Staff Report to the
ZOllillg Administrator Application Number: 141017

Applicant: Stephanie Barnes-Castro Agenda Date: January 20, 2017
Owner: Lowe Agenda Item #:
APN: 028-304-55 Time: After 9:00 a.m.

Address: 2864 South Palisades Avenue, Santa Cruz

Project Description: Proposal to demolish an existing 2,352 square foot residential structure
containing a single-family dwelling and a studio apartment/ADU, with a 252 square

foot attached garage and to construct a replacement 2,384 square foot single-family dwelling
with a 225 square foot attached garage and 256 square foot attached carport, construct a 5 foot
high stucco wall and gate in the front, in the R-1-5-PP zone district. This requires a Coastal
Development Permit and an Over-Height Fence Permit. This application also includes a
Combined Soils/Geologic Report Review.

Location: Property located on the south side of South Palisades Avenue (2864 South Palisades
Avenue) at about 150 feet southeast of the intersection with East Cliff Drive.

Supervisorial District: First District (District Supervisor: John Leopold)

Permits Required: Coastal Development Permit
Over-Height Fence Permit

Technical Reviews: Combined Soils Report and Geologic Report Review (REV141017)

Staff Recommendation:

e Confirm that the proposal is categorically exempt from further Environmental Review
under the California Environmental Quality Act under classes 1, 2, 3 and 4.

o Approval of Application 141017, based on the attached findings and conditions.
Exhibits

A. Categorical Exemption (CEQA G. Geotechnical Report/Wave Run-Up
determination) Analysis/update prepared by Rock
B. Findings Solid Engineering Inc. dated October
C. Conditions 14,2013 and June 17,2014
D. Project plans H. Alternatives Analyses Reports
=8 Assessor's, Location, Zoning and prepared by Easton Geology and
General Plan Maps Rock Solid Engineering Inc., dated
8 Geologic Report/updates prepared by July 7 and 1, 2016 (respectively)
Faston Geology, dated October 10, L. Comments & Correspondence
2013 and June 11and 12, 2014 (if received)

County of Santa Cruz Planning Department
701 Ocean Street, 4th Floor, Santa Cruz CA 95060
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Application #: 141017
APN: 028-304-55
Owner: Lowe

Parcel Information

Parcel Size:
Existing Land Use - Parcel:

Existing Land Use - Surrounding:

Project Access:
Planning Area:

Land Use Designation:
Zone District:

Coastal Zone:
Appealable to Calif. Coastal
Comm.

Environmental Information

Geologic Hazards:
Soils:

Fire Hazard:
Slopes:

Env. Sen. Habitat:
Grading:

Tree Removal:
Scenic:

Page 2

5,300 square feet (gross), 4,770 square feet (net)
single-Family Dwelling and Studio
Apartment/Accessory Dwelling Unit (ADU)
Residential neighborhood

South Palisades Avenue

Live Oak

R-UM (Urban Medium Residential)

R-1-5-PP (Single-Family Residential, 5,000 square feet -
Pleasure Point Combining District )

X Inside __ Outside

X Yes __No

Located on a Coastal Bluff, Geologic Report Reviewed and accepted
Soils report reviewed and accepted

Not a mapped constraint

The developable portion of the parcel is not sloped

Not mapped/no physical evidence on site

No grading proposed

No trees proposed to be removed

Not a mapped resource/visible from public beach and the coastal

overlook at Rockview Drive

Drainage:
Archeology:

Services Information

Urban/Rural Services Line:
Water Supply:

Sewage Disposal:

Fire District:

Drainage District:

History

Preliminary drainage plan approved by the Stormwater Division.
Not mapped/no physical evidence on site

X Inside __ OQutside

Santa Cruz City Water District

Santa Cruz County Sanitation District
Central Fire Protection District

Zone 5.

The original one-story dwelling and studio apartment/ADU were constructed on the parcel in
1942. In 1965 a rear deck was constructed under Building Permit #A-8543. In 1972 Use Permit
and Variance 4143-U was approved for a 918 square foot second story addition and for
remodeling the original nonconforming dwelling and studio apartment/ADU. Building Permit
#27241 was then issued for construction, resulting in the existing two-story dwelling with a
studio apartment/ADU and deck. A staircase to the beach that was erected in 1964 under
Building Permit #A-96 has since been removed.
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In September 1983 the California Coastal Commission approved Coastal Development Permit
3-83-166 for the repair of an existing seawall that protects the parcel, which dates back to 1953,
and for installation of a new seawall comprised of approximately 960 tons of rip rap and an
extension of an existing retaining wall. Subsequently Grading Permit #1872 was issued by the
County of Santa Cruz in August 1983 for the replacement of rip rap for the subject parcel and
adjacent parcel 028-304-54 (2862 South Palisades Avenue).

Project Setting

The property is located on South Palisades Avenue, a narrow road that was originally laid out as
an alleyway to serve the rear of parcels located to the south and west that fronted onto the former
East Cliff Drive and also to the north and east, fronting onto Chesterfield Drive. However,
coastal erosion processes along this stretch of coastline has meant that the right-of-way for East
Cliff Drive has long been abandoned so that South Palisades is now the only means of access to
those parcels, including the subject parcel, that are now located on the coastal bluff.

Although newer homes, including the homes on adjacent parcels, have been designed to meet
current setback requirements, many of the homes along the street, including the dwelling on the
subject parcel, or their detached garages, have been developed so that there is no, or only a
minimal, setback to the edge of the South Palisades “alley” right-of-way. Therefore, the street
feels narrow and constricted, especially when vehicles park along the roadway. In addition,
because there are very few front yard areas abutting South Palisades Avenue there is only very
limited landscaping to break up and soften the built environment. The styles and types of
housing along the street are very eclectic with newer structures interspersed with the original
older dwellings and with a wide range of architectural styles. The structures along the street
include single story cottages or accessory dwellings, attached and detached garages, two story
homes and also an apartment building that is constructed over an open carport.

Coastal Bluff /Geologic Hazards

The subject parcel borders the Monterey Bay and is located along a coastal bluff that that
consists of a lower and an upper terrace. The lower terrace consists of an elevated bedrock
platform and the upper terrace is comprised of loosely consolidated deposits that are more easily
eroded. The property is currently protected from wave action by coastal protection structures,
some of which date back to 1953. These include a rip rap revetment, which protects the bedrock
terrace, and a concrete wall, concrete sack wall (on adjacent APN 028-304-54) and a small
additional area of rip rap which help retain the terrace deposits comprising the upper bluff.
Modifications to the seawall system were constructed in 1983 (Coastal Permit 3-83-166) and
included fortifying the revetment and extending the concrete wall. The existing seawall system
at the site extends onto both the adjacent up-coast and down-coast properties and is in an
acceptable condition overall.

Because of the location of the subject parcel, immediately adjacent to a coastal bluff, the County
Geologist required that the applicant submit a Geologic Report to determine the 100 year
geologic setback for the site. As a result, a Geologic Report prepared by Easton Geology was
submitted for review. In addition, a Geotechnical Report prepared by Rock Solid Engineering,
Inc., was submitted which includes a Wave Run-Up Analysis. These reports have been reviewed
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and accepted by the County Geologist. Subsequent Alternatives Analyses were also prepared to
provide additional analysis, from both a geologic and geotechnical standpoint, to determine
whether alternative coastal protection measures other than those recommended in the original
reports, or removal of the existing coastal protection structure, would be feasible.

The Geologic Report is based upon the assumption that the existing coastal protection structures
at the property, which are currently in good condition, will be retained and maintained. The
proposed replacement dwelling has therefore been designed with a minimum 25 foot setback
from the top of the coastal bluff in accordance with the recommendations of the Geologic
Report. As set out in County Code section 16.10.070(H)(1)(c) the determination of the
minimum geologic setback is based upon existing site conditions at the time of application
submittal, which therefore allows consideration of the existing approved protection structures
(County Code sets out only that no proposed protection structures may be taken into
consideration). Accordingly, a minimum setback of 25 feet from the existing top of
bluff/seawall, which is the minimum setback required by County Code section
16.10.070(H)(1)(b), was recommended for the proposed replacement dwelling based upon
retention of the existing seawall and rip rap revetment.

Coastal Development Permit 3-83-166 issued by the California Coastal Commission in 1983,
states that “The safety of improved structures on this parcel is dependent, in part, on the
construction and maintenance of an engineered seawall approved by the County and Coastal
Permit process.” However, although the conditions of approval of Coastal Development Permit
3-83-166 require that the rip rap revetment be subject to ongoing maintenance, including the
retrieval of fugitive boulders displaced due to wave action, the conditions of approval of that
Permit state that maintenance of the seawall itself requires the approval of an Amendment.

At the request of the Planning Director, both Easton Geology and Rock Solid Engineering both
prepared an Alternatives Analysis to review the feasibility of a range of possible options for
protection of the site that included: removing the existing coastal protection structures;
modifying the existing structures to increase coastal access (by removing or decreasing the
extent of the rip rap revetment in accordance with the provisions of Coastal Development Permit
3-83-166), or retaining the existing structures, either with or without ongoing maintenance. For
each alternative the 100 year stability of the bluff-top was considered and also how that
alternative would affect the proposed development and the adjacent properties.

In conclusion, both Easton Geology and Rock Solid Engineering considered that removal or
modification of the existing protection structures would likely render the subject parcel
unbuildable and also negatively impact and compromise the safety of adjacent bluff-top
properties. The same result could be expected, although over a longer time period, if the existing
protection structures are not maintained. The Alternatives Analysis therefore concluded that
ongoing maintenance of the coastal protection structures associated with the subject parcel is
necessary, not just to protect the subject property but also to protect the adjacent parcels both up-
and down-coast. It was further concluded, in addition to the safety of the improvements on
adjacent parcels, that beach access and public safety in the area would be improved by periodic
maintenance of the seawall system and that these benefits would be jeopardized if the existing
structures were not retained and maintained in good condition.
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Based upon the Alternatives Analyses, which have been accepted by the County Geologist,
beneficial maintenance of the existing rip rap revetment to appropriately retrieve and replace any
dislodged rocks that have migrated onto the beach are on the revetment has been recommended.
Therefore, as a condition of approval of this permit, the applicant’s coastal engineering/
geotechnical engineer and engineering geologist will be required to identify any rock that has
dislodged from the revetment since the construction of the existing shoreline protection structure,
and provide the County with a report that identifies the dislodged rock and specifies the
procedure for recovering and restacking the rock in an appropriate manner with the least
disturbance to the beach and shoreline. Any excess rock will be exported to an approved
location. This report, which will include a Recovery Plan that identifies the rock recovery,
phasing and construction Best Management Practices, is required to be reviewed and accepted by
County of Santa Cruz and the resulting grading permit for the work must be issued either prior to
or concurrent with the Building Permit for the proposed replacement home.

This maintenance of the rip rap revetment to maintain the original engineered design will provide
ongoing protection to the secawall and will also allow for increased coastal access along the
shoreline by the retrieval and re-stacking of fugitive boulders that have migrated seawards due to
wave action. Further, subsequent to the initial recovery effort the applicant is further required, as
a condition of approval, to have the rip rap revetment routinely inspected (at least once every 5
years) by the coastal engineering/geotechnical engineer and/or engineering geologist. Ongoing
maintenance and rock retrieval as identified in the reports of these inspections is then required to
be carried out in accordance with the conditions of both the original 1983 Permit and this Permit
concerning rock recovery.

The proposed replacement single family home may be used for only as long as the approved
development remains safe for occupancy and use. If coastal hazards result in an unsafe site or
unsafe structure, the property owner would be required as a condition of approval of this Permit,
to agree to either abate the property or address the dangerous conditions. This includes that any
future shoreline protection/armoring structure, that exceeds previously authorized maintenance
of the existing structures, will only be considered for approval if proposed as part of a
comprehensive and unified Urbanized Area Beach and Bluff Management Strategy, such as a
unified project design that is implemented through a Geologic Hazard Abatement District
(GHAD) to address coastal bluff properties and coastal resources that exist in this urbanized
area. Such strategy may allow for phased implementation with sub-areas. The Strategy would
be required to address potential loss of beach areas, potential opportunities to improve public
access to the coast, protection of visual resources, and protection of public infrastructure in
response to sea level rise.

The project site is currently located outside of any mapped flood hazard zones. However,
because of the proximity of the parcel to the coastal bluff, a quantitative Wave Run-Up Analysis
was prepared by Rock Solid Engineering to estimate the potential for waves to overtop the
existing shoreline protection. Based upon the approved Wave Run-Up Analysis, the proposed
dwelling has been designed based upon a Base Flood Elevation of 30.3 feet (referenced to
NAVD 88 datum). On September 28, 2015 the Federal Emergency Management
Administration (FEMA) released a Preliminary Flood Insurance Rate Map (FIRM) that could
potentially impact the required elevation of the replacement dwelling to some degree. Although
the proposed residence as currently designated continues to be located outside the mapped VE
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Zone on the Preliminary FIRM, the mapping is subject to change prior to issuance of the
effective FIRM. Therefore it is required, as a condition of approval of this permit, that if the
effective FIRM shows the proposed dwelling as within a designated VE-Zone at the time of
building permit issuance, the proposed replacement dwelling must be revised so as to be in full
compliance. Revisions to the proposed dwelling that increase the height to greater than 28 feet
or significantly revise the overall design would require the approval of an Amendment to this
Permit.

Zoning & General Plan Consistency

The subject property is a parcel with a net developable area of approximately 4,770 square feet
that is located in the R-1-5-PP (Single-family residential, 5,000 square feet- Pleasure Point
Combining District) zone district, a designation that allows residential uses. The proposed
single-family dwelling is a principal permitted use within the zone district and the zoning is
consistent with the site's R-UM (Urban Medium Residential) General Plan Designation.

The Pleasure Point Community Design Combining District is an overlay or combining district
that provides site and development standards that are in addition to those imposed by the site’s
R-1-5 zoning. These include increased setback requirements at the second floor to reduce the
visual and shading impacts of new and expanded houses on neighboring parcels and homes, and
additional restrictions on garage doors and driveways to reduce the impact of automobile-
oriented features on residential building facades.

The proposed dwelling has been designed to meet the all of the setbacks, lot coverage, floor area
ratio and height standards of the R-1-5 zone district and also conforms to all of the additional
regulations of the Pleasure Point Combining District. A summary of the required and proposed
site and development standards that are relevant to this project is summarized in the table below:

i Required Standard | Proposed ]
Front Yard 15 feet Min. ' 20 feet |
Side Yards (lot < 60 feet wide) | 5 feet (both sides) 5 feet (both sides)
Second Floor Side Yard (PP) | 10 feet Min. (both sides) 10 feet (both sides)

Rear Yard 15 Min. feet 21 feet
Lot Coverage 40% Max. 40%
Floor Area Ratio (FAR) 50% Max. 49.9%
| Height 28 feet Max. 26 feet
Height within 10 foot side yard 15 feet Max. 12 feet 6 inches (15 feet to
top of deck rail)
Width of garage doors 50% of fagade facing street | 22.6% of fagade facing street
(48% garage door/carport
l | entry combined)

As set out in County Code section 13.10.552, the proposed four bedroom single family dwelling
requires three parking spaces. The proposed dwelling includes a total of four off-street parking
spaces, one within an enclosed garage, one within an open unenclosed carport and two spaces on
a paved driveway area within the front yard and therefore will be in compliance with current
regulations for the provision of off-street parking.
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This application also seeks approval for a 5 foot high masonry/stucco wall within the required
front yard adjacent to South Palisades Avenue. As set out in County Code Section 13.10.525,
the height of a wall or fence that is located within any required front yard or within a 10 foot
sight distance triangle adjacent to a driveway is limited to a maximum of three feet in height
without approval of an Over-Height Permit. To be consistent with the existing wall at 2868
South Palisades Avenue, approved in June 2007 by Coastal Development Permit 06-0581, the
proposed wall on the subject parcel is required as a condition of approval of this permit to be
relocated to be a minimum of 18 inches from the edge of the right-of-way. This will allow for
the addition of planting along the base of the wall to break up the visual mass of the wall in
views from the street and to add visual interest and color to the streetscape. The proposed design
has been reviewed by the Department of Public Works, Road Engineering Division, who have
determined that the wall will not unduly affect the line of sight along the street. Further, as
conditioned, the wall will be consistent in scale, design and location with other walls and fences
along South Palisades Avenue. It will also have a reduced impact on the street as compared to
the one and two story walls of the existing dwelling that are located two feet from the edge of the
right-of-way.

Local Coastal Program Consistency

The proposed single-family dwelling is in conformance with the County’s certified Local Coastal
Program, in that the structure is sited on an existing residential parcel and has been designed in
accordance with the site and development standards of the zone district, which are designed to
ensure that new structures are visually compatible, in scale with, and integrated with the
character of the surrounding neighborhood. Developed parcels in the area contain both single-
family and multi-family dwellings, including one, two and even three story homes, and sizes and
architectural styles vary widely as do exterior materials and colors. “Eclectic” describes the
character of the neighborhood as well as the Pleasure Point area in general. Further, many of the
homes also have walls, fences or tall hedges that exceed 3 feet in height located close to the
right-of-way for South Palisades Avenue. The design submitted is consistent within the existing
range of styles, particularly with other newer homes on the area.

The site of the proposed project lies between the sea and the first public road and therefore, as set
out in County Code section 13.20.110(F), the project may berequired to include the provision of
increased public access to the shoreline. Currently public access points exist both up-coast and
down-coast of the site. About 250 feet down-coast on Rockview Avenue there is an overlook
area that provides surfing access and limited beach access, but access from this point to the
shoreline seaward of the project area is difficult given the rocky intertidal and shelf areas that lie
between. About 700 feet up-coast there is reliable beach access at Moran Lake/26™ Avenue
beach, but the beach immediately adjacent to the project site can only reached from this direction
during very low tides. This is due, at least in part, to the rip rap revetment that runs behind the
subject property and that extends westwards to protect the adjacent homes, particularly the
adjacent house at 2862 South Palisades Avenue. The proposed project does not interfere with
any existing public access.

To provide increased public access to the beach adjacent to the subject parcel, displaced rip rap
is required to be reclaimed and re-stacked, in accordance with the conditions of approval of this
Permit and as allowed under the provisions of Coastal Development Permit 3-83-166. Also, the



Application #: 141017 Page 8
APN: 028-304-55
Owner: Lowe

required ongoing monitoring and maintenance of the rip-rap will ensure the greatest possible
level of public access to the beach areas adjacent to the project site in the foreseeable future.

It is, however, anticipated that the coastal protection structures in this area may eventually need
to be replaced as part of a comprehensive and unified Urbanized Area Beach and Bluff
Management Strategy, implemented through a Geologic Hazard Abatement District (GHAD).
By acceptance of this permit, the property owners have agreed to not object to the formation of a
GHAD, and any future new or replacement coastal protection structures would be required to
address potential loss of beach areas, potential opportunities to improve public access to the
coast, protection of visual resources, and protection of public infrastructure in response to sea
level rise.

Currently there are no views of the ocean across the parcel due to the location of the existing
structure that is set close to South Palisades Avenue, with fences on either side that obstruct
ocean views. Therefore the proposed dwelling will not change or reduce any public views of the
ocean from South Palisades Avenue.

The proposed development is consistent with the visual resource protection policies of the Local
Coastal Program in that the rear of the proposed dwelling will be built on an existing developed
street in the urbanized area of Santa Cruz County. Whereas the existing nonconforming
dwelling and studio apartment/ADU has been developed to within two feet of the edge of the
right-of-way, the proposed dwelling will be in-line with other dwellings located both to the east
and northwest of the subject parcel along South Palisades and will therefore have a reduced
impact in views from the street as compared to the current conditions. Further, the proposed
dwelling does not extend seaward of the line of the rear of the existing dwelling on the parcel so
that the replacement house will not be visually prominent in views along the coast from either
Rockview Drive or from the Moran Lake beach to the northwest. From the Moran Lake/26™
Avenue beach the rear of the dwelling will be in line with all of the other homes that back onto
the beach, including an approved two-story home that, once constructed, will be the last house in
line due to its location at the point where the street turns and angles away from the beach
viewpoint. The proposed replacement home on the subject property will not be visible from the
public viewpoint or from the public pedestrian walkway at the end of Rockview Drive.
Therefore the proposed replacement dwelling will not significantly alter the scenic nature of the
beach.

Design Review

Although the proposed dwelling is not located in a mapped scenic area, and therefore not
technically subject to the County Design Review Ordinance, the project incorporates site and
architectural design features to ensure the compatibility of the proposed home. This has been
achieved by the inclusion of increased side setbacks to the second floor and varied wall and roof
planes, particularly at elevations visible from South Palisades Avenue. The dwelling also
incorporates a palette of natural colors and materials, including a natural colored stone trim, sage
colored horizontal wood siding and sandstone colored stucco at the dwelling and the proposed
front yard wall. These, together with new landscape plantings, will reduce the visual impact of
the proposed development on surrounding land uses and the natural landscape.
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Environmental Review

As proposed, the project qualifies for an exemption under the California Environmental Quality
Act (CEQA). Demolition of the existing duplex is consistent with the CEQA Guidelines in
Section 1 - Existing Facilities (15301). The construction of a replacement single-family dwelling
is consistent with both Section 2, Replacement or Reconstruction (15302) and Section 3, New
Construction or Conversion of Small Structures (15303). This is because the proposed dwelling
will replace an existing residential structure (single-family dwelling with a studio
apartment/ADU) and will be constructed within an area that is zoned for residential uses.

Further the proposed dwelling and S foot high front yard wall will conform to all of the required
site and development standards for the zone district with the approval of an Over-Height Fence
Permit for a stucco wall that exceeds 3 feet in height within the required front yard. The
recommendations of the Geology and Geological Reports have been incorporated into the project
in order to ensure impacts related to the coastal bluff location will be less than significant.

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

° Confirm that the proposal is categorically exempt from further Environmental Review
under the California Environmental Quality Act under classes 1, 2, 3 and 4.

o APPROVAL of Application Number 141017, 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 additicnal information
are available online at: www.co.santa-cruz.ca.us

Report Prepared By: Lezanne Jeffs
Santa Cruz County Planning Department
701 Ocean Street, 4th Floor
Santa Cruz CA 95060
Phone Number: (831) 454-2480

E-mail: lezanne.jeffs@santacruzcounty.us



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: 141017
Assessor Parcel Number: 028-304-55
Project Location: 2864 South Palisades Avenue, Santa Cruz

Project Description: Demolish an existing duplex with an attached garage, and construct a
replacement dwelling with an attached garage and carport. Maintain
an existing permitted coastal protection structure.

Person or Agency Proposing Project: Stephanie Barnes-Castro
Contact Phone Number: (831) 239 0603

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).

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

Statutory Exemption other than a Ministerial Project (CEQA Guidelines Section
15260 to 15285).

E. X Categorical Exemption

C.
D

Specify type: Class 1 - Existing Facilities (Section 15301)
Class 2 - Replacement or Reconstruction (Section 15302)
Class 3 - New Construction or Conversion of Small Structures (Section 15303)
Class 4 - Minor Alterations to Land (Section 15304)

F. Reasons why the project is exempt:
Demolition of a duplex in an urbanized area and construction of a replacement single family
dwelling in a residential zone district, new gardening or landscaping and

maintenance/reconstruction of an existing permitted coastal protection structure.

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

Date:_

Lezanne Jeffs, Project Planner

EXHIBIT A
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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 property is zoned R-1-5-PP (Single-family residential,
5,000 square feet — Pleasure Point Combining District), a designation which allows residential
uses. The proposed single-family dwelling is a principal permitted use within the zone district
and the zoning is consistent with the site's (R-UM) Urban Medium Residential 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. The proposed project is located entirely outside the right-of-way for South Palisades
Avenue and therefore will not interfere with street access to other parcels in the area.

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 proposed single-family dwelling and stucco wall in the front
yard would be consistent with the surrounding neighborhood in terms of architectural style, and
the dwelling will incorporate site and architectural design features such as increased side
setbacks to the second floor and varied wall and roof planes, particularly at the elevations visible
from South Palisades Avenue. The dwelling also incorporates a palette of natural colors and
materials, a natural colored stone trim, sage colored horizontal wood siding, and sandstone
colored stucco at the dwelling. The proposed front yard wall, together with new landscape
plantings, will reduce the visual impact of the proposed development on surrounding land uses
and the natural landscape as compared to current site conditions.

The site is surrounded by lots developed to an urban density and the proposed replacement
dwelling has been designed in accordance with all site and development standards of the zone
district, which have been adopted to ensure that new structures are visually compatible, in scale
with and integrated with the character of the surrounding neighborhood. Developed parcels in
the area contain both single-family and multi-family dwellings and the size and architectural
styles vary widely. The design submitted is consistent with the existing range of styles,
particularly other newer homes. The neighborhood contains many two-story homes and the
surrounding structures exhibit many different architectural styles as well as exterior materials
and colors. Further, the homes in the area include a variety of roof styles, including both pitched
and flat roofs.

Currently there are no views of the ocean across the parcel due to the location of the existing
structure that is set close to the road and has fences on either side that obstruct ocean views.
Therefore the proposed dwelling will not 51gn1ﬁcantly change or reduce any public views of the
ocean from South Palisades Avenue.

11 EXHIBIT B
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The proposed development is consistent with the visual resource protection policies of the Local
Coastal Program in that the proposed dwelling will be built on an existing developed street in the
urbanized area of Santa Cruz County. Whereas the existing nonconforming dwelling and studio
apartment/ADU was developed to within two feet of the edge of the right-of-way, the proposed
dwelling will be in-line with other dwellings located both to the east and northwest of the subject
parcel along South Palisades and will therefore have a reduced impact in views from the street.
Further, the proposed dwelling does not extend seaward of the line of the rear of the existing
dwelling on the parcel so that the replacement house will not be visually prominent in views
along the coast from either Rockview Drive or from the Moran Lake beach to the northwest.
From the Moran Lake/26™ Avenue beach the dwelling will be in line with all of the other homes
that back onto the beach, including an approved two-story home that, once constructed, will be
the last house in line due to its location at the point where the street turns and angles away from
the beach viewpoint. The proposed replacement home on the subject property will not be visible
from the public viewpoint or from the public pedestrian walkway at the end of Rockview Drive.
Therefore the proposed replacement dwelling will not significantly alter the scenic nature of the
beach.

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 the 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 proposed project will not interfere with any existing public access to the
beach, ocean, or other nearby body of water. There is currently no public access to the beach
that crosses the site and therefore the proposed project will not block any pathway to the ocean
or beach. The proposed project does not qualify as a “replacement after disaster structure”, as set
out in County Code section 13.20. Therefore the proposed replacement single-family dwelling
has been evaluated for the opportunity to provide or increase public access to the shoreline
wherever feasible. A public access and overlook area with a picnic table, surfing access and
limited beach access, is located about 250 feet down-coast of the project site on Rockview
Avenue. Access to the shoreline lying seaward of the project area from this point is very
difficult, given natural the rocky intertidal and shelf areas that lie between Rockview Avenue and
the project site. The nearest reliable beach access is located up-coast at Moran Lake/26" Avenue
beach and at times the beach located seaward of the project site can reached from this direction.
However, this access is only possible during very low tides due, at least in part to the rip rap
revetment that runs behind the subject property and that extends westwards to protect the
adjacent homes, particularly the house at 2862 South Palisades Avenue.

To provide increased public access to the beach adjacent to the subject parcel, displaced rip rap
is required to be reclaimed and re-stacked, subject to the conditions of approval of this Permit
and as allowed under the provisions of Coastal Development Permit 3-83-166. Also, ongoing
monitoring and maintenance of the rip-rap has been required to ensure the greatest possible level
of access to the beach areas adjacent to the project site in the foreseeable future.
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Further, in the event of future damage to existing coastal protection structures or other changed
circumstances, the existing coastal protection structures in this area may be required to be
replaced as part of a comprehensive and unified Urbanized Area Beach and Bluff Management
Strategy, implemented through a Geologic Hazard Abatement District (GHAD). By acceptance
of this permit, the property owners have agreed to not object to formation of a GHAD, and any
future new or replacement coastal protection structure would be required to address potential loss
of beach areas, potential opportunities to improve public access to the coast, protection of visual
resources, and protection of public infrastructure in response to sea level rise.

The project site is not identified as a priority acquisition site in the County Local Coastal
Program.

S. 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, and integrated with the character of the surrounding neighborhood. Additionally,
residential uses are allowed uses in the R-1-5-PP (Single-family residential, 5,000 square feet —
Pleasure Point Combining District) zone district, 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 vary widely in the area, and the design submitted is consistent
within the existing range of styles.
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Development Permit and Over-Height Fence 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 the site 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 ensure safety and the conservation of energy and resources. Further, the design of
the proposed dwelling is based upon Geological and Geotechnical Reports and also a Wave Run-
Up Analysis, each prepared by a licensed professional, to ensure that the proposed structure has
been specifically designed for the coastal bluff location on which it is situated.

The proposed single-family dwelling will not deprive adjacent properties or the neighborhood of
light, air, or open space, in that the proposed replacement dwelling will be in conformance with
the general intent and purposes of the Pleasure Point Community Design Combining District.
This combining zone provides site and development standards in addition to the setback
requirements of the R-1-5 zone district, that are designed to further reduce the visual and shading
impacts of new and expanded houses on neighboring parcels. Therefore the proposed dwelling
will not deprive neighboring parcels of these amenities.

The location of the proposed 5 foot high stucco wall in the front yard will not be detrimental to
health, safety or public welfare of persons living or working in the neighborhood, or the general
public in that the wall is entirely outside of the access right-of-way for South Palisades Avenue
and further, will be set back a minimum of 18 inches from the edge of the right-of-way.
Currently the much higher one and two story walls of the existing dwelling are developed to
within 2 feet of the edge of the right-of-way, with enclosed garages that open up directly to the
street. Therefore the impact of the proposed wall and vehicle gate will be significantly less than
the existing structure and the wall therefore will not adversly affect the existing line of sight for
travellers along South Palisades Avenue.

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.

The proposed location of the single-family dwelling, with a 5 foot high stucco wall and gate
located 18 inches from the edge of the right-of-way for South Palisades Avenue, 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-PP (Single-family residential, 5,000 square feet
— Pleasure Point Combining District) zone district. The primary use of the property will be one
single-family dwelling that replaces an existing single-family dwelling with an attached studio
apartment/ADU that meets all current site standards for the zone district. The proposed wall and
associated landscaping, with the approval of an Over-Height Fence Permit to allow for an
increase in the allowed height of the wall within the required front yard from 3 feet to 5 feet, will
provide privacy from South Palisades Avenue and will not intensify the conditions that exist at
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the site. The wall is therefore allowable with an Over-height Fence Permit under the exceptions
to the residential development standards for walls and fences as set out in County Code Section
13.10.525. Further, the project includes the provision of four off-street parking spaces where
only two are currently available.

This finding can therefore be made.

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 single-family dwelling and 5 foot stucco wall in the front yard will not adversely
impact the light, solar opportunities, air, and/or open space available to other structures or
properties in the area. With the approval of an Over-height Fence Permit to allow an increased
height of the wall from 3 feet to 5 feet, the proposed project meets all current site and '
development standards for the zone district as specified in Policy 8.1.3 (Residential Site and
Development Standards Ordinance), in that the proposed replacement single-family dwelling
will meet current setbacks for the zone district and neither the house nor the wall will adversely
shade adjacent properties.

The proposed replacement home will be properly proportioned to the parcel size and 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 the site standards for the R-1-5-PP 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 proposed
stucco wall and gate is consistent with the location, scale, and design of privacy walls located on
other parcels along South Palisades Avenue.

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 and will replace an existing single-family dwelling with an attached studio
apartment/ADU. The structure will be built to current building standards that ensure efficient
use of energy and therefore the proposed dwelling will not overload utilities. Further, the
expected level of traffic generated by the proposed project is expected to be less than was
generated by the previous development which consists of both a home and an accessory dwelling
unit (ADU) and therefore the new home will not adversely impact existing roads or intersections
in the surrounding area. Further, four off-street parking spaces will be provided for the proposed
dwelling, two more spaces than currently available for the existing home and ADU, and this
increased on-site parking will help alleviate problems caused by parked vehicles within the
narrow right-of-way for South Palisades Avenue.
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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 an eclectic neighborhood
with a great variety of housing types. The site is surrounded by lots developed to an urban
density and the proposed replacement dwelling has been designed in accordance with all site and
development standards of the zone district, which have been adopted to ensure that new
structures are visually compatible, in scale with and integrated with the character of the
surrounding neighborhood. Developed parcels in the area contain both single-family and multi-
family dwellings and sizes and architectural styles vary widely. The design submitted is
consistent within the existing range of styles, particularly other newer homes. The neighborhood
contains many two-story homes and the surrounding structures exhibit. many different
architectural styles as well as exterior materials and colors. Further, the homes in the area
include a variety of roof styles, including both pitched and flat roofs. The proposed stucco wall
and gate and associated landscaping will complement and harmonize with the existing and
proposed land uses in the vicinity and will be consistent with other walls and fences in the
neighborhood. The proposed replacement dwelling and front yard stucco wall will be of a
similar size and mass to other home developments in the neighborhood and will be sited,
designed and landscaped to be visually compatible and integrated with the character of the
surrounding homes and with the natural environment.

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 single-family dwelling, stucco wall and gate 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. The proposed project will incorporate site and architectural design features
such as increased side setbacks to the second floor and varied wall and roof planes, particularly
at the elevations visible from South Palisades Avenue. The dwelling also incorporates a palette
of natural colors and materials, a natural colored stone trim, sage colored horizontal wood siding
and sandstone colored stucco at the dwelling and the proposed front yard wall, which together
with new landscape plantings will reduce the visual impact of the proposed development on
surrounding land uses and the natural landscape. The rear of the proposed dwelling will be in-
line with other dwellings located both to the east and northwest of the subject parcel along South
Palisades Avenue and therefore will not be visually prominent or out of place in views along the
coast from either the public viewpoint at the end of Rockview Drive or from the Moran
Lake/26™ Avenue beach to the northwest.
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Exhibit D:

II.

III.

Conditions of Approval

12 sheets, 7 sheets prepared by Stephanie Barnes-Castro, Architect, 5 dated
11/10/16, 1 dated 7/11/16 and 1 undated (neighborhood photos), and 5 sheets
prepared by Luke R. Beautz, C.E., L.S., dated 7/5/16.

This permit authorizes the demolition of an existing 2,352 square foot residential
structure consisting of a single-family dwelling and a studio/accessory dwelling unit with
a 252 square foot attached garage, and construction of a 2,384 square foot single-family
dwelling with a 225 square foot attached garage and 256 square foot attached carport,
and construction of a 5 foot high stucco wall and gate in the front yard. A condition of
approval of this permit, addresses implementation of previously authorized maintenance
and repair of the existing rip rap revetment that protects this parcel and adjacent
properties (CDP 3-83-166). This approval does not confer legal status on any existing
structure(s) or existing use(s) on this parcel or associated with 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 Demolition Permit from the Santa Cruz County Building Official.

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 a Grading Permit from the Santa Cruz County Building Official.

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 Demolition Permit the applicant/owner shall:

A.

Obtain a Permit from the County Sanitation District for the abandonment of the
existing sewer lateral.

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 "D" on file with the Planning Department. 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
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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. A copy of the text of these conditions of approval incorporated into the
full size sheets of the architectural plan set.

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

i. Please provide three (3) copies of a “Colors and Materials”
sheet mounted on an 8.5” X 11” sheet of card or paper (not
foam core board).

3. Grading, drainage, and erosion control plans.

4, If the effective FIRM results in a requirement that the dwelling is to be
increased in height as compared to the structure depicted on Exhibit D, the
following additional requirement shall be met:

i. The building plans must include a surveyed roof plan based
upon the surveyed contour map of the ground surface,
superimposed and extended to allow height measurement of all
features, to show that no portion of the structure will exceed
the maximum height allowed by the zone district. 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.

ii. Maximum height is 28 feet, and within the 10 foot second story
side setback the maximum height is 15 feet.

5. A revised site plan to show that the stucco wall and gate located within the
required 20 foot front yard has been relocated a minimum of 18 inches
from the edge of the right-of-way for South Palisades Avenue, to allow for
the provision of a minimum 18 inch wide planting area adjacent to the
street.

6. A detailed Landscape Plan to show all proposed landscaping/planting
within yard areas on the parcel, including the planting area outside the
front wall. All planting shall be non-invasive, drought tolerant or native
species, and within 5 feet of the bluff edge shall include plants that may
trail over the edge of the bluff. Proposed landscaping should require the
use of only drip or micro spray irrigation systems.

B. Meet all requirements of the Environmental Planning section of the Planning
Department as follows:
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Provide plan review letters from the soils engineer and project geologist
that reference the final plans.

Building permit plans shall accurately reflect the location of the effective
FEMA-designated VE-Zone at the time of building permit issuance.

Note: Although the proposed residence as currently designated is located
outside the mapped VE Zone on the Preliminary FIRM, the mapping is
subject to change prior to issuance of the effective FIRM. If the proposed
development is out of compliance with the effective FIRM at the time of
building permit issuance, Environmental Planning shall not approve the
building permit application, even if it is consistent with an approved
discretionary permit for the project.

All plan sheets submitted for the building application shall reflect the base
flood elevation of 30.3 feet (referenced to NAVD 88 datum).

The lowest horizontal member of the lowest floor shall be located at or
above an elevation of 31.3 feet (referenced to NAVD 88 datum).

Plans submitted for the building application shall be designed in
conformance with all recommendations provided in the soils and geology
reports, and shall reference the reports.

Plans submitted for the building application shall conform to ASCE 24.

Plans submitted for the building application shall include a civil-
engineered stormwater pollution control plan that meets the requirements
set forth in the County’s Construction Site Stormwater Pollution Control
BMP Manual. The Manual may be found on the County of Santa Cruz,
Planning Department website at www.sccoplanning.com by navigation to
Environmental/Erosion and Stormwater Pollution Control/Construction
Site Stormwater BMP Manual.

Plans submitted for the building application shall include a drainage plan
that complies with the requirements set forth in 2016 California Building
Code (CBC) Section 1804.3 and the recommendations of the soils
engineer.

a. The drainage system shall be designed to ensure that no drainage
will flow over the coastal bluff. The drainage system (including
water from landscaping and irrigation) shall not contribute to
coastal bluff erosion. Furthermore, all drainage system components
shall be maintained in good working order for the life of the
project.

All decks, stairs, etc. within the 25°/100-year coastal bluff setback are
required to be structurally detached from the new home and not require a
building permit.
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10.

11.

A “Notice of Geologic and Coastal Hazards, Acceptance of Risk, and
Liability Release™ shall be recorded on the parcel with the format and
content of that document to be reviewed and accepted by the County of
Santa Cruz prior to recordation. The Notice will provide for property
owner (and all successors and assigns) agreement to an acknowledgement
of coastal and geologic hazards, an acceptance of and assumption of risk, a
waiver of liability against the County, and an indemnification of the
County; the final language of such provisions will be consistent with the
following:

a.

Coastal Hazards. That the site is subject to coastal hazards
including but not limited to episodic and long-term shoreline
retreat and coastal erosion, high seas, ocean waves, storms,
tsunami, tidal scour, coastal flooding, liquefaction and the
interaction of same;

Flood Insurance. If the structure is built so that it does not comply
with the effective BFE data as shown on the final Flood Insurance
Rate Map (FIRM), that the structure may be subject to a higher
flood insurance rating, likely resulting in higher-risk annual flood
insurance premium if the property owner purchases flood
insurance (voluntarily, or as required by mortgage lenders).

Assume and Accept Risks. To assume and accept the risks to the
Applicant and the properties that are the subject of this CDP of
injury and damage from such coastal and geologic hazards in
connection with the permitted development;

Waive Liability. To unconditionally waive any claim of damage
or liability against the County, its officers, agents, and employees
for injury or damage from such coastal and geologic hazards;

Indemnification. To indemnify and hold harmless the County, its
officers, agents, and employees with respect to the County’s
approval of the development against any and all liability, claims,
demands, damages, costs (including costs and fees incurred in
defense of such claims), expenses, and amounts paid in settlement
arising from any injury or damage due to such coastal and geologic
hazards; and

Property Owner Responsible. That any adverse effects to property
caused by the permitted development shall be fully the
responsibility of the property owner.

Submit the following additional information:

a.

Two copies of the soils report/wave run-up analysis and any
updates;
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f.

Two copies of the geology report and any updates;

A plan review form, based on final revised plans, signed and
stamped by the soils engineer;

A plan review form, based on final revised plans, signed and
stamped by the project geologist;

A copy of the recorded Notice of Geologic and Coastal Hazards,
Acceptance of Risk, and Liability Release; and

A completed V-Zone Certificate.

In accordance with the provisions of Coastal Development Permit for the seawall
and rip rap revetment (Permit# 3-83-166, issued by the California Coastal
Commission September 15, 1983), meet the following additional requirements of
the County Geologist:

1.

Prepare a report, including a Recovery Plan for the maintenance and repair
of the existing approved rip rap revetment.

a.

The coastal engineering/geotechnical engineer and engineering
geologist shall identify any rock that has dislodged from the
revetment since the construction of the existing shoreline
protection structure, and provide the County with a report that
identifies the dislodged rock and specifies the procedure for
recovering and restacking the rock in an appropriate manner. The
extent of rock to be restacked will be guided by principles of
protecting the homesite and adjacent properties consistent with the
original objective of the rock revetment, and that the least amount
of rock should be restacked while still meeting appropriate
engineering and building standards.

The report shall address the disposition of any rock that is not
needed, in order to meet a performance standard that clears the
beach of migrated rock with the only rock remaining being that
necessary for the repaired shoreline protection structure,

The report must include a procedure for rock replacement that
provides for the least disturbance of the beach and shoreline.

The report shall include a Recovery Plan prepared by the coastal
engineer/geotechnical engineer that identifies the rock recovery,
phasing and construction Best Management Practices.

The report and Recovery Plan shall be submitted to the County of
Santa Cruz Planning Department with appropriate fees for report
review and for the application for a grading permit to carry out the
Recovery Plan.
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f. The report and Recovery Plan must be reviewed and accepted and
the grading permit must be issued either prior to or concurrent with
the Building Permit for the home.

g. The Recovery Plan must be prepared in accordance with Section
7.79 of the Santa Cruz County Code.

h. Any rock that is uitimately taken off the beach but not restacked
and relocated to repair and maintain the revetment, shall be taken
and/or used in an appropriate location, with permits as may be
needed.

Best Management Practices for the maintenance and repair of the
revetment must address potential impacts to sensitive species and
environmental resources that may occur during the rock recovery as
follows:

a. The applicant shall retain the services of a qualified biologist or
environmental resources specialist with appropriate qualifications
acceptable to the Planning Director to conduct sensitive species
surveys prior to any maintenance activities.

b. The results of the survey shall be submitted to the County of Santa
Cruz Planning Department in a written report for review and
acceptance. Any areas of avoidance or special concern shall be
shown on a copy of the approved rock recovery, phasing and
construction Best Management Practices plan.

Best Management Practices for construction during maintenance and
repair activities must include but are not limited to:

a. No machinery or mechanized equipment shall be allowed at any
time within the active surf zone, except for that necessary to
remove any errant rocks from the beach seaward of the revetment.

b. All maintenance materials and equipment shall be removed in their
entirety from the beach area by sunset each day that work occurs.

c. Any and all debris resulting from maintenance activities shall be
appropriately removed from the project site within 24 hours.

d. Equipment shall not be cleaned on the beach or in the adjacent
beach parking areas.

e. Any unsafe debris or other materials that may become exposed on
the revetment or the beach in the area of the revetment shall be
removed and exported to an appropriate offsite disposal area in
order to protect public health and safety and coastal resources.
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D. 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.

1. Provide a cross section construction detail for the proposed paver blocks
to facilitate proper construction by the contractor.

2. Record a maintenance agreement for the proposed water quality treatment
units. Please contact the County of Santa Cruz Recorder’s office for
appropriate recording procedure. The maintenance agreement form can be
picked up from the Public Works office or can be found online at:
http://www.dpw.co.santa-cruz.ca.us/Storm Water/FigureSWM25A..pdf

3. For fee calculations please provide tabulation of new impervious and
semi-impervious (gravel, base rock, paver blocks, pervious pavement)
areas resulting from the proposed project. Make clear on the plans by
shading or hatching the limits of both the existing and new impervious
areas. To receive credit for the existing impervious surfaces to be removed
please provide documentation such as assessor’s records, survey records,
aerial photos or other official records that will help establish and
determine the dates they were built.

Note: A drainage fee will be assessed on the net increase in impervious
area. The fees are currently $1.14 per square foot, and are subject to
increase based on the fee amount applicable at the time of permit issuance.
Reduced fees (50%) are assessed for semi-pervious surfacing (such as
gravel, base rock, paver blocks, porous pavement, etc.) to offset costs and
encourage more extensive use of these materials.

4, Upon approval of the project, a drainage “Hold” will be placed on the
permit and will be cleared once the construction is complete and the
stormwater management improvements are constructed per the approved
plans: In order to clear the Hold, one of these options has to be exercised:

a. The civil engineer must inspect the drainage improvements on the
parcel and provide public works with a letter confirming that the
work was completed per the plans. The civil engineer’s letter shall
be specific as to what got inspected whether invert elevations, pipe
sizing, the size of the mitigation features and all the relevant design
features. Notes of “general conformance to plans” are not
sufficient.

b. As-built plans stamped by the civil engineer may be submitted in
lieu of the letter, The as-built stamp shall be placed on each sheet
of the plans where stormwater management improvements were
shown.

EXHIBIT C
23



Application #: 141017

APN: 028-304-55
Owner: Lowe

c. The civil engineer may review as-built plans completed by the
contractor and provide the county with an approval letter of those
plans, in lieu of the above two options. The contractor installing
the drainage improvements will provide the civil engineer as-built
drawings of the drainage system, including construction materials,
invert elevations, pipe sizing and any modifications to the
horizontal or vertical alignment of the system. The as-built
drawings, for each sheet showing drainage improvements and/or
their construction details, must be identified with the stamp (or
label affixed to the plan) stating the contractor’s name, address,
license and phone number. The civil engineer will review the as-
built plans for conformance with the design drawings. Upon
satisfaction of the civil engineer that the as-built plans meet the
design intent and are adequate in detail, the civil engineer shall
submit the as-built plans and a review letter, stamped by the civil
engineer to the County Public Works Department for review to
process the clearance of the drainage Hold, if the submittal is
satisfactory.

Meet all plan submittal requirements of the County Sanitation District as follows:
1. Revise the note on sheet C2 to read as follows:

"A sewer lateral abandonment permit shall be obtained from the Santa
Cruz County Sanitation District, and the lateral shall be abandoned per
figure SS-15 of the Santa Cruz County Design Criteria. Prior to demolition
work, the contractor shall locate and cap the existing sewer lateral and
then call for a sewer lateral abandonment inspection. If a new lateral is
necessary it shall be installed per figure SS-12 of the Santa Cruz County
Design Criteria."

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

Submit proof that a full set of building permit plans has been submitted directly to
the Santa Cruz Water Engineering Division for further review to determine water
permit fees and water/fire service requirements for this proposed project. The
project shall be designed to incorporate water efficient plumbing fixtures and
appliances as well as a water efficient landscaping.

Provide information from the Assessor’s Office to confirm the number of existing
bedrooms on the parcel in the existing dwelling and studio/accessory dwelling
unit. If the proposed replacement dwelling will result in an increase in the
number of bedrooms, then the owner will be required to pay the current fees for
Parks and Child Care mitigation. Currently, these fees are, respectively, $1,000
and $109 per bedroom.
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IV.

Provide required off-street parking for 4 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.

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 for the
replacement dwelling shall be installed.

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

Prior to building permit final, the applicant shall submit:

a. A completed Elevation Certificate, based on finished construction;

b. Final inspection forms from the geotechnical engineer, engineering
geologist, and civil engineer; and

c. A completed Final V-Zone Certificate.

All construction shall be completed in compliance with all recommendations
provided in the soils and geology reports.

The project shall comply with the requirements set forth in the technical report
acceptance letter prepared by Joe Hanna, County Geologist, dated 12/9/2015.
However, the required "Declaration of Geologic Hazards" has been superseded by
the "Notice of Geologic and Coastal Hazards, Acceptance of Risk, and Liability
Release" referenced in II1. B. 10, above. This document will be provided at the
time of building permit application review.

Development within the 25°/100-year coastal bluff geologic setback is prohibited.

All repairs and maintenance of the rip rap revetment shall be performed according
to the approved report and Recovery Plan and Best Management Practices. Prior
to final building inspection of the replacement dwelling, the applicant/owner must
meet the following conditions:

1. Within three years of issuance of the building permit for the home, and
under direction of the coastal engineering/geotechnical engineer, permittee
shall recover dislodged revetment rock and shall restack an appropriate
amount in compliance with the original revetment permit and the grading
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permit which implements the Recovery Plan, and shall take off-site any
rock that is excess to the repair and maintenance objective.

A HOLD will be placed on the final permit sign-off for the home until the
Recovery Plan is implemented and accepted by the County. Subject to
approval of the Planning Director, the three-year period may be extended,
and the homeowners may occupy the home prior to removal of the HOLD,
upon a determination(s) that good faith efforts are being made to recover
and restack the rock, but seasonal conditions or other constraints preclude
completion of the work within the three-year timeframe and/or by the time
the home is ready for occupancy.

2. Prior to the commencement of the rock recovery, a preconstruction
meeting must be held that includes the owner’s representatives, the
geotechnical engineer, engineering geologist, the Contractor , the qualified
biologist or environmental resources specialist, the County Project
Planner, and County Civil Engineer. The meeting must discuss all phases
of the project, and the contractor shall present a public safety plan that
identifies, in writing and on the Recovery Plan, the measures necessary to
protect the public and avoid sensitive species.

3. The coastal engineering/geotechnical engineer and/or engineering
geologist, or a QSP/QSD employed by the same, must be present during
the entire rock recovery operation. The recovery effort shall be
documented on the Recovery Plan. At the completion of the work a final
letter from the coastal engineering/geotechnical engineer and engineering
geologist must be submitted to the County. The letter shall be
accompanied by a copy of Recovery Plan that documents that the rock
recovery has been completed in compliance with the Recovery Plan.

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.

V. Coastal Hazards Response Alternatives. By acceptance of this permit, the applicant/
property owner(s) acknowledges and agrees, on behalf of itself and all successors and
assigns, that:

A.

The approved single family home replacement project will be constructed and
may be used consistent with the terms and conditions of this permit for only as
long as the approved development remains safe for occupancy and use. If coastal
hazards result in an unsafe site or unsafe structure, the property owner agrees to
abate or address dangerous conditions in accordance with County regulations
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C.

and/or Orders of the Chief Building Official and these Conditions of Project
Approval, If all or any portion of improvements are deemed uninhabitable, the
property owner agrees to remove the improvements and restore the affected area,
unless an alternative response involving a shoreline protection structure is
proposed by the property owner and approved by the County of Santa Cruz, and
also by the California Coastal Commission if the project location is within the
Coastal Commission’s primary jurisdiction. Alternative responses to coastal
hazards may include (1) pursuit of an Emergency Coastal Development Permit
consistent with County Code regulations in Chapter 13.20 (Coastal Zone
Regulations) and Chapter 16.10 (Geologic Hazards); and/or (2) pursuit of an
Urbanized Area Beach and Bluff Management Strategy pursuant to Condition
IV.C below.

Requirement for Geotechnical and Coastal Hazards Reports: 10-foot Trigger. In
the event that in the future the blufftop edge recedes to within 10 feet of the single
family dwelling, the property owner shall undertake the following activities to
determine whether selection and pursuit of a Coastal Hazards Response
Alternative is required:

1. Notify the Santa Cruz County Geologist, and

2. Retain a licensed geologist or civil engineer with experience in coastal
processes and hazard response to prepare a geotechnical investigation and
Coastal Hazards Report that addresses whether all or any portions of the
residence and related development are threatened by coastal hazards, and
that identifies actions that should be taken to ensure safe use and
occupancy, which may include removal or relocation of all or portions of
the threatened development and improvements, or other alternate
response(s).

3. Agree to undertake activities to pursue an appropriate Coastal Hazards
Response consistent with these Conditions of Approval and in accordance
with adopted and applicable County of Santa Cruz and California Coastal
Commission regulations. The geotechnical investigation and Coastal
Hazards Report shall be submitted to the Executive Director of the
California Coastal Commission, and to the Planning Director, Chief
Building Official and County Geologist of Santa Cruz County. If the
residence or any portion of the residence is proposed to be removed, the
Applicant shall submit a Removal and Restoration Plan (see Condition
IV.D below).

Urbanized Area Beach and Bluff Management Strategy Alternative.
1. The property owner agrees and acknowledges that the existing coastal

shoreline protection/armoring structures may be maintained in accordance
with conditions of approval of Permits authorizing the structures.
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2. The property owner and /or any future heirs or assigns further
acknowledge and agree that any future shoreline protection/armoring
structure (including but not limited to seawalls, revetments, retaining
walls, tie backs, caissons, piers, groins, etc.), that exceeds previously
authorized maintenance of the existing structures, will only be considered
for approval if proposed as part of a comprehensive and unified Urbanized
Area Beach and Bluff Management Strategy, such as a unified project
design that is implemented through a Geologic Hazard Abatement District
(GHAD) to address South Palisades Avenue (or related unit thereof)
coastal bluff properties and coastal resources that exist in this urbanized
area. Such strategy may allow for phased implementation within sub-
areas. The Strategy would be required to address potential loss of beach
areas, potential opportunities to improve public access to the coast,
protection of visual resources, and protection of public infrastructure in
response to sea level rise.

3. The property owner and / or any future heirs or assigns, by accepting this
permit, agree not to protest the formation of any Geologic Hazard
Abatement District (GHAD) that is proposed, either by the County or
other private entity, to address South Palisades Avenue (or related unit
thereof) coastal bluff properties and coastal resources that exist in this
urbanized area.

Removal and Restoration. If an appropriate government agency so orders, or as a
result of the above-referenced geotechnical investigation and Coastal Hazards
Report, it is determined that any portion of the approved development will be
proposed for removal due to coastal hazards, the Applicant shall, prior to removal,
submit two copies of a Removal and Restoration Plan to the County of Santa Cruz
Planning Director for review and approval. No removal activities shall
commence until the Removal and Restoration Plan and all other required plans
and permits are approved. If the Director determines that an amendment to this
permit or separate grading and coastal development permits are legally required in
order to authorize the activities, the Applicant shall as soon as immediately
feasible submit the required application, including all necessary supporting
information to ensure it is complete. The Removal and Restoration Plan shall
clearly describe the manner in which such development is to be removed and the
affected area restored so as to best protect coastal resources, and shall be
implemented immediately upon Director approval, or County approval of the
permit application, if necessary.

VI.  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.
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B.

All development as defined in County Code section 16.10.040, including that
which is cantilevered, is prohibited within the 25°/100-year coastal bluff setback.

Once constructed , no changes to the dwelling as approved by this permit (such as
enclosing open areas under building projections) or any revised landscaping
within 50 feet of the top of the coastal bluff, shall be allowed without first
obtaining an Amendment to this Coastal Development Permit in accordance with
the provisions of Chapter 18.10 of the County Code.

Subsequent to the initial recovery effort the applicant shall have the rip rap
revetment routinely inspected (at least once every 5 years) by the coastal
engineering/geotechnical engineer and/or engineering geologist and shall comply
with the conditions of this permit concerning revetment rock recovery mutatis
mutandis. A copy of a report for each inspection shall be submitted to the County
Planning Department and the California Coastal Commission to confirm the
inspection.

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.

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 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.
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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 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.

Approval Date:

Effective Date:

Expiration Date:

Wanda Williams Lezanne Jefts
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.
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