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Applicant: Esther Suzuki Arnold Agenda Date: January 16, 2026
Owner: William & Heidi Rielly Agenda Item #: 2
APN: 032-232-04 Time: After 9:00 a.m.

Site Address: 2914 Pleasure Point Drive, Santa Cruz

Project Description: Proposal to construct a 322 sq ft second story and 27 square foot first story
addition to an existing two-story single-family dwelling.

Location: Project located on the south side of Pleasure Point Drive 100 feet east of the intersection
with Rockview Drive (2914 Pleasure Point Drive).

Permits Required: Coastal Development Permit, Pleasure Point Design Exception, Minor
Exception to increase maximum Floor Area Ratio (FAR) from 50% to 53%.

Supervisorial District: First District (District Supervisor: Manu Koenig)

Staff Recommendation:

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

e Approval of Application 251440, based on the attached findings and conditions.

Project Description & Setting

The property is located on the south side of Pleasure Point Drive (2914 Pleasure Point Drive) on
the top of a coastal bluff, approximately 60 feet east of Rockview Drive. The site contains an
existing 1,400 square foot two-story single family dwelling, constructed in 1937, substantially
remodeled in 2019. The rear of the subject property contains an existing shoreline protection
structure located along the coastal bluff face, consisting of a concrete retaining wall traversing the
property width. The top of the bluff sits at an elevation of approximately 30 feet.

FEMA flood mapping identifies the subject property within the FEMA VE flood zone (subject to
tidal and wave inundation) with a Base Flood Elevation of 35 feet. As proposed, the project would
not result in a substantial improvement as defined by FEMA. Projects located within the VE Flood
zone are required to be elevated above the Base Flood Elevation (BFE) when improvements to the
home exceed 50% of the assessed value of the home.

The subject property, while not specifically designated as a scenic resource in the General Plan, is
highly visible from a public viewshed and beach. However, the property is flanked by existing two
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story dwellings located to the east and west. In addition, properties immediately across Pleasure
Point Drive from the subject property contain Mediterranean style, two story dwellings, similar to
the existing dwelling on site. Most of the remaining Pleasure Point Drive neighborhood contains
Mediterranean style dwellings with stucco walls and tile roofs as well as other one and two story
dwellings.

This is a proposal to construct a 322 square foot second story addition to the dwelling, located over
an existing attached garage at the front of the home as well as enclosure of an existing 27 square
foot front porch, creating a new dwelling entry. The project would include a bay window on the
west wall of the proposed second story addition with construction of new privacy screening for
creation of a new outdoor shower, located on the northwest side of the home. No modifications
are proposed to the seaward facing side of the existing home.

A coastal Development Permit is required because the proposed addition is in excess of 250 square
feet and the project site is located between the sea and the first through public road. A Pleasure
Point Design Exception is also required in that the project proposes to reduce the required second
story side yard setback along the west side of the home from 10 feet to 7 feet 9 inches, as measured
to the outer edge of a bay window, and 9 foot 9 inches as measured to the proposed west wall.
Lastly, a Minor Exception is required to increase the allowed FAR from 50% to 53% because
Santa Cruz County Code (SCCC) 13.10.510 requires land seaward of the edge of a coastal bluff
to be deducted from the gross site area calculation. Thus, FAR exceeds the 50 percent allowance.

Project Background

On November 1, 2019, a proposal to remodel the existing single family dwelling was approved by
the Zoning Administrator. This permit allowed construction of an approximately 35 square foot
enclosed entry way, replacement windows and doors and application of a smooth stucco finish to
the exterior of the home and backyard patio. The approved work was completed under Building
Permit B-201024.

Under this prior permit an estimated percentage of modification was 27 percent. Since the prior
project was completed more than five years ago, the percentage of modification has been reset by
the non-conforming code, now allowing 65% modification to the major structural components.
The current proposal would result in 47% modification to the existing dwelling, falling below the
allowed threshold for modification within any five year period. Further, the proposed percentage
of modification falls below the threshold for consideration as “Development” as defined under the
County’s Geologic Hazards ordinance.

Non-conforming structure

Originally constructed in 1937, the existing home predates adoption of the current site standards
affecting the site and is therefore considered a nonconforming structure. SCCC 13.10.262
(Nonconforming structures) states that non-conforming structures shall come into compliance with
the current site standards when modifications to major structural components exceed 65 percent.
As proposed, 47 percent modification to the major structural components would result from the
project; therefore, compliance with the current site standards is not required. Additions to
nonconforming structures are allowed provided the additional square footage complies with the
current site and development standards.
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As outlined in the chart below, the existing single family dwelling does not comply with the
required 20 foot front yard setback to the garage opening, five foot side yard setback on the west
side, or the Pleasure Point Design criteria, which requires a 10 foot setback to the second story of
the home. Additionally, the home does not comply with the minium setback to the edge of the
coastal bluff located at the rear (south side) of the property. The proposed addition to the second
floor would comply with all applicable site and development standards with exception of the
proposed 10 fooet second story setback and the proposed dwelling would be slightly over the
allowed 50% FAR (53%) as a result of the proposed addition

Site and Development Standards
Setbacks Lot FAR
Front yard Side yard 2" story Rear yard Coverage
Required 15 feet (201t to 5 feet 10 feet Geologic 40% 50%
garage) Setback

Existing 15 feet to garage 5 & 4 feet Within setback 34% 44%
Prop?sed 17 feet 5 feet 7 feet 9 No change 34% 53%
addition inches

Zoning & General Plan Consistency

The subject property is a 3,391 square foot lot, located in the R-1-5-PP (Single Family Residential
(Mininmum 5,000 square foot parcel), Pleasure Point Combining District) zone 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 Density) General Plan designation.

Geologic Hazards

The parcel is located within a mapped Federal Emergency Management Agency (FEMA) coastal
flood hazard zone. FEMA has established an elevation of the “100-year coastal flood” as 35 feet
North American Vertical Datum (NAVD). The proposed home will be subject to high velocity
wave run-up and impacts from coastal flooding. The project has been reviewed for compliance
with FEMA requirements for development with coastal hazard areas. The project would be
conditioned to ensure the cost of improvements do not constitute “substantial improvement” which
would require further compliances with FEMA Guidelines.

In accordance with SCCC 16.10, development situated on the top of coastal shall comply with a
geologic setback (as determined) to ensure 100-year stability of the project site. Geotechnical and
geologic reports were reviewed and accepted as part of the substantial remodel that occurred in
2019-2020. Environmental Planning staff have conducted a site visit and determined an update to
the geotechnical and geologic reports is required as a condition of approval to ensure the project,
as designed, complies with the Geologic Hazards ordinance. The project is conditioned
accordingly.
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Parking

The project includes a bedroom addition located at the second floor of the existing home. The
project would result in an increase in bedroom count from two to three bedrooms; however, the
number of required parking spaces by code would not increase as a result. Currently there are two
parking spaces within the existing garage which is sufficient based on the number of existing and
proposed bedrooms within the home.

Minor Exception

The project proposes to increase the allowed Foor Area Ratio (FAR) from 50% to 53%. FAR is
calculated by dividing the gross parcel area by the gross building area. On parcels located on
coastal bluffs, gross site area includes deductions of the coastal bluff area. In this case,
approximately 1,500 square feet of bluff area (slope) is deducted, thereby reducing the parcel size
to less than 4,000 square feet, rendering the parcel substandard. The parcels size, slope, and
location on a coastal bluff serve as special circumstances for which a Minor Exception to increase
the allowed FAR can be supported.

The proposed increase in FAR would be in harmony with the intent of the Zoning ordinance in
that the project would result in a home of approximately 1,700 square feet in size, much smaller
than what is allowed on a parcel with compliant lot area. In the R-1-5 zone district, a 5,000 square
foot parcel would allow a dwelling of approximately 2,500 square feet. Further, the exception
would not result in a granting of special privileges in that the proposed parcel qualifies for a minor
exception and the requested increase in FAR is within the allowed thresholds prescribed in SCCC
13.10.325 (Minor Exceptions)

Pleasure Point Design Exception

As indicated above, the project site is located within the Pleasure Point Combining District, an
area bounded by Portola Drive on the north, 41st Avenue on the east, Monterey Bay on the south,
and the eastern shore of Corcoran Lagoon on the west. The proposed development includes a
second story addition over an existing garage. An exception to the Pleasure Point residential
development standards is required in that the western wall of the proposed addition would
encroach into the required 10-foot second story setback (approximately 2 feet, 3 inches), as
required in SCCC 13.10.446.

An exception to reduce the required 10-foot setback to 7 feet three inches can be supported as it
both achieves a superior design (when the project is evaluated as a whole) and would not result in
significant shading on the adjacent property. The design does not contribute significant bulk or
mass to the structure at approximately 1,700 square feet in size.

The location of the existing garage is located 9 feet 9 inches from the west property line. In order
to achieve a more uniform street view and to avoid an offset of the first and second floors for the
ease of construction, a slight reduction to the 10-foot second story setback is required. Further, a
window seat is proposed on the west wall of the proposed addition. The window would encroach
approximately two additional feet into the second story setback. These nominal encroachments
would not adversely shade adjoining parcels. As outlined in the attached findings, Planning Staff
support the allowance for an encroachment into this second story setback.
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Design Review

The proposed single family dwelling complies with the requirements of the County Design Review
Ordinance, in that the proposed addition will incorporate architectural design features consistent
with the existing home. These features include smooth white stucco walls, tile roof and black
window cladding. As proposed, the project is consistent with the County’s Design Review
ordinance in that the design would retain the aesthetic quality of the existing home which is
consistent with the homes in the vicinity. No changes are proposed to the seaward side of the home
therefore no adverse impact to visual resources are anticipated. e visual impact of the proposed
development on surrounding land uses and the natural landscape.

Local Coastal Program Consistency

The proposed residential addition and remodel would be in conformance with the County's
certified Local Coastal Program in that the structure is sited and designed to be visually compatible,
in scale with, and integrated with the character of the surrounding neighborhood. The project
results in very little modification to the existing structure, and only so far as to accommodate the
proposed addition, which will blend with the existing home in terms of architectural style.

The project site is located between the shoreline and the first public road and situated on a coastal
bluff overlooking a public beach and public access way which is considered a scenic location. Size
and architectural styles vary in the area, and the project proposes no change to the seaward facing
portion of the home. Therefore, the project would remain consistent with the type of development
found along this stretch of coastline.

The project is not identified as a priority acquisition site in the County’s Local Coastal Program
and existing public beach access is located adjacent to the project site. Consequently, the proposed
project will not interfere with public access to the beach, ocean, or other nearby body of water.

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

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

. APPROVAL of Application Number 251440, 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.
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The County Code and General Plan, as well as hearing agendas and additional information
are available online at: www.sccoplanning.com

Report Prepared By: Nathan MacBeth
Santa Cruz County Planning
701 Ocean Street, 4th Floor
Santa Cruz CA 95060
Phone Number: (831) 454-3118
E-mail: nathan.macbeth@santacruzcountyca.gov

Exhibits

Categorical Exemption (CEQA determination)
Findings

Conditions

Project plans

Assessor's, Location, Zoning and General Plan Maps
Parcel information
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http://www.sccoplanning.com/

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: 251440
Assessor Parcel Number: 032-232-04
Project Location: 2914 Pleaseure Point Drive, Santa Cruz

Project Description: Proposal to construct a 322 square foott second story and 27 square
foot first story additions to an existing two-story single-family dwelling.

Person or Agency Proposing Project: Esther Suzuki Arnold
Contact Phone Number: (520) 710-6366
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 1 - Existing facilities (Section 15301), Class 3 - New Construction or
Conversions of Small structures (Section 15303)

F. Reasons why the project is exempt:

Construction of a residential addition less than 2,500 square feet in size and less than 50% of the
square footage of an existing single family residence in an area designated for residential uses.

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

Date:

Nathan MacBeth, Project Planner

EXHIBIT A
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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 R-1-5-PP (Single Family Residential
(Mininmum 5,000 square foot parcel), 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
Density) 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.

(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.

This finding can be made, in that the development is consistent with the surrounding neighborhood
in terms of architectural style which consists primarily of Mediterranean style homes consisting of
light stucco walls with red tile roof. The site is surrounded by lots developed to an urban density
and the colors will be consistent with the existing dwelling so as to ensure the project will be
complementary to the site. The development site is located on the top of a coastal bluff; however,
no changes are proposed to the seaward side of the home.

(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 and existing public beach access is available off Rockview
Drive, approximately 30 feet west of the project site.

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

This finding can be made, in that the structure is sited and designed to be visually compatible and
integrated with the character of the surrounding neighborhood. Additionally, residential uses are
allowed uses in the R-1-5-PP (Single Family Residential (Mininmum 5,000 square foot parcel),
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 in the area, and the design submitted is consistent with the pattern of
development within the surrounding neighborhood.

Though the existing home is non-conforming to the required front and side yard setbacks, the
proposed addition would comply with current site and development standards with the exception

EXHIBIT B
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of the second story side yard setback and FAR. However, findings to support the proposed
exception to the Pleasure Point residential design, to reduce the required 10-foot second story
setback by approximately three feet, and Minor Exception to increase FAR by 3%, can be made.
Further, the project would result in modification of 47% of the major structural components,
thereby falling below the threshold of development under the County’s Geologic Hazards
Ordinance.

(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 the proposed residential addition to an existing single family
dwelling will not interfere with public access to the beach, ocean, or any nearby body of water.
The project site is located between the shoreline and the first public road however, the project site
is not identified as a priority acquisition site in the County Local Coastal Program and existing
beach access is located approximately 30 feet west of the project site off Rockview Drive.

(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.

Variance Findings

1. That because of special circumstances applicable to the property, including size, shape,
topography, location, or surroundings, the strict application of the zoning ordinance
deprives such property of privileges enjoyed by other property in the vicinity and under
identical zoning classification.

This finding can be made, in that the size, topography and location of the project site create a
special circumstance for which a Minor Exception to increase the allowed FAR from 50% to 53%
can be supported. Though the parcel is just shy of 5,000 gross square feet, the area of the parcel
encumbered with a coastal bluff is deducted for the purposes of calculating FAR. The deduction
of the coastal bluff results in the reduction of 1,552 square feet in lot size. Absent the reduced lot
area, the proposed home would comply with the allowed FAR and be of similar size to homes on
parcels in the vicinity with identical zoning classification.

2. That the granting of the variance will be in harmony with the general intent and purpose of
zoning objectives and will not be materially detrimental to public health, safety, or welfare
or injurious to property or improvements in the vicinity.

This finding can be made, in that the proposed increased FAR to allow for 53% would not result
in a home which is larger than what is allowed in the R-1-5 zone district. Parcels with compliant
lot area (5,000 square feet) are eligible for construction of 2,500 gross square feet. The proposed
addition would result in a dwelling of approximately 1,707 square feet, far less square footage than
allowed on parcels not containing a coastal bluff. Further, the project has been conditioned to
ensure the proposed addition will remain in compliance with the recommendations of the accepted
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soils and geology report to ensure compliance with the County’s Geologic Hazards ordinance.

3. That the granting of such variances shall not constitute a grant of special privileges
inconsistent with the limitations upon other properties in the vicinity and zone in which
such is situated.

This finding can be made, in that the subject parcel is less than 4,000 square feet in size (gross)
and the proposed increase in FAR (3%) is within the allowances prescribed in 13.10.235 which
allows up to 7.5% increase in FAR. The project is therefore eligible for a Minor Exception to FAR
as would other parcels meeting the criteria prescribed in County Code.

Minor Exception Findings

Per County Code section 13.10.235(C)(4), in addition to the Development Permit Findings and
Variance Findings above, the following finding shall be required for minor exceptions allowing
an increase in lot coverage:

1. That there is no increase in stormwater leaving the property as a result of additional
impermeable area created by a minor increase in lot coverage. The project as approved
incorporates measures or conditions that direct runoff to the landscape, use permeable
paving material, reduce existing impermeable area, or incorporate other low impact
drainage design practices to control any increase in stormwater runoff.

This finding does not apply, in that the proposed project does not result in an increase in lot
coverage. No expansion of the existing structure footprint is proposed.

Exceptions to the Pleasure Point Residential Development Standards

Exceptions to the Pleasure Point residential development standards may be granted if the
Development Permit Findings and at least one of the following additional findings can be made:

1. There are special existing site or improvement characteristics or circumstances, including
but not limited to the absence of adjacent residential parcels that could potentially be
shaded by the proposed development, that appropriately excuses the proposed development
from meeting one or more of the development standards; or

This finding can be made in that the existing home is non-conforming to current setbacks. Portions
of the west side of the existing dwelling already do not comply with the required second story
setback. The location of the existing garage, above which the addition is proposed, is located within
10 feet of the west property line. The project includes a request to reduce the west side setback by
three inches in order to align with the existing garage. An additional two foot reduction is requested
to incorporate a bay window along a portion of the wall surface. These nominal reductions would
not in themselves excessively shade the adjoining property to the west. Further, the property to the
west of the project site is a corner lot with its primary and functional yard areas along Rockview
Drive, and seaward side of the home, neither of which would be adversely shaded by the proposed
addition. Consequently, aligning the second story addition with the existing west wall of the garage
will result in an encroachment into the second floor setback that is not anticipated to adversely

EXHIBIT B



Application #: 251440
APN: 032-232-04
Owner: William & Heidi Rielly

shade adjoining parcels.

2. The Pleasure Point Community Design “PP” Combining District purposes, found in SCCC
13.10.444, are better achieved by an alternative design; or

This finding is not applicable in that Findings 1 and 3 can be made to support an exception to the
Pleasure Point Residential Development Standards.

3. The granting of an exception will result in a superior residential design that is consistent
with the Pleasure Point Community Design “PP” Combining District purposes, found in
SCCC 13.10.344.

This finding can be made in that granting an exception to the second floor setback would result in
a superior design and improved street appearance. The reduction to the required 10-foot second
floor setback on the west side of the proposed addition is supported in that it allows a more uniform
wall plane, consistent with the location of the existing garage below and to avoid second story
offset for ease of construction. The finish colors and materials will match the existing structure.
Together with the uniform alignment of the first and second stories, the proposed addition will
seamlessly blend with the existing home resulting in a design which preserves the original 1930’s
aesthetic.

EXHIBIT B
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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 residential 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. The project has been
conditioned to require updates to the soils and geology report to ensure compliance with the
County’s Geologic Hazards ordinance.

(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 single family dwelling and the
conditions under which it would be operated or maintained will in substantial conformance with
all pertinent County ordinances and the purpose of the R-1-5-PP (Single Family Residential
(Mininmum 5,000 square foot parcel), Pleasure Point Combining District) zone district as the
primary use of the property will be one single family dwelling that meets all current site standards
for the zone district with the exception of the reduced second story setback and increased FAR for
which findings to support a Pleasure Point Design Exception and Minor Exception can be made.
Portions of the existing home will remain non-conforming to site and development standards as
allowed under SCCC 13.10.262.

The existing home and proposed additions will comply with the County Geologic Hazards
ordinance as the proposal does not constitute “development” as defined in SCCC 16.10. Further,
the project has been conditioned to ensure compliance with FEMA requirements for projects
subject to coastal flooding and wave inundation.

(©) 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 residential use is in substantial conformance with
the use and density requirements specified for the R-UM (Urban Medium Residential Density)
land use designation in the County General Plan.

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.

EXHIBIT B
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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.

(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 the proposed addition to an existing single family dwelling will
not result in an increase in the level of traffic generated by the project site which is anticipated to
remain only one peak trip per day (1 peak trip per dwelling unit). Consequently, the project will
not adversely impact existing roads or intersections in the surrounding area. In addition, all
construction will comply with prevailing building technology, the California Building Code, and
the County Building ordinance to ensure that the project will not overload utilities or otherwise
result in an inefficient or wasteful use of energy.

® 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 single family dwelling is consistent with the land
use intensity and density of the neighborhood as designated by the General Plan and implementing
ordinances.

(2) 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 proposed single family dwelling is designed and located on
the site in a manner that will complement and harmonize with the physical design aspects of
existing and proposed development in the neighborhood. An exception to the Pleasure Point
Residential Design standards is supported to ensure a superior street view and uniform wall planes.
The proposed second story setback reductions would not result in adverse shading of adjacent
parcels.

EXHIBIT B
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(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.

This finding can be made, in that the proposed single family dwelling is in substantial conformance
with the requirements of the County Design Review Ordinance. The proposed project will be of
an appropriate scale and type of design that will enhance the aesthetic qualities of the subject
property and reduce the visual impact of the proposed development on surrounding land uses. No
changes are proposed to the seaward side of the home and the proposed addition, including finish
materials, will preserve the existing Mediterranean style, consistent with the majority of homes
alone Pleasure Point Drive.

EXHIBIT B
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Exhibit D:

L.

II.

Conditions of Approval

Project plans, prepared by Esther Suzuki Arnold, Architect, dated 10/15/25.

This permit authorizes the construction of a 322 square foot second story addition and 27
square foot first floor addition to an existing single family dwelling 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.

Obtain a Building Permit from the Santa Cruz County Building Official.

l. Any outstanding balance due to Santa Cruz County Planning must be paid
prior to making a Building Permit application. Applications for Building
Permits will not be accepted or processed while there is an outstanding
balance due.

Obtain an Encroachment Permit from the Department of Public Works for all off-
site work performed in the County road right-of-way.

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

A.

Submit final architectural plans for review and approval by Santa Cruz County
Planning. The final plans shall be in substantial compliance with the plans marked
Exhibit "D" on file with Santa Cruz County Planning. Any changes from the
approved Exhibit "D" for this development permit on the plans submitted for the
Building Permit must be clearly called out and labeled by standard architectural
methods to indicate such changes. Any changes that are not properly called out and
labeled will not be authorized by any Building Permit that is issued for the proposed
development. The final plans shall include the following additional information:

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. If specific materials and colors have not
been approved with this Discretionary Application, in addition to showing
the materials and colors on the elevation, the applicant shall supply a color
and material sheet in 8 1/2” x 11” format for Santa Cruz County Planning
review and approval.

3. Details showing compliance with fire department requirements.

EXHIBIT C



Application #: 251440

APN: 032-232-04

Owner: William & Heidi Rielly

B.

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

1. The discretionary application has not been reviewed for compliance with
Part 3 of the County Design Criteria. Prior to issuance of a building,
grading, or other permit, final Stormwater Management documents shall be
submitted for review and approval by Stormwater Management Section that
adhere to the County Design Criteria and County Code 7.79.

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

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

Meet all requirements of the City of Santa Cruz Water District. Proof of water
service availability is required prior to application for a Building Permit.

Meet all requirements of the Santa Cruz County Sanitation District. Proof of
sanitary sewer service availability is required prior to application for a Building
Permit.

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

1. Submit a completed substantial improvement form along with a copy of the
recent appraisal with the building permit application.

2. Submit a Modification Worksheet that is consistent with the structural
drawings. Modification of the major structural components shall not exceed
65 percent.

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

Submit an updated geotechnical report prepared and stamped by the project
Geotechnical Engineer.

Pay the current fees for Parks mitigation. Currently, these fees are $7.20 per square
foot for single family dwellings.

Pay the current fees Child Care mitigation. Currently, these fees are $0.88 per
square foot for single family dwellings.

Pay the current fees for Roadside and Transportation improvements for one

bedroom. Please contact the Department of Public works for a current list of
applicable fees.
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Application #: 251440
APN: 032-232-04
Owner: William & Heidi Rielly

K. 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.

1. 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 shall be
installed.

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

C. The project must comply with all recommendations of the approved soils reports.

D. Pursuant to Sections 16.40.040 and 16.42.080 of the County Code, if at any time
during site preparation, excavation, or other ground disturbance associated with this
development, any artifact or other evidence of an historic archaeological resource
or a Native American cultural site is discovered, the responsible persons shall
immediately cease and desist from all further site excavation and notify the Sheriff-
Coroner if the discovery contains human remains, or the Planning Director if the
discovery contains no human remains. The procedures established in Sections
16.40.040 and 16.42.080, shall be observed.

IV.  Operational Conditions

A. In the event that future County inspections of the subject property disclose
noncompliance with any Conditions of this approval or any violation of the County
Code, the owner shall pay to the County the full cost of such County inspections,
including any follow-up inspections and/or necessary enforcement actions, up to
and including permit revocation.

V. Indemnification

The applicant/owner shall indemnify, defend with counsel approved by the
COUNTY, and hold harmless the COUNTY, its officers, employees, and agents
from and against any claim (including reasonable attorney’s fees, expert fees, and
all other costs and fees of litigation), against the COUNTY, its officers, employees,
and agents arising out of or in connection to this development approval or any
subsequent amendment of this development approval which is requested by the
applicant/owner, regardless of the COUNTY’s passive negligence, but excepting
such loss or damage which is caused by the sole active negligence or willful
misconduct of the COUNTY. Should the COUNTY in its sole discretion find the
applicant’s/owner’s legal counsel unacceptable, then the applicant/owner shall
reimburse the COUNTY its costs of defense, including without limitation
reasonable attorney’s fees, expert fees, and all other costs and fees of litigation. The

EXHIBIT C
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APN: 032-232-04

Owner: William & Heidi Rielly

applicant/owner shall promptly pay any final judgment rendered against the
COUNTY (and its officers, employees, and agents) covered by this indemnity
obligation. It is expressly understood and agreed that the foregoing provisions are
intended to be as broad and inclusive as is permitted by the law of the State of
California and will survive termination of this development approval.

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

Nothing contained herein shall prohibit the COUNTY from participating in the
defense of any claim, action, or proceeding if both of the following occur:

l. COUNTY bears its own attorney's fees and costs; and
2. COUNTY defends the action in good faith.

Settlement. The applicant/owner shall not be required to pay or perform any
settlement unless such applicant/owner has approved the settlement. When
representing the COUNTY, the applicant/owner shall not enter into any stipulation
or settlement modifying or affecting the interpretation or validity of any of the terms
or conditions of the development approval without the prior written consent of the
COUNTY.

Successors Bound. The “applicant/owner” shall include the applicant and/or the
owner and the successor’(s) in interest, transferee(s), and assign(s) of the applicant
and/or the owner.

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:
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APN: 032-232-04
Owner: William & Heidi Rielly

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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OWNER CONTACT:
Heidi & illam Rielly

heidiielly@me.com
831-818-0572

BUILDER CONTACT:

GENERAL CONDITIONS GENERAL CONSTRUCTION NOTES PROJECT DISCRETIONARY PERMIT PARCEL MAP
. - The exting house s non-conforming
1mhe the Drawings, vractor
@ 1. Notes: al plan notes imply the words” the Contractor shall..*or ‘the Contractor sha instal ek on the west
together 2. Alworkshal including 2 Four @ ot parkn spaces are mater han standard dimensn 1 x
2 LUON. and of every respect. Al work shall be done in a thorough, i ) itornia Buidi . iforni i ) iforni i .
1y resp g Residential Code, 2022 Calfornia Bulding code, 2022 Calfornia Mechanical Code, 2022 Calfornia Electical Code, ©inor a \ square foot addiion (1 adional © bathy 0 an exsing
workmanike manner and shall be done in al and ordinances. 2022 a 022 Calfornia Green single (2 bed/ 255 bath) d See SCC Code
the best standards of practice. standards Code, 2022 California Energy Code, and the State Safety Orders, the Calfornia Labor Code, the
P kandards Gode, 2022 Galfomie Energy Code, Cal Oshi and the Stats Safety Ordlers, the Celfomia Labor Gode, t (855% of 5'standard setback); PP second story setbacks: 86" (85% of 10" standard
3 materials, herein, which are requied to complete the work in a satistactory Calfornia state Fire Marshal Law and all other construction
manner, and which may be faify implied as included in the Contract and which the Architect shall judge to be so included, shal be the above shal include additions, changes, dments, and the and § L"R :3% (standard is 5“%-;'““ exception is 57.5%)
(o change to exsting parking.
done or furnished by the Contractor without extra compensation in effect on the date of these Contract Documents. Nothing on the Drawings of n the Specifications shall be
4.The Convactor and d all other trades terpreted as requiing or permitting 1o these nues, reguiations, and codes. The discretionary permit s substantiated by the following:
1. Sde Setback the existing The be
50 a5 0 faciltate the general progress of the work. Each trade shall afford all other o f a. all pi any work and/or fabricated e addition s one that h with the exiting house; thus the side
instaliation of their work and for the storage of ther materials and shallverity the drawings and existing conditions. The: of 86" from the property ine -— whil the front (north)
soetfacing facad seps back o he exising lower erage wall o0t t0 avmﬂ H lrge, depropotonate maring
5.1f the Contractor desres to use another materialn leu of any of the specified choices, he shall request in wiiing the approval of Contractor shall thoroughly examine the site and satisfy himseif as to the conditions under which the work s to be
same. made articies, or on performed. Any variances and/or discrepancies that ase in the above review are to be reported to the Architect ot the home.
‘approved i witing by a change order fesolution. Should the b the Conractor
2 FAR: the lot s 4,943 57 gross and 3,391 SF net (1op of bluff). If gross ot size was used in FAR then 50% would allow for a
6. Al waste and the premises and posed of by The shall be ponsible for related work or errors. Figured 2,472 5F house, which is consistent with home sizes in the area, but net lot sze imits standard FAR (o 1,696 SF. The minor
and clean to the Owner followed in p scale, and ference to smal scale drawings. The exception allows for up to a 57.5% increase in FAR, this project s proposing a 53% FAR
7. The Contractor shall pr Pl to purchase for Archi I written be folowed in inthe 3, arking: the  third bedroom and designated bam !o an existing two
8 Lgh isintended by the form of ines on drawings bedroom home. Thi - ioorthes
te subcontractor in developin talation. Positons of fixt tlets, switches and other architectural and Vs 4. perform o, foundati o s ot
appropiate Subcontiactor in developing an installation. Posiions of fixtues, outlets, switches and other architectural and visble erform excavation, foundation and framing A B I LAY PSP SO
features are fixed as shown unless a change the Architect. Contractor i responsible for routing of feeders d by parking space occuples o i S f e ot yavdselgack. Th Hon et conss of & g Pantn ared: rinage
duets and provision of any other o safeand 5. Comply with the Calfornia Enero plumbing tim, as provide a pleasing balance of nature o the bult suucture.
fumaces and applances
9.7he bulding and s shall be protected fiom due to this work. e . — o i " 4.The ot qualifies as a smal ot (ess than 3,500 sf net). On < for
ave the financial responsbilty of the General Contractor. install al materials, equipment. fixtures and appliances in conformance with the requirements ant other houses in the specificaly, minor granted for & nt project on a simiar size ot (€) HYDRANT LOCATIONS
and the at226 and 230 33rd Avenue.
10.A1 " the intent 10 sgn a contact with the General 7. Full weather-stip all exterior doors and thresholds.
Contractor. s o Klocati s al County  the allowed uses n the zone distict, County General Plan and
Speciic Plan adopeted for the area.
11, Besides the ‘ o vades at e 9. Verity exact ocation of plumbing and piping with the Gasine bea P P VICINITY MAP
work deferred submittal item by subcontractor.

A Remove putty stains and paint from al glass and wash and polsh same. Care shall be taken not to scratch any glass.
8. Remove all marks, fingerprints and other soil or it rom all painted, decorated and final the

10. Attach al piping within plumbing walls with vibration isolators. Do not allow piping to come into contact with
suucture at any point in plumbing wall

work
. Remove all tlemporary protections and clean and vacuum all floors before final acceptance of the work,
D. Clean and polish all hardware. This shallinclude removal of all stains, dust, dit, paint, etc., before final acceptance.

. ducts, grles, registers, flues

PROJECT SUMMARY

sub-contractor.

12. Verity exact location of electical
sub-contractor and Architect,

13. Provide shop drawings of cabinet/milwork for the Architect to approve.

14. ety all oughin dimensions for equipment provided in this contract or equipment provided by others. Al

MECHANICAL AND PLUMBING NOTES

L. Water heater hored or strapped to resit motion. St:apping
shal /3 and lower 1/3 of Atthe lower point

shall be maintained above the controls with the st:apping per CPC section 507.2. Water heater must be vented in

accordance with ANSI 2223.1/ NFPA 54,

pe P d " hose bibs per CPC section 6035.7.

3. Please provide anchorage for all HVAC units per CMC section 3035,

4 bathtub, shower or CRC R3033.1
Bathroom and Laundry Room exhaust: minimum rate is 50 cfm intermittent or 20 cfm continuous. Toilet Room: 50 cfm
intermittent or 25 cfm continuous per CMC Table 403.7. Exhaust fans in bathroor
be energy star rated and have a humiditat contiol. CA Energy Standard 150(0)/ ASHRAE 62.2 and CalGreen 4.506.1.

ght have sep: per section 150()28. o
combo, unl from (fan continuing of time

6. Diyer must be equipped with a backdrat damper with no screen. The 4'* minimum duct s imited to 14 feet in length

Reduce thislength by 2 feet for every

m areas with showers and/or tubs shall

with two tothe poi
elbow in excess of two per CMC section 504.3.1.2

7. New cooktop must have an exhaust hood or an exhaust fan with 100cfm min. ASHRAE 62.2 Table 5.1

916 oris sound rated 62 to meet

7.2 of ASHRAE 6.2, The system shall meet or exceed either the minimum airlow in accordance with Table 150.0-€ of the.
minimum capture efficiency in accordance with Table 150.0-€ and Table 150.0-G. Capture efficiency ratings shall be
determined in accordance with ASTM E3087 and listed in a. proved by the Energ)

8. Gasine and water ine calculations (o be a deferred submittal (i appiicable).

9. Earthquake gas shut off valve required,

10. Provide t all exterior hose bibs per CPC section 6035.7.
11, A minimum 4° drain will be used 1o serve four or more water closets per CPC Table 703.2.
12, The by a certified HERS Rater asa

condition for meeting the modeled energy performance:
Qualty insulation instalaton

Indoor air quality verification

Kitchen range hood

Minimum airfiow

Fan efficacy watts/cfm

Veiified heat pump rated heating capacity

Duct leakage testing

see A0S/ Page 11
See A0S/ Page 14
HY certfied

See A0S/ Page 13
See A0S/ Page 14
See A0S/ Page 13
See A0S/ Page 13

13, Heating: Heating appliances shall be accessible for senvicing. Heating

' are Y P P the Architect. Bing
any errors or omissions found in these drawings to the attention of the Architect immediately.

15. Refer to Struct
and other information.

I, Blectical and other

. detalls, equipment

on 0 those shown, or the
field,
17. Contractor to schedule site meetings with Architect 43 hours in advance by phone of in wiiting.
112102 at34'10 38" above, I

20 eet of the craw

un of st

19. Plumbing
20, Water closet hall be 1.28 Gal to have a max.flow of 20 gpm, lavatory
faucets are to have a maximum water use of 1.2 gpm, and Kichen faucets are to have a max. water use of 1.8 gpm.
21. Drain & waste lines shall be ABS; vents shall be cast ron.

22 Battinsulation shall have a flame spread rating not to exceed 25 and a smoke density not to exceed 450. Vapor
retarder on the 'warm side of the insulation shall have a transmission rate not exceeding 1 perm. Refer to Tite 24
complance forms for insulation values.

23, Flashing shal be 28 gauge minimurm,

24. All dimensions are to face of finish nless othenwise noted.

25. Verify all appliance and fixture dimensions.

26, Wood in contact with eath or embedded in concrete shal be exterior grade pressure ieated Douglas fir (PTOF) or
redwood.

27. Fire blocks shall be solid 2" nominal lumber U.O.N. and shall be provided in the following locations:

Amn partitions, including furred spaces, at the ceiing and floor levels.
8.In concealed spaces of stud walks and at the length of the.
wall

at soffs, dropped
ceilings and cover ceiings.
£ In openings around vents, pipes, ducts, chimneys, fi
ceiling and floor levels, with non-combustible materials.
28, Drat stops shall be 1/2' GWE or 3/&" plywood, minimum.
29, Cellings shall be 5/8" type-X GWB U.O.N.

installed at al other drop of 26 or more.
min vertical posts 24" ball can not pass through per
section 1711 buit 10 resist 20 s, of ateral load p For . verity
distance between cables with the current CEC.
3L Glazing in hazard tidentfication label . A shortIst of hazardous

usive: all . fied . panets of

swinging doors, storm doors, shower enclosures, windows <60" above a drain inlet, panels within a 24 radius of a door,
less than 18" above the floor. Consult the CEC for a complete st of hazardous locations.
32. If new gas piping is instaled, a gas shut-off valve is required.

d similar ford for fire at

accessible from the main portion of the buiding being heated shall be equipped with remote controls. CMC 304, 306.

Bathtub and shower shall be finshed with a nonabsorbent surface extending not less
than 6 feet above the floor. Is used as backers for wall tie in

14, Provide isolation

heaters with an (2kw) on both

supply and the hot water pipe leaving the water heater, and hose bibbs o other fitings on each valve for flushing the water heater
when the valves are closed. CENC110.3(c)7

in Table R702.4.2, and installed in accordance with the manufacturer's
recommendations. Backer Board Materials: Glass mat gypsum backing panel ASTM C1178; Fiber-reinforced gypsum
panels ASTM C1278; Nonasbestos fiber-cement backer board ASTM C1283 or 15O 8336, Category C; Nonasbestos fiber

15. A “DSA Certfied” earthquake actuated gas shut off valve wil be installed at or regulats
1210.235(8), CPC 1211.7
joor 10 and shal be securely

supported.
17, Water Pipe Insulation: All domestic hot water g shall be insulated as specified in Section 609,11 of the Calfornia Plumbing
Code. In addition, the
Revalue of 7.7:1. The fist & feet (1.5 meters) of cold water pipes fiom the storage tank. i All ot water piping with

thickness of 1 inch or a minimum insulaton

ker units ASTM C1325. CRC R702.4.2, Table R702.4.2, R307.2, CBC 2509

uare feet to an existing single famiy residence (2 bed/25 bath),
Compting at (3 acoam/(sy hath or 5 totalpropwtod  bed . batn resence. Cantmacton vl
include reinforced existing foundation, framing, roof, electrical, plumbing and mechanical. The house wil
be sprinlered.

Fire sprinker, be approved prior to
inspection. Approval of design and submittal documents to be approved by the Building Official
efors insalatlon and reviewed by theregistered design professiona I responsibl charge.
The documents shallinclude  review stamp and/or a notation ndicating that they have been
feviowed and are in goneral conformance with tho design of the bulcing. [CBC 107.3.4.2]
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PROJECT DATA:

020- Single Famiy Residence, buit 1937

co
Food ol Zone 5

Pleasure Point Community Design Combining District applies
R-3/VB/sprinklered

Zone: R-1-5-PP

Wwid Urban Interface (WU): LRA, No Fire Hazard Area

Parking: No change to existing, non-conforming off-stieet spaces
Lot Area:

Gross Area: 4,043 §F
Net Area(top of bluff): 3,391 5%

roposed
Lot Coverage*: 807 SF (24%) 807 SF (24%)
Conditioned Main House: 1417 5F 1,707 SF (+290 F)
Attached Unconditioned Garage: 329 5% 32958

Total Square Footage: 1,746 5% 2,036

Floor Area Ratio 1,521 SF (45%) 1B115F (53%)
Bidg Height: 24-8.3/4" 24-83/4"

Configuration: 2 bdrm, 2.5 bath 3bdrm, 35 bath

~ Proposed FAR & Lot Coverage Calculation:

Lot cov
Max @ 50% of 3,391 SF = 1,696 SF

o Coverage Max @ 45%* of 3,391 SF= 1526 SF

Existing

Tota Conditoned House: 1417 5F 703 5F (Lower Floor)
| Serage Exempton (329-225exemp) 104 5F 104 5

1521 5F (45%) 807 SF (24%)

Total House (applicable SF) 172258 7035 (Lower Floor)

Garage Exemption (329-225 exempt): 104 5F 104 5F

Less: Bay window ( 1557)
Net LB1LSF (53%) 807 5F (24%)
“Per SCCC13.10.446 (A)(2), on lots less than 3,500 net square feet, max lot coverage is 45%
see Modification Worksheet at

INDEX

A0.0 COVER, INDEX, NOTES, VICINITY MAP

A0.1-AD2 RESERVED FOR 2022 CALFORNIA GREEN BUILDING STANDARDS CODE RESIDENTIAL MANDATORY
EASURES

AQ3- A0S RESERVED FOR TTLE 24, ENERGY REPORTS
AQ.7 RESERVED FOR SPECIAL INSPECTIONS - IF APPLICABLE

AQB- A11 RESERVED FOR CONDITIONS OF APPROVAL - I APPLICABLE
ALD STE PLAN - EXSTING & PROPOSED

AL1 MODFICATION WORKSHEET

A2.0 PROPOSED FLOOR PLAN

A21 ROOF & DRAINAGE PLAN

A22 WINDOW AND DOOR SCHEDULES

A3.0-A3.1 RESERVED FOR BULDING

A40 - A4.1 EXTERIOR ELEVATIONS

A7 EXISTING & DEMO PLAN

E10 RESERVED FOR LIGHTING, ELECTRICAL & MECHANICRAL PLAN
TP-1 BOUNDARY & TOPOGRAPHIC SURVEY MAP

XXX RESERVED FOR STRUCTURALS

RIELLY RESIDENCE
2914 PLEASURE POINT DRIVE, SANTA CRUZ CA 95062
PARCEL NO. 032-232-04

ADDITION

PLANNING 10/15/25

FIRE PROTECTION NOTES

ADDITIONAL CONTACTS/ REPORTS/ CONDITIONS

equal to or greater than 3/4 inch d less than Linch. i piping less than 3/4 inch
hat adomest From the heating source to e Khchen Gt o he heating

source to or CENC 1500()2

18. Vent piping to be adequately supported. Vents penetrating roof are to be a mimmum of 12
6/12)

igh (roofs with a siope less than

19, Showers and be pr the pressure balance, thermostatic, or combination
pressure valve typ tection (CPC 4083
20, Ary new appliances ntaled as par of any remode, addion ot be Energ) cu

County Code 4201.1.2.
21. Grounding electiode systems in all new buidings shall be an electiode encased by at least two inches of concrete located within
and near the bottom of a concrete foundation or footing that s in direct contact with earth. The electrode shall consist of at least 20
feet of one or more steel reinforcing bars or 1ods, of notless than % inch diameter.

22. Allsenvices supplying dweling units shall be provided with a The PD. partof

iy thereto. CEC 23067.

2, notbe o closer than 3 ft to mechanical
registers, celing doors with a bathtub (cre
R314.3.3). Smoke detectors within 10 ft o 20 ft of the stove shall be onization type with alarm siencing switch. Smoke detectors
within § t and 10 f of the cooktop shall be photoelectric type. (CRC R314.3.3).

24, Heat pump extermal unit shall it level, have an unobstructed gap above the pad or ground, with sutable clearance undemeath
1o allow for hosing, clearing of leaves and dirt, and clearance for snow. Alternately, install with wall brackets, where ground
clearance allows.

1. These plans are in complance with California Buiding and Fire codes (2022 edition).

2. Aseparate deferred submittal wil be made for a sprinkler system.

3. Allbuildings shall be protected by an approved automatic fre sprinkler system complying with the curiently adopted
edition of NFPA 13-, and adopted standards of the Santa Cruz County Fire Protection Disrict.

4. There wil be a 30 foot defensible space, of to the property ine, whichever s closer, around all stuctures.

5. Building numbers shal be provided convasting
background and visble from the street. Where numbers are not visible from the street, additional numbers shall be

be a minimum of four

installed on a directional sign at the property diveway and stieet.
6. Roof coverings to be o less than Class '8" ated 100f.

7. A minimum of 48 hours notice to the fire department i required prior to inspection.

8. The job copies of the buiding and fire systems plans and permits must be on-ste during inspections

9. A spark arnestor shall be instaled on the chimney. Spark arestor openings shall not permit passage of spheres have a.
diameter greater than 1/2

10. Smoke detectors are requied

r00m and in hallways. A is required at each story,

including basements, and may be required
Pl power by the p g and to have a P
be interconnected unless tests demonsirate that the alarm from any detector s audible in allseeping areas,

STRUCTURAL ENGINEER
8D

o

GEOTECHNICAL ENGINEER/ GEOLOGIST
inc. Michel, License GE 2718

444 Aipport Bouldevard, Sute 1106 Watsonvile CA 95076

www.dpaciic-crest.com 831722.9446

Reports: Geotechnical Investigation, prepared by Eizabeth M. Mitchel dated August 30, 2018

20 Geology, ProjectEngineer: ik 2 License CE.G. 2139

Reports: Geology Report, prepared by Erk Zinn dated August 24, 2015,

Provided for Updated d t d for ths
project as outined at

CIVILENGINEER
T80

TITLE 24/ SECTION 6 BULDING ENERGY ANALYSIS

Hensel Consulting Engineers. Inc., President: Dave Hensel

5857 Owens Ave, 3rd Floor, Carsbad CA 92008,

dhensel@hc-engineers.com 619-665-3259

Reports Buleing Energy Analys s T8D). prepared by Dave Herse, updated 20
o the

SURVEYOS
Hanagan Land Surveying, Paul Hanagan, LS 7797
305-C Soquel Ave, Santa Cruz CA 95062
(831)269-3428,
Report: Topography and Boundary Map (see TP-1), prepared by J Kaneg, dated 04/19/2018

Exhibit D

COVER, INDEX,
NOTES, MAPS
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ADIACENT HOUSE

PROJECT DATA TABLE:

Lot Area:
Total
Net (top of bluff)

Building Area:
Floor Area Ratio:

Lot Coverage:
Grading Calculations:

Parking (approved under Permit B-204480):

Minimum/Actual Setbacks:
North property line

South property line (frm top of biuff) 25'

West property line (lower floor)
West property line (upper fioor)
East property line

Maximum Height of Proposed Structures

150"/ 150"

10
5

Existing Proposed
4,943 SF 4,943 SF
3,301 5F 3,391 SF

1,521 SF (45%) 1,811 SF (53%)
807 SF (24%) 807 SF (24%)
NA
2 covered/ 2 uncovered No change

/194"
/4

@

14
753

24

SITE NOTES:

[ (N) upper west wall to be built in line with existing non-conforming lower wall

[ Bay window extends 2'-3" into side setback. This design element is consistent and
enhances the style of the home.

ADDITIONAL NOTES:

Site plan contents approximated for design purposes only, dimensions rounded to the
nearest whole inch. For accurate, complete site information, please refer to Tp-1 for
Topographic and Boundary Survey, prepared by Paul Hanagan of Hanagan Land
Surveying, PLS 7797, dated April 19, 2018 filed with the County.

No change to grading

Any excess material should be disposed of off site or stockpiled in a manner to avoid
run-off unto adjoining properties.

No change to existing water and sewer service lines.

Al existing trees, landscape and hardscape to remain. Al existing site walls and gates
to remain. No new, or of and

No change to existing off-street parking (non-conforming with 2025 minimum
dimensions).
Refer to A2.1 for ROOF & DRAINAGE PLAN.

PROJECT
NORTH

(:)SITE PLAN - EXISTING &PROPQS
SCALE 1/E=1-0

SMART METER/ ELECTRICAL

GAS METER

Exhibit D

OWNER CONTACT.
Heidi & Willam Rielly
2914 Pleasure Point D
Santa Cruz CA 95062
heidiriely@me.com
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MODIFICATION NOTES

The property at 2014 Pleasure Point Drive is on a riparian corridor. The threshhold for modification to be considered "reconstruction" is 50% or more of major
structural components of the existing structure within any consecutive five-year period (Santa Cruz County) and 50% of modification (including addition ) of major

accounted for

For this project, structural modifications to exterior walls include
- existing exterior walls removed to accommodate additions
- new/replaced headers for doors and windows.
- (Coastal only) new exterior walls for additions.
- it does not include infils of windows and doors in existing walls

all past remodels (Coastal Commission).

A: ORIG TO 2021 MODIFICATION WORKSHEET - ACTUAL

Schedule A: House was originally built in 1937, First major structural remodel was approved in 2021. The actual modifications to exterior walls deviated from estimated (279 vs 34%); all other actual to estimate modifications appear consistent. In summary, actual modifications from the 2021

remodel are:

Exterior wall modifications (calculated - See A below):
Floor modifications (per 2021 Modification Worksheet)
Foundation modifications (per 2021 Modification Worksheet)
Roof modifications (per 2021 Modification Worksheet)

2%
EA

13%
ot

Schedules B& C: Proposal is to add 322 SF to upper floor. Estimate modifications for proposed upper level addition are as follows:

Exterior wall modifications:
Floor modifications:
Foundation modifications:
Roof modifications:

santa Cruz County (See Schedule B below)
20%

5%
13%
24%

B: SCC PLANNING MODIFICATION WORKSHEET - PROPOSED

Coastal Commission (see Schedule C below)
48.6%
20%

13%
a7%

C: COASTAL COMMISION MODIFICATION WORKSHEET - PROPOSED

OWNER CONTACT:
Heidi & illam Rielly
2914 Pleasure Point D
Santa Cruz CA 95062
heidiielly@me.com
831-818.9572

BUILDER CONTACT:

TOTALS

EXTERIOR WALLS:

EXISTING LF (RNDED UP):

MODIFIED LF (RNDED UP TO 4' INC): 76 LF
9% MODIFIED LF TO EXISTING: 27%
9% BALANCE LEFT FOR FUTURE MOD: 23%

ROOF: PER 2021 MOD WKSHT
FLOOR: PER 2021 MOD WKSHT
FOUNDATION: PER 2021 MOD WKSHT

o— — — — —— — +——

UPPER LEVEL

EXTERIOR WALLS:

EXISTING LF (RNDED UP): 128LF
MODIFIED LF (RNDED UP TO 4 INC); 36 LF
% MODIFIED LF TO EXISTING:

[SSSSISY ACTUAL EXTERIOR WALLS MODIFIED
(36LF)

@ume

LOWER LEVEL

EXTERIOR WALLS:

EXISTING LF (RNDED UP): 152 LF
MODIFIED LF (RNDED UP TO 4' INC): 40 LF
% MODIFIED LF TO EXISTING: 26%

[SSSSSS] ACTUAL EXTERIOR WALLS MODIFIED
(37LF)

—— — — T

=l
[

N

TOTALS

EXTERIOR WALLS: ROOF:

EXISTING LF: EXISTING SQUARE FOOTAGE: 1,521 §F

MODIFIED LF (RNDED UP TO 4' INC): 80 LF MODIFIED SQUARE FOOTAGE: 362 SF

9% MODIFIED LF TO EXISTING: 29% % MODIFIED SF TO EXISTING: 24%

9% BALANCE LEFT FOR FUTURE MOD: 21%

FLOOR: NO CHANGE FOUNDATION: NO CHANGE
-

UPPER LEVEL
EXTERIOR WALLS:
EXISTING LF (RNDED UP TO 4' INC)

128LF
MODIFIED LF (36' ACT + 4' PROP RNDED UP): 40 LF

% MODIFIED LF TO EXISTING:

(362 SF)

LOWER LEVEL
EXTERIOR WALLS:

EXISTING LF (RNDED UP TO 4'INC): 152 LF

MODIFIED LF (ACTUAL):
9% MODIFIED LF TO EXISTING:

[ESSSSSN PROPOSED (E) EXT WALLS MODIFICATION
(NONE)

TOTALS

EXTERIOR WALLS: ROOF:

EXISTING LF: EXISTING SQUARE FOOTAGE: 1,521 SF
MODIFIED CUM LF (RNDED UP TO 4' INC): 136 LF MODIFIED SQUARE FOOTAGE: 718 SF

% MODIFIED LF TO EXISTING: 48.6% 9% MODIFIED SF TO EXISTING: 47%
FLOOR: FOUNDATION NO CHANGE
EXISTING SQUARE FOOTAGE (CONDITIONED): 1,714 SF

MODIFIED (NEW) SQUARE FOOTAGE: 349 SF

% MODIFIED SF TO EXISTING:

e

UPPER LEVEL

EXTERIOR WALLS:

EXISTING LF (RNDED UP TO 4' INC). 1281F
MODIFIED LF (40° ACT + 56' PROP RNDED UP): 88 LF
% MODIFIED LF TO EXISTING: 75%

o

j

ESSSSSY CUMULATIVE EXT WALLS MODIFICATION
+ACTUAL (40 LF)
+ PROPOSED (48 LF)

[ESSISSY PROPOSED (E) EXT WALLS MODIFICATION a CUMULATIVE ROOF MODIFICATION
@LR) + (E) ROOF MODIFIED (362 SF)
ZZ7777) OPOSED (E) ROOF MODIFICATION + (N) ROOF ADDED (

[C——1 CUMULATIVE FLOOR
+ (N) FLOOR ADDE

LOWER LEVEL

EXTERIOR WALLS:

EXISTING LF (RNDED UP TO 4' INC): 152 LF
MODIFIED LF (RNDED UP TO 4'INC): 48 LF
% MODIFIED LF TO EXISTING: 3a%

40LF
26%

] —

po

ESSSSSS) CUMULATIVE EXT WALLS MODIFICATION
+ACTUAL (48 LF)
+ PROPOSED (NONE)

[ CUMULATIVE FLOO
+(E) FLOOR MO

]
o
IS
<
=
S
S
=1
@
@
<
=1
2
i

estheramold@comcast.net

510.710.6366

RIELLY RESIDENCE
2914 PLEASURE POINT DRIVE, SANTA CRUZ CA 95062
PARCEL NO. 032-232-04

ADDITION

PLANNING 10/15/25

MODIFICATION
WORKSHEET
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PROJECT
NORTH

(:)UPPER FLOOR - PROPOSED
SCALE /410

[ vroroseo aooron

NO CHANGE TO LOWER FLOOR
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OWNER CONTACT:
Heidi & William Rielly
2914 Pleasure Point D
Santa Cruz CA 95062
heidiielly@me.com
831-818.9572

BUILDER CONTACT:
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estherarnold@comcast.net

510.710.6366

RIELLY RESIDENCE
PARCEL NO. 032-232-04

2914 PLEASURE POINT DRIVE, SANTA CRUZ CA 95062
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FLOOR PLAN
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4lz.04 S1

OWNER CONTACT:
Heidi & William Rielly
2914 Pleasure Point D
santa Cruz CA 95062
heidiielly@me.com
831-818.9572

BUILDER CONTACT:

T,
S 8
c:
< §
< E
=
38
52
w °
= £
o
L o
=
L
w o

8
g
- g
2
S
H
DN
P
= = = = ~
m e ©o
f At =]
i i 3
(=)
<
ROOF SLOPE: 4/12" ROOF SLOPE: 4'/12" O
~N
=]
T
w o b
bt K -
: 1 Ogg
bl Zzq
w << S
DN DN ALy
= i
i
m i o £9
: =5
=Y EH R oz
T § =08
|- 3 Wag
A i wa
L g o w
2 >
& e 2
< g <
By OLD MISSION CLAY TILE ROOFING 8 w
() 5" COPPER OGEE GUTTER a AT ADDITION. MATCH (E) ROOF TILE = T
REMOVE AT ADDITION. 9 e <
@ (N) 5" COPPER OGEE GUTTER TO —
(E) 5" COPPER OGEE GUTTER 5 MATCH (E) o
REMOVE AT ADDITION. [} N
F3 £, (N) OUTLINE OF ADDITION
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PROJECT
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Lynne Bryan
Area Measurement
937.05 sf

Lynne Bryan
Area Measurement
412.64 sf

Lynne Bryan
Area Measurement
142.57 sf
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OWNER CONTACT:
Heidi & William Rielly
2914 Pleasure Point D
santa Cruz CA 95062
heidiielly@me.com
831-818.9572

BUILDER CONTACT:

©
&
&

estheramnold@comcast.net

510.710.6366
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[WINDOW SCHEDULE [ [ [

| I
D [LocaTion [oPeRrATION [size MATERIAL INTERIOR FINISH _|MANUFACTR _|HD HT U-FACTOR | _SHGC _|NOTES
1 |nsAH | CASEMENT LEFT HINGE 18x42 VINYL/ FIBERGLASS [WHITE |TEMPERED/ WATER RESISTANT
2 [(v) BEDROOM [MULLED UNIT 53x24 ALUM-CLAD WOOD CLEAR MATTE [0
| CASEMENT LEFT HINGE [30xa2 [MEETS EGRESS
PICTURE NON-OPERABLE [42x60
[CASEMENT LEFT HINGE [s0xa2 MEETS EGRESS
3 |(N) BEDROOM / BAY WNDW _|PICTURE NON-OPERABLE 16xa2 [ALUM-CLAD WOOD. CLEAR MATTE ) [
4__[(N) BEDROOM / BAY WNDW _|MULLED UNIT lsoxas [ALUM-CLAD WOOD! CLEAR MATTE reD o8
|CASEMENT LEFT HINGE 16x36
PICTURE NON-OPERABLE 16x36
|CASEMENT LEFT HINGE 16x36
5 [(N) BEDROOM / BAY WNDW__[PICTURE NON-OPERABLE 16xa2 [ALUM-CLAD WOOD CLEAR MATTE ) o8
5[ A [SKYLIGHT - OPERABLE 21xe67/8 |ALUM [wire [veLux @cinG STYLE C02 - SOLAR OPER
F (EY I [SKYLIGHT - FixeD s0-/16a0  |ALum e veLux @ cine [STYLE M02 - FixED
DOOR SCHEDULE
D [LOCATION OPERATION SizE STYLE FINISH U-FACTOR | __SHGC _|NOTES
1 [ro yeam POCKET 30x80 INTERIOR WD PANEL [Wo. w/ CleaR FiN PRIVACY [OCK
2 [(N) 8EDROOM/ CLOSET [SWINGING LH HINGE 22x80 INTERIOR WD PANEL PAINTED PASSAGE
3 |() BEDROOM [SWINGING RH HINGE 32x80 INTERIOR WD PANEL [WD. W/ GLEAR FIN PRIVACY [OCK

INTERIOR JAMS ARE 4-13/16

PARCEL NO. 032-232-04

(: ) PROPOSED WINDOW & DOOR SCHEDULE

RIELLY RESIDENCE
2914 PLEASURE POINT DRIVE, SANTA CRUZ CA 95062

ADDITION

PLANNING 10/15/25

WINDOW &
DOOR SCHEDULE

A2.2
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OWNER CONTACT:
Heidi & Willam Rielly
2914 Pleasure Point Dr
Santa Cruz CA 95062
heidirely@me.com
831-818.9572

BUILDER CONTACT:

TILE ROOF: CLASS B OR GREATER RATING

RIOR WALL TREATMENT + + STUCCO EXTERIOR WALL TREATMENT

TILE ROOF: CLASS B OR GREATER RATING

—

Esther Suzuki Arnold
estherarnold@comcast.net

510.710.6366
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TILE ROOF: CLASS B OR GREATER RATING

TILE ROOF: CLASS A OR GREATER RATING

SOUTH ELEVATION - EXISTING

[]

STUCCO EXTERIOR WALL TREATMENT

—_—---S

SCALE 1/4°=1'0
NO CHANGE

(E) GAS MTR

[

(:) WEST ELEVATION - EXISTING
SCALE 1/a=1-0

===

(E) GAS MTR

C) WEST ELEVATION - PROPOSED
SCALE /a'=1-0

[ rroroseo aoprron
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OWNER CONTACT.
Heidi & William Rielly
2914 Pleasure Point Dr
santa Cruz CA 95062
heidirelly@me.com
8318189572

BUILDER CONTACT:
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OWNER CONTACT:
Heidi & William Rielly
2914 Pleasure Point Dr
Santa Cruz CA 95062
heidiriely@me.com
831-818.9572

BUILDER CONTACT:
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EXISTING FLOOR PLAN - LOWER FLOOR

SCALE 1/4°
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Lynne Bryan
Area Measurement
1,051.61 sf

Lynne Bryan
Area Measurement
331.68 sf

Lynne Bryan
Polylength Measurement
151'-2 3/4"

Lynne Bryan
Polylength Measurement
122'-5 3/4"
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Santa Cruz County benchmark #224,
/ BOTTOM OF WALL EL. = VARIES Elavation = 32,69, NAVD 8.
| Located on the top of a curb at the northwesterly
corner of East Cliff and 30th Ave.

| 4 )
| ! /
. /) No. 7797 N
H | | Basis of Bearings Pl
| / The basis of bearing for this map is N 89° 50° o j
| between found monuments on the southern side of =
| / Pleasure Point Drive per record map 025-M-30, Santa N
| Cruz County Records. 2
! 3024, \2
| wansn Hd 5 / Basis of Elevation 8|
K
&

BENCH OF WALL EL. = 13.55"
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FOR TAX PURPOSES ONLY

THE ASSESSOR MAKES NO GUARANTEE AS TO MAP ACCURACY NOR ASSUMES ANY
LIABILITY FOR OTHER USES. NOT TO BE REPRODUCED. ALL RIGHTS RESERVED
© COPYRIGHT SANTA CRUZ COUNTY ASSESSOR 1998

POR. RANCHO ARROYO DEL RODEO
S.1/2 SEC. 21, T11S., R1W, M.D.B. & M.
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Santa Cruz County Planning Department

Parcel Location Map

=

Mapped
Area

PLEASURE POINT-DR

032-232-04

/\J\
Parcel: 03223204
D Subject Parcel
Map printed: 8 Dec. 2025 0 20 40
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Santa Cruz County Planning Department

Parcel General Plan Map

Mapped
Area

032-232-04
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Santa Cruz County Planning Department

Parcel Zoning Map
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/
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20 40
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Application #: 251440
APN: 032-232-04
Owner: William & Heidi Rielly

Parcel Information

Services Information

Urban/Rural Services Line: X Inside __ Outside

Water Supply: City of Santa Cruz Water Department
Sewage Disposal: County of Santa Cruz Sanitation District
Fire District: Central Fire Protection District
Drainage District: Flood Control District 5

Parcel Information

Parcel Size: 3,391 Square feet gross site area (no bluff or beach)

Existing Land Use - Parcel: Residential

Existing Land Use - Surrounding: Residential

Project Access: Pleasure Point Drive

Planning Area: Live Oak

Land Use Designation: R-UM (Urban Medium Residential Density)

Zone District: R-1-5-PP (Single Family Residential (Mininmum 5,000
square foot parcel), Pleasure Point Combining District)

Coastal Zone: X Inside __ Outside

Appealable to Calif. Coastal X Yes __ No

Comm.

Technical Reviews: Geotechnical and Geologic reports reviewed and accepted (REV181144)
Environmental Information
Geologic Hazards: Site 1s located on a coastal bluff and mapped within the VE (storm

wave zone) on the Flood Insurance Rate Map (FIRM) by Federal
Emergency Management Agency (FEMA).

Fire Hazard: Not a mapped constraint

Slopes: Site 1s flat to the edge of coastal bluff

Env. Sen. Habitat: No physical evidence on site

Grading: No grading proposed

Tree Removal: No trees proposed to be removed

Scenic: Not a mapped resource but visible from public beach
Archeology: Not mapped

EXHIBIT F
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