
 
County of Santa Cruz - Community Development & Infrastructure - Planning Division 

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

 

 

 

 

 

Applicant:  Chris Anderson Agenda Date:  December 20, 2024 

Owner:  Salesian Society Agenda Item #:  7 

APN:  054-551-06 Time:  After 9:00 a.m. 

Site Address:  2320 Sumner Avenue, Aptos 

 

Project Description: Proposal to recognize an existing 6-foot-high chain link fence, 

approximately 210 feet in length, with a 14-foot-wide gate, located above a coastal bluff and 

wrapping partially along the side property line, and recognize an existing 170-foot section of 5-

foot-high chain link fence along the bluff top at the north end of the parcel. 

 

Location:  Property located at the south end of Sumner Avenue (2320 Sumner Avenue), about 800 

feet south of the Seascape Resort and the intersection of Via Soderini and Sumner Avenue. 

 

Permits Required:  Coastal Development Permit 

 

Supervisorial District:  District 2 (District Supervisor: Zach Friend) 

 

Staff Recommendation: 

• Determine that the proposal is exempt from further Environmental Review under the 

California Environmental Quality Act. 

• Approval of Application 241224, based on the attached findings and conditions. 

 

Project Description & Setting  

 

The subject parcel, developed with a year-round camp facility, is located on a bluff above the 

beach just south of the Seascape resort and Seascape County Park and north of an active 

commercial agricultural parcel (AG resource 3). A single-family residential neighborhood is 

located to the northeast of Sumner Avenue, across the street from the site.  

 

This application serves to recognize sections of 6-foot-high chain-link fencing and 5-foot-high 

chain-link fencing built without benefit of permits on a parcel within an environmentally sensitive 

site and designated scenic area.  

 

A coastal development permit is required for all fence and retaining wall development within the 

Coastal Zone, pursuant to SCCC 13.10.525(C)(1)(2) unless it is otherwise exempt or excluded 

from coastal development permit requirements. The parcel is located within a significant public 

viewshed and within 50 feet of a coastal blufftop edge, and therefore may not be exempted from 

coastal development permit requirements pursuant to SCCC 13.20.062(B) or SCCC 13.20.072. 

 

Staff Report to the  

Zoning Administrator Application Number:  241224 
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Design Review is required for all Coastal Development Permits involving exterior alterations to a 

commercial facility. 

 

Project Background  

 

Camp St Francis, which is owned by the Salesian Society, has been operating as a faith-based 

organized campground for young boys since the late 1940’s, prior to the requirement of use or 

building permits. To allow for improvements to the facility, a use permit (4778-U), authorizing 

the operation of an organized camp for approximately 100-150 people, was issued in 1973. 

According to County permit history and notes from the Camp St. Francis website, the Camp St. 

Francis facility now consists of a main assembly hall, an indoor Chapel, a 3,840 square foot kitchen 

& dining facility, 6 dwelling buildings, basketball and volleyball courts, a playing field, with beach 

access restricted to staff, guests, and County emergency services. 

 

The developed portion of the property is located on a roughly level area at the top of a steep coastal 

bluff, with the remaining approximately half the subject parcel containing precipitous slopes of 

over 50 percent. Like many coastal properties, this parcel has a history of erosion with subsequent 

restoration and repair required for safety. In 2019, a Coastal Development Permit and Riparian 

Exception (191063) was approved to construct one 62 linear foot (LF) retaining wall for landslide 

repair, and one 110 LF soldier pile wall to replace an existing failing retaining wall to maintain 

private beach access. To date the wall has not been replaced due to funding concerns. 

 

The use of the site as a youth camp requires that safety barriers exist to protect campers, staff, and 

visitors from the steep cliffs. Most of the existing fencing, constructed between the blufftops and 

the parking area and walkways, is a split-rail timber style, approximately 4 feet in height. This 

fence appears to have been periodically rebuilt at its southern end, as the bluff edge has gradually 

eroded away. A 6-foot woven wire (hog wire) fence along the side property line of the neighboring 

parcel to the south and separating the agricultural fields from the Camp St. Francis parcel, was 

erected between 2003 and 2007. Neither the agricultural fence nor the split-rail fence closed off 

the southwest portion of the subject parcel, leaving a small corner of the parcel open and accessible 

to a narrow ridge with a steep drop off to the beach below. After 2020, coastal bluff erosion caused 

the end section of the split-rail fence to drop down the cliff towards the ocean, which then left 

more of this corner of the parcel, adjacent to the quickly eroding drainage gully to the south, 

unfenced and unsecured. 

 

To address the increased hazards, a 6-foot-high chain-link fence, approximately 210 total feet in 

length, was constructed to close off the previously open corner. No permit was obtained for this 

work. The chain-link fence starts on the southwestern edge above the bluff, replacing the fallen 

split rail fencing, and runs south for 41 feet then continues along the southeastern property line for 

approximately 137 feet, running parallel to the hog wire agricultural fence, and then pivots 

northward, partially across the parcel to connect via a 14-foot-wide locking gate to an existing 

wood fence, thereby creating a private enclosure and preventing public access (Figure 1). This new 

fence prompted a complaint that a historical pattern of bluff access was effectively blocked and 

spurred a County Code Compliance case (NV25080) to be opened on this parcel. 

 

Application site visits confirmed that an additional 170-foot-long section of split rail fencing above 

the bluffs had also been replaced with a black coated 5-foot-high chain-link fence, due to cliff 

erosion and fallen trees after the January 2023 storm (Figure 2), so this application will also 

recognize this north section. 
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Figure 1. Camp St Francis. View of fencing along cliff edge at southwest corner of parcel. July 18, 2024. 

 

 

 
Figure 2. Camp St Francis. View of fencing along cliff edge at northwest corner of parcel. November 27, 2024. 
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Zoning & General Plan Consistency 

 

The subject property is a 14.75 acre lot, located in the PR (Parks, Recreation and Open Space) 

zone district, a designation which allows for commercial recreational uses, including organized 

camps. The proposed fence is a permitted use within the zone district and the zoning is consistent 

with the site's O-R (Parks, Recreation and Open Space) General Plan designation. 

 

The parcel is located inside the Urban Services line and within the Coastal Zone and the Coastal 

Appeals Jurisdiction. Additionally, the project site is mapped within a Coastal Scenic Area. 

 

The location of an organized camp in this area aligns with General Plan Objective PPF-1.3 which 

encourages a full range of educational, religious, and recreational facilities operated by organized  

groups to utilize the varied scenic and natural settings of the County’s rural and mountain areas  

while providing proper management and protection of local natural resources. 

 

Design Review  

 

The recognition of the existing fence complies with the requirements of the County Design Review 

Ordinance and the design criteria for Coastal Zone developments, in that the proposed project will 

recognize an existing open chain-link fence, that is coated in black to minimize reflectivity, and 

thereby reducing the overall visual impact of the fencing on surrounding land uses and the natural 

landscape. 

 

SCCC 13.11.070(B) Environmental Considerations for Building and Site Design. 

 

All projects requiring design review shall be designed to compatible with the natural environment 

and surroundings. The chain-link fence does not negatively impact the surrounding topography or 

natural vegetation, and no trees have been removed to accommodate the additional fence sections. 

The fence instead acts as a protective barrier to minimize further human caused erosion and 

damage to the natural vegetation and habitat. 

 

New development shall protect the public viewshed with appropriate siting of structures and 

maintenance of viewshed corridors from the public rights-of-way. The recently installed chain-

link fence at the south end of the parcel is only partially visible from the public right-of-way. 

Sumner Avenue, a County maintained road which parallels the railroad tracks, dead ends in front 

of the subject parcel. Vehicle traffic must either turn around within the right-of-way or enter the 

private parking lot at Camp St. Francis. While the new fencing between the subject parcel parking 

area and the agricultural fields to the south is apparent from the entrance to the parking lot from 

Sumner Avenue, the fence along the top of the bluff, approximately 500 feet from the right-of-

way, is barely perceptible from the right-of-way due to distance and slight slope (Figure 3). 

 

The north section of chain-link is not visible from the right-of-way as it sits behind a heavily 

wooded area of the parcel. Sections of the fence in this location had fallen along with at least one 

tree during the January 2023 storm, necessitating the replacement of the fence section to protect 

campers, staff and visitors from the steep cliffs above the bluffs. The fence has been relocated 

inward away from the bluff to reduce visibility to the public beach and prevent recurring fence 

failures. 
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Figure 3. Camp St Francis. View from Sumner Avenue across parcel toward ocean. November 27, 2024. 

 

SCCC 13.20.130(D) Design Criteria for Coastal Zone development (Beach Viewsheds) 

 

The chain-link fence to the south is also not visible from the beach or shoreline below the cliffs. 

Within the Urban Services Line, blufftop development shall conform to the rural scenic resources 

criteria in SCCC 13.20.130(C)(2) and shall be sited and designed to fit the physical setting so that 

its presence is subordinate to the natural character of the site, requiring appropriate setbacks to 

preserve prominent natural features. The chain-link fence at the southern end of the parcel has 

been installed no closer than 6 feet to the cliff edge. In addition, due to erosion patterns, the top 

bluff edge is set back from the base of the bluff. As a result, the chain link fence at the top of the 

steep slope is not visible from the public beach area (Figure 4), in that it is recessed from view.  
 

Figure 4. View from the public beach to the subject parcel. July 19, 2024. 
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The fence section at the north end of the 

parcel, however, is moderately visible 

from the public beach (Figure 5). This 

fence section was installed as an 

emergency response to the damage 

inflicted during the January 2023 storm 

which brought down the previous 

fencing as well as a Cypress tree with 

multiple large limbs. 

 

The open style fence continues to allow 

ocean views, and the matte-black color 

reduces any reflectivity and allows the 

fence to “disappear” into the natural 

landscape. The code also stipulates that 

screening and landscaping suitable to 

the site shall be used to soften the visual 

impact of development unavoidably 

sited in the public viewshed, however 

in this case, the preference is to 

maintain the open character of the 

fence to preserve views from inside the 

campground and it is recommended 

that the native vegetation be allowed to 

grow with no additional landscaping is 

to be planted in attempt to screen the 

fencing. 
Figure 5. View of north section of parcel from the public beach. 

November 11, 2024. 

 

Further, pursuant to SCCC 13.11.070(B)(5)(b), in addition to protecting the public viewshed new 

development should also minimize the impact on private views from adjacent parcels wherever 

practicable. Due to the surrounding trees and vegetation, the northern chain link fence section is 

not visible from neighboring parcels. The southern chain-link fence is only visible from the 

commercial agricultural parcel to the south and is not visible to residents in the neighborhood 

across Sumner Avenue. The only private views that are impacted by the new chain-link fence 

sections are those from within Camp St. Francis. The industrial/commercial look of the chain-link 

fence contrasts with the natural setting, however a noticeable and effective barrier between the 

campground and the cliff edge is an important safety precaution for the campers, staff, and visitors, 

and in this case takes priority over the minimal impacts to the aesthetics of the private views. 
 

Santa Cruz County Design Guidelines - Chapter 2 

 

An overarching goal of the Design Guidelines is to encourage new structures to have compatible 

mass and scale, architectural style, and materials that respect and contribute to the neighborhood. 

Policy B6 (Design Consistency) specifies the use of compatible and high-quality building 

materials which harmonize with the overall project design, landscaping and neighboring structures.  

 

While a continuation of the split rail fencing previously built along the buff of the Camp St. Francis 

site would be the County’s preferred fence style in terms of aesthetics and use of natural materials, 
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it is understood that this type of fence is inadequate to both protect campers from easily climbing 

over or under the fence, and to discourage trespassing from either direction. The chain-link 

(cyclone) style fence has been used extensively along the blufftop at the adjacent Seascape County 

Park (Figure 5), therefore the use of this style of fencing at Camp St. Francis has a neighborhood 

precedent and is an acceptable substitute. 

 

 
Figure 5. Seascape County Park, July 19, 2024 

 

Local Coastal Program Consistency  

 

The proposed fence is in conformance with the County's certified Local Coastal Program (LCP), 

in that the structure is sited and designed to be visually compatible, in scale with, and integrated 

with the character of the surrounding agricultural fields and residential neighborhood. Developed 

parcels in the area include a commercial resort and County Park to the north, single family 

dwellings to the east, and commercial agriculture to the south. Size and architectural styles vary in 

the area, and the open wire design of the fence is consistent with the existing range of styles. The 

project site is located between the shoreline and the first public road and is not identified as a 

priority acquisition site in the County’s Local Coastal Program. The nearest public access to the 

beach and ocean via the Seascape Resort is approximately 1/3 mile to the northwest of the subject 

parcel.  

 

Santa Cruz County General Plan (LCP) - Chapter 3 (Access and Mobility) 

 

A goal (AM-4.0) of the LCP is to preserve and create public access to the County’s coast, parks 

and other natural resources. Although this parcel has been privately owned for at least a century, 

and includes a private, gated beach access pathway, there is no evidence that any legal public 

access or “prescriptive rights” of access to the beach exist over the subject parcel.  

 

To confirm that no such “prescriptive rights” might exist, as had been asserted by some neighbors, 

research was conducted by staff.  This included review of historic aerial photos of the site, as well 

as coastal access maps and prior Permits for this property. This research did not uncover evidence 

of consistent public beach access through the site, either along the south side of the Camp St. 

Francis parcel in the location of the subject fence, or elsewhere on the property. However, staff 
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did determine that, as a condition of approval for Use Permit 4788-U, the applicant was required 

to submit a written statement of intention to cooperate with any future attempt to create a public 

beach access route through the ravine along the northwesterly property boundary (Exhibit I). It 

must be noted that this condition of approval pre-dated the creation of the Seascape Resort, located 

just to the north of the subject parcel, through which there is an accessible trail down to the beach. 

In addition, there are numerous public pathways and coastal bluff viewing areas, both within the 

resort and within the Seascape County Park, which lies immediately adjacent to Camp St. Francis, 

which provide numerous coastal bluff viewing areas and, through the resort, an accessible trail 

down to the beach. 

 

Santa Cruz County General Plan (LCP) - Chapter 5 (Agriculture, Natural Resources and 

Conservation) 

 

Camp St. Francis is sited within a Scenic Resource area as designated by the General Plan. 

Therefore, LCP Policies ARC-5.1.1, ARC-5.1.2 and ARC-5.1.3 which require that significant 

public vistas be protected by minimizing disruption of landform and aesthetic characteristics, and 

be sited and designed to retain existing public views and scenic assets apply to this project. While 

Monterey Bay can be seen from public viewpoints lying outside the parcel, such as from Sumner 

Avenue in front of the property, the cliff edge and coastal bluff are not visible. Therefore, views 

of these features do not need to be protected as part of the public ocean vista.  Further, as previously 

described in this report and as shown by Figures 1 & 2 (above), the open style fence continues to 

allow ocean views, and the matte-black color reduces any reflectivity and allows the fence to 

“disappear” into the natural landscape. 

 

While the northern fence is minimally visible, the south end fencing section is not visible from the 

public beach area, as shown by Figure 4 (above) and therefore complies with Policy ARC-5.1.7 

(LCP) which prohibits the placement of new permanent structures that would be visible from a 

public beach. 

 

Santa Cruz County General Plan (LCP) - Chapter 7 (Parks and Recreation) 

 

Policy PPF-2.6.1 (LCP) mandates the provision of a system of shoreline access to the coast to 

serve the general public and the coastal neighborhoods, which meets public safety needs, protects 

natural resource areas from overuse, protects public rights, and the rights of private property 

owners, minimizes conflicts with adjacent land uses, and does not adversely affect agriculture. To 

protect resources from the adverse impacts of overuse, policy PPF-2.6j (LCP) was adopted to 

prevent access to bluff top observation points when the public use is likely to cause disturbance to 

animals, erosion or damage to vegetation. 

 

Although, as described above, historic and continuous public access to the beach or blufftop has 

not been verified, it does appear that neighbors have recently taken access to the cliff edge through 

the Camp St. Francis parcel to enjoy the panoramic view (despite signs indicating “private 

property” at the entrance to the site). There is also evidence of a new and unauthorized pathway 

down the steep bluff. The new fence and gate comply with these policies in that, due to its location 

and style, it now effectively prohibits neighborhood access to this pathway and to the bluff edge, 

which will serve to limit continued trespassing and prevent additional damage to the coastal bluff. 

A review of this application by County Environmental Planning Staff sums up the importance of 

the fence for environmental protection: 
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The coastal bluff below the fenced off access point is made up of coastal scrub and 

maritime chaparral, both constitute Environmentally Sensitive Habitat Area (ESHA) and 

are particularly fragile and susceptible to accelerated disturbance. Historic photos show an 

access trail immediately below the fence and corner of the subject parcel as having been 

established between September 2021 and 2022. The orientation of the trail is vertical down 

the slope which if left in use will accelerate and further destabilize this coastal bluff. There 

is evidence of recent significant bluff failure at the top of the bluff that poses a significant 

health and safety risk to pedestrians. Reported and evident motorcycle use from this access 

point further erodes and destabilizes this area. The proposed fence is necessary to prevent 

further disturbance of ESHA, destabilization of the bluff face, and to prevent potential risk 

to life and limb. 

 

Public Outreach/Public Comment  

 

Planning Staff has received five public comments to date (Exhibit J). Several of the comments 

resulted from a misunderstanding that the project proposed a new fence rather than recognition of 

an existing fence. To clarify the scope of this project and address neighbor concerns, the 

application was elevated from a Level 4 to a Level 5 in order to re-notice the project and allow for 

the public to raise issues at a public hearing. 

 

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 241224, 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: Rebecca Rockom 

Santa Cruz County Planning 

701 Ocean Street, 4th Floor 

Santa Cruz CA   95060 

Phone Number: (831) 454-3121 

E-mail:  rebecca.rockom@santacruzcountyca.gov 
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Exhibits 

 

A. Categorical Exemption (CEQA determination) 

B. Findings 

C. Conditions 

D. Project plans 

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

F. Parcel information 

G. Aerial photographs of subject site 

H. 4788-U Use Permit with Conditions of Approval 

I. Owner Statement of Intent 

J. Comments & Correspondence 
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EXHIBIT A 

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:  241224 

Assessor Parcel Number:  054-551-06 

Project Location:  2320 Sumner Avenue, Aptos 

 

Project Description: Proposal to recognize an existing 6-foot chainlink fence located above 

a coastal bluff 

 

Person or Agency Proposing Project:  Chris Anderson 

 

Contact Phone Number:  831-345-5124 

 

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

B.             The proposed activity is not subject to CEQA as specified under CEQA 

Guidelines Section 15060 (c). 

C.             Ministerial Project involving only the use of fixed standards or objective 

measurements without personal judgment. 

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

15260 to 15285).  

 

E.      X     Categorical Exemption 

 

Specify type:  Class 3 - New Construction or Conversion of Small Structures (Section 15303) 

  

F. Reasons why the project is exempt: 

 

Construction of an accessory structure (fence) on a previously developed parcel within the PR 

zone.  

 

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

 

 
___________________________________ Date:_____November 15, 2024_____________ 

Rebecca Rockom, Project Planner
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Coastal Development Permit Findings 

 

(A)  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 PR (Parks, Recreation and Open Space), a 

designation which allows organized camp uses. The proposed fence is a principal permitted use 

within the zone district, and the zoning is consistent with the site's O-R (Parks, Recreation and 

Open Space) General Plan designation. 
 

(B)  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.  There is no public access easement across the property that provide beach access. 
 

(C)  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. 
 

The chain-link fencing is consistent with the surrounding neighborhood in terms of its style in that 

the fence has been sited and designed so that it does not block or adversely impact significant 

public views and scenic character of the surrounding area, including views from the beach.  

Furthermore, the color of the fence does not stand out in contrast to the site or surrounding 

neighborhood and that while the development site is on a prominent bluff top, the open style of 

the fence is compatible with the surrounding natural environment. 
 

The fence complies with the following design criteria, special use standards and conditions: 
 

SCCC 13.20.130 (B)(1) Visual Compatibility. All development shall be sited, designed and 

landscaped to be visually compatible and integrated with the character of surrounding 

neighborhoods or areas.  
 

SCCC 13.20.130 (B)(2) Minimum Site Disturbance. Grading, earth moving, and removal of major 

vegetation shall be minimized. Developers shall be encouraged to maintain all mature trees over 

six inches in diameter except where circumstances require their removal, such as obstruction of 

the building site, dead or diseased trees, or nuisance species. Special landscape features (rock 

outcroppings, prominent natural landforms, tree groupings) shall be retained. 
 

SCCC 13.20.130 (B)(7)Development shall be sited and designed so that it does not block or 

significantly adversely impact significant public views and scenic character, including by situating 

lots, access roads, driveways, buildings, and other development (including fences, walls, hedges 

and other landscaping) to avoid view degradation and to maximize the effectiveness of topography 

and landscaping as a means to eliminate, if possible, and/or soften, if not possible, public view 

impacts. 
 

In addition, the majority of the chain-link fence is not visible from the beach below. Only a short 

section is visible from the beach, where vegetation and trees have been lost to erosion. Pursuant to 

SCCC 13.20.130(D), within the Urban Services Line, new blufftop development shall be sited and 
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designed to fit the physical setting carefully so that its presence is subordinate to the natural 

character of the site, including through appropriately maintaining natural features and requiring 

appropriate setbacks therefrom. Screening and landscaping suitable to the site shall be used to 

soften the visual impact of development unavoidably sited in the public viewshed. The chain-link 

fence has been installed no closer than 6 feet to the cliff edge, and due to erosion patterns the ridge 

top is set back from the bluff. As a result, the chain link fence at the top is recessed from view and 

cannot be seen by members of the public when walking along the adjacent public beach. Additional 

screening is not recommended in order to preserve the ocean views. 
 

The chain-link (cyclone) style fence has been used extensively along the blufftop at Seascape 

County Park, located on the adjacent parcel to the north; therefore, the use of this style and material 

at Camp St. Francis has a neighborhood precedent and is an acceptable substitute for the split-rail 

fencing used elsewhere on the parcel.  
 

The fence meets the general intent of the Coastal Design Criteria and as a result, protects coastal 

resources. It is also consistent with the visual resource policies for the LCP Land Use Plan, and 

therefore complies with the special area design findings in SCCC 13.20.140(B)(2).   
 

This finding can therefore be made. 
 

(D)  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. Blufftop viewpoints are widely accessible at the Seascape 

County Park on the neighboring parcel, and public beach access is available via an accessible trail 

approximately 1/3 of a mile north at the Seascape Resort. 
 

Policy PPF-2.6.1 (Chapter 7 of the Santa Cruz General Plan / LCP) mandates the provision of a 

system of shoreline access to the coast to serve the general public and the coastal neighborhoods, 

which meets public safety needs, protects natural resource areas from overuse, protects public 

rights, and the rights of private property owners, minimizes conflicts with adjacent land uses, and 

does not adversely affect agriculture. To protect resources from the adverse impacts of overuse, 

policy PPF-2.6j (LCP) was adopted to prevent access to bluff top observation points when the 

public use is likely to cause disturbance to animals, erosion or damage to vegetation. 
 

Although it appears that neighbors have recently taken unauthorized access to the cliff edge 

through the south end of the Camp St. Francis parcel, as well as down the steep bluff to the beach, 

the new fence and gate complies with these policies, in that it will serve to limit continued 

trespassing and prevent additional damage to the coastal bluff due to its location and style, which 

now effectively prohibits access. No historic and continuous public access to the beach or coastal 

bluff top or other legal right of access through the parcel has been established. 
 

(E)  That the project conforms to all other applicable standards of the certified LCP. 
 

This finding can be made in that the proposed fence is sited and designed to be visually compatible, 

in scale with, and integrated with the character of the surrounding area and therefore substantially 

conforms with the County's certified Local Coastal Program. Developed parcels in the area include 
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a commercial resort, single family dwellings, and commercial agriculture to the south. Size and 

architectural styles vary in the area, and the open wire design of the fence is consistent with the 

existing range of fencing styles. The project site is located between the shoreline and the first 

public road but will not block any existing legal access to the beach or shoreline. The nearest public 

access to the beach and ocean via the Seascape Resort is approximately 1/3 mile to the northwest 

of the subject parcel. In addition, the site is not identified as a priority acquisition site in the 

County’s Local Coastal Program. 
 

The project complies with the LCP Policies ARC-5.1.1, ARC-5.1.2 and ARC-5.1.3 which require 

that significant public vistas be protected by minimizing disruption of landform and aesthetic 

characteristics, and sited and designed to retain existing public views and scenic assets. Camp St. 

Francis is sited within a Scenic Resource area, but the cliff edge and coastal bluff are not visible 

from the public right-of-way and therefore do not need to be protected as part of the public ocean 

vista. The project also complies with Policy ARC-5.1.7 (LCP) which prohibits the placement of 

new permanent structures that would be visible from a public beach, because the fencing is not 

visible from the public beach area. 
 

(F)  If the project is located between the nearest through public road and the sea or the shoreline 

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 fence is located at the top of the bluff in areas that that do not provide a an 

established access to the shoreline; therefore it will not interfere with any legal public access to 

the beach, ocean, or any nearby body of water.  Public beach access is available via an accessible 

trail approximately 1/3 of a mile north, at the Seascape Resort. Further, the project site is not 

identified as a priority acquisition site in the County Local Coastal Program. 
 

A goal (Chapter 3, AM-4.0) of the LCP is to preserve and create public access to the County’s 

coast, parks and other natural resources. Although this parcel has been privately owned for at least 

a century, and includes a private, gated beach access pathway, there is no evidence that any legal 

public access or “prescriptive rights” of access to the beach exist over the subject parcel. Research 

into whether any such “prescriptive rights” to public access exists over the property, including 

review of historic aerial photos, coastal access maps and prior Permits, failed to uncover any 

evidence of any such consistent and longstanding use.   
 

A further confirmation that no such historic access exists is indicated by a condition of approval 

for Use Permit 4788-U, which required the applicant to submit a written statement of intention to 

cooperate with any future attempt to create a public beach access route through the ravine along 

the northwesterly property boundary (Exhibit I). It must be noted that this condition of approval 

pre-dated the creation of the Seascape Resort, located just to the north of the subject parcel, through 

which there is now an accessible trail down to the beach.  
 

(G)  In the event of any conflicts between or among the required findings, required findings in 

subsections (E) and (F) of this section shall prevail. 
 

This finding can be made, in that there are no conflicts among the required Coastal Development 

Permit findings. 
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EXHIBIT B 

Discretionary Permit Findings 
 

(a)  Health and Safety. The proposed location of the project and the conditions under which it 

would be developed, 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 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 organized camp 

uses. Construction will comply with prevailing building technology, the California Building Code, 

and the County Building ordinance to ensure that the project 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 be materially injurious to properties or improvements in the vicinity. 

 

(b)  Zoning Conformance. The proposed location of the project and the conditions under which 

it would be developed, operated, or maintained will be in substantial conformance with the 

intent and requirements of all pertinent County ordinances and the purpose of the zone 

district in which the site is located. 

 

This finding can be made, in that the proposed location of the fence and the conditions under which 

it has been constructed are in substantial conformance with all pertinent County ordinances and 

the purpose of the PR (Parks, Recreation and Open Space) zone district. The primary use of the 

property is an organized camp and the 210 linear foot chain-link fence is a permitted use within 

the zone district, and at a maximum 6 feet in height meets all current site standards pursuant to 

SCCC 13.10.525 for the zone district. 

 

(c)  General Plan Conformance. The proposed project is in substantial conformance with the 

intent, goals, objectives, and policies of all elements of the County General Plan and any 

specific plan which has been adopted for the area. 

 

This finding can be made, in that the proposed organized camp use is in substantial conformance 

with the use and density requirements specified for the O-R (Parks, Recreation and Open Space) 

land use designation in the County General Plan. 

 

The location of an organized camp in this area aligns with General Plan Objective PPF-1.3 which 

encourages a full range of educational, religious, and recreational facilities operated by organized  

groups to utilize the varied scenic and natural settings of the County’s rural and mountain areas  

while providing proper management and protection of local natural resources. 

 

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

 

(d)  CEQA Conformance. The proposed project complies with the requirements of the 

California Environmental Quality Act (CEQA) and any significant adverse impacts on the 

natural environment will be mitigated pursuant to CEQA. 

 

This finding can be made, in that the project has been determined to be exempt from further review 

under the California Environmental Quality Act, as indicated in the Notice of Exemption for this 

project. 

 

Page 15 of 43



Application #: 241224 

APN: 054-551-06 

Owner: Salesian Society 
 

EXHIBIT B 

(e)  Utilities and Traffic Impacts. The proposed use will not overload utilities, result in 

inefficient or wasteful use of energy, or generate more than the acceptable level of traffic 

on the streets in the vicinity. 

 

This finding can be made, in that recognition of the existing fence will not intensify the existing 

use of a previously developed lot. No traffic will be generated by the recognition of the existing 

fence and therefore the project will not adversely impact existing roads or intersections in the 

surrounding area. In addition, the project will not overload utilities or otherwise result in an 

inefficient or wasteful use of energy. 

 

(f)  Neighborhood Compatibility. The proposed use will be compatible with the existing and 

proposed land uses, land use intensities, and dwelling unit densities of the neighborhood, 

as designated by the General Plan and Local Coastal Program and implementing 

ordinances. 

 

This finding can be made, in that the proposed fence is consistent with the land use intensity and 

density of the neighborhood as designated by the General Plan and implementing ordinances. 

 

(g)  Local Coastal Program Consistency. For proposed projects located within the coastal zone, 

the proposed project is consistent with the provisions of the certified Local Coastal 

Program. 

 

This finding can be made, in that the required Coastal Development Permit findings have been 

made for this project and the project is consistent with the provisions of the certified Local Coastal 

Program. 

 

Site Development Permit Findings 
 

(a)  Siting and Neighborhood Context. The proposed development is designed and located on 

the site so that it will complement and harmonize with the physical design aspects of 

existing and proposed development in the neighborhood, as designated by the General Plan 

and Local Coastal Program and implementing ordinances. 

 

This finding can be made, in that the existing fence has been designed and located on the site in a 

manner that complements and harmonizes with the physical design aspects of existing and 

proposed development in the surrounding area. As previously stated, the chain-link fence has been 

installed no closer than 6 feet to the cliff edge, and therefore is recessed from view and is not 

visible to members of the public walking along the shoreline. The chain-link or cyclone style fence 

has been used extensively along the blufftop at Seascape County Park, the adjacent parcel to the 

north, setting a precedent for the use of a fence of this style and material at Camp St. Francis. 

 

(b)  Design. The proposed development is in substantial conformance with applicable 

principles in the adopted Countywide Design Guidelines, except as prohibited by site 

constraints, and any other applicable requirements of SCCC 13.11 (Site Development and 

Design Review). If located in the Coastal Zone, the site plan and building design are also 

in substantial conformance with the policies of the Local Coastal Program and coastal 

regulations of SCCC 13.20. 
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EXHIBIT B 

This finding can be made, in that the existing fence is of an appropriate scale and type of design 

that blends with the aesthetic qualities of the subject property and that has a minimal visual impact 

on surrounding land uses. Furthermore, the fence is required for public safety and protects the 

vegetation and the habitat on the bluff below. The fence further complies with the requirements of 

the coastal design review standards and the County Design Review Ordinance, in that the open 

chain-link fence is coated black, thereby minimizing its overall visual impact on surrounding land 

uses the natural landscape, and both public and private views across the parcel. The open style 

fence continues to allow ocean views, and the matte-black color reduces any reflectivity and allows 

the fence to “disappear” into the natural landscape.  
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EXHIBIT C 

Conditions of Approval 
 

Exhibit D:   Project plans, prepared by Michael Roesner, dated 04/12/2024. 

 

I. This permit authorizes the construction of a 6-foot chain-link fence 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. 

 

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. 

 

II. Operational Conditions 

 

A. All portions of the fence shall be maintained in good condition, including the matte-

black coating material. Any section of the fence that is damaged or destroyed, either 

by coastal erosion processes or by vandalism, shall be replaced in-kind with a 

similar coated fence of the same configuration and color. 

 

B. Unauthorized public beach access over the coastal bluff shall be prevented to the 

greatest extent possible. 

 

C. 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. 

 

III. 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 
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EXHIBIT C 

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.  

 

A. 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.  

 

B. Nothing contained herein shall prohibit the COUNTY from participating in the 

defense of any claim, action, or proceeding if both of the following occur: 

 

1. COUNTY bears its own attorney's fees and costs; and 
 

2. COUNTY defends the action in good faith. 

 

C. Settlement.  The 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. 

 

D. 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. 

  
 
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:       

 

Effective Date:       

 

Expiration Date:        

 

 

______________________________ 

   Deputy Zoning Administrator  

     

 
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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Application #: 241224 

APN: 054-551-06 

Owner: Salesian Society 
 

EXHIBIT F 

 

Parcel Information 
 

Services Information 

 

Urban/Rural Services Line:   X    Inside       Outside 

Water Supply: Camp St. Francis 

Sewage Disposal: Santa Cruz Sanitation District 

Fire District: Central Fire Protection District 

Drainage District: Zone 6 

 

Parcel Information 

 

Parcel Size: 14.7480 acres 

Existing Land Use - Parcel: Public and Community Facilities (organized camp) 

Existing Land Use - Surrounding: Commercial Agriculture / Single-Family Residential / 

Parks 

Project Access: Sumner Avenue 

Planning Area: Aptos 

Land Use Designation: O-R (Parks, Recreation and Open Space) 

Zone District: PR (Parks, Recreation and Open Space) 

Coastal Zone:   X    Inside       Outside 

Appealable to Calif. Coastal 

Comm. 

  X    Yes       No 

 

Technical Reviews:  None 

 

Environmental Information 

 

Geologic Hazards: Yes – mapped with physical evidence on site 

Fire Hazard: Not a mapped constraint 

Slopes: Up to 50% 

Env. Sen. Habitat: Not mapped/no physical evidence on site 

Grading: No grading proposed 

Tree Removal: No trees proposed to be removed 

Scenic: Yes - a mapped resource 

Archeology: Not mapped/no physical evidence on site 
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Camp St. Francis, 2020 (APN 054-551-06)Source: Esri ArcGIS
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Rebecca Rockom

From: ed heyl <mr.heyl@gmail.com>

Sent: Sunday, November 3, 2024 8:54 AM

To: Rebecca Rockom

Cc: Rich Armendariz; Jacquie Armendariz; Lisa <3 Mac66

Subject: application 241224

****CAUTION:This is an EXTERNAL email. Exercise caution. DO NOT open attachments or click links 

from unknown senders or unexpected email.**** 

Hi Rebecca, 

 

Thanks for sending out the notice for application no. 241224 (APN: 054-551-06). 

 

Myself and other concerned neighbors would like some clarification regarding the application.  In particular, the 
notice states that the fence will be within 800 ft from the resort (or Intersection of Via Soderini and Sumner), 
however that seems imprecise. Are there more details (with maps) of the proposal available to review? If not, 
are there temporary markers available to review?   

 

The notice also states the fence will “wrap partially along the side property line”, however it’s not clear if the 
proposed fence will wrap along the park side of the property or the farmland side (and how far it will run along 
the side).   

 

A number of neighbors in the area only have a coastal view through the eucalyptus tree grove on the bluff; so a 
fence could potentially block that coastal view.   

 

Our concerns are: 

•  
•  
• Chain link fences are not aesthetically pleasing (particularly on a coastline) 
•  
•  
•  
• Fences in the area become overgrown with vegetation, creating a solid wall effect 
•  
•  
•  
• Depending on the exact location, it could block coastal views for some neighbors 
•  

 

I believe if more precise information were available, some (or all) the concerns could be resolved. 

 

Thank you for helping us resolve our concerns. 
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Rebecca Rockom

From: Jeff Powers <jeff@clilandscaping.com>

Sent: Thursday, October 31, 2024 7:37 PM

To: Rebecca Rockom

Subject: ST Francis Point pictures

****CAUTION:This is an EXTERNAL email. Exercise caution. DO NOT open attachments or click links 

from unknown senders or unexpected email.**** 

Hi Rebecca-  

Great speaking with you today! 

Attaching pictures of historic public access for over 50 years. 

Jeff Powers 
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Rebecca Rockom

From: Pat Kelly <pat.kelly.mba@gmail.com>

Sent: Thursday, October 31, 2024 9:05 AM

To: Rebecca Rockom

Subject: Application 241224 Pending Action

****CAUTION:This is an EXTERNAL email. Exercise caution. DO NOT open attachments or click links 

from unknown senders or unexpected email.**** 

Rebecca,  

On the proposed 6-foot high chain link fence for Chris Anderson for Salesian Society: 

Could I please get a map or drawing of where the chain link fence is proposed? 

Why is the fence being put in? 

Why is it 6 feet? 

 

Notice of Pending Action is very confusing. 

 

Sincerely, 

 

 

Pat 
 
Patricia M. Kelly 

Aptos, California 

831-818-2105 
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Rebecca Rockom

From: Bradley Finkelstein <brad@bradfinkelstein.com>

Sent: Monday, November 4, 2024 11:14 AM

To: Rebecca Rockom

Cc: Karen Boyd (boyd@turnerboyd.com)

Subject: Application 241224 (2320 Sumner)

****CAUTION:This is an EXTERNAL email. Exercise caution. DO NOT open attachments or click links 

from unknown senders or unexpected email.**** 

Hi Rebecca, 

We received a notice of pending action for a chain link fence at 2320 Sumner Avenue Aptos (Application 241224). 

We live close to the location at 118 Via Novella Aptos. 

 

I don’t know what the standards for the planning department’s review are for this project, but we have significant 

concerns about the aesthetics of the planned project.  Is there an illustration of where the fence would be located 

that we could see? 

Also, if you could let us know the standards the  planning department uses to review these applications, that 

would help inform any comment we would want to submit. 

Thanks, 

Brad Finkelstein and Karen Boyd 
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MARK A. MASSARA 
ATTORNEY AT LAW 
65 VENTURA STREET 

HALF MOON BAY, CALIFORNIA 94019 
T: 805.895.0963 

MARKMASSARAESQ@GMAIL.COM  
 

 
	 	 	 	 	 											 	 				Via	Internet	&	U.S.	Mail	
	
Rebecca	Rockom	 	 	 	 	 	 	 September	15,	2024
	 Project	Planner	
Development	Review	
Department	of	Community	Development	&	Infrastructure	
701	Ocean	Street,	Fourth	Floor	
Santa	Cruz,	CA	95060-4070	
	
Attn:	Rebecca.rockom@santacruzcountyca.gov		 	 	
	
	

Re:	 Application	#241224	
Camp	St.	Francis	
2320	Sumner	Avenue	

	 Aptos,	Santa	Cruz	County	CA		
APN	#054-551-06	

	
	 	 	 	
Dear	Ms.	Rockom,	
	
This	firm	represents	Salesian	Society,	owner	of	the	above	referenced	property	(aka	
Camp	St.	Francis)	and	applicant	with	respect	to	project	#241224	for	a	development	
permit	submitted	on	June	21,	2024.		This	correspondence	and	attachments	respond	
to	your	letter	and	request	for	additional	information	dated	July	19,	2024.		For	
convenience,	we’ve	provided	your	request	in	bold	italics	prior	to	each	response.	
	

1. 	Please	submit	a	full	and	complete	sets	of	revised	plans	which	include	the	
following	information:	

	
a. Please	relocate	the	coastal	bluffs	area	as	shown	on	the	site	plan	

correctly	towards	the	top	of	the	cliff	edge.	
b. Please	add	the	linear	distances	of	the	sections	of	new	fencing.	
c. The	fencing	location	along	the	south/ocean	side	does	not	

appear	to	be	sited	correctly	on	the	plans,	pursuant	to	phots	and	
a	site	visit.		The	fencing	appears	to	be	much	closer	to	the	cliff	
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edge,	please	confirm	the	correct	location	on	the	submitted	
plans.	

	
	
Attached	to	this	correspondence	please	find	updated	plans	prepared	by	Roesner	
Building	&	Design	and	Bridgette	Land	Surveying.	
	
The	plan	set	consists	of	four	sheets	total.		Sheets	A-0.0	(Title	Page)	and	A-01.0	(Site	
Overview)	were	prepared	by	Roesner	Building	and	Design	(2	sheets	total)	and	are	
dated	April	12,	2024.			
	
Plan	sheets	A-0.1	(Survey	Map	Whole)	and	A-0.2	(Survey	Map	Zoom)	were	prepared	
by	Bridgette	Land	Surveying	(2	sheets	total)	and	are	dated	dated	August	5,	2024.	
	
Between	the	Roesner	plans	and	the	detailed	site	land	survey	you	will	note	that	the	
coastal	bluffs	are	now	surveyed	and	correctly	located	(1a),	that	the	linear	distances	
of	the	new	fence	sections	are	specified	(1b)	and	that	the	fence	located	along	the	
south/ocean	side	of	the	property	is	correctly	sited	(1c).	
	
	

2. The	chain	link	fence	and	gate	may	block	an	area	that	has	been	
historically	used	for	coastal	vistas.		Please	provide	a	letter	or	justification	
as	to	why	the	fence	and	the	gate	are	required	to	prevent	access	to	this	
site.		The	6’	chain	link	fence	style	was	installed	despite	the	
adjacent/previous	existing	of	a	split	rail	wood	fence.		Please	include	in	
the	letter	why	the	replacement	of	split	rail	fencing	would	not	be	adequate	
for	this	situation.	

	
There	may	be	some	confusion	regarding	“historic	public	access”	at	this	property.		To	
be	clear,	there	is	no	lawful	uninvited	or	unmanaged	public	access	to	this	property	
and	historically	there	never	has	been	and	to	date	there	is	no	evidence	of	any	public	
access	ever	having	been	lawfully	established	across	or	on	this	property.		Camp	St.	
Francis	exists	to	provide	retreat	and	outdoor	recreation	opportunities	for	boys	and	
young	men	in	a	setting	dedicated	to	educative-pastoral	ministries	and	social	
services	for	the	benefit	of	the	poor	and	their	families.		Camp	St.	Francis	has	been	in	
operation	since	1946	and	for	the	protection	of	the	youth	unauthorized	public	access	
is	not	permitted.	
	
Thus,	while	the	Camp	welcomes	opportunities	to	engage	with	churches,	youth	
programs,	non-profits	and	other	“public”	organizations	to	provide	space	consistent	
with	its	mission,	random	public	access	to	the	property	or	youth	participants	is	not	
permitted	or	allowed.	
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Instead,	there	has	been	concerns	regarding	occasional	unauthorized	and	well	
documented	vandalism	on	the	property,	which	necessitates	the	fencing.1	
	
In	fact,	following	a	thorough	examination	of	the	property	history	the	only	non-
criminal	instance	of	what	might	be	confused	for	access	across	Camp	St.	Francis	is	a	
2004	photograph	archived	at	www.californiacoastline.org	and	shown	below:	
	
	
	
	
	
	

	
	
	
As	can	be	seen	in	the	picture,	a	group	of	people	(perhaps	scientists)	appear	to	be	
examining	a	recent	landslide	from	an	adjacent	agricultural	property	offsite	of	the	
Camp	and	on	land	not	owned	by	the	applicant.		Note	also	that	access	to	the	dangerous	

	
1	The	1974	Coastal	Commission	P-631	permit	application	explicitly	acknowledged	“(T)he	camp	
grounds	and	buildings	have	been	subject	to	a	great	deal	of	vandalism…”	and	that	“public	beach	access	
is	rare	in	the	area	between	Rio	Del	Mar	and	La	Selva	Beach.”		
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collapsing	bluff	edge	appears	to	have	been	made	via	the	agricultural	parcels	and	
agricultural	roads	offsite	of	the	Camp	St.	Francis	property.	
	
More	important	however	than	rare	instances	of	unauthorized	public	access	across	
the	applicant’s	property	are	the	contemporary	reports	provided	by	Santa	Cruz	
Environmental	Planning	staff	Matt	Johnston,	wherein	Johnston	noted	high	value	
coastal	scrub	and	maritime	chaparral	in	the	area	immediately	below	proposed	fence	
area	that	is	fragile	ESHA	and	susceptible	to	easy	disturbance.		Johnston	also	noted	
recent	trampling	of	the	ESHA	(between	September	2021-22).		He	found	that	further	
disturbance	of	the	ESHA	would	also	cause	bluff	damage	and	erosion,	to	the	point	of	
which	“evidence	of	recent	significant	bluff	failure	at	the	top	of	the	bluff	(that)	poses	
a	significant	health	and	safety	risk	to	pedestrians.”	
	
Obviously,	there	is	a	compelling	and	immediate	need	for	the	fencing	proposed	by	
the	applicant.	
	
Moreover,	Johnston	also	noted	“reported	and	evident	motorcycle	use”	in	this	area	
which	would	obviously	create	extreme	danger	to	participants,	the	surrounding	
ESHA	and	fragile	bluffs,	youth	at	Camp	St.	Francis	and	members	of	the	public	who	
may	be	lawfully	recreating	on	the	beach	below.			
	
Johnston	concludes,	and	the	applicant	agrees,	“(T)he	proposed	fencing	is	
necessary	to	prevent	further	disturbance	of	ESHA,	destabilization	of	the	bluff	
face,	and	to	prevent	potential	risk	to	life	and	limb.”	(emphasis	added).	
	
For	the	record	however	there	is	more	to	be	said	regarding	public	access	pertaining	
to	the	Santa	Cruz	County	Land	Use	Plan	(LUP),	the	Implementation	Plan	(IP)	and	
Coastal	Act	policies.		Nolan	Clark,	staff	at	California	Coastal	Commission,	commented	
and	referenced	LUP	Policies	AM-4.1.7,	AM-4.1.8	and	AM-4.1.9	that	encourage	
expansion	of	historic	access	and	IP	Sections	requiring	that	development	conform	
with	Chapter	3	of	the	Coastal	Act.	
	
As	stated	above,	there	is	no	history	of	public	access	across	Camp	St.	Francis	except	
for	documented	vandalism	and	more	recent	motorcycle	wrought	destruction	of	the	
coastal	bluff	face	and	ESHA.		Rather,	to	the	extent	that	environmentally	destructive	
informal	public	access	has	occurred,	it	is	unauthorized	and	apparently	happening	
primarily	on	the	neighboring	open	agricultural	properties.		In	any	event,	the	
proposed	project	will	not	only	protect	ESHA	on	applicant’s	property	but	is	needed	
for	protection	of	the	youth	attendees	of	the	Camp.	
	
Underscoring	this	public	access	framework	is	the	Coastal	Commission’s	own	
analysis	concluding	that	establishment	of	Seascape	Park	between	Seascape	Resort	
adjacent	to	Camp	St.	Francis	provides	public	parking,	open	space,	vistas	and	a	
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stairway	and	safe	beach	access	immediately	adjacent	to	the	property.	(emphasis	
added).2	
	
Coastal	staff	also	cites	LUP	Coastal	Scenic	Area	policies	ARC-5.1.2	and	ARC-5.1.3	and	
IP	Section	13.20.130	(C)(2)	that	require	consideration	of	significant	public	vistas.	
	
First,	the	policies	cited	are	not	relevant	to	the	current	application	since	the	privately	
owned	bluffs	of	Camp	St.	Francis	are	not	“significant	public	vistas.”			
	
Despite	that,	however,	the	applicant	carefully	considered	public	views	from	adjacent	
roadways	and	properties	and	specifically	chose	the	chain	link	fence	to	maintain	and	
maximize	views	of	the	Monterey	Bay.		Any	other	fence	type	analyzed,	including	the	
historic	failing	split	rail	wooden	fence	(which	is	entirely	inadequate	to	discourage	
trespassing	and	environmental	damage)	would	have	greater	adverse	view	impacts.		
For	example,	the	fencing	is	not	visible	from	the	adjacent	Seascape	Park,	or	from	the	
public	beach.		To	the	extent	wooden	split	rail	fence	is	considered	and	compared,	it	
would	achieve	neither	protection	of	views	nor	preventing	trespass	damage	to	bluffs	
and	ESHA.	
	
Finally,	the	very	purpose	of	the	facility	underscores	the	need	to	carefully	vet	and	
prevent	unauthorized	individuals	from	randomly	accessing	the	property.		The	
permits	for	the	Camp	authorize	the	presence	of	up	to	150	boys	and	young	men	
onsite.		The	Camp	operates	year	around	and	is	obligated	to	protect	the	young	Camp	
attendees,	and	to	ensure	their	physical	safety.		The	Camp	takes	that	responsibility	
extremely	seriously.		To	that	end	the	Camp	requires	that	all	adults	on	the	premises	
be	trained	for	child	protective	care	pursuant	to	the	National	Catholic	Risk	Retention	
Group’s	Virtus	Program	for	ensuring	the	safety	of	children.		
https://www.virtusonline.org/virtus/				Obviously,	failing	to	secure	the	property,	
especially	given	the	history	of	trespass	and	environmental	damage,	would	not	be	
consistent	with	the	approved,	permitted	and	historic	use	of	the	property	and	
facilities.3		
	
	
In	conclusion,	the	balance	of	policy	objectives	and	equities	clearly	supports	approval	
of	applicant’s	project.		Recall	that	when	Coastal	Commission	approved	P-631	for	the	
Camp	St.	Francis	property	in	1974	staff	specifically	acknowledged	a	“great	deal	of	
vandalism.”		It	also	explicitly	approved	up	to	150	young	men	attending	the	camp	
each	summer	session.		CCC	also	found	that	the	creation	of	Seascape	Park	provided	

	
2	Ibid.	
3	See	Camp	St.	Francis	Policies	at	
https://drive.google.com/viewerng/viewer?url=https://static1.squarespace.com/static/616f39732
2180c10725424f5/t/6675ae30ec1ad977a3437ead/1718988336789/Camp%2BSt.%2BFrancis%2B
Policies%2B-%2B%2528As%2Bseperate%2Bdocument%2529.PDF&wmode=opaque	and	Policy	No.	
2	in	particular,	which	states,	“For	groups	involving	minors,	all	adults	must	be	fingerprinted	and	be	
Virtus	trained	and	approved	to	work	in	a	youth	setting.		Only	approved	adults	will	be	present	on	the	
property	during	the	reservation	period.”	(emphasis	added)	



	 6	

safe	public	beach	access	in	the	immediate	vicinity	of	the	Camp.		The	presence	of	
these	legal	minor	youth	onsite	at	the	adjacent	Camp	specifically	requires	the	
applicant	to	take	reasonable	care	to	protect	the	visitors	and	to	ensure	that	offroad	
motorcycle	enthusiasts	and	trespassers	are	not	able	to	damage	the	grounds	or	
injure	the	boys.		The	fencing	thus	protects	Camp	visitors	and	ESHA,	while	ensuring	
that	views	and	adjacent	offsite	beach	access	remains	undisturbed.	
	
We	look	forward	to	working	with	you,	and	trust	this	submittal	and	attachments	
provide	basis	for	approval	of	the	project.	
	
Very	truly	yours,	
	

	
	
Mark	A.	Massara,	Esq.	
	
	
	
	
cc:		Fr.	Joseph	Paradayit	SDB,	Camp	St.	Francis	Retreat	Center	&	Youth	Camp	
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