AGENDA
CAPITOLA PLANNING COMMISSION
Thursday, November 2, 2017 - 7:00 PM

Chairperson Ed Newman

Commissioners Linda Smith
Sam Storey
TJ Welch

Susan Westman
1. ROLL CALL AND PLEDGE OF ALLEGIANCE
2. ORAL COMMUNICATIONS

A. Additions and Deletions to Agenda
B. Public Comments

Short communications from the public concerning matters not on the Agenda.
All speakers are requested to print their name on the sign-in sheet located at the podium so that their
name may be accurately recorded in the Minutes.

C. Commission Comments

D. Staff Comments

3. PRESENTATION

4. APPROVAL OF MINUTES
A. Planning Commission - Regular Meeting - Oct 5, 2017 7:00 PM

5. CONSENT CALENDAR

All matters listed under “Consent Calendar” are considered by the Planning Commission to be routine
and will be enacted by one motion in the form listed below. There will be no separate discussion on these
items prior to the time the Planning Commission votes on the action unless members of the public or the
Planning Commission request specific items to be discussed for separate review. Items pulled for
separate discussion will be considered in the order listed on the Agenda.

6. PUBLIC HEARINGS

Public Hearings are intended to provide an opportunity for public discussion of each item listed as a
Public Hearing. The following procedure is as follows: 1) Staff Presentation; 2) Public Discussion; 3)
Planning Commission Comments; 4) Close public portion of the Hearing; 5) Planning Commission
Discussion; and 6) Decision.
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CAPITOLA PLANNING COMMISSION AGENDA — November 2, 2017 2

A. 4199 and 4205 Clares Street #17-006 APN: 034-222-05 and 06
Design Permit for a State Density Bonus application for a 10-unit residential
project, which includes a conditional use permit for a tentative condominium map
for the 5 units on 4199 Clares Street. The project is within the RM-LM (Multi-
family Low Density) zoning district.

This project is not located in the Coastal Zone and does not require a Coastal
Development Permit.

Environmental Determination: Categorical Exemption

Property Owner: Clares Street Partners, LLC (4199 Clares) and Kathleen Hazen
(4205 Clares)

Representative: Bill Kempf, Architect. Filed: 1/23/2017

B. 836 Bay Avenue#17-0304 036-011-17
Design Permit and Conditional Use Permit for a new car wash and outdoor display of
goods at the existing Chevron Gas station located in the CC (Community Commercial)
zoning district.
This project is not in the Coastal Zone and does not require a Coastal Development Permit.
Environmental Determination: Categorical Exemption
Property Owner: Akhtar Javed
Representative: Kurt Wagenknecht

C. Grand Avenue Pathway Closure #17-0380 APN: 036-135-01
Coastal Development Permit for a closure of the Grand Avenue pathway between Oakland
Avenue and Hollister Avenue due to a bluff failure. The path would remain closed until a
long term, permanent solution can be developed.
This project is in the Coastal Zone and requires a Coastal Development Permit.
Environmental Determination: Categorical Exemption
Property Owner: City of Capitola
Representative: Steve Jesberg, PW Director

D. 2005 Wharf Road #17-055 APN: 034-541-34
Design Permit to construct a new public library and demolish the existing library, located in
the PF-F/P (Public Facilities-Facilities/Park) zoning districts.
This project is not in the Coastal Zone and does not require a Coastal Development Permit.
Environmental Determination: Categorical Exemption
Property Owner: City of Capitola — Steve Jesberg, Project Manager
Representative: Dave Tanza, filed: 4/6/2017

DIRECTOR'S REPORT
COMMISSION COMMUNICATIONS

ADJOURNMENT
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APPEALS: The following decisions of the Planning Commission can be appealed to the City Council
within the (10) calendar days following the date of the Commission action: Conditional Use Permit,
Variance, and Coastal Permit. The decision of the Planning Commission pertaining to an Architectural
and Site Review Design Permit can be appealed to the City Council within the (10) working days following
the date of the Commission action. If the tenth day falls on a weekend or holiday, the appeal period is
extended to the next business day.

All appeals must be in writing, setting forth the nature of the action and the basis upon which the action is
considered to be in error, and addressed to the City Council in care of the City Clerk. An appeal must be
accompanied by a five hundred dollar ($500) filing fee, unless the item involves a Coastal Permit that is
appealable to the Coastal Commission, in which case there is no fee. If you challenge a decision of the
Planning Commission in court, you may be limited to raising only those issues you or someone else
raised at the public hearing described in this agenda, or in written correspondence delivered to the City
at, or prior to, the public hearing.

Notice regarding Planning Commission meetings: The Planning Commission meets regularly on the
1st Thursday of each month at 7 p.m. in the City Hall Council Chambers located at 420 Capitola Avenue,
Capitola.

Agenda and Agenda Packet Materials: The Planning Commission Agenda and complete Agenda
Packet are available on the Internet at the City's website: www.cityofcapitola.org. Agendas are also
available at the Capitola Branch Library, 2005 Wharf Road, Capitola, on the Monday prior to the Thursday
meeting. Need more information? Contact the Community Development Department at (831) 475-7300.

Agenda Materials Distributed after Distribution of the Agenda Packet: Materials that are a public
record under Government Code § 54957.5(A) and that relate to an agenda item of a regular meeting of
the Planning Commission that are distributed to a majority of all the members of the Planning
Commission more than 72 hours prior to that meeting shall be available for public inspection at City Hall
located at 420 Capitola Avenue, Capitola, during normal business hours.

Americans with Disabilities Act: Disability-related aids or services are available to enable persons with
a disability to participate in this meeting consistent with the Federal Americans with Disabilities Act of
1990. Assisted listening devices are available for individuals with hearing impairments at the meeting in
the City Council Chambers. Should you require special accommodations to participate in the meeting
due to a disability, please contact the Community Development Department at least 24 hours in advance
of the meeting at (831) 475-7300. In an effort to accommodate individuals with environmental
sensitivities, attendees are requested to refrain from wearing perfumes and other scented products.

Televised Meetings: Planning Commission meetings are cablecast "Live" on Charter Communications
Cable TV Channel 8 and are recorded to be replayed on the following Monday and Friday at 1:00 p.m. on
Charter Channel 71 and Comcast Channel 25. Meetings can also be viewed from the City's website:
www.cityofcapitola.org.
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http://www.cityofcapitola.org/

4.A

DRAFT FINAL MINUTES
CAPITOLA PLANNING COMMISSION MEETING
THURSDAY, OCTOBER 5, 2017
7 P.M. - CAPITOLA CITY COUNCIL CHAMBERS

1. ROLL CALL AND PLEDGE OF ALLEGIANCE

Chairperson Edward Newman: Present, Commissioner Linda Smith: Present, Commissioner
Sam Storey: Present, Commissioner Susan Westman: Present, Commissioner TJ Welch:
Present

2. ORAL COMMUNICATIONS

A. Additions and Deletions to Agenda — None
B. Public Comments — None

C. Commission Comments

Commissioner Westman received questions concerning the height of the project at 419
Capitola Avenue and requested that Planning staff follow up to confirm that the project is
within the approved height restrictions. Senior Planner Katie Herlihy responded that she had
recently made a site visit and confirmed that the construction is in compliance with the
conditioned limits.

Commissioner Welch gave an update on the Traffic and Parking Commission. The trial
temporary Village employee parking program with the restaurants has been put on hold until
next year. The City hired a traffic consultant who has confirmed the traffic count on Topaz
Street to be about 1,300-1,500 cars per day. As a result of their findings, the Traffic and
Parking Commission made some recommendations to the City Council. The Council
subsequently established a sub-committee to work on possible solutions and including more
community outreach.

D. Staff Comments
Community Development Director Rich Grunow expressed his gratitude to Senior Planner
Herlihy and City Manager Jamie Goldstein for their assistance during his absence. He also
thanked the Planning Commissioners for recommending adoption by the City Council and
for the hundreds of hours dedicated to the Zoning Code update process.

3. PRESENTATION

This presentation was moved to the end of the agenda. Senior Planner Herlihy gave an
overview of the recent changes to the State Density Bonus Law.

A. State Density Bonus Overview

4. APPROVAL OF MINUTES

A. Draft Minutes September 6, 2017 Special PC Meeting
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1.

Planning Commission - Special Meeting - Sep 6, 2017 6:00 PM

RESULT: ACCEPTED [UNANIMOUS]

MOVER: Susan Westman, Commissioner
SECONDER: Sam Storey, Commissioner

AYES: Smith, Newman, Welch, Westman, Storey

B. Draft Minutes September 7, 2017 PC Meeting

1.

Planning Commission - Regular Meeting - Sep 7, 2017 7:00 PM

RESULT: ACCEPTED [UNANIMOUS]
MOVER: Sam Storey, Commissioner
SECONDER: Linda Smith, Commissioner
AYES: Smith, Newman, Welch, Westman, Storey

5. CONSENT CALENDAR

A. 4530 Garnet Street #17-0267 APN: 034-034-02
Design Permit application for a new two-story, single-family residence located in the R-1
(Single-Family Residential) zoning district.
This project is in the Coastal Zone but does not require a Coastal Development Permit.
Environmental Determination: Categorical Exemption
Property Owner: Clark Cochran
Representative: Dennis Norton, filed: 8/15/16

MOTION: Approve Design Permit with the following conditions and findings:

CONDITIONS OF APPROVAL

1.

3.

The project approval consists of a new two-story, single-family residence at 4530 Garnet
Street. The project consists of a 303 square-foot garage, 940 square foot first story living
area, 569 square foot second story living area, 96 square foot second-story deck. The
maximum Floor Area Ratio for the 3,200-square foot property is 57% (1,824 square
feet). The total FAR of the project is 57% with a total of 1,812 square feet of floor area,
compliant with the maximum FAR within the zone. The proposed project is approved as
indicated on the final plans reviewed and approved by the Planning Commission on
October 5, 2017, except as modified through conditions imposed by the Planning
Commission during the hearing.

Prior to construction, a building permit shall be secured for any new construction or
modifications to structures authorized by this permit. Final building plans shall be
consistent with the plans approved by the Planning Commission. All construction and
site improvements shall be completed according to the approved plans.

At time of submittal for building permit review, the Conditions of Approval must be
printed in full on the cover sheet of the construction plans.

4.A

Minutes Acceptance: Minutes of Oct 5, 2017 7:00 PM (Approval of Minutes)
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4.

10.

11.

12.

13.

14.

15.

16.

Prior to issuance of building permit, all Planning fees associated with permit #17-0267
shall be paid in full.

At the time of submittal for building permit review, Affordable Housing in-lieu fees shall
be paid prior to issuance of building permit, in accordance with chapter 18.02 of the
Capitola Municipal Code.

At the time of submittal for building permit review, the site plan must include a two feet
landscape strip between the driveway and side property line.

At the time of submittal for building permit review, the washer and dryer shown in the
garage must be located outside the required 10 feet by 20 feet covered parking space.

At the time of submittal for building permit review, the building plans must show that the
existing overhead utility lines will be underground to the nearest utility pole.

At the time of submittal for building permit review, Public Works Standard Detail Storm
Water Best Management Practices (STRM-BMP) shall be printed in full and incorporated
as a sheet into the construction plans. All construction shall be done in accordance with
Public Works Standard Detail Storm Water Best Management Practices (STRM-BMP).

Prior to making any changes to approved plans, modifications must be specifically
requested and submitted in writing to the Community Development Department. Any
significant changes to the size or exterior appearance of the structure shall require
Planning Commission approval.

Prior to issuance of building permit, a final landscape plan shall be submitted and
approved by the Community Development Department. Landscape plans shall reflect
the Planning Commission approval and shall identify type, size, and location of species
and details of irrigation systems, if proposed. Native and/or drought tolerant species are
recommended.

Prior to issuance of building permits, the building plans must show that the existing
secondary driveway approach (eastern property edge) be removed and replaced with a
standard City curb which meets state accessibility requirements.

Prior to issuance of a building permit, the applicant must provide documentation of plan
approval by the following entities: Santa Cruz County Sanitation Department, Soquel
Water District, and Central Fire Protection District.

Prior to issuance of building permits, a drainage plan, grading, sediment and erosion
control plan, shall be submitted to the City and approved by Public Works. The plans
shall be in compliance with the requirements specified in Capitola Municipal Code
Chapter 13.16 Storm Water Pollution Prevention and Protection.

Prior to issuance of building permits, the applicant shall submit a stormwater
management plan to the satisfaction of the Director of Public Works which implements
all applicable Post Construction Requirements (PCRs) and Public Works Standard
Details, including all standards relating to low impact development (LID).

Prior to any land disturbance, a pre-site inspection must be conducted by the grading
official to verify compliance with the approved erosion and sediment control plan.

Minutes Acceptance: Minutes of Oct 5, 2017 7:00 PM (Approval of Minutes)
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17.

18.

19.

20.

21.

22.

23.

Prior to any work in the City road right of way, an encroachment permit shall be acquired
by the contractor performing the work. No material or equipment storage may be placed
in the road right-of-way. The removed curb cut requires an encroachment permit which
must be completed prior to certificate of occupancy.

During construction, any construction activity shall be subject to a construction noise
curfew, except when otherwise specified in the building permit issued by the City.
Construction noise shall be prohibited between the hours of nine p.m. and seven-thirty
a.m. on weekdays. Construction noise shall be prohibited on weekends with the
exception of Saturday work between nine a.m. and four p.m. or emergency work
approved by the building official. 89.12.010B

Prior to a project final, all cracked or broken driveway approaches or street edge shall be
replaced per the Public Works Standard Details and to the satisfaction of the Public
Works Department. All replaced driveway approaches shall meet current Accessibility
Standards.

Prior to issuance of a Certificate of Occupancy, compliance with all conditions of
approval shall be demonstrated to the satisfaction of the Community Development
Director. Upon evidence of non-compliance with conditions of approval or applicable
municipal code provisions, the applicant shall remedy the non-compliance to the
satisfaction of the Community Development Director or shall file an application for a
permit amendment for Planning Commission consideration. Failure to remedy a non-
compliance in a timely manner may result in permit revocation.

This permit shall expire 24 months from the date of issuance. The applicant shall have
an approved building permit and construction underway before this date to prevent
permit expiration. Applications for extension may be submitted by the applicant prior to
expiration pursuant to Municipal Code section 17.81.160.

The planning and infrastructure review and approval are transferable with the title to the
underlying property so that an approved project may be conveyed or assigned by the
applicant to others without losing the approval. The permit cannot be transferred off the
site on which the approval was granted.

Upon receipt of certificate of occupancy, garbage and recycling containers shall be
shielded and placed out of public view on non-collection days.

FINDINGS

A.

The project, subject to the conditions imposed, secures the purposes of the
Zoning Ordinance, General Plan, and Local Coastal Plan.

Community Development Staff, the Architectural and Site Review Committee, and the
Planning Commission have all reviewed the project. The proposed single-family
residence complies with the development standards of the Single-Family District. The
project secures the purpose of the Zoning Ordinance, General Plan, and Local Coastal
Plan

The project will maintain the character and integrity of the neighborhood.
Community Development Staff, the Architectural and Site Review Committee, and the
Planning Commission have all reviewed the application for the new single-family home.
The design of the home with board and batt siding, a trellis over the archway, and
standing seam metal roof will fit in nicely with the existing neighborhood. The project will
maintain the character and integrity of the neighborhood.

Minutes Acceptance: Minutes of Oct 5, 2017 7:00 PM (Approval of Minutes)
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This project is categorically exempt under Section 15303 of the California
Environmental Quality Act and is subject to Section 753.5 of Title 14 of the
California Code of Regulations.

Section 15301(e) of the CEQA Guidelines exempts new single-family homes in
residential neighborhoods. This project involves a new single-family residence within the
R-1 (Single-Family Residential) zoning district. No adverse environmental impacts were
discovered during review of the proposed project.

RESULT: APPROVED [UNANIMOUS]

MOVER: Sam Storey, Commissioner

SECONDER: TJ Welch, Chairperson

AYES: Smith, Newman, Welch, Westman, Storey

B. 1890 46th Avenue #17-0299 APN: 034-011-45
Design Permit for a remodel and addition to a single-family home with a new attached
single-car garage with living space above. The property is located in the RM-M (Multi-
Family Medium Density) zoning district.

This project is in the Coastal Zone but does not require a Coastal Development Permit.
Environmental Determination: Categorical Exemption

Property Owner: Pauline Moore Naber

Representative: Dennis Norton, filed: 8/8/17

MOTION: Approve Design Permit with the following conditions and findings:

CONDITIONS OF APPROVAL

1.

The project approval is for the construction of remodel and addition to the existing
single-family home at 1890 46™ Avenue. The maximum Floor Area Ratio for the 5,100
square-foot property is 49% (2,499 square feet). The total FAR of the project is 46% with
a total of 2,352 square feet of floor area, compliant with the maximum FAR within the
zone. The proposed project is approved as indicated on the final plans reviewed and
approved by the Planning Commission on October 5, 2017, except as modified through
conditions imposed by the Planning Commission during the hearing.

Prior to construction, a building permit shall be secured for any new construction or
modifications to structures authorized by this permit. Final building plans shall be
consistent with the plans approved by the Planning Commission. All construction and
site improvements shall be completed according to the approved plans.

At time of submittal for building permit review, the Conditions of Approval must be
printed in full on the cover sheet of the construction plans.

Prior to issuance of building permit, all Planning fees associated with permit #17-0299
shall be paid in full.

Affordable Housing in-lieu fees are not required for this project because the addition is
less than 50 percent of the square footage of the existing home.

Prior to issuance of building permits, the building plans must show that the existing
overhead utility lines will be underground to the nearest utility pole.

Minutes Acceptance: Minutes of Oct 5, 2017 7:00 PM (Approval of Minutes)
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10.

11.

12.

13.

14.

15.

16.

17.

At the time of submittal for building permit review, Public Works Standard Detail Storm
Water Best Management Practices (STRM-BMP) shall be printed in full and incorporated
as a sheet into the construction plans. All construction shall be done in accordance with
Public Works Standard Detail Storm Water Best Management Practices (STRM-BMP).

Prior to making any changes to approved plans, modifications must be specifically
requested and submitted in writing to the Community Development Department. Any
significant changes to the size or exterior appearance of the structure shall require
Planning Commission approval.

Prior to issuance of building permit, a final landscape plan shall be submitted and
approved by the Community Development Department. Landscape plans shall reflect
the Planning Commission approval and shall identify type, size, and location of species
and details of irrigation systems, if proposed. Native and/or drought tolerant species are
recommended.

Prior to issuance of a building permit, the applicant must provide documentation of plan
approval by the following entities: Santa Cruz County Sanitation Department, Soquel
Water District, and Central Fire Protection District.

Prior to issuance of building permits, a drainage plan, grading, sediment and erosion
control plan, shall be submitted to the City and approved by Public Works. The plans
shall be in compliance with the requirements specified in Capitola Municipal Code
Chapter 13.16 Storm Water Pollution Prevention and Protection.

Prior to issuance of building permits, the applicant shall submit a stormwater
management plan to the satisfaction of the Director of Public Works which implements
all applicable Post Construction Requirements (PCRs) and Public Works Standard
Detalils, including all standards relating to low impact development (LID).

Prior to any land disturbance, a pre-site inspection must be conducted by the grading
official to verify compliance with the approved erosion and sediment control plan.

Prior to any work in the City road right of way, an encroachment permit shall be acquired
by the contractor performing the work. No material or equipment storage may be placed
in the road right-of-way.

During construction, any construction activity shall be subject to a construction noise
curfew, except when otherwise specified in the building permit issued by the City.
Construction noise shall be prohibited between the hours of nine p.m. and seven-thirty
a.m. on weekdays. Construction noise shall be prohibited on weekends with the
exception of Saturday work between nine a.m. and four p.m. or emergency work
approved by the building official. §9.12.010B

Prior to a project final, all cracked or broken driveway approaches or street edge shall be
replaced per the Public Works Standard Details and to the satisfaction of the Public
Works Department. All replaced driveway approaches shall meet current Accessibility
Standards.

Prior to issuance of a Certificate of Occupancy, compliance with all conditions of
approval shall be demonstrated to the satisfaction of the Community Development
Director. Upon evidence of non-compliance with conditions of approval or applicable
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municipal code provisions, the applicant shall remedy the non-compliance to the
satisfaction of the Community Development Director or shall file an application for a
permit amendment for Planning Commission consideration. Failure to remedy a non-
compliance in a timely manner may result in permit revocation.

18. This permit shall expire 24 months from the date of issuance. The applicant shall have
an approved building permit and construction underway before this date to prevent
permit expiration. Applications for extension may be submitted by the applicant prior to
expiration pursuant to Municipal Code section 17.81.160.

19. The planning and infrastructure review and approval are transferable with the title to the
underlying property so that an approved project may be conveyed or assigned by the
applicant to others without losing the approval. The permit cannot be transferred off the
site on which the approval was granted.

20. Upon receipt of certificate of occupancy, garbage and recycling containers shall be
shielded and placed out of public view on non-collection days.

FINDINGS

A.

The application, subject to the conditions imposed, secures the purposes of the
Zoning Ordinance, General Plan, and Local Coastal Plan.

Community Development Staff, the Architectural and Site Review Committee, and the
Planning Commission have all reviewed the project. The proposed addition complies
with the Zoning Ordinance and the project secures the purpose of the Zoning Ordinance,
General Plan, and Local Coastal Plan.

The application will maintain the character and integrity of the neighborhood.
Community Development Staff, the Architectural and Site Review Committee, and the
Planning Commission have all reviewed the application for the addition to the existing
residence. The updated design will maintain the character and integrity of the
neighborhood.

This project is categorically exempt under Section 15301 of the California
Environmental Quality Act and is subject to Section 753.5 of Title 14 of the
California Code of Regulations.

Section 15301 (e) of the CEQA Guidelines exempts the construction of additions that are
lets than 50 percent of the existing structure. This project involves an addition to an
existing, single-family residence that is less than 50% of the square footage of the
existing home. No adverse environmental impacts were discovered during review of the
proposed project.

RESULT: APPROVED [UNANIMOUS]

MOVER: Sam Storey, Commissioner

SECONDER: TJ Welch, Chairperson

AYES: Smith, Newman, Welch, Westman, Storey

Minutes Acceptance: Minutes of Oct 5, 2017 7:00 PM (Approval of Minutes)
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6. PUBLIC HEARINGS

A.

108 Monterey Avenue #17-0350 APN: 035-262-09

Coastal Development Permit for a seasonal ice skating rink.

This project is in the Coastal Zone and requires a Coastal Development Permit which is
appealable to the Coastal Commission after all local appeals are exhausted.
Environmental Determination: Categorical Exemption

Property Owner: City of Capitola

Representative: Capitola Village Wharf Business Improvement, filed: 9/11/17

Senior Planner Herlihy gave the presentation. Commissioners had concerns about the
application of the lubricant being applied in an environmentally sensitive manner, access
and egress, and access to and availability of the benches. Commissioner Storey
recommended to condition the event for one year and revisit event next year.
Commissioner Westman recommended a condition that the spot lights and music should
cease no later than 9 p.m.

MOTION: Approve the Coastal Development Permit with the following amended conditions

and findings:

CONDITIONS OF APPROVAL

1.

The project approval consists of a coastal development permit for a temporary ice skating
rink at Esplanade Park located at 108 Monterey Avenue in the Public Facilities (PF) zoning
district and within the Coastal Appeals zone. A development that intensifies the use of a
property requires a coastal development permit.

The ice skate rink shall be completed per the plans approved by the Planning Commission
on October 5, 2017 as conditions.

The temporary ice skate rink will operate December 15, 2017 through January 7, 2018 from
the hours of 10 am to 8 pm.

ing- The Coastal Development Permit is
valid through January 7, 2018. This is not a recurring permit. A future event would require a
Coastal Development Permit from Planning Commission and a Special Event Permit and
Encroachment Permit from the City Council.

The spot lights and music shall cease each night by 9 pm.

The lubricant applied to the rink shall be applied and managed in an environmentally
sensitive manor.

The public benches shall remain accessible to the public.

Clean up of all trash within Esplanade Park is the responsibility of the applicant not the City.
All trash receptacles must be maintained throughout the day and emptied each night into the
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City dumpsters. Bathrooms shall be monitored by the applicant and if additional cleanings
are necessary the applicant shall coordinate with Public Works.

9. Access to the City dumpsters and County Sanitation must be maintained throughout the
event.

10. The application shall be reviewed by the Planning Commission upon evidence of non-
compliance with conditions of approval or applicable municipal code provisions.

FINDINGS

A. The application, subject to the conditions imposed, secure the purposes of the
Zoning Ordinance, General Plan, and Local Coastal Plan.

Community Development Department Staff and the Planning Commission have
reviewed the project and support the project as the special event will bring visitors to
coast. The coastal development permit for the special event conforms to the
requirements of the Local Coastal Program and conditions of approval have been
included to carry out the objectives of the Zoning Ordinance, General Plan and Local
Coastal Plan.

B. This project is categorically exempt under Section 15304 of the California
Environmental Quality Act and is not subject to Section 753.5 of Title 14 of the
California Code of Regulations.

Section 15304 (e) of the CEQA Guidelines exempts minor alterations to land including

special events. No adverse environmental impacts were discovered during review of the
proposed project.

COASTAL FINDINGS

D. Findings Required. A coastal permit shall be granted only upon adoption of
specific written factual findings supporting the conclusion that the proposed
development conforms to the certified Local Coastal Program, including, but not
limited to:

e The proposed development conforms to the City’s certified Local Coastal Plan
(LCP). The specific, factual findings, as per CMC Section 17.46.090 (D) are as
follows:

(D) (2) Require Project-Specific Findings. In determining any requirement for
public access, including the type of access and character of use, the city shall
evaluate and document in written findings the factors identified in subsections (D)
(2) (a) through (e), to the extent applicable. The findings shall explain the basis for
the conclusions and decisions of the city and shall be supported by substantial
evidence in the record. If an access dedication is required as a condition of
approval, the findings shall explain how the adverse effects which have been
identified will be alleviated or mitigated by the dedication. As used in this section,
“cumulative effect” means the effect of the individual project in combination with
the effects of past projects, other current projects, and probable future projects,
including development allowed under applicable planning and zoning.
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(D) (2) (a) Project Effects on Demand for Access and Recreation. Identification of
existing and open public access and coastal recreation areas and facilities in the
regional and local vicinity of the development. Analysis of the project’s effects
upon existing public access and recreation opportunities. Analysis of the
project’s cumulative effects upon the use and capacity of the identified access
and recreation opportunities, including public tidelands and beach resources, and
upon the capacity of major coastal roads from subdivision, intensification or
cumulative build-out. Projection for the anticipated demand and need for
increased coastal access and recreation opportunities for the public. Analysis of
the contribution of the project’s cumulative effects to any such projected
increase. Description of the physical characteristics of the site and its proximity to
the sea, tideland viewing points, upland recreation areas, and trail linkages to
tidelands or recreation areas. Analysis of the importance and potential of the site,
because of its location or other characteristics, for creating, preserving or
enhancing public access to tidelands or public recreation opportunities;

e The ice skate rink will be located in Esplanade Park. The park will remain open to
the public and access to the beach and public bathrooms will be maintained.

(D) (2) (b) Shoreline Processes. Description of the existing shoreline conditions,
including beach profile, accessibility and usability of the beach, history of erosion
or accretion, character and sources of sand, wave and sand movement, presence
of shoreline protective structures, location of the line of mean high tide during the
season when the beach is at its narrowest (generally during the late winter) and
the proximity of that line to existing structures, and any other factors which
substantially characterize or affect the shoreline processes at the site.
Identification of anticipated changes to shoreline processes at the site.
Identification of anticipated changes to shoreline processes and beach profile
unrelated to the proposed development. Description and analysis of any
reasonably likely changes, attributable to the primary and cumulative effects of
the project, to: wave and sand movement affecting beaches in the vicinity of the
project; the profile of the beach; the character, extent, accessibility and usability
of the beach; and any other factors which characterize or affect beaches in the
vicinity. Analysis of the effect of any identified changes of the project, alone or in
combination with other anticipated changes, will have upon the ability of the
public to use public tidelands and shoreline recreation areas;

e No portion of the project is located along the shoreline or beach. The project is
located within Esplanade Park.

(D) (2) (c) Historic Public Use. Evidence of use of the site by members of the
general public for a continuous five-year period (such use may be seasonal).
Evidence of the type and character of use made by the public (vertical, lateral,
blufftop, etc., and for passive and/or active recreational use, etc.). Identification of
any agency (or person) who has maintained and/or improved the area subject to
historic public use and the nature of the maintenance performed and
improvements made. Identification of the record owner of the area historically
used by the public and any attempts by the owner to prohibit public use of the
area, including the success or failure of those attempts. Description of the
potential for adverse impact on public use of the area from the proposed
development (including but not limited to, creation of physical or psychological
impediments to public use);
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e The special event will be open to the general public.

(D) (2) (d) Physical Obstructions. Description of any physical aspects of the
development which block or impede the ability of the public to get to or along
the tidelands, public recreation areas, or other public coastal resources or to
see the shoreline;

e The proposed project is located within Esplanade Park. Access to the beach and
public bathrooms will remain open to the public.

(D) (2) (e) Other Adverse Impacts on Access and Recreation. Description of the
development’s physical proximity and relationship to the shoreline and any public
recreation area. Analysis of the extent of which buildings, walls, signs, streets or
other aspects of the development, individually or cumulatively, are likely to
diminish the public’s use of tidelands or lands committed to public recreation.
Description of any alteration of the aesthetic, visual or recreational value of public
use areas, and of any diminution of the quality or amount of recreational use of
public lands which may be attributable to the individual or cumulative effects of
the development.

e The proposed project is located within a City park that will not impact access and
recreation. The project does not diminish the public’s use of tidelands or lands
committed to public recreation nor alter the aesthetic, visual or recreational value
of public use areas.

(D) (3) (a — c) Required Findings for Public Access Exceptions. Any determination
that one of the exceptions of subsection (F) (2) applies to a development shall be
supported by written findings of fact, analysis and conclusions which address all
of the following:

a. The type of access potentially applicable to the site involved (vertical,
lateral, bluff top, etc.) and its location in relation to the fragile coastal resource to
be protected, the agricultural use, the public safety concern, or the military facility
which is the basis for the exception, as applicable;

b. Unavailability of any mitigating measures to manage the type, character,
intensity, hours, season or location of such use so that agricultural resources,
fragile coastal resources, public safety, or military security, as applicable, are
protected;

C. Ability of the public, through another reasonable means, to reach the same
area of public tidelands as would be made accessible by an access way on the
subject land.

e The project is not requesting a Public Access Exception, therefore these findings
do not apply.

(D) (4) (a — f) Findings for Management Plan Conditions. Written findings in
support of a condition requiring a management plan for regulating the time and
manner or character of public access use must address the following factors, as
applicable:
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a. Identification and protection of specific habitat values including the
reasons supporting the conclusions that such values must be protected by
limiting the hours, seasons, or character of public use;

e The project is located in a City park..
b. Topographic constraints of the development site;
e The project is located on a flat lot.
C. Recreational needs of the public;
e The project does not impact recreational needs of the public.

d. Rights of privacy of the landowner which could not be mitigated by setting
the project back from the access way or otherwise conditioning the development;

e. The requirements of the possible accepting agency, if an offer of
dedication is the mechanism for securing public access;

f. Feasibility of adequate setbacks, fencing, landscaping, and other methods
as part of a management plan to regulate public use.

(D) (5) Project complies with public access requirements, including submittal of
appropriate legal documents to ensure the right of public access whenever, and
as, required by the certified land use plan and Section 17.46.010 (coastal access
requirements);

¢ No legal documents to ensure public access rights are required for the proposed
project.

(D) (6) Project complies with visitor-serving and recreational use policies;

SEC. 30222

The use of private lands suitable for visitor-serving commercial recreational
facilities designed to enhance public opportunities for coastal recreation shall
have priority over private residential, general industrial, or general commercial
development, but not over agriculture or coastal-dependent industry.

e The proposed project is located within Esplanade Park. Access to the beach and
public bathrooms will remain open to the public.
SEC. 30223

Upland areas necessary to support coastal recreational uses shall be reserved for
such uses, where feasible.

e The project involves a temporary ice rink open to the public within a public park.

c) Visitor-serving facilities that cannot be feasibly located in existing developed
areas shall be located in existing isolated developments or at selected points of
attraction for visitors.
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o The project involves a temporary ice rink open to the public within a public park.

(D) (7) Project complies with applicable standards and requirements for provision
of public and private parking, pedestrian access, alternate means of
transportation and/or traffic improvements;

e The project complies with applicable standards and requirements for provision for

parking, pedestrian access, and alternate means of transportation and/or traffic
improvements.

(D) (8) Review of project design, site plan, sighing, lighting, landscaping, etc., by
the city’s architectural and site review committee, and compliance with adopted
design guidelines and standards, and review committee recommendations;

e The project complies with the design guidelines and standards established by the
Municipal Code.

(D) (9) Project complies with LCP policies regarding protection of public
landmarks, protection or provision of public views; and shall not block or detract
from public views to and along Capitola’s shoreline;

e The project will not negatively impact public landmarks and/or public views. The
project will not block or detract from public views to and along Capitola’s shoreline.

(D) (10) Demonstrated availability and adequacy of water and sewer services;

e The project is located in a City park with available water and sewer services.

(D) (11) Provisions of minimum water flow rates and fire response times;

e The project is located within close proximity of the Capitola fire department. Water is
available at the location.

(D) (12) Project complies with water and energy conservation standards;

o The project involves a temporary ice rink open to the public within a public park.

(D) (13) Provision of park dedication, school impact, and other fees as may be
required;

. The project involves a temporary ice rink open to the public within a public park.

(D) (14) Project complies with coastal housing policies, and applicable ordinances
including condominium conversion and mobile home ordinances;

e The project does not involve a condo conversion or mobile homes.

(D) (15) Project complies with natural resource, habitat, and archaeological
protection policies;

e Conditions of approval have been included to ensure compliance with established
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policies.
(D) (16) Project complies with Monarch butterfly habitat protection policies;

e The project is outside of any identified sensitive habitats, specifically areas where
Monarch Butterflies have been encountered, identified and documented.

(D) (17) Project provides drainage and erosion and control measures to protect
marine, stream, and wetland water quality from urban runoff and erosion;

e Conditions of approval have been included to ensure compliance with applicable
erosion control measures.

(D) (18) Geologic/engineering reports have been prepared by qualified
professional for projects in seismic areas, geologically unstable areas, or coastal
bluffs, and project complies with hazard protection policies including provision of
appropriate setbacks and mitigation measures;

e Conditions of approval have been included to ensure the project applicant shall
comply with all applicable requirements of the most recent version of the California
Building Standards Code.

(D) (19) All other geological, flood and fire hazards are accounted for and
mitigated in the project design;

e Conditions of approval have been included to ensure the project complies with
geological, flood, and fire hazards and are accounted for and will be mitigated in the
project design.

(D) (20) Project complies with shoreline structure policies;

e The proposed project complies with shoreline structure policies.

(D) (21) The uses proposed are consistent with the permitted or conditional uses
of the zoning district in which the project is located;

e This use is permitted with a special events permit issued by the City Council.

(D) (22) Conformance to requirements of all other city ordinances, zoning
requirements, and project review procedures;

e The project conforms to the requirements of all city ordinances, zoning requirements
and project development review and development procedures.

(D) (23) Project complies with the Capitola parking permit program as follows:

« Visitors will utilize public parking within the Village for the special event.
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RESULT: APPROVED AS AMENDED [UNANIMOUS]

MOVER: Linda Smith, Commissioner

SECONDER: Susan Westman, Commissioner

AYES: Smith, Newman, Welch, Westman, Storey
B. 3400 Clares Street #17-054 APN: 034-261-35

Design Permit, Conditional Use Permit, and Sign Permit with Variance requests for multiple
wall signs for a new Olive Garden Restaurant at the location of the former Marie
Callender’s building located in the CC (Community Commercial) zoning district.

This project is not in the Coastal Zone and does not require a Coastal Development Permit.
Environmental Determination: Categorical Exemption

Property Owner: Cypress Properties

Representative: Terry Womack, filed: 4/6/17

Senior Planner Herlihy gave the presentation and confirmed that staff supported the
variance request for multiple signs. She also noted that the former tenant, Marie
Callendar’s, had previously been granted a variance.

During the Public Hearing, Jim Powell, Development Manager with Garden Restaurants,
responded to Commissioner Smith’s questions regarding the location of the “To Go”
parking spaces.

Commissioner Westman had concerns about the fake windows and would like to add a
condition that the final construction of the windows be approved by Planning staff.

The Commissioners welcomed Garden Restaurants to Capitola and concurred that the
variance request was appropriate.

MOTION: Approve Design Permit, Conditional Use Permit and Sign Permit with Variance with
the following amended conditions and findings:

CONDITIONS OF APPROVAL

1. The project approval is for the construction of a new, single-story restaurant at 3400
Clares Street. The project consists of the demolition of an existing restaurant, and
construction of a new, 6,989 square foot Olive Garden in the same location. There is no
maximum lot coverage within the CC (Community Commercial) zoning district, except
that parking and front yard open space requirements be met. The project includes a 15-
foot front landscape area and sixty-six parking spaces in compliance with CC zone
regulations. The proposed project is approved as indicated on the final plans reviewed
and approved by the Planning Commission on October 5, 2017, except as modified
through conditions imposed by the Planning Commission during the hearing.

2. The applicant received approval of a Conditional Use Permit to serve alcohol on site.
State licensing is required prior to serving or sale of alcohol on the site.

3. The applicant received approval of a Variance to allow four wall signs, one on each
facade of the building.
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4.

10.

11.

12.

13.

14.

15.

The proposed Spandral glass windows shall have the appearance of a true window.
Prior to building permit, the applicant shall provide the City with additional design
specifications and tint specification to ensure the windows are similar to the windows
utilized throughout the building and approved by the Community Development Director.

Prior to construction, a building permit shall be secured for any new construction or
modifications to structures authorized by this permit. Final building plans shall be
consistent with the plans approved by the Planning Commission. All construction and
site improvements shall be completed according to the approved plans.

At time of submittal for building permit review, the Conditions of Approval must be
printed in full on the cover sheet of the construction plans.

At the time of submittal for building permit review, Public Works Standard Detail Storm
Water Best Management Practices (STRM-BMP) shall be printed in full and incorporated
as a sheet into the construction plans. All construction shall be done in accordance with
Public Works Standard Detail Storm Water Best Management Practices (STRM-BMP).

Prior to making any changes to approved plans, modifications must be specifically
requested and submitted in writing to the Community Development Department. Any
significant changes to the size or exterior appearance of the structure shall require
Planning Commission approval.

Prior to issuance of building permit, a final landscape plan shall be submitted and
approved by the Community Development Department. Landscape plans shall reflect
the Planning Commission approval and shall identify type, size, and location of species
and details of irrigation systems, if proposed. Native and/or drought tolerant species are
recommended. The applicant shall obtain a Landscape Maintenance Agreement with the
City prior to building permit issuance.

Prior to issuance of building permit, all Planning fees associated with permit #17-054
shall be paid in full.

Prior to issuance of building permits, the building plans must show that the existing
overhead utility lines will be underground to the nearest utility pole.

Prior to issuance of a building permit, the applicant must provide documentation of plan
approval by the following entities: Santa Cruz County Sanitation Department, Santa Cruz
Municipal Water, and Central Fire Protection District.

Prior to issuance of building permits, a drainage plan, grading, sediment and erosion
control plan, shall be submitted to the City and approved by Public Works. The plans
shall be in compliance with the requirements specified in Capitola Municipal Code
Chapter 13.16 Storm Water Pollution Prevention and Protection.

Prior to issuance of building permits, the applicant shall submit a stormwater
management plan to the satisfaction of the Director of Public Works which implements
all applicable Post Construction Requirements (PCRs) and Public Works Standard
Details, including all standards relating to low impact development (LID).

Prior to any land disturbance, a pre-site inspection must be conducted by the grading
official to verify compliance with the approved erosion and sediment control plan.

Minutes Acceptance: Minutes of Oct 5, 2017 7:00 PM (Approval of Minutes)

Packet Pg. 19




CAPITOLA PLANNING COMMISSION MINUTES - October 5, 2017 17

16.

17.

18.

19.

20.

21.

22.

Prior to any work in the City road right of way, an encroachment permit shall be acquired
by the contractor performing the work. No material or equipment storage may be placed
in the road right-of-way.

During construction, any construction activity shall be subject to a construction noise
curfew, except when otherwise specified in the building permit issued by the City.
Construction noise shall be prohibited between the hours of nine p.m. and seven-thirty
a.m. on weekdays. Construction noise shall be prohibited on weekends with the
exception of Saturday work between nine a.m. and four p.m. or emergency work
approved by the building official. §9.12.010B

Prior to a project final, all cracked or broken driveway approaches or street edge shall be
replaced per the Public Works Standard Details and to the satisfaction of the Public
Works Department. All replaced driveway approaches shall meet current Accessibility
Standards.

Prior to issuance of a Certificate of Occupancy, compliance with all conditions of
approval shall be demonstrated to the satisfaction of the Community Development
Director. Upon evidence of non-compliance with conditions of approval or applicable
municipal code provisions, the applicant shall remedy the non-compliance to the
satisfaction of the Community Development Director or shall file an application for a
permit amendment for Planning Commission consideration. Failure to remedy a non-
compliance in a timely manner may result in permit revocation.

This permit shall expire 24 months from the date of issuance. The applicant shall have
an approved building permit and construction underway before this date to prevent
permit expiration. Applications for extension may be submitted by the applicant prior to
expiration pursuant to Municipal Code section 17.81.160.

The planning and infrastructure review and approval are transferable with the title to the
underlying property so that an approved project may be conveyed or assigned by the
applicant to others without losing the approval. The permit cannot be transferred off the
site on which the approval was granted.

Upon receipt of certificate of occupancy, garbage and recycling containers shall be
shielded and placed out of public view on non-collection days.

FINDINGS

A.

The application, subject to the conditions imposed, secures the purposes of
the Zoning Ordinance, General Plan, and Local Coastal Plan.

Community Development Staff, the Architectural and Site Review Committee, and
the Planning Commission have all reviewed the project. The proposed restaurant
building, supports Goal LU-8 of the General Plan to support the long-term
transformation of Capitola Mall into a more pedestrian-friendly commercial district
with high quality architecture and outdoor amenities attractive to shoppers and
families. There is an existing sidewalk that connects the property to the mall. The
building will be finished in a Tuscan theme and provides quality architecture on all
four sides. The proposed development, with the conditions imposed, secures the
purpose of the Zoning Ordinance, General Plan, and Local Coastal Plan.

4.A
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B. The application will maintain the character and integrity of the neighborhood.
Community Development Staff, the Architectural and Site Review Committee, and
the Planning Commission have all reviewed the application for a new restaurant. The
new building will include high-quality exterior finishes and appropriate landscaping to
maintain the character and integrity of the neighborhood. The building would relate
well to the surrounding commercial development along 41 Avenue.

C. This project is categorically exempt under Section 15302(b) of the California
Environmental Quality Act and is subject to Section 753.5 of Title 14 of the
California Code of Regulations.

Section 15302(b) of the CEQA Guidelines exempts the replacement of a commercial
structure with a new structure of substantially the same size, purpose, and capacity.
This project involves the replacement of a slightly larger commercial building with the
same proposed office use in the CC (Community Commercial) Zoning District.

D. Special circumstances applicable to the subject property, including size,
shape, topography, location or surroundings, exist on the site and the strict
application of this title is found to deprive subject property of privileges
enjoyed by other properties in the vicinity and under identical zone
classification;

The special circumstances applicable to the property is that the subject property is
the site, location and surroundings. The lot is an island within a regional commercial
center with high visibility on all sides. The site creates frontage on all four sides of
the building as each is highly visible from different perspectives.

E. The grant of a variance would not constitute a grant of a special privilege
inconsistent with the limitation upon other properties in the vicinity and zone
in which subject property is situated.

This building is unigue in that there is frontage on all elevations of the building due
access from the parking lot and being located along Clares Street and a mall access
road. The other buildings in the vicinity have defined store fronts with side and rear

elevations.
RESULT: APPROVED AS AMENDED [UNANIMOUS]
MOVER: Sam Storey, Commissioner
SECONDER: TJ Welch, Chairperson
AYES: Smith, Newman, Welch, Westman, Storey

7. DIRECTOR'S REPORT

Director Grunow reported that we have hired Matthew Orbach as the new assistant planner. He
will be starting with us next week and will be introduced at next month’s Planning Commission
meeting. The Community Development Department will have a few items on next week’s City
Council meeting agenda: 1) A Sea Level Rise Study that’s been prepared for the region through
a partnership between the Counties of Monterey and Santa Cruz, and the Moss Landing Marine
Laboratories; 2) amendments to the Subdivision Ordinance; and 3) a Section 8 landlord
assistance program that we are working on with the Housing Authority of the County of Santa
Cruz. In addition, we will be returning with another version of the Wireless Ordinance at the City
Council meeting of October 26, 2017.
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COMMISSION COMMUNICATIONS

19 4.A

Commissioner Welch thanked Planning staff for the good job done and on the amount of

projects that have been completed in the last couple of years.

. ADJOURNMENT

Jacqueline Aluffi, Clerk to the Commission
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STAFF REPORT

TO: PLANNING COMMISSION

FROM: COMMUNITY DEVELOPMENT

DATE: NOVEMBER 2, 2017

SUBJECT: 4199 and 4205 Clares Street #17-006 APN: 034-222-05 and 06

Design Permit for a State Density Bonus application for a 10-unit residential project,
which includes a conditional use permit for a tentative condominium map for the 5
units on 4199 Clares Street. The project is within the RM-LM (Multi-family Low
Density) zoning district.

This project is not located in the Coastal Zone and does not require a Coastal
Development Permit.

Environmental Determination: Categorical Exemption

Property Owner: Clares Street Partners, LLC (4199 Clares) and Kathleen Hazen
(4205 Clares)

Representative: Bill Kempf, Architect. Filed: 1/23/2017

APPLICANT PROPOSAL

The proposal includes a Design Permit for a State Density Bonus application for a 10-unit
residential project, which includes a tentative map for a condominium project for the five units
located on 4199 Clares Street and provides one onsite affordable housing unit on each
property. The project will create a shared access between the two properties. 4199 Clares
Street is currently developed with three units (one single-family home and one duplex). 4205
Clares Street is currently developed with three units within an existing triplex. The proposed
project would result in a net increase of four units and would provide two deed-restricted
affordable units.

Development of 4199 Clares Street would include remodeling the existing duplex at the rear of
the lot, demolishing the existing single-family residence at the front of the lot, and building one

single-family home and one duplex townhome. The 4199 Clares Street application includes a
condominium tentative map to allow individual ownership of the five units.

4205 Clares Street would be developed with a new duplex at the rear of the lot. The triplex at
the front of the lot will remain with minor upgrades to the exterior. The two parcels are in the
RM-LM (Residential Multi-Family, Low-Medium Density) Zoning District.

BACKGROUND
On April 12, 2017, the Architectural and Site Review Committee reviewed the application and
provided the applicant with the following direction:
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o Committee Architect, Frank Phanton, provided positive feedback on the newly
proposed structures and duplex remodel. He suggested that the existing triplex on
4205 Clares Street be updated to related to the materials utilized within the
development and that the side that faces Clares Street be designed have a
connection to the street rather than a blank slump block wall.

o City Public Works Representative, Danielle Uharriet, discussed stormwater
requirements and the third party technical review.

o City Building Official, Brian Van Son, informed the applicant that the City would need
a letter from the Fire Marshall approving the turnaround and that a will-serve letter
will be required prior to issuance of building permit.

o City Planner, Katie Herlihy, requested that the plans be updated to show compliance
with the open space requirement. She also suggested the applicant consider
updating the existing triplex to relate to the development.

DISCUSSION

State Density Bonus

The California density bonus law allows developers to attain increased density and concessions
to development standards in exchange for providing a qualifying community benefit. Qualifying
community benefits include affordable housing, senior housing, childcare facilities, transitional
foster youth housing, disabled veterans housing, and homeless person housing. The current
application is providing affordable housing in exchange for the density bonus. No concessions
to the development standards are requested within the application. The maximum density
bonus is determined on the amount and type of community benefit provided by the developer.
The following table identifies the applicable density bonus allowances from the state density
bonus law:

Community Benefit Density Bonus Chart
Affordable Apartment | Very Low Income Low Income Moderate Income
Unit Percentage Density Bonus Density Bonus Density Bonus

10% 32.5% 20% 5%

15% 35% 27.5% 10%

20% 35% 35% 15%
Moderate Income Very Low Income Low Income Moderate Income
Common Interest Density Bonus Density Bonus Density Bonus

Development (Condo)

10% 5%

15% 10%

20% 15%

Within the RM/LM zoning district there is a requirement for minimum lot area per unit of 4,400
square feet. For each of the 15,850 square feet Clares Street properties, this equates to 3.6
units per parcel. The two properties are under separate ownership and are proposing different
housing types. 4199 Clares Street will be developed as a condominium project, while 4205
Clares Street will remain apartments. Due to separate ownership, the density bonus law is
applied to each project separately. Both properties are proposing to dedicate one affordable
unit.
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The development at 4199 Clares Street will provide one moderate income condominium unit in
exchange for a 15 percent density bonus. A 15 percent density bonus results in a maximum
density of 4.14 units for the parcel which, pursuant to the state density bonus 865915(f)(5) is
rounded up to 5 units.

The development at 4205 Clares Street will provide one low income affordable rental unit in
exchange for a 35 percent density bonus. A 35% density bonus results in a maximum density
of 4.86 units for the parcel which is rounded up to 5 units.

The following table summarizes the applicable community benefits and maximum density
allowed:

Property Community Benefit Existing Density Maximum
Density Bonus Density
4199 Clares St. Moderate Income 3.6 units 15% 4.14 units/parcel
Condo Unit 5 units max
4205 Clares St. Low Income 3.6 units 35% 4.86 units/parcel
Rental Unit 5 units max

Under state density bonus law, projects are granted concessions based on the type and amount
of public benefits provided. The applicant is not seeking any concessions or waivers to
development standards within the application.

Parking
The state density bonus law has specific minimum parking standards for development projects

that supersede local standards. The development at 4199 Clares Street complies with
Capitola’s parking requirement. At 4205 Clares Street, the applicant is utilizing the decreased
parking standard allowed with the state density bonus to the apartment development, as shown
in the following table.

Parking

Capitola Standard State Density Bonus Law Proposed

More than 4 units: 2 — 3 Bedrooms 4199 Clares

1 covered space 2 onsite parking spaces 3 spaces per unit (1 covered)

1.5 uncovered spaces
2.5 spaces total per unit

4205 Clares Street
2 spaces per unit (1 covered)

Affordable Housing

At 4205 Clares Street, there is one low-income affordable apartment unit proposed. Within the
State Density Bonus Law, the applicant is required to agree to the continued affordability of all
low-income rental units that qualified the applicant for the award of the density bonus for 55
years or a longer period of time if required by the construction or mortgage financing assistance
program, mortgage insurance program, or rental subsidy program. Rents for the lower income
density bonus units shall be set at an affordable rent as defined in Section 50053 of the Health
and Safety Code. At 4205 Clares Street, apartment #10 will be deed restricted to rent levels for
low-income households for a minimum period of 55 years.

At 4199 Clares Street, one individual ownership unit will be deed restricted to sell at the median
household income level during the initial sale. The unit must be deed restricted to ensure the
resale of the unit is completed in compliance with State Density Bonus equity sharing

Packet Pg. 25




6.A

agreement requirements. Within an equity sharing agreement, upon resale, the seller of the unit
will retain the value of any improvements, the down payment, and the seller’s proportionate
share of appreciation. The City will recapture any initial subsidy and its proportionate share of
appreciation, of which the calculation is outlined in 865945(C)(2)(A-C) of the State Density
Bonus law. The City must utilize its proportionate share of appreciation within five years toward
an affordable housing project that qualifies under the state code.

At 4205 Clares Street, apartment #10 will be dedicated for rental by a low-income household.
Low-income household cannot exceed 80% of the median family income level for Santa Cruz
County as published by California Department of Housing and Community Development.
Affordability requirements will be enforced through deed restrictions and annual reporting. The
apartment will require ongoing public monitoring of affordability for a minimum period of 55
years. To ensure the affordability requirement is met, the City will require the property owner to
rent the unit to a Section 8 voucher holder to satisfy this requirement. The owner shall provide
an annual report to the city including income, occupancy, and rent data for the deed restricted
unit due no later than 60" day after the close of the calendar year. Staff has conditioned the
permit that these requirements are met.

The development is also required to comply with the City’s affordable housing requirements of
18.02. The City’s in-lieu housing fee will be applied to the three new units on 4199 Clares
Street and the two new unit at 4205 Clares Street.

Development Standards

Development standards regulate the height, setbacks, lot coverage, and landscaping for
development specific to the zoning district. Attachment 2 is the development standards table
that specifies the development standards of the RM-LM zoning district relative to the projects at
4199 Clares Street and 4205 Clares Street. The proposed development on each lot complies
with all development standards of the MR-LM Zoning District.

Design Permit

4199 and 4205 Clares Street are in the Multi-Family Low Density (RM-LM) zoning district. The
street has a mix of housing types including single-family homes, secondary dwelling units, and
multi-family developments. The proposed multi-family developments will complement the
existing land uses along the street.

4199 Clares Street

Currently, there are two structures on the lot at 4199 Clares Street; a single-family home at the
front of the lot and a duplex at the rear of the lot. The structures are not listed on the 2005 City
of Capitola Historic Structures List or the 1986 Capitola Architectural Survey. The applicant is
proposing to demolish the existing single-family structure. A new single-family home and duplex
are proposed on the front of the lot. The existing duplex on the rear of the lot will be remodeled.
A total of five residential units are proposed for the property.

Unit #1 is a two-story, single-unit structure. The design is oriented toward Clares Street with a
covered entryway and also toward the shared driveway with a covered entry next to the garage.
The new home has a contemporary style with stucco finish on the first floor, shingle on the
second floor, and double hung windows throughout.
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Units #2 and #3 are connected through a centralized shared wall. This structure is finished with
stucco on the first story and introduces board and batt siding on the second story. Arched
covered entryways face inward to the project oriented toward the shared driveway. Each unit
has a single wooden garage door with divided lights along the top. Double hung windows are
proposed throughout.

Units #4 and #5 will be in the remodeled duplex at the rear of the property. The footprint of the
structure will be unchanged, but the exterior finishes including siding, windows, and trim will be
completely upgraded. The townhomes will have a stucco first story with horizontal siding on the
second story. The windows will be updated with most windows being double hung and new
wooden garage doors matching those of the two other structures will provide consistency
throughout the 5-unit multi-family development.

The landscaping proposed for 4199 Clares Street complies with the requirements of the RM-LM
district. More the half of the rear yard for each unit is open space and each unit has adequate
private open space to enjoy.

4205 Clares Street

The property at 4205 Clares Street has an existing triplex located toward the front of the lot.
The applicant is not proposing any change to the mass or form of the existing triplex but does
plan minor improvements to the exterior. The minor improvements include repainting the entire
building, replacing existing railings with new wood railings, and adding new garage doors to the
three carport stalls. During the Architectural and Site Review Committee meeting, Architect
Frank Phanton suggested that the applicant update the outdated triplex. He also suggested
changes to the front facade so the building has a presence along the street.

The applicant added the new deck railings and garage doors in response to the committee’s
concerns. No changes were included to modify the existing concrete block wall facade facing
the street. The applicant submitted a letter explaining the reasoning for not redeveloping the
existing triplex at this time (Attachment 4). In short, the owner indicates that the triplex should
be replaced rather than remodeled, and they are hesitant to invest money into a remodel when
they plan to put the money into new units in the future.

Staff has concerns regarding future redevelopment of the triplex and the required affordable unit
tied to this project. The affordable rental unit is proposed in the triplex within unit 10 on the
second floor. The unit is required to be rented at low-income rates for a minimum period of 55
years. This does not align with the owner’s plans to replace the three units in the future. To
remedy the issue, the deed restrictions placed on 4205 Clares Street could be drafted to
obligate the property owner to maintain one of the five units as an affordable unit on the site at
all times. This would provide the flexibility to redevelop the triplex when the owner is ready
while providing a low-income rental in one of the new units.

Tree Removal

The applicant submitted an Arborist Report outlining the existing condition of the 36 trees on site
and four trees located in close proximity to the site. The plans suggest removal of 28 of the 40
trees. 21 trees are proposed for removal due to their location within the footprints of proposed
improvements (shared driveway, parking, new structures). Seven of the trees are proposed for
removal due to their poor health and/or structural condition. The applicant is requesting
relocation of the two existing Canary Island Palms at the front of the property to another private
or public property. The applicant has also suggested the idea of donating the two trees to the
City. The arborist report includes mitigation for the healthy trees to require tree protection zone
fences during construction to preserve the tree’s roots. The landscape plan includes 27 new
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trees to be planted throughout the two properties. The majority of the trees are proposed along
the rear property line and along the street frontage.

Condominium Map

The applicant is proposing a condominium map for the single parcel at 4199 Clares Street to
create 5 condominium units. The tentative map identifies the location of the exclusive areas for
each unit including exclusive open space and parking. The map also identifies common areas
for the shared driveway and the common front yard open space. A condominium map with five
or more units is processed as a major subdivision and requires Planning Commission
recommendation and City Council approval of the tentative map and final map.

A condominium map requires a conditional use permit and must comply with the residential
condominium development standards outlined in 16.68.100. These standards required
separate parking, separate meters for utilities, separate electricity panel boards, sound
insulation, smoke detectors, fire protections, storage facilities, open space, and a report on the
condition of existing equipment and appliances. The development complies with the parking
and open space requirements. The remaining standards shall be met during the final
construction stages and prior to map recording. Condition of approval #2 states “Prior to
recordation of a parcel map, the duplex shall be brought into compliance with the condominium
conversion requirements within Capitola Municipal Code section 16.68.120 through 16.68.180.”
The developer provided an overview of compliance with these standards (Attachment 3).

There are several legal agreements that are required for the condo map tied to the parcel for
access, stormwater, and utilities. As a condition of the final map, the applicant is required to
reference the easement and agreements on the condominium map to the satisfaction of the
public works department.

Water District

The water district boundary is located between the two properties. 4199 Clares Street is in the
City of Santa Cruz Water Department while 4205 Clares Street is in the Soquel Creek Water
District. The owner of 4199 Clares Street received a letter stating that water is currently
available for the five-unit townhome development (Attachment 5). Soquel Creek Water District
currently has a wait list estimated to be about one year out, therefore the owner of 4205 Clares
Street was unable to obtain a conditional will-serve letter. The application has been conditioned
that prior to building permit, a commitment letter must be obtained from Soquel Creek Water
District. The owner of 4205 Clares Street acknowledged in their letter (Attachment 3) that they
are proceeding through the entitlement process at their own risk without a commitment letter.
Soquel Creek Water District has been working with the applicant and is aware that the owner is
proceeding with application under the circumstances described.

Fire District

Central Fire has reviewed the site layout and found that the fire district requirements have been
met (Attachment 6). At time of building permit submittal, Central Fire will review the plans to
ensure all district requirement are met.

Sewer District
Santa Cruz County Sanitation District reviewed the proposed development and made findings
that sewer service is available for the development (Attachment 7).

CEQA

Section 15332 of the CEQA Guidelines exempts in-fill development projects when the project is
in conformance with the General Plan and zoning; is located entirely within City limits; the site
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has no value as habitat for endangered, rare, or threatened species; project would not result in
any significant effects relating to traffic, noise, air quality, or water quality; and the site can be
adequately served by all required utilities and public services. This project involves ten units
within the two multi-family parcels that is in compliance with the state density bonus law, the
density bonus zoning ordinance, and the General Plan. No adverse environmental impacts
were discovered during review of the proposed project.

RECOMMENDATION
Staff recommend the Planning Commission review and approve application #17-006 based on
the finding and conditions.

1. The application includes a Design Permit for a State Density Bonus application for a 10-
unit residential project, which includes a conditional use permit and tentative map for the
5 condominium units on 4199 Clares Street. The projects are located at 4199 and 4205
Clares Street within the RM-LM (Multi-family Low Density) zoning district. There is a
shared driveway between the two parcels. The proposed project received a positive
recommendation from Planning Commission on November 2, 2017. The proposed
project is approved as indicated on the final plans reviewed and approved by the City
Council on date, except as modified through conditions imposed by the City Council
during the hearing.

2. Prior to recordation of a final map, the duplex shall be brought into compliance with the
condominium conversion requirements within Capitola Municipal Code section
16.68.120 through 16.68.160, including:

a. Separate utility meters for each unit. A water shut-off valve for each unit. Separate
access to individual meters and heaters without requiring entry through another unit.

b. Separate panel board for all electrical circuits with serve the unit.

c. Wall and floor-ceiling assemblies shall conform to Ttle 25, California Administrative
Code, Section 1092 or its successor.

d. Compliance with building and housing codes including Smoke detectors and
maintenance of fire protection systems.

e. Separate storage facilities shall be provided for each unit with a minimum of 200
square feet.

f.  Written certification of equipment and appliances.

3. Prior to building permit issuance, the applicant shall submit agreements between the
various property owners that covers the operations and maintenance of all shared
roadways, utilities, and other improvements. Building permits will not be issued until
said agreements have been approved by the City and said agreements shall be
recorded on the deed of all parcels existing or newly created by this project.

4. For the condominium portion of the project the homeowner’s association (HOA) shall be
responsible for all maintenance of all common area improvements and on-site
stormwater improvements operations and maintenance. The CC&Rs shall incorporate
language to address all HOA maintenance, including operation and maintenance of the
on-site stormwater improvements.

5. Applicant shall have prepared a final map by a registered civil engineer and shall submit
the final map for review, approval, and recording by the City’s surveyor, the Public
Works Director, and the City Council.

6.A
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The tentative map for the five-unit condominium shall expire 24 months from the date of
approval. Applications for extension may be submitted by the applicant prior to
expiration pursuant to Municipal Code section 17.81.160 and the California Subdivision
Map Act.

Available and necessary utilities, including CATV (cable television service) hookup
facilities, with connections to each lot within the subdivision, shall be constructed in
accordance with the utility’s requirements. All utilities shall be underground.

Unit 2 at 4199 Clares Street shall be deed restricted to sell at the median household
income level during initial sale. Median income level is established in Section 50052.5 of
the California Health and Safety code.

Prior to recordation of the final subdivision map or issuance of building permits for the
State Density Bonus Development Project, the developer shall enter into a Participation
Agreement with the City so as to assure compliance with the provisions of the State
Density Bonus affordable housing requirement for one ownership unit that will be deed
restricted to sell at the median household income level during initial sale and an Equity
Sharing Agreement for time of resale. Unit 2 has been designated as the affordable unit.
The participation agreement and deed restriction shall be in a form suitable for
recordation as authorized by the Community Development Director and City Attorney.

The equity sharing agreement shall follow the provisions of §65945(C)(2)(A-C), as
follows: (A) Upon resale, the seller of the unit shall retain the value of any improvements,
the downpayment, and the seller's proportionate share of appreciation. The local
government shall recapture any initial subsidy, as defined in subparagraph (B), and its
proportionate share of appreciation, as defined in subparagraph (C), which amount shall
be used within five years for any of the purposes described in subdivision (e) of Section
33334.2 of the Health and Safety Code that promote home ownership.

(B) For purposes of this subdivision, the local government’s initial subsidy shall be equal
to the fair market value of the home at the time of initial sale minus the initial sale price
to the moderate-income household, plus the amount of any downpayment assistance or
mortgage assistance. If upon resale the market value is lower than the initial market
value, then the value at the time of the resale shall be used as the initial market value.
(C) For purposes of this subdivision, the local government’s proportionate share of
appreciation shall be equal to the ratio of the local government’s initial subsidy to the fair
market value of the home at the time of initial sale.

The property at 4205 Clares Street shall be deed restricted to provide continued
affordability of one low-income affordable housing rental unit for a period of no less than
55 years. Low-income household cannot exceed 80% of the median family income level
for Santa Cruz County as published by California Department of Housing and
Community Development. The owner shall enter into an agreement with the City so as
to assure compliance with the provisions of the State Density Bonus affordable housing
requirement for one unit on site to be deed restricted as a low-income rental as defined
in Section 50053 of the Health and Safety Code. The deed restriction shall be in a form
suitable for recordation as authorized by the Community Development Director and City
Attorney.

The owner of 4205 Clares Street shall exclusively rent the affordable unit to a Section 8
voucher holder. The owner shall provide an annual report to the city including income,
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occupancy, and rent data for the deed restricted unit due no later than 60th day after the
close of the calendar year.

Prior to construction, a building permit shall be secured for any new construction or
modifications to structures authorized by this permit. Final building plans shall be
consistent with the plans approved by the City Council. All construction and site
improvements shall be completed according to the approved plans

At time of submittal for building permit review, the Conditions of Approval must be
printed in full on the cover sheet of the construction plans.

At time of submittal for building permit review, Public Works Standard Detail SMP STRM
shall be printed in full and incorporated as a sheet into the construction plans. All
construction shall be done in accordance with the Public Works Standard Detail BMP
STRM.

Prior to making any changes to approved plans, modifications must be specifically
requested and submitted in writing to the Community Development Department. Any
significant changes to the size or exterior appearance of the structure shall require City
Council approval.

Prior to issuance of building permit, a final landscape plan shall be submitted and
approved by the Community Development Department. Landscape plans shall reflect
the Planning Commission approval and shall identify type, size, and location of species
and details of irrigation systems.

Prior to issuance of building permit, all Planning fees associated with permit #17-006
shall be paid in full.

Prior to issuance of building permit, Affordable housing in-lieu fees shall be paid as
required to assure compliance with the City of Capitola Affordable (Inclusionary) Housing
Ordinance.

Prior to issuance of a building permit, the applicant must provide documentation of plan
approval by the following entities: Santa Cruz County Sanitation Department, Santa Cruz
Water, Soquel Creek Water District, and Central Fire Protection District.

Prior to issuance of building permits, a drainage plan, grading, sediment and erosion
control plan, prepared by a prepared by a registered civil engineer, shall be submitted to
the City and approved by the Public Works Director. The plans shall be in compliance
with the requirements specified in Capitola Municipal Code Chapter 13.16 Storm Water
Pollution Prevention and Protection.

Prior to issuance of building permits, the applicant shall submit a Stormwater Control
Plan, Bioretention Construction Checklist, and detailed draft Stormwater Operation and
Maintenance Plan prepared and certified by a Registered Civil Engineer in accordance
with the current Post Construction Requirements (PCRs) for a Tier 2 project for review
and approval by the Public Works Director.

Prior to final occupancy approval the applicant shall submit a final Operation and
Maintenance Plan including any revisions resulting from changes made during
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construction for review, approval and recorded in the Office of the County Recorder by
the Public Works Director.

Prior to final occupancy approval the applicant shall enter into and record in the Office of
the County Recorder, any agreements identified in the Stormwater Control Plan which
pertain to the transfer of ownership, right-of-entry for inspection or abatement, and/or
long-term maintenance of stormwater treatment BMPs.

Prior to any land disturbance, a pre-site inspection must be conducted by the grading
official to verify compliance with the approved erosion and sediment control plan. All
temporary sediment and erosion control best management practices (BMPs) shall be
maintained throughout the project duration.

Prior to any work in the City road right of way, an encroachment permit shall be acquired
by the licensed contractor performing the work. No material or equipment storage may
be placed in the road right-of-way.

During construction, any construction activity shall be subject to a construction noise
curfew, except when otherwise specified in the building permit issued by the City.
Construction noise shall be prohibited between the hours of nine p.m. and seven-thirty
a.m. on weekdays. Construction noise shall be prohibited on weekends with the
exception of Saturday work between nine a.m. and four p.m. or emergency work
approved by the building official. 89.12.010B

Prior to a project final, all cracked or broken driveway approaches, curb, gutter, or
sidewalk shall be replaced per the Public Works Standard Details and to the satisfaction
of the Public Works Department. The driveway approach shall be replaced to meet ADA
standards along Clares Street.

Prior to issuance of a Certificate of Occupancy, the applicant shall demonstrate
compliance with the tree removal permit authorized by this permit.

Prior to issuance of a Certificate of Occupancy, compliance with all conditions of
approval shall be demonstrated to the satisfaction of the Community Development
Director. Upon evidence of non-compliance with conditions of approval or applicable
municipal code provisions, the applicant shall remedy the non-compliance to the
satisfaction of the Community Development Director or shall file an application for a
permit amendment for Planning Commission consideration. Failure to remedy a non-
compliance in a timely manner may result in permit revocation.

This permit shall expire 24 months from the date of issuance. The applicant shall have
an approved building permit and construction underway before this date to prevent
permit expiration. Applications for extension may be submitted by the applicant prior to
expiration pursuant to Municipal Code section 17.81.160.

The planning and infrastructure review and approval are transferable with the title to the
underlying property so that an approved project may be conveyed or assigned by the
applicant to others without losing the approval. The permit cannot be transferred off the
site on which the approval was granted.

Upon receipt of certificate of occupancy, garbage and recycling containers shall be
placed out of public view on non-collection days.
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FINDINGS

A. The application, subject to the conditions imposed, will secure the purposes of the
Zoning Ordinance, General Plan, and State Density Bonus Law.
Community Development Department Staff, the Architectural and Site Review Committee,
the Planning Commission, and the City Council have reviewed the project. The state
density bonus development application, combined with the design permit, conditional use
permit, and tentative condominium map application are consistent with the objectives of the
State Law, Zoning Ordinance, and General Plan. The properties at 4199 and 4205 Clares
Street shall develop one onsite affordable housing unit on each lot in exchange for a density
bonus of 5 units. The development complies with the development standards of the RM-LM
zoning district for height, setbacks, and open space.

B. The application maintains the character and integrity of the neighborhood.
The development is located in the low density multi-family residential zoning district. The
neighborhood includes a mix of single-family homes, multi-family apartments, and town-
homes. The development will maintain the multi-family character of the neighborhood as
well as the integrity of the neighborhood.

C. The application is consistent with the Subdivision Map Act and local Subdivision
Ordinance.
The tentative condominium map was designed in accordance with the Subdivision Map Act
and local ordinances enacted pursuant thereto. Per the Subdivision Map Act, the proposed
map is consistent with the General Plan, is physically suited for the proposed type and
density of development, will not likely cause substantial environmental damage, or
substantially and avoidably injure fish, wildlife or their habitats, will not cause serious public
health problems, and will not conflict with public easements for access through, or use of,
property within the proposed condominium conversion.

D. This project is categorically exempt under Section 15332 of the California
Environmental Quality Act and is not subject to Section 753.5 of Title 14 of the
California Code of Regulations.

Section 15332 of the CEQA Guidelines exempts in-fill development projects when the
project is in conformance with the General Plan and zoning; is located entirely within City
limits; the site has no value as habitat for endangered, rare, or threatened species; project
would not result in any significant effects relating to traffic, noise, air quality, or water quality;
and the site can be adequately served by all required utilities and public services. This
project involves ten units within the two multi-family parcels that is in compliance with the
state density bonus law, the density bonus zoning ordinance, and the General Plan. No
adverse environmental impacts were discovered during review of the proposed project.

ATTACHMENTS:

4199 and 4205 Clares Street Plans
Development Standards Table

4199 Clares Condominium Compliance

4205 Clares Street Letter

Clares Street City of Santa Cruz Water Letter
Clares Street Central Fire

Clares Street Sanitation District Letter

Clares Street - Arborist Report
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CAPITOLA, CALIFORNIA
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CLARES STREET PARTNERS, LLC
911 CENTER STREET, SUITE F
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4191 CLARES STREET

240" NEW SHARED DRIVEWAY

4199 CLARES STREET

STREETSCAPE ELEVATION

SCALE: 1'=100"

4205 CLARES STREET

SIDE YARD SETBACH

ONESTORY;

TWO STORY:

T0% OF 50.25° LOT WIDTH
129 OF 59.25' LOT WIDTH = 7.11°

CAPE BAY COLONY SUB-DIVISION
APN 034-301-01
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4191 CLARES STREET, APN 034- GARAGE

THIS LOT IS ZONED R-1 AND HAS A
GENERAL PLAN DENSITY OF 10 UNITS
RACREINAPD.

THIS LOT IS IN THE SANTA CRU.

z
MUNICIPAL UTILITIES WATER DISTRICT

LOT AREA: 30,970 S.F.

HOUSE

SIDEWALK

4205 CLARES STREET, APN 034-222-06

THIS LOT IS ZONED RM-LM AND HAS A
‘GENERAL PLAN DENSITY OF 20 UNITS
PER ACRE IN A PD

LOT COVERAGE
OT AREA: 15,850 SF.
COVERAGE: 4,198 SF. 26.5%)

THIS LOT IS IN THE SOQUEL CREEK
WATER DISTRICT

STATE DENSITY BONUS
LOT AREA: 15,850,
Rok L AREA PER UNIT: 4400 S
15,850/ 4,400 = 3.602 UNITS

ALCULATION

ALLOWED UNITS X DENSITY BONUS
3 UNITS x 35% (1.35) = 4.05 UNITS

STATE DENSITY BONUS LAW ALLOWS
ANY FRACTION TO ROUND UP

UNITS ALLOWED Witk 35% DENSITY
BONUS = 5 UNI

AFFORDABILITY PER CALIFORNIA CODE
65915(c): 35% DENSITY INCREASE
REQUIRES 20% OF THE UNITS, 1 UNIT
INTHIS CASE, TO MEET THE
REQUIREMENTS FOR 'LOW-INCOME

CONCESSIONS REQUESTED: THIS LOT
REQUIRES ONE CONCESSION FOR A
REDUCTION IN THE AMOUNT OF
PARKING REQUIRED

CLARES STREET

4199 CLARES STREET, APN 034-222.05

THIS LOT 1S ZONED RM-LM AND HAS A
‘GENERAL PLAN DENSITY OF 20 UNITS
PER ACRE IN A PD

LOT COVERAGE
OT AREA: 15,8545
COVERAGE:  4darSE (1w

THIS LOT IS IN THE SANTA CRUZ
MUNICIPAL UTILITIES WATER DISTRICT

4199 and 4205 Clares Street Plans (4199 and 4205 Clares Street)

STATE DENSITY BONUS CALCULATION
A TS,

RM-LM AREA PER UNIT: 4,400 S.F.

15,854 /4,400 = 3.603 UNITS

ALLOWED UNITS x DENSITY BONUS
INITS x 35% (1.35] = 4.05 UNITS

STATE DENSITY BONUS LAW ALLOWS
ANY FRACTION TO ROUND UP

UNITS ALLOWED WITH 35% DENSITY
=5UN

AFFORDABILITY PER CALIFORNIA CODE
65915(c): 35% DENSITY INCREASE
REQUIRES 20% OF THE UNITS, T UNT
INTHIS CASE, TO MEE

REQUIREMENTS FOR 1OW-INCOME

Attachment

CONCESSIONS REQUESTED: THE
TENTATIVE MAP FOR THIS LOT
REQUIRES TWO CONCESSIONS; THEY
ARE A REDUCTION IN MINIMUM LOT
SIZE AND M