS IN WALLS AND ROOF, ROOF SLOPE, | /*@V\
CRICKETS, AND ROOF DRAINS. | e | -_— -
IN THE EVENT CERTAIN FEATURES OF THE CONSTRUCTION ARE NOT FULLY SHOWN ON THE CONSTRUCTION DOCUMENTS, THEN THEIR CONSTRUCTION | < . ) * E>I(|S:||I,ZI;GH ’ |
SHALL BE OF THE SAME CHARACTER AS FOR SIMILAR CONDITIONS THAT ARE SHOWN. I L s CIRE BIT
THE CONTRACTOR SHALL VERIFY ALL ELECTRICAL, MECHANICAL, TELEPHONE AND SECURITY REQUIREMENTS BEFORE CONSTRUCTION BEGINS.
< \ EXISTING 21" HIGH STONE WALL
THE CONTRACTOR SHALL COORDINATE THE LOCATIONS OF LIGHTS, HVAC OUTLET AND INLET REGISTERS, AND SMOKE DETECTORS BEFORE !
CONSTRUCTION BEGINS. ‘ o EXISTING DECK . |
| 27-0" i
7. ON ALL CONTINUOUS SURFACES WHERE CONSTRUCTION INVOLVES MORE THAN ONE MATERIAL, FINISH OR MATERIAL THICKNESS, ALIGN FACE OF | u_'a I
FINISH U.N.O. | |
8. THE CONTRACTOR SHALL REPLACE OR REPAIR, AT CONTRACTOR'S EXPENSE, ALL DAMAGED, REMOVED OR OTHERWISE DISTURBED EXISTING UTILITIES,
IMPROVEMENTS OR FEATURES OF WHATEVER NATURE, TO THEIR ORIGINAL CONDITION WHETHER SHOWN ON THE DRAWINGS OR NOT.
9. VERIFY MOUNTING HEIGHTS OF BACKING PLATES AND SPECIAL STRUCTURAL SUPPORT REQUIREMENTS WITH EQUIPMENT MANUFACTURERS BEFORE - -
INSTALLING BACKING PLATES AND SUPPORT.
10.  THE USE OF THE WORD "PROVIDED" IN CONNECTION WITH ANY ITEM SPECIFIED IS INTENDED TO MEAN THAT SUCH SHALL BE FURNISHED, INSTALLED AND
CONNECTED, WHERE SO REQUIRED, U.N.O. | |
11.  THE GENERAL CONTRACTOR SHALL MAINTAIN A CURRENT AND COMPLETE SET OF CONSTRUCTION DOCUMENTS ON THE JOB SITE DURING ALL PHASES I 1 SITE PLAN |
OF CONSTRUCTION FOR USE OF ALL TRADES, AND SHALL PROVIDE ALL SUBCONTRACTORS WITH CURRENT CONSTRUCTION DOCUMENTS AS REQUIRED. ‘ Scale: 1/8" = 1'-0" | A ﬂ
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@ EXISTING EAST ELEVATION

Scale: 1/4" = 1'-0"

~
N~
EXISTING STONE WALL
EXISTING SOUTH ELEVATION
3 Scale: 1/4" = 1'-0"
EXISTING FIRE PIT
| /)
[ | [ 4
] 1 %
\ EXISTING STONE BENCH/WALL
EXISTING WEST ELEVATION
2 Scale: 1/4" = 1'-0"
O g
135 A (Cﬁ EXISTING FIRE PIT
\ sy
\ EXISTING STONE BENCH/WALL
@ EXISTING NORTH ELEVATION PEYOND
Scale: 1/4" = 1'-0"
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STATE OF CALIFORNIA — NATURAL RESOURCES AQ GAVIN NEWSOM, GOVERNOR

CALIFORNIA COASTAL COMMISSION

NORTH CENTRAL COAST DISTRICT OFFICE
455 MARKET ST., SUITE 228

SAN FRANCISCO, CA 94105-2420

(415) 904-5260
NORTHCENTRALCOAST@COASTAL.CA.GOV

APPEAL FORM

Appeal of Local Government Coastal Development Permit

RECEIVED

District Office: North Central Coast APR 25 1
istrict Office: No entrai Loas CALIFORNIA

Appeal Number: A"j '”6 CO ‘3 b/" DO! C] 8%61'?;,2'[ 88%%2')\'
Date Filed: /4214'/ A9, 2004
Appellant Name(s): Gdéd,ﬂc/” MC{th

Filing Information (STAFF ONLY)

APPELLANTS

IMPORTANT. Before you complete and submit this appeal form to appeal a coastal
development permit (CDP) decision of a local government with a certified local coastal

program (LCP) to the California Coastal Commission, please review the appeal
information sheet. The appeal information sheet describes who is eligible to appeal
what types of local government CDP decisions, the proper grounds for appeal, and the
procedures for submitting such appeals to the Commission. Appellants are responsible
for submitting appeals that conform to the Commission law, including regulations.
Appeals that do not conform may not be accepted. If you have any questions about any
aspect of the appeal process, please contact staff in the Commission district office with
jurisdiction over the area in question (see the Commission’s contact page at
https://coastal.ca.gov/contact/#/).

Note regarding emailed appeals. Please note that emailed appeals are accepted
ONLY at the general email address for the Coastal Commission district office with

jurisdiction over the local government in question. For the North Central Coast district
office, the email address is NorthCentralCoast@coastal.ca.gov. An appeal emailed to
some other email address, including a different district's general email address or a
staff email address, will be rejected. It is the appellant’s responsibility to use the correct
email address, and appellants are encouraged to contact Commission staff with any
questions. For more information, see the Commission’s contact page at
https://coastal.ca.gov/contact/#/).
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Appeal of local CDP decision
Page 2

1. Appellant info——**-~--
Name:

Mailing address:

Phone number:

Email address:

How did yot1 narticinate in the local CDP application and decision-making process?

Did not p.

Describe:

If you did not participate in the local CDP application and decision-making process,
please identify why you should be allowed to appeal anyway (e.g., if you did not
participate because you were not properly noticed).

Describe:

Please identify how you exhausted all LCP CDP appeal processes or otherwise identify
why you should be allowed to appeal (e.g., if the local government did not follow proper
CDP notice and hearing procedures, or it charges a fee for local appellate CDP
processes).

Describe:

1 If there are multiple appellants, each appellant must provide their own contact and participation
information. Please attach additional sheets as necessary.
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Appeal of local CDP decision

Page 4
é 3. Applicant information
\1 Applicant name(s): :Dr:fh nis /4‘74 (jw
QO 3 (20 |l 4 o
Applicant Address: A 4o s, S

For appeals of a CDP approval, grounds for appeal are limited to allegations that the
approved development does not conform to the LCP or to Coastal Act public access
' provisions. For appeals of a CDP denial, grounds for appeal are limited to allegations
that the development conforms to the LCP and to Coastal Act public access provisions.
Please clearly identify the ways in which the development meets or doesn’t meet, as
applicable, the LCP and Coastal Act provisions, with citations to specific provisions as
S gmuch as possible. Appellants are encouraged to be concise, and to arrange their

Teqic

e
L4
L2

Q
Al
| l 4. Grounds for this appeals

appeals by topic area and by individual policies.

Describe: h N 0 WCPWI?:CD ﬁ LU'_"LQ 0Lh['ﬁ Bl»r#’
‘v LYo-5 f5-5 of coatel
2 Long opnends wntl t Bx7 Erepls
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_P,,_«;_ Giaase 11+ il -ﬁz [ o e 1’—67"“-"5
Belaw, l0p" Liff, Las ol Bs

(78
[ 13

o £
-

Certi-] |

X ﬁccomﬁtw v Spohn Kasunlch,
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4 Attach additional sheets as necessary to fully describe the grounds for appeal.

o plewse Ser hacled Piees
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Appeal of local CDP decision
Page 5

5. Identification of interested persons

On a separate page, please provide the names and contact information (i.e., mailing
and email addresses) of all persons whom you know to be interested in the local CDP
decision and/or the approved or denied development (e.g., other persons who
participated in the local CDP application and decision making process, etc.), and check
this box to acknowledge that you have done so.

Interested persons identified and provided on a separate attached sheet

6. Appeliant certifications

| attest that to the best of my knowledge, all information and facts in this appeal are
correct and complete.

Print name j—-& Qe | ‘ m /?ﬁ’?l—?\"?

poivd Vo=

e &

Signgtlre
Date of Signature H / Lf/l/ Z‘;/

7. Representative authorizations

While not required, you may identify others to represent you in the appeal process. If
you do, they must have the power to bind you in all matters concerning the appeal. To
do so, please complete the representative authorization form below and check this box
to acknowledge that you have done so.

[:]I have authorized a representative, and | have provided authorization for them on
the representative authorization form attached.

s If there are multiple appellants, each appellant must provide their own certification. Please attach
additional sheets as necessary.

s If there are multiple appellants, each appellant must provide their own representative authorization form
to identify others who represent them. Please attach additional sheets as necessary.
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STATE OF CALIFORNIA - NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR

CALIFORNIA COASTAL COMMISSION

455 MARKET STREET, SUITE 300
SAN FRANCISCO, CA 94105-2219
VOICE (415) 904-5200

FAX (415) 904-5400

DISCLOSURE OF REPRESENTATIVES

If you intend to have anyone communicate on your behalf to the California Coastal
Commission, individual Commissioners, and/or Commission staff regarding your coastal
development permit (CDP) application (including if your project has been appealed to the
Commission from a local government decision) or your appeal, then you are required to
identify the name and contact information for all such persons prior to any such
communication occurring (see Public Resources Code, Section 30319). The law provides
that failure to comply with this disclosure requirement prior to the time that a
communication occurs is a misdemeanor that is punishable by a fine or imprisonment and
may lead to denial of an application or rejection of an appeal.

To meet this important disclosure requirement, please list below all representatives who
will communicate on your behalf or on the behalf of your business and submit the list to the
appropriate Commission office. This list could include a wide variety of people such as
attorneys, architects, biologists, engineers, etc. If you identify more than one such
representative, please identify a lead representative for ease of coordination and
communication. You must submit an updated list anytime your list of representatives
changes. You must submit the disclosure list before any communication by your
representative to the Commission or staff occurs.

Your Name

CDP Application or Appeal Number

Lead Representative

Name

Title

Street Address.
City
State, Zip
Email Address
Daytime Phone

Your Signature

Date of Signature

Exhibit 4
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" Additional Representatives (as necessary)

Name
Title
Street Address.
City
State, Zip
Email Address
Daytime Phone

Name

Title

Street Address.
City
State, Zip
Email Address
Daytime Phone

Name
Title
Street Address.
City
State, Zip
Email Address
Daytime Phone

Name
Title
Street Address.
City
State, Zip
Email Address
Daytime Phone

Your Signature

Date of Signature
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recognized for their expertise in the fields of geotechnical engineering, coastal engineering, earthwork
construction testing and expert testimony. We offer a local presence with 35+ years experience and
practice in Santa Cruz and Monterey Counties as prime and/or subconsultant’s on over 12,000

projects.

The firm’s strength is built on the extensive experience with a wide range of projects from small private
developments to some of the more moderately large public projects in the Central Coast region.
Established in 1984, the firm (headquartered in Watsonville, California) was founded to provide
geotechnical engineering, coastal engineering and construction monitoring and testing services to
public and private clients including municipalities, developers, architects and engineers throughout the
Central Coast of California. We are a full-capacity, geotechnical engineering consulting firm
specializing in soil, foundation and coastal engineering for public works, industrial, commercial, water
district, residential, highway, bridge and reservoir/dam developments. The range of public projects
typically supported by HKA includes streets, bridges, water service infrastructure, parks, wastewater

treatment facilities, schools, fire stations, and other buildings.

HKA’s approach to a project is to listen to our client’s needs and then design the services to satisfy
those requirements. This approach maintains cost-effective management while ensuring necessary
client contact through completion of the project. For 35+ years HKA has worked successfully with our
clients to maximize return to their investment dollar. HKA strives to provide engineering and
construction monitoring services in a timely manner, within project budgets, using diligent problem

solving capabilities.

Our staff is small but efficient, consisting of seven Registered Engineers (three of which are also
licensed Geotechnical Engineers), one Engineering Geologist, four Staff Engineers, three Field

Technicians, two Laboratory Technicians, and three Administrative Personnel.

Come explore our website and find out for yourself why HKA is one of the leading geotechnical and

coastal engineering firms on the Central Coast. We look forward to working with you!
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(/services) (/contact) (/staff)
SERVICES CONTACT STAFF (/STAFF)
(/SERVICES) (/CONTACT)
Find out who we are!
Find out what we can do for Contact us!
you! Learn More (/staff)
Learn More (/contact)
Learn More (/services)
(bgxp
PHONE ADDRESS
(831) 722-4175 116 East Lake Ave.

Watsonville, CA 95076
(https://www.google.com/maps/place/116+E+La
ke+Ave,+Watsonville,+CA+95076/@36.912699,
-121.7584767,17z/data=!3m1!4b1!4m5!'3m4!1s0
x808e1b2308c6571b:0xc5357b11e40ce91c!8m2

13d36.912699'4d-121.756288!5m1!1el)
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4/3/24, 5:25 PM Yahoo Mail - 735 Seadliff Drive, Aptos permit

[ e

735 Seacliff Drive, Aptos permit

From:Jeanell Martin (jeanellmartin@yahoo.com)

To:nolan.clark@coastal.ca.gov

Date:Wednesday, April 3, 2024 at 05:08 PM PDT

Hi Noland, it’s Jeanell martin at 831-818-8761. [ wanted to send you information and pictures about my
neighbors notice of pending action. This is application number 231511. Parcel number 038-1 51-11. It’s for a 20
foot long wall along the bluff in their backyard. Also a fire pit and an outdoor kitchen. I’m concerned because
this is about 4 1/2 to 5 tons of concrete along the bluff, we’ve been having lots of problems over the years with
the cliff coming down in lots of areas, lots of erosion. I was hoping they would get a drainage plan, and maybe
move all concrete away from the Bluff at least 25 feet. I would think a building permit would be necessary since
I had to get one for my fence in my backyard that did not have any concrete whatsoever. Also, recently they
added a 5 foot long wall on their deck that’s facing the bluff. I will send you pictures of this. Months earlier they
replaced part of the deck 20 feet long by a couple feet. This is with new wood and stringers. Some of this is
overhang into my backyard. I had it surveyed so the markers are very clear.
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Agenda Item Thl5a
Appeal No. A-3-SC0O-24-0019
June 13, 2024 Coastal Commission Hearing
Applicable LCP Provisions

1. Coastal Hazards

LUP Policy 6.2.12: Setbacks from Coastal Bluffs. All development activities,
including those which are cantilevered, and nonhabitable structures for which a building
permit is required, shall be set back a minimum of 25 feet from the top edge of the bluff.
A setback greater than 25 feet may be required based on conditions on and adjoining
the site. The setback shall be sufficient to provide a stable building site over the 100-
year lifetime of the structure, as determined through geologic and/or soil engineering
reports. The determination of the minimum 100 year setback shall be based on the
existing site conditions and shall not take into consideration the effect of any proposed
shoreline or coastal bluff protection measures.

IP Section 16.10.070(H)(1)(b): For all development, including that which is
cantilevered, and for nonhabitable structures, a minimum setback shall be established
at least 25 feet from the top edge of the coastal bluff, or alternatively, the distance
necessary to provide a stable building site over a 100-year lifetime of the structure,
whichever is greater.

IP Section 16.10.070(H)(2):

(a) Any project which does not specifically require a building permit pursuant to
subsection (B) of this section is exempt from subsection (H)(1) of this section, with the
exception of: nonhabitable accessory structures that are located within the minimum 25-
foot setback from the coastal bluff where there is space on the parcel to accommodate
the structure outside of the setback, above-ground pools, water tanks, projects
(including landscaping) which would unfavorably alter drainage patterns, and projects
involving grading.

For the purposes of this section, “the unfavorable alteration of drainage” is defined as a
change that would significantly increase or concentrate runoff over the bluff edge or
significantly increase infiltration into the bluff. “Grading” is defined as any earthwork
other than minor leveling, of the scale typically accomplished by hand, necessary to
create beneficial drainage patterns or to install an allowed structure, that does not
excavate into the face or base of the bluff.

Examples of projects which may qualify for this exemption include: decks which do not
require a building permit and do not unfavorably alter drainage, play structures, showers
(where runoff is controlled), benches, statues, landscape boulders, benches, and
gazebos which do not require a building permit.

(b) If a structure that is constructed pursuant to this exemption subsequently becomes
unstable due to erosion or slope instability, the threat to the exempted structure shall
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not qualify the parcel for a coastal bluff retaining structure or shoreline protection
structure. If the exempted structure itself becomes a hazard it shall either be removed or
relocated, rather than protected in place.

2. Rear-Yard Deck
IP Section 13.20.040: Definitions.

“Development” means on land, in or under water, the placement or erection of any solid
material or structure; discharge or disposal of any dredged material or of any gaseous,
liquid, solid, or thermal waste; grading, removing, dredging, mining, or extraction of any
materials; change in the density or intensity of use of land, including but not limited to
subdivision pursuant to the Subdivision Map Act (commencing with Section 66410 of
the Government Code), and any other division of land, including lot splits, except where
the land division is brought about in connection with the purchase of such land by a
public agency for public recreational use; change in the intensity of use of water, or of
access thereto; construction, reconstruction, demolition, alteration in the size of any
structure including any facility of any private, public, or municipal utility; and the removal
or harvesting of major vegetation other than for agricultural purposes, kelp harvesting,
and timber operations which are in accordance with a timber harvesting plan submitted
pursuant to the provisions of the Z'berg-Nejedly Forest Practice Act of 1973
(commencing with Section 4511). As used in this section, “structure” includes, but is not
limited to, any building, road, pipe, flume, conduit, siphon, aqueduct, telephone line, and
electrical power transmission and distribution line.

IP Section 13.20.061: Improvements to existing single-family residences
exemption.

(A) Subject to SCCC 13.20.060, no coastal development permit is required for
improvements to existing single-family residences (including to fixtures and other
structures directly attached to the residence; structures on the property normally
associated with a single-family residence, such as garages, swimming pools in-ground
and above-ground, hot tubs, fences, decks, storage sheds, and attached low-profile
solar panels, and landscaping on the property, but not including guest houses or self-
contained residential units). Allowed improvements that do not require a coastal
development permit include additions of less than 500 square feet outside the appeal
jurisdiction of the Coastal Commission, remodels, alterations, replacement of existing
water storage tanks, wells or septic systems serving an existing single-family residence
where there is no expansion of the replaced feature or its capacity, and new accessory
structures except for self-contained residential units including accessory dwelling units
that result in intensification of a residential use due to conversion of space from
nonhabitable to habitable or by addition of a bedroom to the parcel, or based on location
within any of the areas described in SCCC 13.20.071(B).

(B) The improvements to existing single-family residences described in subsection (A)
of this section cannot be exempted if any of the following apply:
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(1) The structure is located on a beach, in a wetland, in a stream, in a lake,
seaward of the mean high tide line, in an environmentally sensitive habitat
area, in a significant public view shed (including in a scenic area as
mapped on the LCP Land Use Plan maps or as determined during project
review), or within 50 feet of a coastal blufftop edge;

(2) The improvement involves any significant landform alteration, as determined
by the Planning Director or designee, including removal or placement of
vegetation, and including landform alteration on a beach, wetland, sand dune,
within 50 feet of a coastal blufftop edge, or in an environmentally sensitive habitat
area;

(3) The improvement includes expansion or construction of water wells or septic
systems;

(4) If located on property between the sea and the first through public road
paralleling the sea or within 300 feet of the inland extent of any beach or of the
mean high tide of the sea where there is no beach, whichever is the greater
distance, or in a significant public view shed (including in a scenic area as
mapped on the LCP Land Use Plan maps or as determined during project
review), and the improvement increases height or floor area more than 10
percent (or for floor area more than 250 square feet, whichever is less) on a
cumulative basis (i.e., including past exemptions of less than 10 percent (or 250
square feet) individually);

(5) If located in an area deemed by the Coastal Commission or the County to
have a critically short water supply that must be maintained for the protection of
coastal resources or public recreational use, and the improvement includes the
construction of any specified major water-using development not essential to
residential use including, but not limited to, swimming pools or the construction or
extension or any landscaping irrigation system; or

(6) Prior approval(s) associated with the existing single-family residence
indicated that any future improvements would require a coastal development
permit. (emphasis added)

IP Section 13.20.170(C) [in relevant part]: Violations of Coastal Zone Regulations.
Development that is proposed for property on which there are existing unresolved
coastal development permit violations shall only be approved and allowed if: (1) the
approval resolves all such violations through its terms and conditions and (2) such
resolution protects and enhances coastal resources, including that it results in a coastal
resource condition that is as good or better than existed prior to the violations...
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