
This is in regards to the Coastside Design Review Committee meeting September 12, 2024 agenda item 2, 
Elizabeth Lacasia file PLN2021-00478, 779 San Carlos Ave, APN 047-105-020 

From: Jennifer Allen, owner/resident of 736 San Carlos Avenue, El Granada  jen@jendaveallen.com

I believe that the design committee should reject this application in its current form. The plans and renderings 
don't match the story poles they set up, so I'm basing my comments on the story poles. As you can see in the 
included pictures, the proposed house towers above the existing house next to it and completely blocks our 
view of the sunset and the radar station. While views are not protected, the plans state that “The project will 
not degrade the aesthetic quality of the area.” The story poles show that this house will stand out like a sore 
thumb. The other houses in the neighborhood are lower and set back from the road, whereas this house will be
built so that the garage door is on the road itself with no driveway. Its height and position will block both light
and views from several houses on the street, which is not in keeping with our neighborhood aesthetic.

The plans also state that “The project will not have adverse impacts on traffic or land use.” The house only has
room for a small garage, but the plans say it includes an ADU. There isn't enough street parking now because 
our road is a dead end and municipal vehicles and delivery trucks need room to turn around. Even if the 
owners of the house have only one car (which is very unlikely), anyone in the ADU will have nowhere to 
park. That's clearly an adverse impact on traffic/parking.

Finally, the plans claim that “The project will not have adverse impacts on the flora or fauna of the area”, that 
it will not “Create impacts which have the potential to degrade the quality of the environment”, and that it will
not “Create impacts which achieve short-term to the disadvantage of long-term environmental goals”. The 
story poles clearly show that the house will encroach on the riparian and wetland boundaries, which adversely 
affects the arroyo willows and all the wildlife that lives there.

For all these reasons, the committee should reject this application until the story poles match the design 
documents as well as the criteria set out in their own plan, and the story poles are changed to show that the 
proposed house will be the proper distance from the riparian zone and the wetland boundary.

 Sincerely, 
Jennifer Allen
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Response to Coastal Design Review 779 San Carlos - Introduction 
This response is from Kathleen and Richard Klein, owners of the adjacent house at 771 San Carlos Ave.  

We ask that the design committee reject this application until it is revised with plans that conform to riparian and wetland 
setbacks as required by the county, and until the plans and story poles actually match the diagrams in the submission. 

 Although we have other concerns related to the height of the house and its impact on our light and view, I will leave most of 
that discussion to our neighbors. 

Our first experience with the riparian restrictions was when we bought the house. Since it seemed clear that only a very small 
structure could be built in a conforming way, we were not concerned about development. This assumption was strengthened 
when we sought a permit to expand our deck. The county denied our permit since the deck would get closer than 50 feet from 
the willows. It did not matter that the footprint on the ground would not expand. No expansion, from any floor, would be 
allowed into the riparian bu er. Live by the rules… 

Our concerns with the currently posted plans are twofold. It seems inappropriate to discuss other design issues if these are 
not first dealt with. 

1. The developer’s plans roughly agree with the story poles, but do not match measurements on the ground. As a result 
the relevant bu er zones would be illegally developed. Since this is not clear from the plans, one must conclude that 
the plans are inconsistent and inaccurate, just like last time, where the developer wasted county and public time with 
fictional diagrams. 

2. The developer’s plans seem to assume that intrusions into the bu er zone from higher stories are permissible. This has 
not been our experience. The county was adamant that we could not extend our deck into the bu er. 
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1. Measurements using story poles show much (or all) of development within bu er zones 

Methodology 
We took a 50-foot string and marked it at 30 feet with red tape. Tying the string to the willow canopy allowed us to easily 
measure the end of the 30-foot riparian bu er as well as the end of the 50-foot wetland bu er. We held the string taut, took 
pictures, and labeled the endpoints. The conservative assumption is that the willows represent the edge of the riparian zone. 

Results 
 The red tape at the 30-foot point is right in the middle of the structure, as indicated by the story poles. If the story poles are 
properly positioned, this means almost half the structure is within the prohibited riparian area. Furthermore, the 50-foot limit 
extends almost the entire width of the lot, making the entirety of the structure within the prohibited wetland area. 

Since these results contradict the plans on file, those plans should be rejected until corrected.  
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Measurement shows that the CENTER of the story poles are approximately 30 feet (red tape, middle) from the arroyo willows 
(right), meaning half the house would be in the 30-foot riparian bu er zone. The entire structure is within the 50-foot (Kathy, 
left) wetland bu er zone. 
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Detail  of attachment of measuring string to the willow canopy. This is the right end of the picture above. Note the red tapes on 
closer vegetation from the developer’s surveyors. 
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Another view of the attachment to the willow canopy. Note red ribbon (from 
developer’s prior surveys?) 
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Another view looking down the measurent string from the property line to the 
willows 
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The plans on file show many intrusions into the bu er zone, mostly from higher stories. 

 
This rendering shows the balconies, deck, and extensions, mostly from the top floor. 

 
This rendering shows how the master bedroom, master bath, deck, balconies, and extensions intrude on the bu er 
zone. The reality is even worse, since (see part 1) the house is much closer to the riparian edge than these plans 
indicate. 



PLN2021-00478 Design Review and Major Modification in Montecito Riparian Corridor   Klein Response 

8 
 

Conclusion 
Please reject this proposal. It is not credible and even on its face it does not confirm with required bu ers. 

 

Richard and Kathleen Klein 

771 San Carlos Ave, Half Moon Bay CA 94019 

kathyandrich@richk.com 
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