Staff Report to the
Zoning Administrator  Application Number: 04-0390

Applicant: Matson Britton Architects Agenda Date: 2/06/2008
Owner: Thomason, Colburn J and Valdene Agenda Item #: 4
APN: 043-141-04 Time: After 10:00 a.m.

Project Description: The applicant proposes to demolish an existing single-family dwelling and
construct a new 7,135 square foot, 2 story, single-family dwelling with 4 bedrooms, 3 '
bathrooms, and an 609 square foot attached garage. The structure includes an approximately
4,363 square foot first floor, a 2,772 square foot second floor, and a 609 square foot attached
garage. The project requires a Coastal Development Permit and a Residential Development
Permit for a dwelling in excess of 7,000 square feet.

Location: The property is located on Bay View Drive about 450 feet southwest of the
intersection of the intersection of Bay View Drive and Cliff Drive in Aptos (534 Bayview Drive)

Supervisoral District: 2nd District (District Supervisor: Ellen Pirie)
Permits Required: Coastal Development Permit, Residential Development Permit

Staff Recdmmendation:

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

e Approval of Application 04-0390, based on the attached findings.

Exhibits
A. Project plans with revisions to G. Photo Simulation (current design)
12/1/08 H. Photo Simulation (original design)
B. Findings L Neighborhood Meeting Material
C. Conditions J. Applicant Permit Streamlining Act
D. Categorical Exemption (CEQA Time Extension Request
determination) K. Design Review
Location Map L. Comments & Correspondence

Hm

Zoning and General Plan Map

County of Santa Cruz Planning Department
701 Ocean Street, 4th Floor, Santa Cruz CA 95060
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Application #: 04-0390 Page 2
APN: 043-141-04
Owner: Thomason, Colburn J and Valdene

Parcel Information

Parcel Size: 16,810.46 square feet

Existing Land Use - Parcel: Single Family Residential

Existing Land Use - Surrounding: Single Family Residential

Project Access: Bayview Drive

Planning Area: Aptos

Land Use Designation: O-U, R-UL (Urban Open Space, Urban Low Residential)

Zone District: R-1-6 (Single Family Residential, 6000 square feet per
unit)

Coastal Zone: _x_ Inside ___ Outside

Appealable to Calif. Coastal Comm. _x Yes _ No
Environmental Information

Geologic Hazards: According to the project geologist the site is highly seismically-active
with “significant worst-case landslide potential” with moderate to
severe ground shaking potential during a quake. Project design
recommended to follow geologic report and geotechnical engineering

report recommendations.

Soils: Beach Terrace Deposits (clayey silty sand to sandy clay) underlain by
Purisima Formation sand and pebbly sand, uncemented at property

Fire Hazard: Not a mapped constraint

Slopes: Essentially flat at the top of a steep coastal bluff (approximately 85-
90 % slope)

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

Grading: No grading proposed

Tree Removal: No trees proposed to be removed

Scenic: Per 13.11, site considered a Sensitive Site since it is located on a
Coastal Bluff

Drainage: Existing drainage adequate

Archeology: Not mapped/no physical evidence on site

Services Information

Urban/Rural Services Line: x _Inside __ Outside

Water Supply: Soquel Creek Water District

Sewage Disposal: Santa Cruz County Sanitation

Fire District: . Aptos La Selva Fire Protection District

Drainage District: Zone 6

Background

The application was submitted on August 16, 2004 and has undergone a lengthy and complicated

analysis over 4 years. This has involved extensive correspondence between the County and

Applicant, numerous plan revisions, and design review by the Urban Designer. Since July 2005
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Application #: 04-0390 Page 3
APN: 043-141-04
Owner: Thomason, Colburn J and Valdene

the applicant has submitted several plan revisions. Each submittal has been subject to design
review and evaluation of neighborhood compatibility. This report focuses on the final revised
plan set dated 12/01/08 attached as “Exhibit A”. A photo-simulation of the revised plans is
included as Exhibit G. A photo-simulation of the original design is included as Exhibit H for
comparison.

Project Setting

The subject property is located on the south side of Bayview Drive on the top of a coastal bluff
above Beach Drive within the Aptos Planning Area. Pursuant to County Code Section 13.11, the
site is identified as a “Sensitive Site” due to its location on a coastal bluff, visible from a public
beach. The parcel is approximately 16,810 square feet in size and is mostly flat with exception
of a small portion of coastal bluff area to the rear of the parcel. The property currently contains
an approximately 3,874 square foot single story, single-family dwelling with an attached 782
square foot garage. This information was obtained from the Assessor’s estimated floor area.

The property is located within a fully developed single-family residential neighborhood
comprised of a mix of one and two story homes. A one-story single-family dwelling is located
on the south side of the property and a one-story home with a small second story element is
located on the north side of the property. Both homes are within close proximity to the subject

property.

In the immediate vicinity homes are mostly older, modest sized homes. There is an overall open
feeling to this street that staff attributes to a predominance of one-story homes, or homes with
more modest one story elements toward the front and second story elements toward the rear.
Also included are homes with greater set backs from the street and homes with single story
elements toward the street and large, open, and an expansive landscaped entries or courtyards.

Project Description

The applicant proposes to demolish an existing single-family dwelling and construct a new 2-
story, 7,135 square foot single-family dwelling with 4 bedrooms, 3 % bathrooms, and an attached
609 square foot garage. The structure includes approximately 4,363 square foot first floor

(3,771 square foot first floor and 593 covered areas less than 7°6” in height), a 2,772 square foot
second floor, and a 609 square foot garage.

Zoning & General Plan Consistency

The subject property is a 16,810 square foot lot, located in the R-1-6 (Single Family Residential,
6000 square feet per unit) zone district, a designation that allows residential uses. The proposed
Single Family Residential is a principal permitted use within the zone district and the project is
consistent with the site’s (O-U, R-UL) Urban Open Space, Urban Low Residential General Plan
designation.

Floor Area Ratio (FAR)

Utilizing the standards for the floor area calculation contained in the Zoning Ordinance, the two-
3
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Owner: Thomason, Colburn J and Valdene

story residence, proposed breezeway and courtyard porch areas, and garage equal 7,744 gross
floor area. The net floor area provides the standard 225 square foot garage credit normally
attributed to single-family dwellings and a 296 square foot credit for the unenclosed
porch/breezeway areas. This floor area, 7,223 square feet divided by the lot site of 16,810 square
feet equals approximately 43 percent floor area and does not exceed the 50 percent maximum
allowed. See related information below.

Floor Area Ratio Calculation

1* Floor 3771

2™ Floor 2772

Garage » 609

Covered Unenclosed Porch/breezeway ‘

<7°6” in height 593%

Gross Floor Area 7,744.4

Garage Credit -225

Unenclosed Porch Credit (1/2 of area) -296*

Total FAR : 7,223 Square Feet =43%

* areas under 7°6” are not discounted unless they qualify as a basement, attic, or underfloor area.
None of the proposed porch or breezeway area qualifies as such. However, /2 of this covered
unenclosed area is allowed to be deducted from the gross floor area.

Lot Coverage

The footprint of the structure is approximately 4,972.2 square feet and is comprised of the first
floor area shown on the plans including the unenclosed porch/breezeway area. This is
approximately 29.6 percent lot coverage and does not exceed the 30 percent coverage allowed by
the ordinance. See calculation below.

First Floor Square Footage / Lot Size

4,972 Square Footage / 16,810. square feet = 29.6 percent lot coverage

Large Dwelling (Gross Floor Area)

County Code Section 13.10.325 requires a Residential Development Permit (Large Dwelling
Approval) when a residential structure exceeds 7,000 gross square feet in size, exclusive of
detached accessory structures. For purposes of this calculation, the 609 square foot garage is
physically attached to the dwelling and is included in the calculation for the large dwelling.
Thus, the proposed structure is approximately 7,744 gross square feet in size and is considered a
large dwelling.

The Large Dwelling Ordinance requires these projects to be compatible with the surroundings
4
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and consistent with the large dwelling guidelines enumerated under 13.10.325. Large dwelling
review is completed in the context of design review by the Urban Designer and is discussed
below.

Design Review

County Code Section 13.11.040 requires Design Review for construction of single-family
dwellings where the project exceeds 500 square feet within Coastal Special Communities or
within sensitive sites. In this case, the subject property is located within a sensitive site, which is
defined under County Code Section 13.11.030 as “any property ..located on a coastal bluff...”.

In addition, County Code Section 13.10.325 requires Design Review for residential structures in
excess of 7,000 square feet and requires that a Residential Development Permit (Large Dwelling
Approval) be obtained. As such, the final revised project plans were subject to Design Review,
attached as Exhibit K.

As noted, the project has been redesigned to provide significant revisions to the structure so that
the Urban Designer can make a finding of consistency with 13.11 and County Code Section
13.10.325 (d) (7), Large Dwelling Design Guidelines, require, among other findings, that “the
structure(s) is compatible in terms of proportion, size, mass and height with homes within the
surrounding neighborhood.”

Although the structure is large relative to surrounding structures, the proposed structure has been
redesigned many times and has resulted in elimination of the second story turret facing the beach
and reduction in the southeast two story element to a one story element. These revisions reduce
the bulk of the structure as seen from the beach and minimize visual impacts from the beach.

The project also reduces the second story element to a one-story element on the south side
elevation, which now presents a much less intrusive element to the immediate neighbor to the
south, which is a one-story dwelling. Privacy is now maximized from this elevation. Otherwise,
the north elevation minimizes windows and limits the amount of two story wall planes facing the
adjoining neighbor, a 1 story residence with a partial 2-story element. In addition, the second
story second unit facing the street has been eliminated and a stone wall adjacent to the proposed
garage has been reduced in size. As shown on the plans, the front elevation, the most significant
elevation of the building and the most predominant elevation for the neighborhood, now provides
a one story fagade with a roof line that tapers up to the second floor area and also reduces the
width of the stone wall at the entry. Together, these revisions reduce the appearance of massing
of the building significantly and narrow the width of the wall closest to the street. Furthermore,
the landscape plans provide three trees along the frontage of the site, which will soften the
appearance of the structure over time. ‘

Comparison of the two attached photo-simulations show significant improvements to the
proposed elevations relative to the original design submitted and neighborhood in which it is
located. (It should be noted that the photo-simulation shows street trees in the front yard adjacent
to the proposed garage. These trees are not currently present on the site, but are noted on the
landscape plans and intended to reflect the site when the trees are mature.) With the revisions to
the architectural design as shown and proposed landscaping plan the Urban Designer now
supports the revised design with a finding of neighborhood compatibility. While the house is
still large, the overall massing and scale of the residence has been articulated to the point that

5
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APN: 043-141-04 ‘
Owner: Thomason, Colburn J and Valdene

integration with the neighborhood has been achieved.
Coastal Program Consistency

County Code Section 13.20.110 (c) requires development to be consistent with the Design
Criteria and Special Use Standards and Conditions pursuant to County Code Section 13.20.130.
In particular, County Code Section 13. 20.130 (b) (1) requires new development to be “sited,
designed and landscaped to be visually compatible and integrated with the character of
surrounding neighborhoods or areas.” As noted under design review, the applicant has revised
the project many times to reduce second story massing and alteration of roof forms to help
achieve consistency with these criteria. The most current redesign on the front elevation
significantly reduces the impact to the adjoining homes. The house is still large, but the overall
massing and scale of the residence has been articulated to minimize impacts relative to the
surrounding neighborhood in which it is located. In particular, the second story element on the
south side of the dwelling has been removed, which eliminates massing and privacy issues
previously noted. In addition, the north elevation also limits second story massing facing the
adjoining residence and limits windows on the second story so that privacy is maximized.

County Code Section 13.20.130 (d), also requires projects located on blufftops to minimize
visual intrusion and incorporate materials and finishes which harmonize with the character of the
area. Even though the project is large relative to the surrounding structures, the project complies
with the required setbacks, lot coverage and floor area and height of the zone district and the
massing of the structure has been varied on each elevation and the rooflines articulated to
minimize the height of the dwelling and view from the beach. Furthermore, design revisions on
the beach elevation have resulted in the removal of the second story turret on the northwest
comer of the dwelling and reduction in the height of the southwest two-story element to a one-
story element. The overall massing of the structure facing the beach has been significantly
reduced and views of the revised two-story dwelling will be minimized given the proposed 35-
foot bluff top setback. Thus, views of the proposed two-story structure will be similar to with
other large dwellings facing the beach.

Environmental Review

The proposed project is exempt from the requirements of'the California Environmental Quality
Act (CEQA). An exemption is attached as Exhibit D.

Conclusion

As proposed, the proposed dwelling is compatible with the surrounding neighborhood and is
consistent with cited 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
. APPROVAL of Application Number 04-0390, based on the attached findings and

conditions.
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Owner: Thomason, Colburn J and Valdene

Supplementary reports and information referred to in this report are on file and available
for viewing at the Santa Cruz County Planning Department, and are hereby made a part of
the administrative record for the proposed project.

The County Code and General Plan, as well as hearing agendas and additional information
are available online at: www.co.santa-cruz.ca.us

Report Prepared By: Sheila McDaniel
Santa Cruz County Planning Department
701 Ocean Street, 4th Floor
Santa Cruz CA 95060
Phone Number: (831) 454-3439
E-mail: sheila.mcdaniel@co.santa-cruz.ca.us




@\ sdloN Ixid

ns
E m "ONVLSIA BILNOHS S1 BIAIHOIHM "aNIT
ALNTAONA FHL OL 2O SHALIMLS TTY ANNORIY
NOILWLISIA TILSNANCOD-NON HLIM CENIVINIVA
3@ OL INVAEYIT2 LOOd (06) ALHIHL b

MO Bald NOTTVES OG0! WNINIA
W HiM SNITTING L 40 NOILad ANV 0 'Ld
O&T NIHLIM GZainoal AINVadAH Jalld 217180s '@

—te—1 A3AENG IS

8
it Nyl ONINGTDS AdVOSANYT 7 Aq
w/e/y

SNOUVATTS 94

23N LOOT aNY '2d2 LOOT
DWD LOOT ‘D87 LOOT '63A02 SNIMOTIOH 3l
ANV ‘PT T

HLIM STTANOD NOIWDMILENOD? WUNIAISI SiHL - INGRLAV S Suld YATES YVS0LdY

EXHIBT &

p——
W OO AN FNYITNO? 3302 HO SMIVANYLS ARLIOAY ¥ O8I VekdN 40
a b e e L ey Mc-FAEEN G e 0 ggrppmemeeeeee s sy oigal / 5 by | [NOLIGE GBLEOAY LUNTUNIO HUM ONIATANOD
i © 48 9roIgal ) 45 TTLLY ) (Gas HATINIGS Sl DLYHOLNY CIACHGY
VN HOB) IVEIA ) NY AG GALOALONL 36 OL SNIGTINE L
G|, 4G 950189 / '4S SLT-P PEILYY - SNOILOZHEN! FNINAG ALIE-NO
VN %08) WY AN NIVATY LS SLIWeEd ONY SNV ld SWELEAS
- Fuld ANV SNICTING F4L 40 SAHOD GOT FHL 9
‘4 'S GTE T LOH LF-L NYHL 661 SRy goﬂﬂ
v ibe-aZy-16g X : aN Y4 ey b
» -lEG- QO o35 R

" ss0m v, e g Q0T NODIE/NE/  NVHL 86T ON 30 TIVHG SNINIAS? 4008 ‘6
SNINZINIONT HETa aRVHOIS WOO T 15wl "ANICESHIDYE BIZHL
WO GECuS OL SNILGYHELINOD HOID ¥V 40 ANY 1HSIZH
4 T A —— ; NI SBHON! # 40 WWININ ¥ 3@ TWHS SxaaN
3 09058 V2 gLy ieg 3715 101 Nyl 3LIS THL NO NMOHE S ENIVINIVIA
r @ ALAS TZTnIG NOIBSIN 105 % ONY G2UGCd 38 TIVHE GNIAN S5RAAY ¥

m SELVI05EeY aNv NEETEIN ]
ONY ‘SHIYE TTH & 'SNOONAEE ¥ 'SHOCH AdANIY1 - NIUNYEZ Talld YATES YVSOLAY
1) SLIF-ZEL-1E@ T ik LTS Wl SNINIDL Wl SNIATT NBHOLI TrL WO “LNOANYH AD110d ROV TIVAGN!
T 9LOSh VO 'TTIANOSLYM SAVH OL IONIAISTN 'ISVAYS Wy OML 'Ld O WILSAS NOUTALObE Faild ONNCUSEIANN
fm ) Iy TGl S Z09 GAHOVLLY KM IONSAISTH ANV TTONIS S M AN TG SNV ALNIDD
a ONI D085V ANV HOINIGYS OBivH 14 O3 LZpG9 MIN ¥ LOMILENO? O WSO 2047 WANYS 40 LORILSIA NOILDRLONS Dulid
- NOILAMD53A 10T O SHL OL WILEAS BT TNINLE DILYWOLAY
GPOG-STH-IEY TN AVIHNIAC ANY ANNORSEIANA
v mm%omn\,v(«_.m“m,mmﬁ(mmﬁw_.m_ . (QITINIRAS) A ‘EdAL NOUDMELEINOD, L WO SNOLLY T TYD ANV SNVl HO G136

- = B :
. A S g e B S Ty €N LOOT Hd) e dNONS ADNYANDOOL) STl LINGNS TIWHS BT TTVLGN/AINSISIa €
| $O-Ipl-gp0  NdVY ‘GRATTINIGE N-A Sl ‘G-8 ADNVAI00 T
SeLy-G7p-150 4 FPEO-STrICY
., 29980 ANVS VO '501aY “GLNINANGNY LDILSIA ANV
— [ —— any lModioNvea Nezl | ‘
.y T ORI A S e = 5 I M; =] =

yi-gy ey CTanm e s rEEIRSEE T GLOBINONY NOLLNE NOGLYIN  BIDEIHDEY N L e amwo Wioot) oD s O ._Murw._ﬁn(uuiow_in_

I

wmmm © NoIIvAZTZ Lazalis
z

\%

-EE rat
N7 a4

LT LTA

——
<
N\




’ (O =) =G/ TS
/z<.._ 4 3FLIS

l@ \
Za /////,//W/
@ \ \

1
¥oIee
£ 1 []

SALON ANV © .
Nvd 2LIS

L
vy

s
o—— \
wascs § BOwEOs WL /
.....
O WAAO Tl ON ONv
-7 BEAD BLYD ON "CIuINTR SNIGVWS LIS ON 2 SEOB NIV
oA AIGRHD 3@ OL (CRINDIW SV) SNISYE HOLYD "9
A OYENdS AG CELOILONG 33 TIVHS
R I AUNTNYISA LON 4 NOULOMLENOD - GFNINOTa SY SHIST LIONVETD 3AIACNE G
NG CIS0AXE 2L15 BHL 40 ANY NO SVRMY TV &
. UIAOIANITNS O HLIM WIHINIA KT 3OS
DUSY I HUIM GREA0D 38 TIVHE NIVG WHOLE SNILGIXS 20 OL 3did ZSWNIVEd ¥ X0G M2 (N ©
NOWLOMALENOD SNEnd GENGAND0LE TYRELYN ANV P )
. aLoaeMod ! oliva (N @
SaLLNIIOUS SNINIOFAY OINO 10 ENOLLYDOT AdiaA Ol OL DALMY 6 SV WIREAGO EHOYILL - INIWGYT WV1E agHenonaa 3a
40N QIOAY OL WINNVIK ¥ NI G Id2016 8O IS SNEYHEC - Jnid . ARYWISOH ol zNgamas @ L — — SINTATEN! 2
240 40 AFCOLEIA FA TIVHG TVINEALYW S5I0X3 ANY 6 INSIAVES WIAINIK SC® SNITING 39Y6 NYOIXEW X WIOLNOD (N} e
Woad AYMY d3-076 30 TIVHS SINIAIAVS ONY - N GINANZHEN 7
GHAGAY 58 TTYHS 106 e poip IELINGS VARNAON - INVd $93 Gk o aoNZnsI (N W = DB & e
FHL 4O SNIGUSIA ONY SNIGWHS LAVESIOINNG ‘T NOILYGNIOS OL LNEOVTaY 29N ad £ VINGACHId - (ildS AT FSVE NYISSR N @
] . “LINANGD "I A'd 7 GESOTTD B0 AYMAAINA YIA (WIOLLENBNY VIKINVAY - HICNIAYT HSIONE 3 . M dovalss  F——
o VS e T nsa || Vg rIoLS o e N ian aa T st veNmIS - VI 1 TIRREW L
EwNITHG 1914 ATTVNIWON §1 101 L ) e A O T 00 SNV ™™ AT, VHOTHINYHS TN 9 N1 AaEdOdd B
@and VHS ERSLLNS HO00U SRUVANYIE FOU S
S3LON 9NIAVEY S31lON #F9VNIVAEA ANZ 9231 ONIdVOSANVYT . aNz9®3al F118
»




WO - =g/ IFTIVOS
NollL23ds sso0oad?

8
T

i

\
EXHIBIT A-

S
[ PYEES
s

iiiE e
N

«  cNousIs WS W

10 «

@1 WO = | = .8/ ‘TS
NoI1L23aS% AVMIALIAA

§ e oo # | | |




WO =L = W@/ TS

i
Omm
wm& NV 1d Nolsoxd3d

(,82°984 #,00,90.185)
> NoSWHoH X
.
PR W} NIYNG
[
1 1 [] //
N 2|
——— \
\
-; ANN\N # ..w
. w /u
3§ ™
>9Q »ooLaE L
£z @4& \
m W AoNaAISTa } [
. ———— AT TIONIG / \ g
i //v
T
. A \

=] g~

WOIGOLdY

LoD oTidevD vl

LCr AN eI
OGR! s o

NOSYIWOHL
o
o~
<
o
o
o
L
/Z

‘ONNCWS FHL OINI @l LGVaT LY EIIVLS W
SHL ANG NFHIZ60L L LHSLL 63 TvE FHL 27m0d 0L GIN 3, 00 : ~
IVE IV ATE0IATNG BHL GuYMOL KIARII 36 TIVHG N .ww.wm
TTvd HOYE NI BHVLG JSulid SHL STV THL HONOUHL N)

NGAING BYEER HO SIIVLE NICOOM FiHL A8 30VTd HNJlNaveag [T
NI CNOHINY AR08 3G TIVHS S3ive i Lavady INIWlazas g
Tivd OL TG L MOTIV AVW ANV BLYNSEINILGIA
NOGS 0% HLIM LOVANG NI G30¥1a uY LYHL SNIONIG ~
ToM WOLLOB ANV dOL 4L SNONY NYHL BFHLval -
SIS I ANKCEY Faiv FNIAONIE FHL OF AILNSIEG
3G GVICHS AZHL 'GNICE TeIM iy ST VE 3HL Jt L _\W
‘STYE FHL ONNCUY O NIANN l_ﬂv. MIUIOOL ST
NOIBOMT INSATHG OL IRV TIENOYE SHL diivl AT Y SO IvHL
Ny S3vE FHL NIEMLIE SavP ANV Tl oL Sridval 7T 05 SHSVA HOLY)
WAL WO ‘GHOON MYRLS FSN  STHON ¥ O WHINIK NONY STV I ‘AN
v ICS L N GBGA3EAT 28 TVHG FTvE HOVE 9 o +
SNLLNGY ATHISIL SaNT 1lld
JUCR— v
- FH1 KM MOW V NI G0V Te 28 TIVHS ST v MYILS 6 NOILlLVY Toox3dd

s ) SIN
e nmmm?méﬁ(umnzﬁz_mtmnﬂm_z_muzﬁm @ N2V g J1v g *.J!an"«._‘

ANV HOSHOL aaaenlsId FTTdND01S v |~ { 0 _ m Ll I_l
<54

NIV AAVYIH SNRINA GILDILONANA TTHOS IAVE LON O3
NOILOMAGNOD HIAN SVIaY FSO0HL ATNO SuLSKT '€

WAEM ZUVHISOHS AN
POINGWNY C~CT-3] HiIM SNITaI36 aaZiIlud IR~ Ea 1O Neowl
'S OOC| ¥Rd Y 'SEVESILE TVINNY LAYUNM Ud 3T
S OO0 uld WY WIAOTD IEOH NANAY
- . 4G 00O Hid ¥ ‘ANCRE OANY 7 4 NiYad o5
#0000z 2LV ONIMOTIO JFHL LY A//\z% N4
R EATAS-30 TIVHE Nv'ld SdVOSaNY T NI G3AN1oN| JON VA 0i
SVREY ‘SNVld SSYOSNYT FHL did G CALY.ISIARI 3406 WH %
ANV 30 TIYHS SYav aIEWLGIS M il )TH @
T ‘NOUDIRUSNGD 30 NOWITTHNOD NOdN T SANANK
NOIGON WoRd CELORLON ATINYINuES 3@ TTYHE r I.N
$24016 AIAUSIA NO HOS GFS0XE ANY ‘LOTCuld .
THL 40 NOUTIANOD 02 ALIGNSA SLyMozdY 105 GALVAYIXE ZHL LOVaNO? ANV TIDI0vE & 7 4
40 NOILYL2STA SAUWN 20 SNLINY I BO/ANY SNIHZTIW SEIVE NSILIT MYRLS FS00T 29TM 6
40 LSIBNOD AV NOLLOZLOMG HOME NOLINUGNOD ‘aNnoXS
NG SENIL TV 1Y GALOTLONA 38 TTvHE OIN| ANy STT¥ 40 uiVd HOVE NalEMLFd Aavaniod X0d uTedd ivaie L 2 vid
1105 CASODA 'Sl Ty ANY ) §IHOLTC NFAMLAE | FHL SEOUDY TISNY Ny Lv SDIVLS TYNOLLIdaY Mo Z1 X vb 71 A M v aa
IV ANIONS SHL OINI ‘NIW 9| STIVLS LRI XOF LG
GIEAT SUVETY S0 WO SIHVIS IXT SNISN ‘ONT
S21ON O0WINOD NoOoiIisoOdd Ol NI 'AUHSIL STIVE MYRLLS SNVLS ONY 32vd 'Z

HLAM IVE OL eZ3A i HONDL 3HL AivAYOXT I




; ol

@ O_ WO b= /) A0S
N NV 1ld H0O0T74d Llsdld

e
A X

s NVd 20074 1S¥Id4.  a.

Y
2

SO0 R A ISOLY
MBI/ AYE #ES
FNBAICIN M
NOSVINCHL

.....




- @ O WO == W/ A8
N NV 1d dooTd aNo 235

0T , \\I‘i

ZL 7

X“‘A‘“’ﬂ

o - e iz o
6 T T T i L,

[T i3I
il

| _ I N
o (NI i
i LN [jiLim e T
: D@m [N i il T I i T I I IR
] 1 += ] T
- 1 i e iy 1 jiSARImIS AR) il =
3 /J/ @EII T W s i i e -
3 = = == -
ﬁﬂ E =
. i = =

1

_EXHIBIT

NI

% 1 B
- i 3\~ UEEEE =i=ssc=c
g ' sfE= o ZEEI
Q Hm - 3] = nmm ﬁw
g EEE T m=E = N il = = o R (R R R
W_ ° WoT TRV f TEVE E
&
w 3 / @ @
3 f & RIS
. z : 2 iEn= = "ru..w FRILIE SEEVR ?
W " L3 m = = - —_ D ml J“ .
: \. E = R )
g | - = =] 5 |
q_wwm W s 1 0 T T ™
mm% " a.ms|t == e Loeed - = —
| [ e — Y H o L1
o1 L) | e
| aness ,_ 7 - :
. Bt = B i
& E=mcs e L ) ]
mn ] =] uj e /\n

= = r i i kN -
v ___ \ - lgshl] -

II.-I..I-II-” {\/\[\/\/}\/\ [ | i T il [ “ W - H
v (RN s
, N [ ]

e e oz 7 T 7 E7Xe s “Tha




SNOILVYAZTE

LHAVOE g
21v5 N JHONM E

STIES NOW! JHENOM @m

v v s (X
maun aoou X}
s oo [EX]

HRil GOOM CRUNIVE @m

sovaistiv aoon (1X]

awva des doou (O]
cuooa woxcai v Wi [BX)
sooa e s coom LK1
avoam v M LK
dEAwE»moaﬂWz:@

STINYE JOOM RINYS @
BNIAIS TIBNIHG QoM E
umgy e (B

STINHG J008 TISOHO? E

$3LON
NOoILVYAZT3

- WO =l 2 B/ FTIVDS

NoIllVAZTE L3agdlse/iev3

WO -l = .8/ 'FTIVOS

WO -l ® G/ FIVOS

NOIlLYAZT2 LS3aM

WO -l = W/ FETVIS

NOI1lVARTI HLIAEON

WO = = .8/ 12TIVOS

NolLvAZ1a Levd
AlENnO2

WO -l = .8/ ATIVIS

@

NOILVYATTI HLINOS
oNISOOT

advAiAilanoo

WO =l E WG/ ATNDS

©

NollvAZ1a LsaM

ONISYOO1T ddvVALANOD
]
W0 - 1 = @/ TS
NCILVYAITI HLI¥WON
SNINOOT aavAlidno?
o o LY £l
| A Hil ==
X

14

EXHIBIT




- AT R A S A
, T Eesyle LRE
R "ARJ

T \
b}
>
: g —
> D =]
H !
[N
: (N
< Homang
» ¢
[
a.\q
g
© [
P
v
[\
V =Sy
=
™~
©
x
)
N A0 LOSEES AIp 18Y L) UBNOILE PasalEM PUBY 6Q S Iy
N :8810N uopebus
—++—
-«
s ¥
fa—
¥
“
3%
= X
: v
X
R} ~
°
.ﬂ 10 yeq
iy _ POOMpAL LG4k POUONTLL 6 {03 &40 O PUNGIR (-2 PUB S6pPY Buiveid I
= “RINUBIY UNOP oG PUB GRS BARIL %02 6Q LS PR S0y Bupmly
W\ WP L BOLLR € PUR I 1004 10 52 00p $1 6q IS SH0Y Bumed
] b
m.a m ggﬁgi.ggsggﬁ%ﬂ
i z ‘ssj0N Buptreid
—
W . __
*_ FAR TN, S0 RS SN ﬂ._
W oL | WG SIRuTy
ﬂ TG wpmuily| I_sli!i!m_
£ 58] TS| T SN B VS|
- R XS0y SR, | SRR R |
“ ﬂ._ T R T Sy LS
|.|L 4 TRy KA | b i’}
- i WD ST WRIVIE] ]




"j;[ B
|

m Wil 4% . ’
w*_ pvsd won i IR 4 4 v | L7 44
.8 b ~ 4T LI Y -
slﬂ. ) ! MYt soaply W )
: m 1 hiair  (oiter \L_ul@ :
T e - - . -
& 0 _ v ’
E |«
: q
g 1\ By =h
B » 38/ 4
o - (
A . L4
s i o
w <
g ) =it
< .
N .
2 - i S_Hm : T ~ ‘
M ¥ .svzi,... ot ¥
< s z i . - AT
oY o "y . ays (] :
o £ . ’
ﬂ LT w
M.wl S FIAXED
oy [ by .
N wlle My o v _||||
& t_._ s . <
[ e L)
CTIANGE A , ]
- -.
g2 .
3 / )
m ¢ s e 8 o 3o o 08 4 e et =
R TR, | T~
g u » b W P -

, % l/
SR 19 3G 53 I8 paskpE o My "l ¢
) ‘wusnll oy N

§ uinpne Rncon
W 3 %0E PO P S % $0 B0 0t bagy Blaping s ipey 2 -

B e nd
T. o TP P B Y 5T U EGOR B 5 diep o ) P Seny e | - /
4 ’
= b NOUNTWIN .
& : )
. ‘o s B
v n e Ariy pue wing puys ‘ser Sugkas waly aemacad oy SIS sy S -
- e 29 9 000 puscugys 00 3 o
& DAyl 4 IR 1 sapep o S PO
. - ——— "y T
.| s
jr_M ,. Pt cmemp oy sat P Aes * umad Awer o ys mene Sl W | -
L I W EVIBLVN W 40 ALVND
p3 . c 3
2t v E Panse oy & s Supepm A 10 oughip
T by W 5 Ui permen 3 o e w4 o Wivaems 3 il 10 Snpm o - - r— -
& Kok -y sy a . 5] A SR WA '
’ e 1.4 . AP Paie-aN TGS
o I!!t .;Il'll " = a ..N” RO N | g e, M
{Iii’!‘ilti‘iﬁ,n. ~35] Wa] ety Wi
e pownpe: peyany: 1 0004
_u. . \iiur}.b!!wlli'g T o LK sl F oveinl] Ed
. oUNrAS 2 gy Senar huuresy erget . [
ﬁkm e g [ 0 e - pos snowey | - L2 m“w\ G ]
- NOLLY\#Y i VR DIV “« £ ST RIS VR AATTZ VL] -Fm
g8l | anNabwal 1IH ¥ 1

EXHIRIT T~

16

—\




- o—
=
]
§

‘S0IdV

VINYOAITVO
AATNA MAIA AVE FES

SN
S >
Vﬁ Vd

wmw &

Nt
8 |t

N
v”._.zm |-
48% |0
8.5 IS
Q.M-u.am ﬁl.ﬂ
[ IS
by [

- |2

s

8
£o7

EXHIBIT A1

~
—
/ Qo-1E-€0_ 31V TYNIN3Y 334 ISNIITT
i Sead 'S 1'e OkYM O CECTILL
e WINHOSTTYD 40 3LYLS 1 N1 SHOAIAHNS Y WNOISE340ud
‘ 40 3WYD 4O SOUVONYLS VWKW W1 01 NGI133HIO Aw H3ONR Q3vd3ds SYN d¥W STHL
e 30 631V -
. WOHONY 330d ALIDLLN vin
/ 333 Aulitn an
G10as 3L Wi
FIOHNVH HINIS AHVLIINVS HWSS
614 sV ]
SNIONYT B
NN 3d14 NOHT QNNO3 o1-04
UNTOd TOHINDD A3ABNS dd
130N

" GIHL NOd SIONVHEWIONI UIHIO MO SINBWISV ANV HOJ LHOI JULL INTENO 01 g3

10N SINISd HO/ONY STYNISIHO ANY . O3NSIS 13M_ 39Y SINTH HO/ONY SWNISIBO 031411833
LYHL 3LON 3SVF1d O3NIYLE0 SYH 3HS b0 3 LvHl 'Ad0D 3HL OL SNOISTAZY IN3NLLHAJ
ON 3uv 3uL HNS 38 0L HIVdMd 1 L1TVINGD 0L QISIAGY 3u¥ dvd STH1 40 SW3sn

Q3LYII0NT SV OIGHSIHHL
H00Q uY3Y KL NO 00'00G 40 LHIIIH QINSSY HY ST AZAHNS STHL HOd NOTIVAIR MYHHONIS

N ‘3ynty3d 1 40 J7IS IWIS ML
INTSBUATS ATIIVEAIDY ION AYN SINIOMHLS AN QNY 331 dod STOBNAS Wi )

“(IYAIQTANY 3V S3ONVUTIOL

350717 _FuIHM TIVAI0 JIHVUA0IIL TIVNOLLIOOY 1SHWB “SIIdL 30 JONINY3. HO .QYIdS.
3HL SY TEIM SY HOLFMIS WNTOIW "AIVEHAIIY SNILIVHO *AJYENIJY 01314 NG SNOILYEINIT
v L - SHNEL 3wl 0L ATZE0T) ONINGISIO NHM 038N 38 ONOHS NOTLOYD

L Aing BIHI 0 FSHNoD M5 SNIENG 031¥307 3u3W S33L C3LIITIS A0

©(3GVE LO0H 1Y Y¥O .G =)Y0-99€) 3S¥E L 1V HO
({MOTIH LSIHD 1V V0 .2E =NYO -2F) LHII3H 13D Ly S3HONL WP SHIIYIN JHY_HIATMOH
‘GNOTSN3WIO 330l (v 00%) 403u3]is STIWHIJAO ONY 1334 NI NNOHS -SLNINIENSY3R

“YINBOAT YD ZMMD YANYS SNIAIAUNG
QuYk 40 ABSOTHO NIZAIN ONY OHVN HJISOP A6 2007 '€ YIBN3DSA NO CILIWHOD SYM MHON 0TaLd

“SOHOJI _ALNNOT
J0MD YINYS SI¥H 40 OF 39ve Ly 92 TWYIOA NL GV Vi I NO NMOHS S¥ (05 3078 30 8 L0t

YINGOIL WD ‘SOLdY
IATHG MITA AVE VES




Application #: 04-0390
APN: 043-141-04
Owner: Thomason, Colburm J and Valdene

Coastal Development Permit Findings

1. That the project is a use allowed in one of the basic zone districts, other than the Special
Use (SU) district, listed in section 13.10.170(d) as consistent with the General Plan and
Local Coastal Program LUP designation.

This finding can be made, in that the property is zoned R-1-6 (Single Family Residential, 6000
square feet per unit), a designation, which allows residential uses. The proposed residence is a
principal permitted use within the zone district, consistent with the site’s O-U, R-UL (Urban
Open Space, Urban Low Residential) General Plan designation.

2. That the project does not conflict with any existing easement or development restrictions
such as public access, utility, or open space easements.

This finding can be made, in that the proposal does not conflict with any existing easement or
development restriction such as public access, utility, or open space easements in that no such
easements or restrictions are known to encumber the project site.

3. That the project is consistent with the design criteria and special use standards and
conditions of this chapter pursuant to section 13.20.130 et seq.

This finding can be made in that County Code Section 13.20.110 (c) requires development to be
consistent with the Design Criteria and Special Use Standards and Conditions pursuant to County
Code Section 13.20.130. In particular, County Code Section 13. 20.130 (b) (1) requires new
development to be “sited, designed and landscaped to be visually compatible and integrated with
the character of surrounding neighborhoods or areas.” The applicant has revised the project
many times to reduce second story massing and alteration of roof forms to help achieve
consistency with these criteria. The most current redesign on the front elevation significantly
reduces the impact to the adjoining homes. The house is still large, but the overall massing and
scale of the residence has been articulated to the point that integration with the neighborhood has
been achieved.

County Code Section 13.20.130 (d) also requires projects located on bluff tops to minimize
visual intrusion and incorporate materials and finishes which harmonize with the character of the
area. Even though the project is large relative to some of the surrounding structures, the structure
is of relative size to some others as seen from the beach. In addition, the project complies with
the required setbacks, lot coverage and floor area and height of the zone district and the massing
of the structure has been varied and the roofline articulated to minimize the height of the
dwelling when viewed from the beach. The proposed structure is setback from the top of the
bluff approximately 35 feet, which will minimize the view of the second story element when
viewed from the beach below. Furthermore, design revisions on the beach elevation have
resulted in the removal of the second story turret on the northwest corner of the dwelling and
reduction in the height of the southwest two-story element to a one-story element. The overall
massing of the structure facing the beach has been significantly reduced and views of the revised
two-story dwelling will be minimized given the bluff top setback and overall reduction in the
second story elements facing the beach. Thus, views of the proposed two-story structure will be
consistent with other large dwellings facing the beach.
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Application #: 04-0390
APN: 043-141-04
Owner: Thomason, Colburn J and Valdene

4. That the project conforms with the public access, recreation, and visitor-serving policies,
standards and maps of the General Plan and Local Coastal Program land use plan,
specifically Chapter 2: figure 2.5 and Chapter 7, and, as to any development between and
nearest public road and the sea or the shoreline of any body of water located within the
coastal zone, such development is in conformity with the public access and public
recreation policies of Chapter 3 of the Coastal Act commencing with section 30200.

This finding can be made, in that although the project site is located between the shoreline and
the first public road, the property cannot and does not currently provide public access to the
beach due to its location on a coastal bluff. Consequently, the proposed residence will not
interfere with public access to the beach, ocean, or any nearby body of water. Further, the project
site is not identified as a priority acquisition site in the County Local Coastal Program.

5. That the prbposed development is in conformity with the certified local coastal program.

The proposed residential use is allowed in the R-1-6 (Single Family Residential, 6000 square feet
per unit) zone district of the area, as well as the General Plan and Local Coastal Program land use
designation. Developed parcels in the area contain single-family dwellings that vary in size and
architectural styles. This structure will be compatible within that range.

LCP policy 5.10.7 requires that infill structures on coastal bluffs be compatible with the existing
pattern of development. Although the proposed residence is large relative to most of the
surrounding structures, the proposed residence has been designed to compatible, in scale with,
and integrated with the character of the surrounding neighborhood by reduction in the second
story floor area adjacent to the southwest property line, reduction of floor area at the rear of the
structure facing the beach, and removal of the second unit facing the street. The building roof
lines have been articulated throughout the building to reduce the overall massing of the entire
structure and the wall lines have been varied along each elevation to minimize the massing of the
building. Furthermore, the proposed structure is setback 35 feet from the bluff top, which
minimizes views from the beach. ' ’

1o EXHIBIT B




Application #: 04-0390
APN: 043-141-04
Owner: Thomason, Colburn J and Valdene

Development Permit Findings

1. That the proposed location of the project and the conditions under which it would be
operated or maintained will not be detrimental to the health, safety, or welfare of persons
residing or working in the neighborhood or the general public, and will not result in
inefficient or wasteful use of energy, and will not be materially injurious to properties or
improvements in the vicinity.

This finding can be made, in that the project is located in an area designated for residential uses
and is not encumbered by physical constraints to development. Construction will comply with
prevailing building technology, the California Building Code, and the County Building ordinance
to insure the optimum in safety and the conservation of energy and resources. The proposed

“residence will not deprive adjacent properties or the neighborhood of light, air, or open space, in
that the structure meets all current setbacks that ensure access to light, air, and open space in the
neighborhood.

2. That the proposed location of the project and the conditions under which it would be
operated or maintained will be consistent with all pertinent County ordinances and the
purpose of the zone district in which the site is located.

This finding can be made, in that the proposed location of the proposed residence and the
conditions under which it would be operated or maintained will be consistent with all pertinent
County ordinances and the purpose of the R-1-6 (Single Family Residential, 6000 square feet per
unit) zone district in that the primary use of the property will be one single family dwelling that
meets all current site standards for the zone district.

3. That the proposed use is consistent with all elements of the County General Plan and with
any specific plan which has been adopted for the area.

This finding can be made, in that the proposed residential use is consistent with the use and
density requirements specified for the O-U, R-UL (Urban Open Space, Urban Low Residential)
land use designation in the County General Plan.

The proposed residential structure will not adversely impact the light, solar opportunities, air,
and/or open space available to other structures or properties, and meets all current site and
development standards for the zone district as specified in Policy 8.1.3 (Residential Site and
Development Standards Ordinance), in that the residence structure will not adversely shade
adjacent properties, and will meet current setbacks for the zone district that ensure access to light,
air, and open space in the neighborhood.

The proposed residential structure will not be improperly proportioned to the parcel size or the
character of the neighborhood as specified in General Plan Policy 8.6.1 (Maintaining a
Relationship Between Structure and Parcel Sizes), in that the proposed residential structure will
comply with the site standards for the R-1-6 zone district (including setbacks, lot coverage, floor
area ratio, height, and number of stories) and will result in a structure consistent with a design
that could be approved on any similarly sized lot in the vicinity. This parcel size is within the
range of parcels located on the ocean side of the street.

' 20 :

EXHIBIT B




Application #: 04-0390
APN: 043-141-04
Owner: Thomason, Colburn J and Valdene

Moreover, the project is consistent with Objective 8.6 (Building Design), which encourages
development that “addresses the neighborhood and community context; utilizes scale appropriate
to adjacent development; and incorporates design elements that are appropriate to surrounding
uses and the type of land planned for that area.” This is further elaborated in Policy 8.6.1, which
“recognizes the potential for significant impacts to community from residential structures which
are not well-proportioned to the site; and require residential structures to have a direct
relationship to the parcel size as per the Residential Site and Development Standards ordinance,
and Policy 8.6.4 (Review of Large Dwellings), which requires structures greater than 7,000
square feet in floor area to be consistent with the design criteria of the Visual Resources section
of the General Plan and LCP Land Use Plan and the Zoning Ordinance.”

The project does not exceed the ordinance site standards for the R-1-6 zone district (including
setbacks, lot coverage, floor area ratio, height, and number of stories). And, even though the
proposed structure is large relative to surrounding structures, the proposed structure is compatible
with the neighborhood because the street front elevation has been redesigned to eliminate the
second story element and is now one story, which is more consistent with many of the existing
homes in the neighborhood. In addition, the stone wall at the entry has been reduced in width,
which also reduces the overall width of the structure facing the street, and the dwelling has been
redesigned to eliminate the second story element along the southwest elevation, which
significantly reduces the impact to the immediate neighbor and neighborhood. These design
changes have resulted in a structure consistent and compatible with the neighborhood.

4, That the proposed use will not overload utilities and will not generate more than the
acceptable level of traffic on the streets in the vicinity. ‘

This finding can be made, in that the proposed residential structure is to be constructed on an
existing lot developed with a single-family residence. The expected level of traffic generated by -
the proposed project is not anticipated to affect the peak trips per day because the site already
contains a single-family dwelling. Thus, the replacement structure will not adversely impact
existing roads and intersections in the surrounding area.

5. That the proposed project will complement and harmonize with the existing and proposed
land uses in the vicinity and will be compatible with the physical design aspects, land use
intensities, and dwelling unit densities of the neighborhood.

This finding can be made, in that the proposed structure is located in a mixed neighborhood
containing a variety of architectural styles, and the proposed residential structure is consistent
with the land use intensity and density of the neighborhood.

6. The proposed development project is consistent with the Design Standards and
Guidelines (sections 13.11.070 through 13.11.076), and any other applicable
requirements of this chapter.

This finding can be made, in that the County Code Section 13.11.040 requires Design Review for
construction of single-family dwellings where the project exceeds 500 square feet within Coastal
Special Communities or within sensitive sites. In this case, the subject property is located within
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Application #: 04-0390

APN: 043-141-04

Owner: Thomason, Colburn J and Valdene

a sensitive site, which is defined under County Code Section 13.11.030 as “any property ..located
on a coastal bluff...”. In addition, County Code Section 13.10.325 requires Design Review for
residential structures in excess of 7,000 square feet and requires that a Residential Development
Permit (Large Dwelling Approval) be obtained. As such, the final revised project plans were
subject to Design Review, attached as Exhibit K. '

As noted, the project has been redesigned to provide significant revisions to the structure so that
the Urban Designer can make a finding of compatibility with the neighborhood as required by
section 13.11, consistency with the Coastal Zone design criteria, and consistency with County
Code Section 13.10.325 (d) (7), the Large Dwelling Design Guidelines, which require, among
other findings, that “the structure(s) is compatible in terms of proportion, size, mass and height
with homes within the surrounding neighborhood.”

Although the structure is large relative to surrounding structures, the proposed structure has been
redesigned many times and has resulted in elimination of the second story turret facing the beach
and reduction in the southeast two story element to a one story element. These revisions reduce
the bulk of the structure as seen from the beach and minimize visual impacts from the beach.
The project also reduces the second story element to a one-story element on the south side
elevation, which now presents a much less intrusive element to the immediate neighbor to the
south, which is a one-story dwelling. Privacy is now maximized from this elevation. The north
elevation minimizes windows and limits the amount of two story wall planes facing the adjoining
neighbor, also a 1-% story residence. In addition, the second story second unit facing the street
has been eliminated and a stone wall adjacent to the proposed garage has been reduced in size.
As shown on the plans, the front elevation, the most significant elevation of the building and the
most predominant elevation for the neighborhood, now provides a one story fagade with a roof
line that tapers up to the second floor area and also reduces the width of the stone wall at the
entry. Together, these revisions reduce the appearance of massing of the building significantly
and narrows width of the wall closest to the street. Furthermore, the landscape plans provide
three trees along the frontage of the site, which will soften the appearance of the structure over
time.

Comparison of the two attached photo-simulations show significant improvements to the
proposed elevations relative to the original design submitted. It should be noted that the photo-
simulation shows street trees in the front yard adjacent to the proposed garage. These trees are
not currently present on the site, but are noted on the landscape plans and intended to reflect the
site when the trees are mature. However, with the revisions to the architectural design as shown,
the Urban Designer now supports the revised design with a finding of neighborhood
compatibility. The proposed residential structure will be of an appropriate scale and type of
design consistent with the range within the neighborhood that will enhance the aesthetic qualities
of the surrounding propetties and will not reduce or visually impact available open space in the
surrounding area.
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Application #: 04-0390
APN: 043-141-04
Owner: Thomason, Colbum J and Valdene

Large Dwelling Review Findings

1. The proposed structure is compatible with its surroundings given the neighborhood,
location and environmental context and its design is consistent with the large dwelling
design guidelines in County Code section 13.10.325(d); or

This finding can be made in that the project has been redesigned to provide a structure
that is now consistent with County Code Section 13.10.325 (d) (7), Large Dwelling
Design Guidelines, which require, among other findings, that “the structure(s) is
compatible in terms of proportion, size, mass and height with homes within the
surrounding neighborhood.” The Urban Designer now supports the revised design with a
finding of neighborhood compatibility as noted in the attached design review. Although
the structure is large relative to surrounding structures, the proposed structure has been
redesigned many times and has resulted in elimination of the second story turret facing
the beach, reduction in the southeast two story element to a one story, elimination of the
second story second unit facing the street, reduction in size and height of the stone wall
facing the street that is adjacent to the garage and front yard area. The most significant
elevation of the building, the front elevation, which faces the street and the most
predominant elevation for the neighborhood, now provides a one story elevation with the
roof line that tapers up to the second floor area that also reduces the width of the stone
wall at the entry, which together reduces the appearance of massing of the building
significantly and narrows the wall closest to the street.

2. The proposed structure, due to site conditions, or mitigation measures approved as part of
this application, will be adequately screened from public view and will not adversely
impact public viewsheds, neighboring property privacy or solar access, and its design is
consistent with the large dwelling design guidelines set forth in County Code section
13.10.325(d).

This finding can be made in that the proposed project is consistent with the Large
Dwelling Design Guidelines, as noted in finding 1. In addition, County Code Section
13.20.130 (d) requires projects located on bluff tops to minimize visual intrusion and
incorporate materials and finishes which harmonize with the character of the area. Even
though the project is large relative to the surrounding structures, the project complies with
the required setbacks, lot coverage and floor area and height of the zone district and the
massing of the structure has been varied on each elevation and the rooflines articulated to
minimize the height of the dwelling and view from the beach. The proposed structure is
setback from the top of the bluff approximately 35 feet, which will minimize the view of
the second story element when viewed from the beach below. Furthermore, design
revisions on the beach elevation have resulted in the removal of the second story turret on
the northwest corner of the dwelling and reduction in the height of the southeast two-
story element to a one-story element. The overall massing of the structure facing the
beach has been significantly reduced and views of the revised two-story dwelling will be
minimized given the bluff top setback and overall reduction in the second story elements
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Application #: 04-0390
APN: 043-141-04
Owner: Thomason, Colburn J and Valdene

facing the beach characterized as infill and similar to what is there now.

The proposed project will not affect neighborhood privacy as the structure has been
redesigned to eliminate the second story element on the southeast elevation facing the
property to the southeast. Also, the northwest building elevation faces the roofline of the
existing dwelling to the northeast and second story windows have been limited along the
entire elevation, which limit views into the back yard of the adjacent property and
maximizes privacy.

The project meets all required setbacks, which are intended to protect solar access.
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Exhibit A:

1L

Conditions of Approval

Development Permit No. 04-0390
Property Owner: Thomason, Colburn J and Valdene
Assessor's Parcel No.: 043-141-04

Architectural Plans prepared by Matson Britton Architects, with sheet dates as follows:
Sheet P-1 dated 4/6/06 with revisions dated 12/1/2008, P-2 dated 8/16/04 with revisions
dated 4/28/08, P-2a dated 8/16/04 with revisions dated 3/13/08, P-3 undated with
revisions dated 4/28/08, P-4 dated 5/3/06 with revisions dated 12/01/08, P-5 dated
4/28/06 with dated 12/1/08, and P-6 dated 4/28/06 with revisions 12/1/08

Landscape Plans prepared by Ellen Cooper, dated 1/17/05 with revisions dated 1/16/06
Site Survey prepared by Ward Surveying, undated

This permit authorizes the demolition of an existing dwelling and garage and to construct a new
2, 280 square foot single family dwelling with a 433 square foot basement, 76 square foot deck
and a 281 square foot one story garage. 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 the Planning Department one copy of the approval to indicate
acceptance and agreement with the conditions thereof.

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

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

Any outstanding balance due to the Planning Department must be paid prior to making a
Building Permit application. Applications for Building Permits will not be accepted or

processed while there is an outstanding balance due.

Obtain 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 and/or Demolition Permit the applicant/owner shall:

A.

Submit proof that these conditions have been recorded in the official records of the
County of Santa Cruz (Office of the County Recorder).

Submit final architectural plans for review and approval by the Planning Department.
The final plans shall be in substantial compliance with the plans marked Exhibit "A" on
file with the Planning Department. Any changes from the approved Exhibit "A" 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:
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1. One elevation shall indicate materials and colors, which shall be reviewed and
approved by the Urban Designer prior to approval.

2. Drainage, and erosion control plans.
3. Plans shall be revised to correct floor plan/exterior elevation details including:
a. The street elevation shall be corrected to reflect the pantry door shown on
the floor plan.
b. The floor plans shall be corrected to reflect the laundry room window
shown on the street elevation. '
c. The south elevation shall be corrected to include the second story

roofline (in the background).

Submit four copies of the approved Discretionary Permit with the Conditions of
Approval attached. The Conditions of Approval shall be recorded prior to submittal, if
applicable. Meet all requirements of and pay Zone 6 drainage fees to the County
Department of Public Works, Drainage. Drainage fees will be assessed on the net
increase in impervious area. Submit plans meeting all requirements of the County
Department of Public Works and specifically address the following issues:

1. For fee calculations please provide tabulation of existing impervious areas and
new impervious areas resulting from he proposed project, Make clear on the
plans by shading or hatching the limits of both the existing and new impervious
areas. A drainage fee will be assessed on the net increase in impervious area.
Reduced fees area assessed for semi-pervious surfacing to offset costs and
encourage more extensive use of these materials.

Meet all requirements and pay any applicable plan check fee of the Aptos La Selva Fire
Protection District to include:

1. A 30-foot clearance shall be maintained with non-conbustible vegetation around
all structures or to the property line (whichever is a shorter distance). Single
specimens of trees, ornamental shrubbery or similar plants used as ground
covers, provided they do not form a means of rapidly transmitting fire from
native growth to any structure are exempt.

Plans shall comply with all requirements of the Geological Report and Geotechnical
Report Review and meet the following requirements:

1. Submittal of an engineered foundation plans are required, which show the
augmentation of the home’s foundation as required by the geotechnical engineer.

2. Submittal of engineered grading and drainage plans, which conform to the
recommendations made in the geotechnical report.

3. The applicant shall submit plan review letters from the project soils engineer and

engineering geologist. Plan review letters to state that the final building, grading
and drainage plans are in conformance with the recommendations made in the
reports prepared for this site.

4. Final Landscape plans shall be submitted for review by the County Geologist.
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5. All future development, as defined in the county Geologic Hazard Ordinance,
must conform to the 35-foot setback from the coastal bluff as established by the
project engineering geologist and geotechnical engineer.

F. Meet all requirements of the County Department of Public Works Sanitation and shall
specifically address the following:

1. Plans shall show the proposed location of on-site sewer lateral (s), clean-out(s),
and connection(s) to existing public sewer on the plot plan of the building permit
application.

2. Existing lateral(s) must be properly abandoned (including) inspection by

District) prior to issuance of demolition permit or relocation or disconnection of
structure. An abandonment permit for disconnection work must be obtained
from the District. Show all existing and proposed plumbing fixtures on floor
plans of building application.

G. Provide required off-street parking for 3 cars. Parking spaces must be 8.5 feet wide by
18 feet long and must be located entirely outside vehicular rights-of way. Parking must
be clearly designated on the plot plan.

H. 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.

L Submit revised landscape plans to include a 24 inch box replacement street tree for the
Monterey Cypress tree shown as existing, but currently absent from the site. Final
landscape plans shall address the recommendations of the Design Review, dated January
5, 2009, and shall be reviewed and approved by the Urban Designer.

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. A Declaration of Geologic Hazards form must be executed, recorded with the County
Recorder’s Office and a copy submitted to the Environmental Planning staff.

E. Pursuant to Sections 16.40.040 and 16.42.100 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
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human remains. The procedures established in Sections 16.40.040 and 16.42.100, 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. As a condition of this development approval, the holder of this development approval
(“Development Approval Holder”), is required to defend, indemnify, and hold harmless the
COUNTY, its officers, employees, and agents, from and against any claim (including attorneys’
fees), against the COUNTY, it officers, employees, and agents to attack, set aside, void, or
annul this development approval of the COUNTY or any subsequent amendment of this
development approval which is requested by the Development Approval Holder.

A. COUNTY shall promptly notify the Development Approval Holder of any claim, action,
or proceeding against which the COUNTY seeks to be defended, indemnified, or held
harmless. COUNTY shall cooperate fully in such defense. If COUNTY fails to notify
the Development Approval Holder within sixty (60) days of any such claim, action, or
proceeding, or fails to cooperate fully in the defense thereof, the Development Approval
Holder shall not thereafter be responsible to defend, indemnify, or hold harmless the
COUNTY if such failure to notify or cooperate was significantly prejudicial to the
Development Approval Holder.

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 Development Approval Holder shall not be required to pay or perform
any settlement unless such Development Approval Holder has approved the settlement.
When representing the County, the Development Approval Holder shall not enter into
any stipulation or settlement modifying or affecting the interpretation or validity of any
of the terms or conditions of the development approval without the prior written consent
of the County.

D. Successors Bound. “Development Approval Holder” shall include the applicant and the
successor’(s) in interest, transferee(s), and assign(s) of the applicant.

Minor variations to this permit, which do not affect the overall concept or density, may be approved by the Planning
Director at the request of the applicant or staff in accordance with Chapter 18.10 of the County Code.

Please note: This permit expires two years from the effective date listed below unless a building
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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.
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CALIFORNIA ENVIRONMENTAL QUALITY ACT
NOTICE OF EXEMPTION

The Santa Cruz County Planning Department has reviewed the project described below and has
determined that it is exempt from the provisions of CEQA as specified in Sections 15061 - 15332 of
CEQA for the reason(s) which have been specified in this document.

Application Number: 04-0390
Assessor Parcel Number: 043-141-04
Project Location: 534 Bay View Drive, Aptos CA 95003

Project Description: The applicant proposes to demolish an existing single-family dwelling and
construct a new 7,135 square foot, 2 story, single-family dwelling with 4 bedrooms, 3 %;
bathrooms, and an 609 square foot attached garage. The structure includes an approximately
4,363 square foot first floor, a 2,772 square foot second floor, and a 609 square foot attached
garage. The project requires a Coastal Development Permit and a Residential Development
Permit for a dwelling in excess of 7,000 square feet.

Person or Agency Proposing Project: Matson Britton Architects
Contact Phone Number: (831) 425-0544

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

D.

measurements without personal judgment.
Statutory Exemption other than a Ministerial Project (CEQA Guidelines Section
15260 to 15285).

Specify type:

E. _X Categorical Exemption

Specify type: Class 3 - New Construction (Section 15303)
F. Reasons why the project is exempt:
Proposal to demolish an existing single family dwelling and to reconstruct a single family dwelling

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

Date:

Sheila McDaniel, Project Planner
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Zoning Map

Monterey Bay
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General Plan Map
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Final Report from June 18, 2005 Meeting

Regarding Proposed Changes to Thomason Residence at
534 Bay View, Aptos, CA

Prepared by Kay Archer Bowden

~ Introduction

I facilitated a meeting on Saturday, June 18, 2005, at Valdene and
Colburn Thomason’s house at 534 Bay View Drive in Rio del Mar. The
purpose of the meeting was to provide the neighbors with information to
assist them in understanding the Thomason’s plans for their property. The
Thomason’s wanted to keep their neighbors informed.

On June 6, 2005 I sent letters to all property owners within 300 feet of
the Thomason house inviting them to attend the June 18 meeting. A copy of
that letter and a list of recipients are attached.

People who attended the June 18 meeting were:

Michael Abbott
Cove Britton

Jane Greene-Cowan
Gene Ravizza
Valdene Thomason

Don Wilhelm
Agenda
The Agenda used at the meeting was:
AGENDA
June 18, 2005
1. Welcome and Introductions
2. Clarify Meeting Purpose
3. Architect’s Presentation
4. Question & Answer Period
5. Agree on Next Steps
6. Adjourn
Thomason Residence 1

June 18 Meeting Report

Prepared by Kay Archer Bowden

225 Ross Street, Santa Cruz, CA 95060 44
831.425-3613
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Exhibits/Visual Aids/Presentation
To assist the neighbors in understanding the project, the architect

showed them

- Three photo simulations
o The present house as seen from Bay View Drive
o The proposed house as seen from Bay View Drive
o The front elevation of the house used in the two
photos listed above
e The plan set submitted to the County Planning
Department

The architect, Cove Britton, explained the plans. He and Valdene
Thomason answered the neighbors’ questions.

Questions/Concerns
1. Mr. Ravizza was concerned about windows overlooking his
property.
2. Ms. Greene-Cowan commented that the entrance to the

proposed house was pretty.
3. Mr. Wilhelm asked about logistics, i.e., when construction
would occur.
4.  Several people asked about the height of the ridgeline.
Mr. Ravizza, Ms. Greene-Cowan, and Mr. Abbott were
concerned about the effect of the new house on the views from
their homes.

W

Next Steps

Meeting participants agreed to take the following follow-up steps:

1. The neighbors will call Kay Archer Bowden if they have further

questions.
2. Kay Archer Bowden will keep track of the questions and find
the appropriate person to answer the questions. (I received no

calls.)

Thomason Residence 2
June 18 Meeting Report

Prepared by Kay Archer Bowden

225 Ross Street, Santa Cruz, CA 95060

831.425-3613 45
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Follow-up :
I did not receive any telephone calls from the neighbors after the

meeting.

Kay Archer Bowden

Attachments:

Invitation letter to neighbors
List of people invited

Photo simulation

Thomason Residence 3
June 18 Meeting Report

Prepared by Kay Archer Bowden

225 Ross Street, Santa Cruz, CA 95060

831.425-3613 46
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Kathleen Archer Bowden

Meeting Facilitation & Consulting Services

June 6, 2005

Dear Neighbor:

I am writing to you on behalf of your neighbors, Mr. and Mrs.
Thomason. The Thomasons have asked me to invite you to a meeting at
their house at 534 Bay View Drive on Saturday, June 18" at 2:00 p.m.

Mr. and Mrs. Thomason are planning to replace their existing home
and would like to discuss their plans with you. They have asked me to
arrange and to facilitate a meeting with their neighbors. Mrs. Thomason and
her architect, Cove Britton, will be at the meeting to describe the plans and
answer your questions. We hope you will be able to join us on the 18",

| I will be traveling out of state until June 12" but if you have
questions about the meeting, please call my office at 425-3613. [ will call
you back on June 13™ when I return to my office.

I look forward to meeting you on June 18",

Sincerely,

Kay Archer Bowden
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July 6, 2005
David Keyon, Project Planner
County of Santa Cruz Planning Department

701 Ocean Street — 4% Floor
Santa Cruz, CA 95060

RE: Application #04-0390; APN 043-141-04

Dear Mr. Keyon,

As agent for the owner on application 04-0390, I request /acknowledge/accept
the appropriate time extension in regards to the required public hearing time
frame.

Thank you for your consideration in this matter.

Sincerely,

/

Cove Britton
Architect

728 NORTH
BRANCIFORTE

EXHIBIT J*

877-877-3797
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COUNTY OF SANTA CRUZ RalialigefB ecliiggcial

INTEROFFICE MEMO

Application No: 04-0390 °

Date:  January 5, 2009
To: Sheila McDaniel, Project Planner

From:  Larry Kasparowitz, Urban Designer
Re: Design Review for a new residence at 534 Bayview Drive, Aptos

The architect has made significant revisions in previous routings, including the following:
1. Rear (bluff-facing) elevation —

a. reducing the height of a portion of the northwest tower-like element to one
story. '

b. reducing the height of the southwest two story element to one story.

The net result of these two revisions was reducing the bulk of the structure as seen from
the beach. Both ends of the residence facing the bluff were revised to lessen the
massing. Previous submittals are available for review.

2. South (side) elevation —
a. removed second floor, which lowered roof line and wall height.
This revision offered a much less intrusive elevation to the immediate neighbor.

The most recent discussions between staff and the architect have revolved around the impact
of the massing of the front elevation to the street.

The following sums up the most current revisions:
1. The second unit above the garage has been removed.
2. The stone wall at the entry has been reduced in width.

These revisions have greatly reduced the impact to the public view along the street by
reducing the mass of the structure at the front, and narrowing the wall which is closest to
the street.

With the most recent resubmittal, the massing of the residence has been reduced to the
point where the Urban Designer can support a recommendation of approval, and agree
with the finding that the structure is compatible with the neighborhood.
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COUNTY OF SANTA CRUZ

INTEROFFICE MEMO

Planning Department

Application No: 04-0390 (final routing)

Date:  January 5, 2009

To: Sheila McDaniel, Project Planner
From:  Larry Kasparowitz, Urban Designer

Re: Design Review for a new residence at 534 Bayview Drive, Aptos

GENERAL PLAN /ZONING CODE ISSUES

Design Review Authority

13.20.130 The Coastal Zone Design Criteria are applicable to any development requiring a Coastal Zone

Approval.

Design Review Standards

13.20.130 Design criteria for coastal zone developments

Evaluation
Criteria

Meets criteria
incode (V)

Does not meet
criteria( V)

Urban Designer's
Evaluation

Visual Compatibility

All new development shall be sited,
designed and landscaped to be

the character of surrounding
neighborhoods or areas

visually compatible and integrated with

v

Minimum Site Disturbance

Grading, earth moving, and removal of
major vegetation shall be minimized.

Developers shall be encouraged to
in diameter except where
such as obstruction of the building

-site, dead or diseased trees, or
nuisance species.

maintain all mature trees over 6 inches

circumstances require their removal,

Special landscape features (rock
outcroppings, prominent natural
landforms, tree groupings) shall be
retained. :
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Application No: 04-0390 (final routing)

January 5, 2009

Ridgeline Development

Structures located near ridges shall be
sited and designed not to project
above the ridgeline or tree canopy at
the ridgeline

N/A

Land divisions which would create
parcels whose only building site would
be exposed on a ridgetop shall not be
permitted

N/A

Landscaping

New or replacement vegetation shall
be compatible with surrounding
vegetation and shall be suitable to the
climate, soil, and ecological
characteristics of the area

Suggestas a
Condition of
Approval that
landscape in the
rear yard be
reviewed per this
criteria.

Rural Scenic Resources

Location of development

Development shall be located, if
possible, on parts of the site not visible
or least visible from the public view.

N/A

Development shall not block views of
the shoreline from scenic road
turnouts, rest stops or vista points

N/A

Site Planning

Development shall be sited and
designed to fit the physical setting
carefully so that its presence is
subordinate to the natural character of
the site, maintaining the natural
features (streams, major drainage,
mature trees, dominant vegetative
communities)

N/A

Screening and landscaping suitable to
the site shall be used to soften the
visual impact of development in the
viewshed

N/A

Building design

Structures shall be designed to fit the
topography of the site with minimal
cutting, grading, or filling for
construction

N/A

Pitched, rather than flat roofs, which
are surfaced with non-reflective
materials except for solar energy
devices shall be encouraged

N/A
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Applicatioil No: 04-0390 (final routing) January 5,2009

Natural materials and colors which N/A
blend with the vegetative cover of the '
site shall be used, or if the structure is
located in an existing cluster of
buildings, colors and materials shall
repeat or harmonize with those in the
cluster

Large agricuitural structures

The visual impact of large agricultural N/A
structures shall be minimized by
locating the structure within or near an
existing group of buildings 4
The visual impact of large agricultural : N/A
structures shall be minimized by using
materials and colors which blend with
the building cluster or the natural
vegetative cover of the site (except for
greenhouses).
The visual impact of large agricultural N/A
structures shall be minimized by using
landscaping to screen or soften the
appearance of the structure
Restoration
Feasible elimination or mitigation of N/A
unsightly, visually disruptive or
degrading elements such as junk
heaps, unnatural obstructions, grading
scars, or structures incompatible with
the area shall be included in site
development
The requirement for restoration of N/A
visually blighted areas shall be in
scale with the size of the proposed
project
Signs

“Materials, scale, location and N/A
orientation of signs shall harmonize
with surrounding elements

Directly lighted, brightly colored, N/A
rotating, reflective, blinking, flashing or

moving signs are prohibited

lllumination of signs shall be permitted ; ~ N/A

only for state and county directional
and informational signs, except in
designated commercial and visitor
serving zone districts

. Page3
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Application No: 04-0390 (final routing) - January‘S, 2009

In the Highway 1 viewshed, except N/A
within the Davenport commercial area,
only CALTRANS standard signs and
public parks, or parking lot
identification signs, shall be permitted
to be visible from the highway. These
signs shall be of natural unobtrusive
materials and colors

Beach Viewsheds :
Blufftop development and landscaping N/A
(e.g., decks, patios, structures, trees,
shrubs, etc.) in rural areas shall be set
back from the biuff edge a sufficient
distance to be out of sight from the
shoretine, or if infeasible, not visually
intrusive -
No new permanent structures on open N/A
beaches shall be allowed, except
where permitted pursuant to Chapter
16.10 (Geologic Hazards) or Chapter
16.20 (Grading Regulations)

The design of permitted structures N/A
shall minimize visual intrusion, and
shall incorporate materials and
finishes which harmonize with the
character of the area. Natural
materials are preferred
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Application No: 04-0390 (final routing) January 5, 2009

Design Review Authority
13.11.040 Projects requiring design review.

(@) Single home construction, and associated additions involving 500 square feet or more,
within coastal special communities and sensitive sites as defined in this Chapter.

13.11.030 Definitions

(u) ‘Sensitive Site” shall mean any property located adjacent to a scenic road or within the
viewshed of a scenic road as recognized in the General Plan; or located on a coastal
bluff, or on a ridgeline.

Design Review Standards
13.11.072 Site design.

Evaluation Meets criteria | Does not meet Urban Designer's
Criteria Incode (V) criteria (v ) Evaluation

Compatible Site Design
Location and type of access to the site

Building siting in terms of its location
and orientation
Building bulk, massing and scale

Parking location and layout

Relationship to natural site features
and environmental influences
Landscaping

C /KL«

Streetscape relationship N/A
Street design and transit facilities N/A

Relationship to existing v
structures

Natural Site Amenities and Features
Relate to surrounding topography v

Retention of natural amenities

<

Siting and orientation which takes v
advantage of natural amenities
Ridgeline protection ' N/A

Views
Protection of public viewshed v

Minimize impact on private views v

Safe and Functional Circulation
Accessible to the disabled, N/A
pedestrians, bicycles and vehicles

Page 5
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Application No: 04-0390 (final routing) January 5, 2009

Solar Design and Access
Reasonable protection for adjacent v
properties
Reasonable protection for currently v
occupied buildings using a solar
energy system

Noise
Reasonable protection for adjacent v
properties

13.11.073 Building design.

Evaluation _ Meets criteria Does not meet | Urban Designer's
Criteria In code (V) criteria (V) Evaluation

Compatible Building Design
Massing of building form

Building sithouette

Spacing between buildings

Street face setbacks

Character of architecture

Building scale

L YL SASASA SR G

Proportion and composition of
projections and recesses, doors and
windows, and other features
Location and treatment of entryways

<

Finish material, texture and color

<

Scale
Scale is addressed on appropriate v
levels
Design elements create a sense v
of human scale and pedestrian
interest

Building Articulation
Variation in wall plane, roof line, v
detailing, materials and siting

Solar Design
Building design provides solar access v
that is reasonably protected for
adjacent properties

Building walls and major window areas v
are oriented for passive solar and
natural lighting :
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Design Review Authority

January 5, 2009

13.11.040 (c)  New single family residences or remodels of 7,000 square feet or larger as regulated by

Section 13.10.325.

Design Review Evaluation
13.10.325 (d)

Evaluation
Criteria

Meets criteria
Incode ( V)

Does not meet
criteria( V' )

Urban Designer's
Evaluation

Changes in the natural topography of
the building site are minimized.

v

Grading cuts and fills are mivnimized,k
and when allowed are balanced.

v

House design and accessory structure
horizontal elements follow hillside
contours, where applicable.

N/A

Colors and materials are used to
reduce the appearance of building
bulk. Use of earthtone colors is
encouraged.

Building height appearance is
minimized by varying the height of roof
elements and setting back higher
portions of the structure from
prominent viewpoints.

Ridgeline silhouettes remain unbroken
by building elements. Building
envelopes should be allocated to the
lower portions of hillside lots, where
feasible.

N/A

The structure(s) is compatible in terms
of proportion, size, mass and height
with homes within the surrounding
neighborhood

Architectural features break up
massing. This can be accomplished by
varying rooflines, puncturing large wall
expanses with bay windows or
recessed wall planes, or using a
combination of vertical and horizontal
architectural elements. '

Landscaping helps blend the
structure(s) with the natural
environmental setting of the site.

Suggestas a
Condition of
Approval that
landscape in the fear
yard be reviewed per
this criteria.

Existing vegetation is preserved as
much as possible.

N/A
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Application No: 04-0390 (final routing) , January 5, 2009

The structure(s) is sited to take N/A
advantage of existing trees and land
forms.

Fast-growing, native landscaping is v
planted to screen elements visible
from viewpoints located off the parcel
on which the structure is located
Second story windows facing v
close neighboring properties are
minimized.

Upper floor balconies and decks v
are oriented toward large yard
areas.

The structure is located on the site as v
far from property lines as possible.
Landscaping is used to enhance v
privacy.

The location of the structure(s) on the ' N/A
site minimizes view blockage within
public viewsheds.




COUNTY OF SANTA CRUZ
DISCRETIONARY APPLICATION COMMENTS

Project Planner: Sheila Mcdaniel Date: December 29, 2008
Application No.: 04-0390 Time: 10:46:54
APN: 043-141-04 | Page: 1

Environmental Planning Completeness Comments
========= REVIEW ON SEPTEMBER 10, 2004 BY ROBIN M BOLSTER =========

NO COMMENT
========= (JPDATED ON SEPTEMBER 10, 2004 BY ROBIN M BOLSTER =========

Environmental Planning Miscellaneous Comments
========= REVIEW ON SEPTEMBER 10, 2004 BY ROBIN M BOLSTER =========
At the time of building application the following items must be addressed:

1) Engineered foundation plans are required, which show the augmentation of the
home's foundation as required by the geotechnical engineer.

2) Engineered grading and drainage plans must be submitted, which conform to the
recommendations made in the geotechnical report.

3) Plan review letters from the project soils engineer and engineering geologist
must be submitted. Plan review letters to state that the final building, grading and
drainage plans are in conformance with the recommendations made in the reports
prepared for this site.

4) Final Landscape Plans must be submitted for review by the County Geologist.

5) A11 future development, as defined in the County Geologic Hazard Ordinance, must
conform to the 35-foot setback from the coastal bluff as established by the project
engineering geologist and geotechnical engineer.

Prior to building permit final, a Declaration of Geologic Hazards form must be ex-
ecuted, recorded with the County Recorder’s office and a copy submitted to Environ-
mental Planning Staff.

Dpw Drainage Completeness Comments
LATEST COMMENTS HAVE NOT YET BEEN SENT TO PLANNER FOR THIS AGENCY

========= REVIEW ON SEPTEMBER 8, 2004 BY JOHN G LUMICAQ =========
NO COMMENT

Dpw Drainage Miscellaneous Comments
LATEST COMMENTS HAVE NOT YET BEEN SENT TO PLANNER FOR THIS AGENCY

========= REVIEW ON SEPTEMBER 8, 2004 BY JOHN G LUMICAQ ========= A drainage fee
will be assessed on the net increase in impervious area. The fees are currently
$0.85 per square ft . To receive credit for previously permitted impervious areas
being removed, replaced or modified, please submit assessor’s records and any other
documentation of permitted structures to establish eligibility for fee credits.
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Discretionary Comments - Continued

Project Planner: Sheila Mcdaniel Date: December 29, 2008
Application No.: 04-0390 Time: 10:46:54
APN: 043-141-04 ‘ Page: 2

Dpw Driveway/Encroachment Completeness Comments

========= REVIEW ON AUGUST 20, 2004 BY RUTH L ZADESKY =========
Show driveway plan view and centerline profile.
========= |JPDATED ON JANUARY 11, 2005 BY RUTH L ZADESKY =========

Dpw Driveway/Encroachment Miscellaneous Comments

========= REVIEW ON AUGUST 20, 2004 BY RUTH L ZADESKY =========

Driveway to conform to County Design Criteria Standards.

Encroachment permit required for all off-site work in the County road right-of-way.
========= |JPDATED ON JANUARY 11, 2005 BY RUTH L ZADESKY =========

Driveway to conform to County Design Criteria Standards.

Encroachment permit required for all off-site work in the County road right-of-way.

Dpw Road Engineering Completeness Comments

========= REVIEW ON SEPTEMBER 8, 2004 BY TIM N NYUGEN ========= 1. The driveway must
meet County of Santa Cruz standards. Please provide the following information for
the driveway: The structural section, a centerline profile, and a typical cross sec-
tion.

2. Indicate on plans how the driveway will connect to the Bay View Dr. andthere is
exé%t&ng curb, gutter, and sidewalk. ========= UPDATED ON JANUARY 21, 2005 BY GREG J
MARTIN =========

No comment.

Dpw Road Engineering Miscellaneous Comments

—==—===== REVIEW ON SEPTEMBER 8, 2004 BY TIM N NYUGEN ====-====
NO' COMMENT
—=—====== UPDATED ON JANUARY 21, 2005 BY GREG J MARTIN =========

Aptos-La Selva Beach Fire Prot Dist Completeness C
LATEST COMMENTS HAVE NOT YET BEEN SENT TO PLANNER FOR THIS AGENCY

========= REVIEW ON SEPTEMBER 2, 2004 BY ERIN K STOW =========

DEPARTMENT NAME :Aptos/La Selva Fire Dept. APPROVED

A 30 foot clearance will be maintained with non-combustible vegetation around all
structures or to the property line (whichever is a shorter distance). Single
specimens of trees, ornamental shrubbery or similar plants used as ground covers,
provided they do not form a means of rapidly transmitting fire from native growth to
any structure are exempt.

A1l Fire Department building requirements and fees will be addressed in the Building
Permit phase.

Plan check is based upon plans submitted to this office. Any changes or alterations
shall be re-submitted for review prior to construction.

Aptos-La Selva Beach Fire Prot Dist Miscellaneous
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Discretionary Comments - Continued

Project Planner: Sheila Mcdaniel Date:
Application No.: 04-0390 Time:
APN: 043-141-04 Page:

December 29, 2008
10:46:54

3

LATEST COMMENTS HAVE NOT YET BEEN SENT TO PLANNER FOR THIS AGENCY

—======== REVIEW ON SEPTEMBER 2, 2004 BY ERIN K STOW =========
NO COMMENT
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October 5, 2005

Mr. David Keyon

County of Santa Cruz Planning Department
701 Ocean Street

Room 400 ;
Santa Cruz, CA 95060 P

Re: APN 043-141-04
Proposed development 534 Bay View Drive, Rio Del Mar

Dear Mr. Keyon,

We have been residents of Bay View Drive for over 25 years. We are writing
to appeal to the Planning Commission’s sense of neighborhood, community and
protection of our coast. The proposed new home will encompass over 8000
square feet of our quaint, coastal street. It will impact the integrity of not only the
fragile coastal bluff, but also the privacy, views and ambiance of all surrounding
residents.

We are so committed to preserving Bay View Drive as it appears today, that
we purchased the home next to our existing residence, Bay View, in order to
preserve our neighborhood from exactly what is happening with this proposed
“‘mega-home”.

When making your final determination on the permit for 534 Bay View, please
consider the fact that the home will be built on all the allowable property, except
the required setbacks. What will be the impact to the coastal bluff? Perhaps it
is time to reconsider the current zoning. Just because lot lines include bluffs and
rocks, is this in the best interest of the coast?

Please take into consideration the compatibility of this home with the others
in the neighborhood. How many other residents is this huge home affecting by
blocking their views, light and privacy? Please give consideration to what
defines a “neighborhood” and help us preserve ours.

We are available at any time for a meeting. Since we live directly next door

to the residence, we would appreciate keeping us in the loop on this project.
Thank you in advance for your consideration.

Nexr Pove e isoe

W? AT 536 Batview ®

Gene and Dianne Ravuzza
(831) 662-2674

Sincerely,
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David Keyon

From: Michael Abbett [mike@theabbetts.com]

Sent: Monday, September 12, 2005 7:29 AM

To: David Keyon

Cc: raoulortiz@yahoo.com; gene_ravizza@cei.com
Subject: Re: Proposed project at 534 Bayview Drive

Dear Mr. Keyon,

Not having received a response, I am sending this E-mail again just on the
chance that you did not receive it. If you were out of the office or just
unable to reply yet due to your workload, please accept my apology for the
added inconvenience.

Very truly yours,

Mike Abbett

Dear Mr. Keyon,

Would you please give me an update on the status of your review of the
plans for the 534 Bayview Drive, Aptos project. When you replied to my
earlier E-mail in late July (see below), you indicated that you may be
ready for a public hearing in two to three months, but that due to your
workload, the date was problematic.

Since that time many of us in the neighborhood have had informal
discussions, and some of us have gone to the Planning Department to review
the plans. As I indicated in my earlier E-mail and in a letter that I sent
to you (did you receive it?), the overwhelming consensus in the
neighborhood is that the current plans are incompatible with and will have
an adverse impact on the neighborhood. We are particularly distraught that
the architect and owners seem to have no interest in actually considering
the impact of this project on the neighbors. When some of us attended the
open house that they held on July 2, in response to an inquiry of whether
the purpose of the open house was to solicit input and suggestions from the
neighbors or was purely informational, Mr. Britten's response was "this is
strictly for information."

As you know, the proposed new house is on a property which is on the bluff,
and although the entire property is 16,509 sq. ft., the buildable area is
much less than that. Therefore, the percent coverage of the buildable area
is much greater than the 29.9%/49.9% stated in the plans as they were
submitted. In fact, it is clear that the plan is to build on virtually all
the property except for the required setbacks. '

Careful review of the plans shows that the north and south elevations span
approximately 120', which greater than the depth of almost all lots in this
area. It is only by capitalizing on the un-buildable part of the plot that
they are able to meet the maximum allowable coverages, but clearly they are
exceeding the intent of those zoning restrictions.

We in the neighborhood would appreciate an update on the status of your
review of this project.

Very truly yours,

Mike Abbett
103 Granada Drive

At 04:21 PM 7/20/2005, you wrote:
>Dear Mike Abett,
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>

>I was fdrwarded a copy of your e-mail to Larry Kasparowitz, the County's
>Urban Designer, regarding the proposed new house at 534 Bayview Drive. I
>am the project planner for this project so all future 1nqu1r1es regarding
>this project should be made through me.

>

>The project is likely to go to a public hearing before the Zoning
->Administrator within the next two to three months, and public notices will
>be sent out to all neighbors within 300 feet of the property about two
>weeks prior to the hearing. Due to my current workload, I cannot
>guarantee a hearing date at this time. Prior to the hearing, you and any
>other neighbors are free to come and view the plans, as long as you let me
>know in advance that you are coming so I can leave a set of plans out in
>the records room. Any concerns or questions should be addressed to me
>through letters, e-mail, or phone calls.

>

>My e-mail address is pln790@co.santa-cruz.ca.us, phone is (831) 454-3561.
>

>David Keyon

>County of Santa Cruz Planning Dept.

>Development Review

L
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