AGENDA
CAPITOLA PLANNING COMMISSION
Thursday, June 7, 2018 - 7:00 PM

Chairperson Sam Storey

Commissioners Linda Smith
Ed Newman
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. APPROVAL OF MINUTES
1. Planning Commission - Regular Meeting - Apr 5, 2018 7:00 PM

2. Planning Commission - Regular Meeting - May 3, 2018 7:00 PM

4. 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.

A. 734 Orchid Avenue #18-0136 APN: 036-181-03
Design Permit for an addition to a single-family home, 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: Nora Seaman
Representative: Derek Van Alstine, Designer, Filed: 03.27.2018

B. 4795 Garnet Street #18-0154 APN: 034-037-16
Design Permit to add new roofs to an existing nonconforming duplex and detached garage
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
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CAPITOLA PLANNING COMMISSION AGENDA — June 7, 2018

Property Owner: CBP Enterprises
Representative: Heidi Anderson Spicer, Architect, Filed: 04.04.2018

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.

A.

620 Monterey Avenue #18-041 APN: 036-101-38

Coastal Development Permit to demolish one classroom building and 12 existing portable
buildings onsite and construct four new buildings for classrooms, art/woodshop rooms,
physical education, and locker rooms at New Brighton Middle School.

This project is in the Coastal Zone and requires a Coastal Development Permit that is not
appealable to the Coastal Commission.

Environmental Determination: Categorical Exemption

Property Owner: Soquel Union Elementary School District

Representative: Madi Architecture and Planning

105 Stockton Avenue #18-0170 APN: 035-171-21

Amendment to the Master Sign Program at 103/105 Stockton Avenue to allow an additional
wall sign in the C-V (Central Village) Zoning District.

This project is located within the Coastal Zone but does not require a Coastal Development
Permit.

Environmental Determination: Categorical Exemption

Property Owner: Peter Hubback

Representative: Vahan Tchakerian, Filed: 04.17.2018

Retail Marijuana Sales in Regional Commercial Zoning District

Amendment to Regional Commercial Zoning District to allow a new conditional use for a
limited number of retail cannabis establishments, subject to regulations and review criteria,
in compliance with state law. The proposed ordinance shall only go into effect if a ballot
measure for a cannabis tax is passed by Capitola voters in November 2018.

This zoning amendment will not impact properties in the Coastal Zone and therefore does
not require Coastal Commission adoption.

Environmental Determination: Categorical Exemption

Property Owner: All properties in the Regional Commercial zone

Representative: Katie Herlihy, Community Development Director

4015 Capitola Road  #17-019 APN: 034-261-40

Design Permit to renovate the existing SEARS into three tenant spaces (Sears,
TJ Maxx/Homegoods, and PetSmart) with remodeled exterior facades, two 4,000
square foot building pads for a future development phase, and a Master Sign
Program located for the three tenants within the CC (Community Commercial)
zoning district.

This project is not located in the Coastal Zone.

Environmental Determination: Categorical Exemption, Section 15270 of the
CEQA guidelines

Property Owner: Seritage SRC Finance LLC

Representative: Mark Rone, Cypress Equities
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DIRECTOR'S REPORT
COMMISSION COMMUNICATIONS

ADJOURNMENT

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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DRAFT FINAL MINUTES
CAPITOLA PLANNING COMMISSION MEETING
THURSDAY, APRIL 5, 2018
7 P.M. - CAPITOLA CITY COUNCIL CHAMBERS

1. ROLL CALL AND PLEDGE OF ALLEGIANCE

Commissioner Newman: Present; Commissioner Smith: Present; Chairperson Storey: Present;
Commissioner Welch: Present; and Commissioner Westman: Present.

2. NEW BUSINESS - NONE
3. ORAL COMMUNICATIONS

A. Additions and Deletions to Agenda — None

B. Public Comments — None

C. Commission Comments
Chairperson Storey thanked Community Development Director Rich Grunow and
announced that after five years with the City of Capitola, Director Grunow will be moving on

to the City of Coronado at the end of the month. Chairperson Storey also congratulated
Senior Planner Katie Herlihy, who will be taking over as Community Development Director.

Commissioner Welch expressed his appreciation to Director Grunow for his work with the
City of Capitola. Commissioner Smith added her congratulations to Senior Planner Herlihy.

D. Staff Comments

Director Grunow expressed his gratitude to each of the Planning Commissioner and thanked
them for their kind words. He was confident that Senior Planner Herlihy will do a great job as
the new Community Development Director and will help keep the continuity in the
department.

4. APPROVAL OF MINUTES

A. Approval of draft March 1, 2018, Planning Commission minutes
1. Planning Commission - Regular Meeting - March 1, 2018 7:00 PM

Commissioner Westman abstained due to her absence at the meeting of March 1.

MOTION: Accept minutes of March 1, 2018.

RESULT: ACCEPTED [4 TO 0]
MOVER: Linda Smith, Commissioner
SECONDER: TJWelch, Chairperson
AYES: Smith, Newman, Welch, Storey
ABSTAIN: Westman
City of Capitola Page 1 Updated 4/6/2018 5:06 PM
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5. CONSENT CALENDAR

A.

110 Hollister Avenue #18-0085 APN: 036-144-10

Design Permit to demolish an existing, one-story single-family residence and construct a
new two-story single-family residence in the R-1 Single-Family Zoning District.

This project is in the Coastal Zone and requires a Coastal Development Permit that is
appealable to the California Coastal Commission.

Environmental Determination: Categorical Exemption

Property Owner: Lisa and Mark Garrigues

Representative: Clark E Shultes

Chairperson Storey and Commissioner Welch recused themselves due to proximity and
meeting was turned over to Vice Chair Westman.

the

MOTION: Approve Design Permit and Coastal Development Permit with the following
conditions:

CONDITIONS OF APPROVAL
1. The project approval consists of demolition of the existing home and construction of a

new 2,152-square-foot single-family residence. The maximum Floor Area Ratio for the
4,000-square-foot property is 54% (2,160 square feet). The total FAR of the project is
54% with a total of 2,154 square feet, 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 April 5, 2018, except as modified through conditions
imposed by the Planning Commission during the hearing.

2. 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

3. 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. 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.

5. 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.

6. 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.

7. Prior to issuance of building permit, all Planning fees associated with permit #18-0085

shall be paid in full.

Minutes Acceptance: Minutes of Apr 5, 2018 7:00 PM (Approval of Minutes)
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8.

10.

11.

12.

13.

14.

15.

16.

17.

18.

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, Soquel
Creek 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, curb, gutter, or
sidewalk shall be replaced per the Public Works Standard Details and to the satisfaction
of the Public Works Department. All replaced driveway approaches, curb, gutter or
sidewalk 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
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applicant to others without losing the approval. The permit cannot be transferred off the
site on which the approval was granted.

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

20. 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.

COASTAL FINDINGS

D. Findings Required.

1. 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:

a. A statement of the individual and cumulative burdens imposed on public access and
recreation opportunities based on applicable factors identified pursuant to subsection
(D)(2) of this section. The type of affected public access and recreation opportunities
shall be clearly described;

b. An analysis based on applicable factors identified in subsection (D)(2) of this section
of the necessity for requiring public access conditions to find the project consistent
with the public access provisions of the Coastal Act;

c. A description of the legitimate governmental interest furthered by any access
conditioned required;

d. An explanation of how imposition of an access dedication requirement alleviates the
access burdens identified.

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:

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.

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
buildout. 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
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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 proposed project is located at 110 Hollister. The home is not located in an
area with coastal access. The home will not have an effect on public trails or
beach access.

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 The proposed project is located along Hollister Avenue. No portion of the
project is located along the shoreline or beach.

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);

e There is not a history of public use on the subiject lot.

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 on private property on Hollister Avenue. The
project will not block or impede the ability of the public to get to or along the
tidelands, public recreation areas, or views to the shoreline.

Minutes Acceptance: Minutes of Apr 5, 2018 7:00 PM (Approval of Minutes)
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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 on private property 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.

3. 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 accessway on the subject
land.

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

4. Findings for Management Plan Conditions. Written findings in support of a
condition requiring a management plan for requlating the time and manner or
character of public access use must address the following factors, as
applicable:

a. ldentification 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 residential area without sensitive habitat areas.

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 the 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;
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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 requlate public use.

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.

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 project involves a single-family home on a residential lot of record.

SEC. 30223
Upland areas necessary to support coastal recreational uses shall be reserved
for such uses, where feasible.

e The project involves a single-family home on a residential lot of record.

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.

e The project involves a single-family home on a residential lot of record.

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 involves the construction of a single-family home. The project
complies with applicable standards and requirements for provision for parking,
pedestrian access, alternate means of transportation, and/or traffic
improvements.

8. Review of project design, site plan, signing, lighting, landscaping, etc., by the
city’s architectural and site review committee, and compliance with adopted
design quidelines and standards, and review committee recommendations;

e The project complies with the design guidelines and standards established by
the Municipal Code.
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9.

10.

11.

12.

13.

14.

15.

16.

17.

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.

Demonstrated availability and adequacy of water and sewer services;

e The project is located on a legal lot of record with available water and sewer
services.

Provisions of minimum water flow rates and fire response times;

e The project is located several blocks from the Capitola fire department. Water
is available at the location.

Project complies with water and energy conservation standards;

e The project is for a single-family home. The GHG emissions for the project are
projected at less than significant impact. All water fixtures must comply with the
low-flow standards of the Soquel Creek Water District.

Provision of park dedication, school impact, and other fees as may be required;

e The project will be required to pay appropriate fees prior to building permit
issuance.

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.

Project complies with natural resource, habitat, and archaeological protection
policies;

e Conditions of approval have been included to ensure compliance with
established policies.

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.

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.
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18.

19.

20.

21.

22.

23.

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 Geologic/engineering reports have been prepared by qualified professionals for
this project. 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.

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.

Project complies with shoreline structure_paolicies;

e The proposed project is not located along a shoreline.

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 an allowed use consistent with the Single-Family zoning district.

Conformance to requirements of all other city ordinances, zoning requirements,
and project review procedures; and

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

Project complies with the Capitola parking permit program as follows:

a. The village area preferential parking program areas and conditions as established
in Resolution No. 2596 and no permit parking of any kind shall be allowed on
Capitola Avenue.

b. The neighborhood preferential parking program areas are as established in
Resolution Numbers 2433 and 2510.

c. The village area preferential parking program shall be limited to three hundred fifty

permits.
d. Neighborhood permit areas are only in force when the shuttle bus is operating

except that:

i. The Fanmar area (Resolution No. 2436) program may operate year-round,
twenty-four hours a day on weekends,

ii. The Burlingame, Cliff Avenue/Grand Avenue area (Resolution No. 2435) have
year-round, twenty-four hour per day “no public parking.”

e. Except as specifically allowed under the village parking program, no preferential
residential parking may be allowed in the CIliff Drive parking areas.

f. Six Depot Hill twenty-four minute “Vista” parking spaces_(Resolution No. 2510)
shall be provided as corrected in Exhibit A attached to the ordinance codified in this
section and found on file in the office of the city clerk.

g. A limit of fifty permits for the Pacific Cove parking lot_ may be issued to village
permit holders and transient occupancy permit holders.

Minutes Acceptance: Minutes of Apr 5, 2018 7:00 PM (Approval of Minutes)

Packet Pg. 12




CAPITOLA PLANNING COMMISSION MINUTES — April 5, 2018 10

h. No additional development in the village that intensifies use and requires additional
parking shall be permitted. Changes in use_that do not result in additional parking
demand can be allowed and exceptions for onsite parking as allowed in the
land use plan can be made.

e The project site is not located within the area of the Capitola parking permit

program.
RESULT: APPROVED [3 TO 0]

MOVER; Edward Newman, Commissioner
SECONDER: Linda Smith, Commissioner
AYES: Smith, Newman, Westman

RECUSED: Welch, Storey

6. PUBLIC HEARINGS

A.

1098 38th Avenue #18-0052 APN: 034-172-01

Fence exception to permit a six-foot high fence in the front yard along the side property line
and an eight-foot high solid fence on the side property line extending to the rear property
line. This project is located in the RM-M (Multi-Family Medium Density) zoning district.

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

Property Owner: Central California Alliance for Health

Senior Planner Herlihy gave the presentation. Commissioner Newman recused himself and
left the dais due to a financial relationship with the applicant.

Christopher Barlow with Wald Ruhnke & Dost Architects spoke as the representative of the
Central California Alliance for Health and confirmed that his client agrees with the staff
recommendations. The Alliance is the owner of the property and currently in negotiations to
bring in a tenant who will serve as the operator for the facility to provide needed senior care
services to the community. Chairperson Storey asked about the reason for requesting an
exception not to have the lattice on the top of the eight-foot fence and Mr. Barlow
responded that it was due to security concerns.

MOTION: Approve fence exception with the following conditions and findings:

CONDITIONS OF APPROVAL

1. The project approval consists of a new fence on the north and south property lines of
1098 38" Avenue. The fence on the north property line may extend 30-inches in height
for the first 30-feet, then extend to six feet of height to the front fagade of the main
building, and then extend 8-feet in height, with no required lattice, to the rear property
line. Along the south property line, the fence may extend 42-inches in height to the front
facade of the first mobile home on the adjacent property, then extend to six feet of height
to the front fagade of the main building on 1098 38™ Avenue, and then extend to 8-feet in
height, with no required lattice, to the rear property line. A fence permit with an
exception to the height and material requirements has been approved within this
application.

3.1
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2.

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.

Prior to issuance of building permit, all Planning fees associated with permit #18-052
shall be paid in full.

This permit shall expire 24 months from the date of issuance. The applicant shall have
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.

FINDINGS
A. The application, subject to the conditions imposed, secures the purposes of the

B.

Zoning Ordinance, General Plan, and Local Coastal Plan.

Community Development Staff, and the Planning Commission have all reviewed the
proposed fence exceptions. The fence 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.

This project is categorically exempt under Section 15304 of the California
Environmental Quality Act and is subject to Section 753.5 of Title 14 of the
California Code of Regulations.

Section 15304 of the CEQA Guidelines exempts minor alterations to land. No adverse
environmental impacts were discovered during review of the proposed project.

RESULT: APPROVED [4 TO 0]

MOVER: Linda Smith, Commissioner
SECONDER: Susan Westman, Commissioner
AYES: Smith, Welch, Westman, Storey
RECUSED: Newman

B. 1725 48th Avenue #17-0403 APN: 034-022-41
Design Permit and Conditional Use Permit to convert an existing historic barn into an
Accessory Dwelling Unit and build a new single car garage in the R-1 (Single-Family
Residential) zoning district.
This project is in the Coastal Zone and requires a Coastal Development Permit that is not
appealable to the California Coastal Commission.

3.1
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Environmental Determination: Categorical Exemption
Property Owner: Michael and Elizabeth Adams
Representative: Dennis Norton Filed: 10/10/17

Assistant Planner Orbach gave the presentation.

Representative Dennis Norton reviewed the project proposal and responded to the
questions from the Planning Commissioners.

The commissioners discussed amendments and additional language to the conditions,
historical context, and short-term rental restrictions.

MOTION: Approve Design Permit, Conditional Use Permit, and Coastal Development Permit
with the following amended conditions and findings:

CONDITIONS OF APPROVAL

1.

The project approval consists of the conversion of an existing historic barn into an
Accessory Dwelling Unit and construction of a new single-car garage. The maximum
Floor Area Ratio for the 8,000-square foot property is 60% (4,800 square feet) with the
addition of the accessory dwelling unit. The total FAR of the project is 45% with a total
of 3,631 square feet, compliant with the maximum FAR within the zone. The staircase
and loft will be removed to comply with the secondary dwelling unit single story limit and
640 square feet maximum floor area. The proposed project is approved as indicated on
the final plans reviewed and approved by the Planning Commission on April 5, 2018,
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.

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
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.

Prior to issuance of building permit, all Planning fees associated with permit #17-0403
shall be paid in full.

3.1
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8.

10.

11.

12.

13.

14.

15.

16.

17.

18.

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
Creek 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, curb, gutter, or
sidewalk shall be replaced per the Public Works Standard Details and to the satisfaction
of the Public Works Department. All replaced driveway approaches, curb, gutter or
sidewalk 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
placed out of public view on non-collection days.
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19.

20.

21.

22.

The floor area for secondary dwelling unit shall not exceed 580 square feet as approved
by the Planning Commission.

At time of submittal for building permit review, a water will serve letter for the second
dwelling unit must be submitted to the City.

Before obtaining a building permit for a secondary dwelling unit, the property owner shall
file with the county recorder a declaration of restrictions containing a reference to the
deed under which the property was acquired by the present owner and stating that:

a. The secondary dwelling unit shall not be sold separately;

b. The unitis restricted to the approved size and no loft will be permitted;

c. The administrative review or the design permit, whichever applies, for the secondary
dwelling unit shall be in effect only so long as the owner of record occupies either the
main residence or the secondary dwelling unit;

d. The above declarations are binding upon any successor in ownership of the
property. Lack of compliance shall be cause for code enforcement and/or revoking
the administrative review or the architecture and site review permit, whichever
applies;

e. The deed restrictions shall lapse upon removal of the secondary dwelling unit.

f. The secondary dwelling unit shall not be rented for less than 30 days.

Secretary of the Interior's Standards and Guidelines for preservation, rehabilitation,

restoration, or reconstruction shall be followed.

a. Prior to disassembly of the barn, the applicant shall catalog all existing details of the
structure. Once the existing structure is ready to be disassembled, the applicant is
required to have an inspection by the City Planner and Building Inspector to ensure
all existing materials are documented in accordance with the preservation plan.
Existing materials must be stored in a weather proof area.

b. Any removal of existing building materials or features on historic buildings shall be
approved by the Community Development Department prior to removal.

c. The applicant and/or contractor shall field verify all existing conditions on historic
buildings and match replacement elements and materials according to the approved
plans. Any discrepancies found between approved plans, replacement features and
existing elements must be reported to the Community Development Department for
further direction, prior to construction.

FINDINGS

A.

B.

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 conversion of an
existing historic barn into an Accessory Dwelling Unit and construction of a new single-
car garage complies with the development standards of the R-1 (Single-Family) District.
Specifically, all of the requirements of Capitola Municipal Code §17.99.050 have been
met. 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 conversion of an existing
historic barn into an Accessory Dwelling Unit and construction of a new single-car

3.1
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garage. The design of the garage, with its bead board siding and composite shingle
roof, will fit in nicely with the historic house and barn and the existing neighborhood. The
project will maintain the character and integrity of the neighborhood.

C. This project is categorically exempt under Section 15303(e) of the California
Environmental Quality Act and is subject to Section 753.5 of Title 14 of the
California Code of Regulations.

Section 15303(e) of the CEQA Guidelines exempts accessory structures including
garages. This project involves the conversion of an existing historic barn into an
Accessory Dwelling Unit and construction of a new single-car garage within the R-1
(Single-Family) zoning district. No adverse environmental impacts were discovered
during review of the proposed project.

Coastal Findings
D. Findings Required
1. 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:

a. A statement of the individual and cumulative burdens imposed on public access
and recreation opportunities based on applicable factors identified pursuant to
subsection (D)(2) of this section. The type of affected public access and recreation
opportunities shall be clearly described;

b. An analysis based on applicable factors identified in subsection (D)(2) of this
section of the necessity for requiring public access conditions to find the project
consistent with the public access provisions of the Coastal Act;

c. A description of the legitimate governmental interest furthered by any access
conditioned required;

d. An explanation of how imposition of an access dedication requirement alleviates
the access burdens identified.

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:

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.

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 buildout. Projection for the anticipated demand and need for
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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 proposed project is located at 1725 48™ Avenue. The home is not
located in an area with coastal access. The home will not have an effect on
public trails or beach access.

b. Shoreline Processes. Description of the existing shoreline conditions, including
beach profile, accessibility and usability of the beach, history of erasion 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 The proposed project is located along 48" Avenue. No portion of the project
is located along the shoreline or beach.

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);

o There is not a history of public use on the subject lot.
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;
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e The proposed project is located on private property on 48th Avenue. The
project will not block or impede the ability of the public to get to or along the
tidelands, public recreation areas, or views to the shoreline.

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 on private property 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.

3. 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 accessway on the subject
land.

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

4. 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:

a. lIdentification 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 residential area without sensitive habitat areas.
b. Topographic constraints of the development site;
o The project is located on a flat lot.

c. Recreational needs of the public;
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o The project does not impact the 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.

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.

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 project involves the conversion of an existing historic barn into an Accessory
Dwelling Unit and construction of a new single-car garage on a residential lot of
record.

SEC. 30223
Upland areas necessary to support coastal recreational uses shall be reserved
for such uses, where feasible.

e The project involves the conversion of an existing historic barn into an Accessory
Dwelling Unit and construction of a new single-car garage on a residential lot of
record.

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.

e The project involves the conversion of an existing historic barn into an
Accessory Dwelling Unit and construction of a new single-car garage on a
residential lot of record.

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;
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10.

11.

12.

13.

14.

e The project involves the conversion of an existing historic barn into an
Accessory Dwelling Unit and construction of a new single-car garage on a
residential lot of record. The project complies with applicable standards and
requirements for provision for parking, pedestrian access, alternate means of
transportation, and/or traffic improvements.

Review of project design, site plan, signing, 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.

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.

Demonstrated availability and adequacy of water and sewer services;

e The project is located on a legal lot of record with available water and sewer
services.

Provisions of minimum water flow rates and fire response times;

e The project is located a short distance from the Capitola fire department.
Water is available at the location.

Project complies with water and energy conservation standards;

e The project is for the conversion of an existing historic barn into an Accessory
Dwelling Unit and construction of a new single-car garage on a residential lot
of record. The GHG emissions for the project are projected at less than
significant impact. All water fixtures must comply with the low-flow standards
of the Soquel Creek Water District.

Provision of park dedication, school impact, and other fees as may be
required;

o The project will be required to pay appropriate fees prior to building permit
issuance.

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.
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15.

16.

17.

18.

19.

20.

21.

22.

23.

Project complies with natural resource, habitat, and archaeological
protection policies;

e Conditions of approval have been included to ensure compliance with
established policies.

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.

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.

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 The project is not located in seismic areas, geologically unstable areas, or
coastal bluffs. 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.

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.

Project complies with shoreline structure policies;

e The proposed project is not located along a shoreline.

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 an allowed use consistent with the Single-Family zoning district.

Conformance to requirements of all other city ordinances, zoning
requirements, and project review procedures; and

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

Project complies with the Capitola parking permit program as follows:
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a.

The village area preferential parking program areas and conditions as

established in Resolution No. 2596 and no permit parking of any kind shall be

allowed on Capitola Avenue.

The neighborhood preferential parking program areas are as established in

Resolution Numbers 2433 and 2510.

The village area preferential parking program shall be limited to three

hundred fifty permits.

Neighborhood permit areas are only in force when the shuttle bus is

operating except that:

i. The Fanmar area (Resolution No. 2436) program may operate year-round,
twenty-four hours a day on weekends,

i. The Burlingame, Cliff Avenue/Grand Avenue area (Resolution No. 2435)
have year-round, twenty-four hour per day “no public parking.”

Except as specifically allowed under the village parking program, no

preferential residential parking may be allowed in the CIiff Drive parking

areas.

Six Depot Hill twenty-four minute “Vista” parking spaces (Resolution No.

2510) shall be provided as corrected in Exhibit A attached to the ordinance

codified in this section and found on file in the office of the city clerk.

A limit of fifty permits for the Pacific Cove parking lot may be issued to village

permit holders and transient occupancy permit holders.

No additional development in the village that intensifies use and requires

additional parking shall be permitted. Changes in use that do not result in

additional parking demand can be allowed and exceptions for onsite parking

as allowed in the land use plan can be made.

e The project site is not located within the area of the Capitola parking
permit program.

RESULT: APPROVED AS AMENDED [UNANIMOUS]
MOVER: Linda Smith, Commissioner

SECONDER: TJ Welch, Chairperson

AYES: Smith, Newman, Welch, Westman, Storey

C. 4201 Capitola Road  #17-0441 APN: 034-121-36 & 37
Tentative Map for a three-lot subdivision, Design Permit for three new single-

3.1

family homes, Variance request to allow encroachments into side yard setbacks,
and demolition of two existing structures located at 4201 Capitola Road within
the CN (Neighborhood Commercial) zoning district.

This project is in the Coastal Zone and requires a Coastal Development Permit
which is not appealable to the California Coastal Commission after all possible
appeals are exhausted through the City.

Property Owner: Magnolia Tree Investments

Representative: Matthew Thompson, Architect. Filed: 11.09.2017

Assistant Planner Orbach provided the presentation. He noted that an alternative set of
plans that would not require the variance to the setback encroachments were submitted

earlier in the day.
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Representative Matthew Thompson of Thacher & Thompson Architects addressed the
Planning Commission and provided the background on the proposed project.

Commissioner Smith stated that she thought that this was the wrong project for the
location.

Chairperson Storey requested a roll call vote.

MOTION: Approve a Design Permit and Coastal Development Permit for the alternate plans
submitted on April 5, 2018, and deny the variance, with the following amended conditions and
findings:

CONDITIONS OF APPROVAL

1. The project approval consists of a design permit for three new single-family homes,
including demolition of one existing home, and a tentative parcel map for a three-lot
subdivision located at 4201 Capitola Road. The proposed project is approved as
indicated on the final alternative plans_submitted, reviewed, and approved by the
Planning Commission on April 5, 2018, except as modified through conditions imposed
by the Planning Commission during the hearing. The request for a variance for
encroachments into the side yard setbacks was denied.

2. 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

3. 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. 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.

5. 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.

6. 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.

7. Prior to issuance of building permit, all Planning fees associated with permit #17-0441
shall be paid in full.

8. 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.
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9.

10.

11.

12.

13.

14.

15.

16.

17.

18.

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
Creek 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, curb, gutter, or
sidewalk shall be replaced per the Public Works Standard Details and to the satisfaction
of the Public Works Department. All replaced driveway approaches, curb, gutter or
sidewalk shall meet current Accessibility Standards.

Prior to issuance of a Certificate of Occupancy, the applicant shall demonstrate
compliance with the tree removal permit authorized by this permit for 3 trees to be
removed from the property. Replacement trees shall be planted at a 2:1 ratio. Required
replacement trees shall be of the same size, species, and planted on the site as shown
on the approved plans.

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.
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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
placed out of public view on non-collection days.

21. 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.

22. Applicant shall have prepared a final parcel map by a licensed surveyor and shall submit
the final map for review, approval, and recording by the City’s surveyor and the Public
Works Department.

23. All plans and profiles of improvements shall be approved by the Director of Public Works
prior to the filing of the final map, and the construction of said improvements shall be in
accordance with the City Specifications and shall be inspected by the Director of Public
Works or his authorized agent, subject to fees appropriate for the services.

24. Prior to the recordation of the parcel map, the applicant shall submit new legal
descriptions for the three lots for review by the Community Development Director.

25. Available and necessary utilities, including CATV 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.

26. During construction, applicant shall follow the required procedures for tree protection in
the Tree Resource Analysis/Construction Impact Assessment/Tree Protection Plan by
James P. Allen & Associates, including: tree protection structures, demolition, backhoe
operating requirements, site stabilization, preconstruction root exploration,
preconstruction root pruning, necessary tree removal, tree canopy clearance pruning,
required tree replacement, and supplemental irrigation. Also, to ensure the survivability
and proper growth of replacement trees, applicant shall implement the success criteria
found in the maintenance and monitoring program criteria section:

a. A gualified professional will monitor the newly planted trees at one (1) month
intervals for the first year of growth and every 3 months thereafter for an
additional 4-year period

b. Tree health and growth rates will be assessed

c. Trees suffering poor growth rates or declining health will be identified

d. Invigoration treatments will be provided

e. Dead trees or trees in an irreversible state of decline will be replaced

f. Atthe end of the five-year period the status of the new plantings will be assessed
to make certain that success criteria have been met and all replacement trees
planted are performing well

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 design permit for
three new single-family homes, including demolition of one existing home, and a
tentative parcel map for a three-lot subdivision comply with the development standards
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of the CN (Neighborhood Commercial) District. The project secures the purpose of the
Zoning Ordinance, General Plan, and Local Coastal Plan

B. 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 design permit for three
new single-family homes, including demolition of one existing home, and tentative parcel
map for a three-lot subdivision. The design of the homes, with three different siding
types, open rafters in the eaves, timber detailing for porch work, klinker brick bases on
the porch columns, and clad wood windows, will fit in nicely with the existing
neighborhood. The project will maintain the character and integrity of the neighborhood.

C. This project is categorically exempt under Section 15303(a) of the California
Environmental Quality Act and is subject to Section 753.5 of Title 14 of the
California Code of Regulations.

Section 15303(a) of the CEQA Guidelines exempts one single-family residence, or a
second dwelling unit in a residential zone, and in urbanized areas, up to three single-
family residences may be constructed under this exemption. This project involves a
design permit for three new single-family homes, including demolition of one existing
home, and a tentative parcel map for a three-lot subdivision within the CN
(Neighborhood Commercial) zoning district. No adverse environmental impacts were
discovered during review of the proposed project.

COASTAL FINDINGS
D. Findings Required.

24. 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:

a. A statement of the individual and cumulative burdens imposed on public access
and recreation opportunities based on applicable factors identified pursuant to
subsection (D)(2) of this section. The type of affected public access and recreation
opportunities shall be clearly described;

b.  An analysis based on applicable factors identified in subsection (D)(2) of this
section of the necessity for requiring public access conditions to find the project
consistent with the public access provisions of the Coastal Act;

c. A description of the legitimate governmental interest furthered by any access
conditioned required;

d. An explanation of how imposition of an access dedication requirement alleviates
the access burdens identified.

¢ 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:

25. 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
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combination with the effects of past projects, other current projects, and
probable future projects, including development allowed under applicable
planning and zoning.

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 buildout. 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 proposed project is located at 4201 Capitola Road. The homes are not
located in an area with coastal access. The homes will not have an effect on
public trails or beach access.

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 The proposed project is located along Capitola Road and 42nd Avenue. No
portion of the project is located along the shoreline or beach.

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
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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);

e There is not a history of public use on the subject lot.

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 on private property on Capitola Road. The
project will not block or impede the ability of the public to get to or along the
tidelands, public recreation areas, or views to the shoreline.

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 on private property 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.

26. 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 accessway on the subject
land.

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

27. 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:

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;
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e The project is located in a commercial/residential area without sensitive
habitat areas.

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 the 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.

28. 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
reguirements);

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

29. 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 project involves single-family homes on residential lots of record.
SEC. 30223

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

e The project involves single-family homes on residential lots of record.
¢) 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.
e The project involves single-family homes on residential lots of record.

30. Project complies with applicable standards and requirements for provision of

public and private parking, pedestrian access, alternate means of transportation
and/or traffic improvements;
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31.

32.

33.

34.

35.

36.

37.

38.

e The project involves the construction of three single-family homes. The project
complies with applicable standards and requirements for provision for parking,
pedestrian access, alternate means of transportation, and/or traffic
improvements.

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

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

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.

Demonstrated availability and adequacy of water and sewer services;

e The project is located on legal lots of record with available water and sewer
services.

Provisions of minimum water flow rates and fire response times;

e The project is located a short distance from the Capitola Fire Department. Water
is available at the location.

Project complies with water and energy conservation standards;
e The project is for three single-family homes. The GHG emissions for the project
are projected at less than significant impact. All water fixtures must comply with
the low-flow standards of the Soquel Creek Water District.

Provision of park dedication, school impact, and other fees as may be required;

e The project will be required to pay appropriate fees prior to building permit
issuance.

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.

Project complies with natural resource, habitat, and archaeological protection
policies;

¢ Conditions of approval have been included to ensure compliance with
established policies.

3.1
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39.

40.

41.

42.

43.

44,

45,

46.

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.

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.

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 The project is not in a seismic area, geologically unstable area, or coastal bluffs.
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.

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.

Project complies with shoreline structure policies;
e The proposed project is not located along a shoreline.

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 an allowed use consistent with the Neighborhood Commercial zoning
district.

Conformance to requirements of all other city ordinances, zoning requirements,
and project review procedures; and

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

Project complies with the Capitola parking permit program as follows:

a. The village area preferential parking program areas and conditions as
established in Resolution No. 2596 and no permit parking of any kind shall be
allowed on Capitola Avenue.

b. The neighborhood preferential parking program areas are as established in
Resolution Numbers 2433 and 2510.

3.1
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c. The village area preferential parking program shall be limited to three hundred
fifty permits.

d. Neighborhood permit areas are only in force when the shuttle bus is operating
except that:

i. The Fanmar area (Resolution No. 2436) program may operate year-round,
twenty-four hours a day on weekends,

ii. The Burlingame, Cliff Avenue/Grand Avenue area (Resolution No. 2435)
have year-round, twenty-four hour per day “no public parking.”

e. Except as specifically allowed under the village parking program, no preferential
residential parking may be allowed in the Cliff Drive parking areas.

f.  Six Depot Hill twenty-four minute “Vista” parking spaces (Resolution No. 2510)
shall be provided as corrected in Exhibit A attached to the ordinance codified in
this section and found on file in the office of the city clerk.

g. A limit of fifty permits for the Pacific Cove parking lot may be issued to village
permit holders and transient occupancy permit holders.

h. No additional development in the village that intensifies use and requires
additional parking shall be permitted. Changes in use that do not result in
additional parking demand can be allowed and exceptions for onsite parking as
allowed in the land use plan can be made.

e The project site is not located within the area of the Capitola parking permit program.

RESULT: APPROVED AS AMENDED [4 TO 1]
MOVER: Edward Newman, Commissioner
SECONDER: Susan Westman, Commissioner
AYES: Newman, Welch, Westman, Storey
NAYS: Smith

7. DIRECTOR'S REPORT

Director Grunow reported that at the next City Council meeting of April 12, 2018, the City
Council will discuss a marijuana ordinance and seek direction on a framework for a future
ordinance, including consideration of ballot initiative this November to asses a tax should the
Council decide to allow retail sales of marijuana in the city.

8. COMMISSION COMMUNICATIONS

None.

9. ADJOURNMENT
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DRAFT FINAL MINUTES

CAPITOLA PLANNING COMMISSION MEETING
THURSDAY, MAY 3, 2018

7 P.M. - CAPITOLA CITY COUNCIL CHAMBERS

1. ROLL CALL AND PLEDGE OF ALLEGIANCE
Commissioner Newman: Present; Commissioner Smith: Present; Chairperson Storey: Present;
Commissioner Welch: Present; Commissioner Westman: Present.

2. ORAL COMMUNICATIONS

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

C. Commission Comments — None

D

. Staff Comments — None

3. APPROVAL OF MINUTES
1. Planning Commission - Regular Meeting - Apr 5, 2018 7:00 PM

MOTION: Continue minutes approval to a date in the future.

RESULT: CONTINUED [UNANIMOUS]

MOVER: Linda Smith, Commissioner

SECONDER: Susan Westman, Commissioner

AYES: Smith, Newman, Welch, Westman, Storey

4. CONSENT CALENDAR

A. 110 Capitola Avenue Suite 1 #18-128 APN: 035-185-25
Sign Permit for a new sign for Mia Bella Adonic, a new boutique located within the C-V
(Central Village) zoning district.
This project is in the Coastal Zone but does not require a Coastal Development Permit.
Environmental Determination: Categorical Exemption
Property Owner: Gl 110 Capitola Ave, LLC
Representative: Kayla & Dee Dee Wilson Filed: 03.23.2018

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

CONDITIONS
1. The project approval consists of an 81 inch wide by 25 inch tall wall sign at the Mia Bella —
Adonic at 110 Capitola Avenue Suite #1. The proposed project is approved as indicated on
the final plans reviewed and approved by the Planning Commission on May 3', 2018,
except as modified through conditions imposed by the Planning Commission during the
hearing.

2. 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.
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3.

Prior to issuance of building permit, all Planning fees associated with permit #18-0128 shall
be paid in full.

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

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.

FINDINGS
A.

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

Community Development Department Staff and the Planning Commission have reviewed
the sign application and determined that the proposed signs will secure the purpose of the
zoning ordinance and general plan.

The application will maintain the character and integrity of the neighborhood.
Community Development Department Staff and the Planning Commission have reviewed
the signs and determined that the signs maintain the character and integrity of the Central
Village.

This project is categorically exempt under Section 15301 of the California
Environmental Quality Act and is not subject to Section 753.5 of Title 14 of the
California Code of Regulations.

The signs are proposed on an existing commercial building in the Central Village. No
adverse environmental impacts were discovered during project review by either the
Planning Department Staff or the Planning Commission.
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RESULT: APPROVED [UNANIMOUS]

MOVER: Edward Newman, Commissioner
SECONDER;: Linda Smith, Commissioner

AYES: Smith, Newman, Welch, Westman, Storey

5. PUBLIC HEARINGS

A.

1350 49th Avenue #18-0050 APN: 034-068-14

Design Permit for a 670-square foot addition to an existing single-family residence with a
variance for an encroachment into the side yard setback located at 1350 49th Avenue
within the R-1 (Single-Family) zoning district.

This project is in the Coastal Zone and requires a Coastal Development Permit

which is appealable to the California Coastal Commission after all possible

appeals are exhausted through the City.

Environmental Determination: Categorical Exemption

Property Owner: Rick Aberle

Representative: Stephen Lang, Filed: 01.26.2018

The project was presented by Assistant Planner Orbach. Commissioner Smith
acknowledged receipt of a letter sent to the Planning Commission from Matt Arthur, Mr.
Aberle’s neighbor, in support of the project. John Hofacre, spoke in support of the project
as both neighbor and project architect.

MOTION: Approve Design Permit, Coastal Development Permit, and variance for an
encroachment into the side yard setback, with the following conditions and findings:

CONDITIONS OF APPROVAL

1.

The project approval consists of a 666-square foot addition that includes a new 226 square
foot one-car garage, a 379-square foot second story living space above the garage, and a
61-square foot addition to the first story to accommodate a hallway and the stairwell to the
second story with a variance for the side yard setback at 1350 49" Avenue within the R-1
(Single-Family Residential) zoning district. The maximum Floor Area Ratio for the 3,216-
square foot property is 57% (1,833 square feet). The total FAR of the project is 57% with a
total of 1,833 square feet, 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 May 3, 2018, 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.

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
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10.

11.

12.

13.

14.

15.

16.

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.

Prior to issuance of building permit, all Planning fees associated with permit #18-0050 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, Soquel Creek
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.

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, curb, gutter, or sidewalk
shall be replaced per the Public Works Standard Details and to the satisfaction of the
Public Works Department. All replaced driveway approaches, curb, gutter or sidewalk 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
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Planning Commission consideration. Failure to remedy a non-compliance in a timely
manner may result in permit revocation.

17. 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.

18. 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.

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

20. 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.

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 construction of a 666-
square foot addition with a variance for the side yard setback and the conditions imposed,
secures the purpose of the Zoning Ordinance, General Plan, and Local Coastal Plan. The
project would comply with all other development standards of the Single-Family Residential
Zoning District.

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 the construction of a 666-
square foot addition with a variance for the side yard setback. The new residence will
blend in with the adjacent structures while maintaining the character and integrity of the
neighborhood.

C. This project is categorically exempt under Section 15332 of the California
Environmental Quality Act and is subject to Section 753.5 of Title 14 of the California
Code of Regulations.

Section 15332 of the CEQA Guidelines exempts project characterized as in-fill
development meeting the following criteria:

a) The project is consistent with the applicable general plan designation and all applicable
general plan policies as well as with applicable zoning designation and regulations.

b) The proposed development occurs within city limits on a project site of no more than five
acres substantially surrounded by urban uses.

¢) The project site has no value as habitat for endangered, rare, or threatened species.

d) Approval of the project would not result in any significant effects relating to traffic, noise,
air quality, or water quality.

e) The site can be adequately served by all required utilities and public services.

The project involves a 666-square foot addition to an existing 1,167 square foot, one-story,
single-family residence in the R-1 (Single Family) zoning district. The project meets all of
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the criteria listed above and no adverse environmental impacts were discovered during
review of the proposed project.

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 circumstance applicable to the property is that the subject property is the
irregular shape of the lot that prohibits the owner from being able to provide a 10 foot by 20
foot covered parking space within the required setbacks.

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.

The grant of a variance does not constitute a grant of a special privilege inconsistent with
the limitation upon other properties in the vicinity and zone in which the property is situated.
Most properties in the vicinity and zone in which the property is located are able to
accommodate the required 10 foot by 20 foot covered parking space due to the fact that
they are regularly shaped. Granting the variance will allow the applicant to enjoy the same
privilege as those properties.

COASTAL FINDINGS

D. Findings Required.

1. 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:

a. A statement of the individual and cumulative burdens imposed on public access and
recreation opportunities based on applicable factors identified pursuant to subsection
(D)(2) of this section. The type of affected public access and recreation opportunities
shall be clearly described;

b. An analysis based on applicable factors identified in subsection (D)(2) of this section of
the necessity for requiring public access conditions to find the project consistent with the
public access provisions of the Coastal Act;

c. A description of the legitimate governmental interest furthered by any access
conditioned required,;

d. An explanation of how imposition of an access dedication requirement alleviates the
access burdens identified.

o 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:

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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a. Project Effects on Demand for Access and Recreation. ldentification 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 buildout. 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 proposed project is located at 1350 49™ Avenue. The home is not located in an
area with coastal access. The home will not have an effect on public trails or beach
access.

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 The proposed project is located along 49" Avenue. No portion of the project is located
along the shoreline or beach.

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);

e There is not a history of public use on the subject lot.
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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 on private property on 49" Avenue. The project will not
block or impede the ability of the public to get to or along the tidelands, public recreation

areas, or views to the shoreline.

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 on private property 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.

3. 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 accessway on the subject land.

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

not apply.

4. 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:

a. ldentification 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 residential area without sensitive habitat areas.
b. Topographic constraints of the development site;

e The project is located on a flat lot.

c. Recreational needs of the public;

Minutes Acceptance: Minutes of May 3, 2018 7:00 PM (Approval of Minutes)

Packet Pg. 42




CAPITOLA PLANNING COMMISSION MINUTES - May 3, 2018 9 3.2

e The project does not impact the 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.

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.
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 project involves a single-family home on a residential lot of record.

SEC. 30223
Upland areas necessary to support coastal recreational uses shall be reserved for
such uses, where feasible.

e The project involves a single-family home on a residential lot of record.

¢) 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.

e The project involves a single-family home on a residential lot of record.

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 involves the construction of a single-family home. The project complies with
applicable standards and requirements for provision for parking, pedestrian access,
alternate means of transportation, and/or traffic improvements.

8. Review of project design, site plan, signing, 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.
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9.

10.

11.

12.

13.

14.

15.

16.

17.

18.

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.

Demonstrated availability and adequacy of water and sewer services;
e The project is located on a legal lot of record with available water and sewer services.
Provisions of minimum water flow rates and fire response times;

e The project is located a short distance from the Capitola fire department. Water is
available at the location.

Project complies with water and energy conservation standards;

e The project is for an addition to a single-family home. The GHG emissions for the project
are projected at less than significant impact. All water fixtures must comply with the low-
flow standards of the Soquel Creek Water District.

Provision of park dedication, school impact, and other fees as may be required;

e The project will be required to pay appropriate fees prior to building permit issuance.

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.

Project complies with natural resource, habitat, and archaeological protection
policies;

e Conditions of approval have been included to ensure compliance with established
policies.

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.

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

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

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;
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19.

20.

21.

22.

23.

Geologic/engineering reports have been prepared by qualified professionals for this
project. 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.

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

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.

Project complies with shoreline structure policies;

The proposed project is not located along a shoreline.

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

This use is an allowed use consistent with the Single-Family Residential zoning district.

Conformance to requirements of all other city ordinances, zoning requirements, and
project review procedures; and

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

Project complies with the Capitola parking permit program as follows:

a.

The village area preferential parking program areas and conditions as established in
Resolution No. 2596 and no permit parking of any kind shall be allowed on Capitola
Avenue.

. The neighborhood preferential parking program areas are as established in Resolution

Numbers 2433 and 2510.

. The village area preferential parking program shall be limited to three hundred fifty

permits.

. Neighborhood permit areas are only in force when the shuttle bus is operating except

that:

i. The Fanmar area (Resolution No. 2436) program may operate year-round, twenty-
four hours a day on weekends,

ii. The Burlingame, CIliff Avenue/Grand Avenue area (Resolution No. 2435) have year-
round, twenty-four hour per day “no public parking.”

. Except as specifically allowed under the village parking program, no preferential

residential parking may be allowed in the Cliff Drive parking areas.

Six Depot Hill twenty-four minute “Vista” parking spaces (Resolution No. 2510) shall be
provided as corrected in Exhibit A attached to the ordinance codified in this section and
found on file in the office of the city clerk.

. A limit of fifty permits for the Pacific Cove parking lot may be issued to village permit

holders and transient occupancy permit holders.

. No additional development in the village that intensifies use and requires additional

parking shall be permitted. Changes in use that do not result in additional parking
demand can be allowed and exceptions for onsite parking as allowed in the
land use plan can be made.

11

3.2
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e The project site is not located within the area of the Capitola parking permit program.

RESULT: APPROVED [UNANIMOUS]

MOVER: Edward Newman, Commissioner
SECONDER: Susan Westman, Commissioner

AYES: Smith, Newman, Welch, Westman, Storey

B. 318 Riverview Avenue #18-0045 APN: 035-172-18
Design Permit for demolition of an existing two-story single-family residence and
construction of a new three-story single-family residence, which includes a
variance request for parking standards and open space located within the C-V
(Central Village) zoning district.
This project is in the Coastal Zone and requires a Coastal Development Permit
which is appealable to the California Coastal Commission after all possible
appeals are exhausted through the City.
Environmental Determination: Categorical Exemption
Property Owner: JDT Capital LLC
Representative: Derek Van Alstine, Filed: 01.24.2018

Commissioner Newman recused himself due to owning property within 500 feet, and
Chairperson Storey also recused himself to avoid potential conflict due to proximity of his
workplace. The meeting was turned over to Vice Chair Westman.

Assistant Planner Orbach reviewed the project.

Commissioner Smith requested clarification of the previous variances allowed on
Riverview Avenue that were described in the staff report parking analysis as “to better
serve the zoning ordinance.” Assistant Planner Orbach confirmed that the full findings
from those variances read “The variance to parking will better serve the intent of the
zoning ordinance and residential development guidelines than will the literal enforcement
of the requirements of the ordinance.”

Project representative Derek Van Alstine had several comments regarding the project
timeline and the parking on Riverview, in response to some of the concerns contained in
the letters sent by the neighbors. Mr. Van Alstine urged the Commission’s approval with
flood certification, as requested.

Lars Sandberg, stated he lives across the street from the project and stated his concerns
regarding parking, density, and the character of the buildings.

Nelson and Leslie Vineyard, neighbors at 320 Riverview Avenue, reviewed the letter that
they sent to the Planning Commissioners late this afternoon that outlined their concerns
and their issue with the impact of construction to Mr. Vineyard’s health diagnosis.

Additional issues discussed included concerns about demolition, variances, parking, and
landscaping. Mr. Van Alstine responded to Commissioner Westman's question regarding
the neighbor’s request for a wall modification, scheduling, and noticing during
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construction. Commissioner Westman requested that construction hours be restricted to
end by 6 p.m. due to the proximity of the neighbors.

Commissioner Smith requested that the minutes reflect the representative’s agreement
to working with the neighbors on the noise.

MOTION: Approve Design Permit, Coastal Development Permit, and variances for
parking space dimensions and open space and a maximum floor area of 2,000
square feet, and deny the variance request for the required number of parking
spaces, with final design approval by staff, and the following amended conditions and
findings:

CONDITIONS OF APPROVAL

1.

The project approval consists of the demolition of an existing two-story single-family
residence and construction of a new 2;36% 2,000 square foot three-story single-family
residence with a variance for the-required-parking; parking dimensions; and required
open space at 318 Riverview Avenue within the C-V (Central Village) zoning district.
The Planning Commission denied the variance request for the third parking space. Prior
to building permit submittal, the applicant must provide revised plans to the Community
Development department that comply with the maximum floor area ratio of 2,000 square

feet, the maximum allowable for residential structures with two parking spaces. The

The parking spaces within the garage shall be utilized for parking two vehicles onsite.

Construction shall comply with the noise regulations of Chapter 9.12 with the additional
requirement that construction is prohibited after six p.m. Monday through Friday and
after four p.m. on Saturdays.

Adjacent neighbors shall be provided with reqular updates regarding construction
schedules and activities and notified at least twenty-four hours in advance of any
construction activities that will result in road closures or other significant neighborhood
impacts such as excessive noise or dust.

At the time of building permit application for construction within the floodplain or
floodway, the applicant shall provide a “No Rise Study”’, performed by a licensed
engineer, in which verification of the structure’s impact on the floodplain or floodway is

provided.

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.

3.2
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8.

10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

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
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.

Prior to issuance of building permit, all Planning fees associated with permit #18-0045
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, Soquel
Creek 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.

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, curb, gutter, or
sidewalk shall be replaced per the Public Works Standard Details and to the satisfaction

Minutes Acceptance: Minutes of May 3, 2018 7:00 PM (Approval of Minutes)

Packet Pg. 48




CAPITOLA PLANNING COMMISSION MINUTES - May 3, 2018 15

20.

21.

22.

23.

24.

of the Public Works Department. All replaced driveway approaches, curb, gutter or
sidewalk 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
placed out of public view on non-collection days.

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.

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 construction of a new
2461 2,000 square foot three-story single-family residence with a variance for reguired
parking; parking dimensions; and required open space, with the conditions imposed,
secures the purpose of the Zoning Ordinance, General Plan, and Local Coastal Plan.
The project would comply with all other development standards of the Central Village
Zoning District.

. 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 construction of a new
2261 2,000 square foot three-story single-family residence with a variance for reguired
parking; parking dimensions; and required open space. The new residence will blend in
seamlessly with the adjacent structures while maintaining the character and integrity of
the Riverview Avenue neighborhood.

. This project is categorically exempt under Section 15303(a) of the California

Environmental Quality Act and is subject to Section 753.5 of Title 14 of the
California Code of Regulations.

Section 15303(a) of the CEQA Guidelines exempts one single-family residence, or a
second dwelling unit in a residential zone. The project involves a new 2,161 2,000
square foot three-story single-family residence in the Riverview Avenue Residential

3.2
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Overlay District in the C-V (Central Village) zoning district. Staff has not identified any
possible environmental impacts associated with the project.

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 circumstance applicable to the property is that the subject property is a small
lot.

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.

The grant of a variance does not constitute a grant of a special privilege inconsistent
with the limitation upon other properties in the vicinity and zone in which the property is
situated. Multiple properties in the vicinity and zone in which the property is located
have been granted variances to the parking dimensions and open space requirements.
Granting the variance will allow the applicant to enjoy the same privilege as those
properties.

COASTAL FINDINGS

D. Findings Required.

1. 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:

a. A statement of the individual and cumulative burdens imposed on public access and
recreation opportunities based on applicable factors identified pursuant to subsection
(D)(2) of this section. The type of affected public access and recreation opportunities
shall be clearly described;

b. An analysis based on applicable factors identified in subsection (D)(2) of this section
of the necessity for requiring public access conditions to find the project consistent
with the public access provisions of the Coastal Act;

c. A description of the legitimate governmental interest furthered by any access
conditioned required;

d. An explanation of how imposition of an access dedication requirement alleviates the
access burdens identified.

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:

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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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 buildout. 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 proposed project is located at 318 Riverview Avenue. The home is not
located in an area with coastal access. The home will not have an effect on
public trails or beach access.

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 The proposed project is located along Riverview Avenue. No portion of the
project is located along the shoreline or beach.

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);

e There is not a history of public use on the subject lot.
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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 on private property on Riverview Avenue. The
project will not block or impede the ability of the public to get to or along the
tidelands, public recreation areas, or views to the shoreline.

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 on private property 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.

3. 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.

C.

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;

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,;

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

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

4. Findings for Management Plan Conditions. Written findings in support of a condition
reguiring a management plan for regulating the time and manner or character of
public access use must address the following factors, as applicable:

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 residential area without sensitive habitat areas.
Topographic constraints of the development site;

e The project is located on a flat lot.

Recreational needs of the public;

3.2
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o The project does not impact the 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.

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.
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 project involves a single-family home on a residential lot of record.

SEC. 30223
Upland areas necessary to support coastal recreational uses shall be reserved for
such uses, where feasible.

e The project involves a single-family home on a residential lot of record.

¢) 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.

e The project involves a single-family home on a residential lot of record.

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 involves the construction of a single-family home. The project complies with
applicable standards and requirements for provision for parking, pedestrian access,
alternate means of transportation, and/or traffic improvements.

8. Review of project design, site plan, signing, 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.
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9.

10.

11.

12.

13.

14.

15.

16.

17.

18.

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.

Demonstrated availability and adequacy of water and sewer services;
e The project is located on a legal lot of record with available water and sewer services.
Provisions of minimum water flow rates and fire response times;

e The project is located several blocks from the Capitola fire department. Water is
available at the location.

Project complies with water and energy conservation standards;

e The project is for a single-family home. The GHG emissions for the project are projected
at less than significant impact. All water fixtures must comply with the low-flow standards
of the Soquel Creek Water District.

Provision of park dedication, school impact, and other fees as may be required;

e The project will be required to pay appropriate fees prior to building permit issuance.

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.

Project complies with natural resource, habitat, and archaeological protection
policies;

e Conditions of approval have been included to ensure compliance with established
policies.

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.

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.

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;
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19.

20.

21.

22.

23.

Geologic/engineering reports have been prepared by qualified professionals for this
project. 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.

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

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.

Project complies with shoreline structure policies;

The proposed project is not located along a shoreline.

The uses proposed are consistent with the permitted or conditional uses of the
zoning district in which the project is located,;

This use is an allowed use consistent with the Central Village zoning district.

Conformance to requirements of all other city ordinances, zoning requirements, and
project review procedures; and

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

Project complies with the Capitola parking permit program as follows:

a.

The village area preferential parking program areas and conditions as established in

Resolution No. 2596 and no permit parking of any kind shall be allowed on Capitola

Avenue.

The neighborhood preferential parking program areas are as established in Resolution

Numbers 2433 and 2510.

The village area preferential parking program shall be limited to three hundred fifty

permits.

Neighborhood permit areas are only in force when the shuttle bus is operating except

that:

i. The Fanmar area (Resolution No. 2436) program may operate year-round, twenty-
four hours a day on weekends,

ii. The Burlingame, CIliff Avenue/Grand Avenue area (Resolution No. 2435) have year-
round, twenty-four hour per day “no public parking.”

Except as specifically allowed under the village parking program, no preferential

residential parking may be allowed in the Cliff Drive parking areas.

Six Depot Hill twenty-four minute “Vista” parking spaces (Resolution No. 2510) shall be

provided as corrected in Exhibit A attached to the ordinance codified in this section and

found on file in the office of the city clerk.

A limit of fifty permits for the Pacific Cove parking lot may be issued to village permit

holders and transient occupancy permit holders.

No additional development in the village that intensifies use and requires additional

parking shall be permitted. Changes in use that do not result in additional parking

demand can be allowed and exceptions for onsite parking as allowed in the

land use plan can be made.
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e The project site is not located within the area of the Capitola parking permit

program.
RESULT: APPROVED AS AMENDED [3 TO 0]
MOVER: TJ Welch, Commissioner
SECONDER: Linda Smith, Commissioner
AYES: Smith, Welch, Westman
RECUSED: Newman, Storey
C. 2205 Wharf Road #18-0108 APN: 034-141-34

Minor land division to create two lots of record and design permit for a new single-family
residence for the property located at 2205 Wharf Road in the RM-LM (Residential Multi-
Family — Low-Medium Density) Zoning District.

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

Property Owner: Christopher Wright

Representative: Dennis Norton, filed: 3/7/2018

Director Herlihy presented the project noting the additional CEQA exemption, and
reminding the Commissioners that this was a project that was previously approved last
year in a different form, prior to being withdrawn. The new application’s Tentative Map
was redesigned so that the two lots will now be oriented towards Wharf Road, and is
now subject to the newly-adopted standards for subdivisions that were recently
approved by the City Council, in addition to the new zoning code.

Dennis Norton, project representative, confirmed that this project conforms to every
applicable zoning and land use law.

Christopher Wright, property owner, responded to questions regarding the project and
confirmed that there is an easement for driveway access for Lot B to use the parking
even though it is on Lot A.

Miles Dolinger, attorney for Mr. Wright, commented on the exclusive parking easement
for parcel B.

Peter Taylor, resident of 2225 Wharf Road, stated he continues to be concerned about
parking, safety, and so many people sharing a one-lane driveway.

Mr. Taylor spoke about his concerns that Wharf Road is a dangerous road, and noted
that while he appreciates the positive intent behind Mr. Wright putting in a no right turn
sign, there were other options including putting in a two-lane driveway for improved
visibility.

Mr. Taylor wants it on the record that he has done everything he could to stop this and
make it safe. He is not against Mr. Wright developing this property but there were other
choices.

In response to Mr. Taylor's comment regarding other options for relocation of the
driveway, Mr. Dolinger explained that existing gas and sewer lines, in addition to grading
issues, prevented the use of the right side of the driveway.
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MOTION: Approve Minor Land Division, and Design Permit, as amended with the additional
CEQA Exemption, and the following conditions and findings:

CEQA

23| 32

Section 15315 of the CEQA Guidelines exempts minor land divisions in urbanized areas zoned

for residential, commercial, or industrial use into four or fewer parcels when the division is in
conformance with the General Plan and Zoning. No adverse environmental impacts were
discovered during review of the proposed project.

CEQA exemption 815183. Projects Consistent with a Community Plan, General Plan, or
Zoning. The project qualifies for an exemption under CEQA 815183 because it is consistent

with the development standards of the City’'s 2014 General Plan. There is nothing peculiar about

the parcel or the project which may result in a new or more severe environmental impact that

was not anticipated under the General Plan EIR. The project would also not result in any new

or more severe cumulative impacts, nor is there any new substantial information which was not

known at the time the General Plan EIR was certified.

CONDITIONS
1. The project approval consists of design permit for a new single-family home and a mi
land division at 2205 Wharf Road. The new single-family home in the RM-L zone is
reviewed for compliance with the R-1 (single family) zoning district development

nor

standards. The maximum Floor Area Ratio for the 6,567 square-foot property is 48%

(3,152 square feet). The total FAR of the project is 2,544 square-feet, 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 May 3, 2018, except
as modified through conditions imposed by the Planning Commission during the hearing.

2. The project consists of the subdivision of a 19,854 square foot lot into two lots. The

minor land division will create two lots with shared driveway access. The tentative map

identifies the front lot as Parcel B and the rear lot as Parcel A. Parcel A will be 13,29
square feet and Parcel B 6,554 square feet.

3. Prior to recordation of the final parcel map, a maintenance agreement and access

9

easement for the shared driveway shall be recorded and referenced on the parcel map.

The access easement must be reviewed and approved by the City attorney prior to
recordation.

4. Available and necessary utilities, including CATV hookup facilities, with connections to

each lot within the subdivision, shall be constructed in accordance with the utility’s
requirements. All utilities for the new single-family home on Parcel B shall be
underground to the nearest utility pole.

5. 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.

6. 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.

7. Prior to making any changes to approved plans, modifications must be specifically

requested and submitted in writing to the Community Development Department. Any
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10.

11.

12.

13.

14.

15.

16.

17.

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 permit, all Planning fees associated with permit #16-041
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, Soquel
Water District, and Central Fire Protection District.

Prior to issuance of building permits, a drainage plan, grading, sediment and erosion control
plan (BMPs), 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
13.16.100 Construction Site Storm Water Runoff Control. All improvements shall be installed
prior to the start of construction and shall be maintained throughout project duration.

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.

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 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), e.g. installing a rain barrel, disconnecting
downspouts and directing drainage into landscaping, utilizing pervious paving materials.

Applicant shall notify the Public Works Department 24 hours in advance of the
commencement of work. A pre-construction inspection must be conducted by the grading
official, or appointed staff to verify compliance with the approved erosion and sediment
control plan.

The Applicant shall prepare and submit a parcel map showing the original parcel and the
parcels being created by the subdivision, with pertinent supporting data, said map shall
be filed with the Public Works Department with the appropriate review fees for review.
Said parcel map shall be prepared by a licensed land surveyor or a registered civil
engineer who shall be responsible for responding to comments until the map is
acceptable to the Department of Public Works.
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18. All plans and profiles of improvements shall be approved by the Director of Public Works
prior to the filing of the final map, and the construction of said improvements shall be in
accordance with the City Specifications and shall be inspected by the Director of Public
Works or his authorized agent, subject to fees appropriate for the services.

19. Prior to final recording of the final parcel map, either all street and utility improvements,
as required by the Public Works Department (i.e. curbs, gutters, sidewalks, paving, etc.)
shall be completed or a bond shall be posted with the Public Works Department to
secure construction of such street and utility improvements.

20. Prior to the recordation of the parcel map, the applicant shall submit new legal
descriptions for the three lots for review by the Community Development Director.

21. 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

22. 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.

23. 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.

24. 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.

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

26. Install a “No Right Turn” (Caltrans Manual on Uniform Traffic Control Devices
(CAMUTCD) Standard R3-1) sign on the driveway to prohibit right turn exits. The exact
placement should be determined in consultation with the Capitola Public Works
Department.

27. Replace the existing two-foot diameter convex mirror with a three-foot diameter convex
mirror.

FINDINGS
A. The application, subject to the conditions imposed, will secure the purposes of
the Zoning Ordinance, General Plan, and Local Coastal Plan.
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Community Development Department Staff and the Planning Commission have
reviewed the project. The minor land division, together with the provisions for its design
and improvement, is consistent with the objectives of the Zoning Ordinance and General
Plan. The new single-family home complies with requirements of the zoning district

B. The application is consistent with the Subdivision Map Act and local Subdivision

Ordinance.

The minor land division 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 subdivision.

C. This project is categorically exempt under Section 15315 of the California

Environmental Quality Act and is not subject to Section 753.5 of Title 14 of the
California Code of Regulations.

Section 15315 of the CEQA Guidelines exempts minor land divisions in urbanized areas
zoned for residential, commercial, or industrial use into four or fewer parcels when the
division is in conformance with the General Plan and Zoning.

D. 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 design of the single-family home. The
structures fit within the built environment of the neighborhood. The neighborhood is
characterized by a mix of residential densities including single family homes, secondary
structures, multi-family homes, apartments, and mobile homes.

RESULT: APPROVED [UNANIMOUS]

MOVER: Linda Smith, Commissioner

SECONDER: Edward Newman, Commissioner

AYES: Smith, Newman, Welch, Westman, Storey

6. DIRECTOR'S REPORT

1.

Retail Marijuana Sales in Regional Commercial Zoning District

Future amendment to the Capitola Zoning Code (Municipal Code Chapter 17) to allow retail
cannabis sales within the Regional Commercial Zoning District with a Conditional Use
Permit.

The Regional Commercial Zoning District is outside the Coastal Zone and therefore is not
subject to Local Coastal Program Certification by the Coastal Commission.

Environmental Determination: Exempt

Property: All property within the Regional Commercial Zone within the City of Capitola
Representative: Katie Herlihy, Community Development Director, City of Capitola

Director Herlihy provided an overview of a report on the anticipated ordinance and
timeline that was previously provided to the City Council, and which would be contingent
on a ballot initiative for a local cannabis tax.

Minutes Acceptance: Minutes of May 3, 2018 7:00 PM (Approval of Minutes)
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CAPITOLA PLANNING COMMISSION MINUTES - May 3, 2018
RESULT: RECEIVED REPORT

7. COMMISSION COMMUNICATIONS

271 32

The Commissioners joined Commissioner Welch in welcoming Director Herlihy in her new

position as Community Development Director.

8. ADJOURNMENT

Minutes Acceptance: Minutes of May 3, 2018 7:00 PM (Approval of Minutes)

Packet Pg. 61




4.A

STAFF REPORT

TO: PLANNING COMMISSION
FROM: COMMUNITY DEVELOPMENT
DATE: JUNE 7, 2018

SUBJECT: 734 Orchid Avenue #18-0136 APN: 036-181-03

Design Permit for an addition to a single-family home, 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: Nora Seaman

Representative: Derek Van Alstine, Designer, Filed: 03.27.2018

APPLICANT PROPOSAL
The applicant is proposing to add 136 square-feet of interior living space to an existing single-
family residence in the R-1 (Single-Family Residential) zoning district.

BACKGROUND
The Architectural and Site Review Committee reviewed the application on April 25", 2018, and
provided the applicant with the following direction:

Public Works Representative, Danielle Uharriet: pointed out that the maximum floor area shown
on the cover page was incorrect. The maximum floor area ratio for lots over 6,000 square-feet

is 48%, which is 2,970 square-feet. Ms. Uharriet also requested that the applicant show where

the downspouts flow.

Building Department Representative, Nelson Membreno: asked about the plan for the exterior
addition to the rear of the house and the addition in the master bedroom, neither of which were
internally or externally accessible. Mr. Membreno explained that the building department would
need to have access in order to perform inspections and suggested that the applicant remove
the addition in the master bedroom and provide a small door to access the rear addition.

Local Architect, Frank Phanton: was impressed with the changes to the front elevation, pointing
out that several small changes had resulted in a large aesthetic improvement.

Assistant Planner, Matt Orbach: had no comments.

Within the original submittal, the rear addition and a small area in the corner of the master
bedroom did not include interior or exterior access because the applicant wished to use the
space for a new master bathroom that would be part of a subsequent building permit at a later
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date. At the direction of the building department, the applicant modified the plans by removing
the rear addition and the area in the corner of the master bedroom.

DEVELOPMENT STANDARDS
The following table outlines the zoning code requirements for development in the R-1 (Single-
Family Residential) Zoning District relative to the application.

R-1 (Single Family Residential) Zoning District

4.A

Development Standards

Building Height R-1 Regulation Proposed
25 ft. 14 ft. - 7.5in.
Floor Area Ratio (FAR)
Lot Size 6187 sq. ft.
Maximum Floor Area Ratio 48% (Max 2,970 sq. ft.)
First Story Floor Area 2,122 sq. ft.
TOTAL FAR 34% sq. ft. (2,122 sq. ft.)
Yards (setbacks are measured from the edge of the public right-of-way)
R-1 Regulation Proposed
Front Yard 1% Story 15 ft. 20 ft. from right-of-way
Front Yard 2" Story & Garage 20 ft. 20 ft. from right-of-way
Side Yard 1% Story 10% lot | Lot width: 60 ft. | 6 ft. (South)
width 6 ft. min. 7ft. 3in. (North)
Rear Yard 1% Story 20% of | Lot depth 100 ft. | 25 ft.
lot depth | 20 ft. min.
Parking
Required Proposed
Residential (from 2,001 up to | 3 spaces total 3 spaces total
2,600 sq. ft.) 1 covered 1 covered
2 uncovered 2 uncovered
Garage and Accessory Bldg. | Complies with Standards? Complies
Garage Yes No change
Underground Utilities: required with 25% increase in Not Required
area
DISCUSSION

The existing residence at 734 Orchid Avenue is a single-family home with an attached garage.
The structure currently has a mix of stucco and vertical siding. This existing structure matches
the design of the neighboring single-story single-family residences along Orchid Avenue.
Single-story single-family homes make up the vast majority of homes in the surrounding
neighborhood.

The applicant is proposing to create a new look on the front fagade of the home that
compliments the neighboring structures while creating differentiation in the design. The
addition at the front of the house will bring the front door closer to the street, introduce a new
gabled roof, and increase the size of the deck at the front entryway. Additional features of the
updated design on the front of the home include new board and batten siding, a new trellis, and
double French doors. The existing stucco on the rear and side elevations will remain. The
proposed project will add a total of 136 square-feet of living space to the existing habitable
space.
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The proposed project also includes the removal of two palm trees in the front yard. The two
palm trees will be replaced with three fruitless olive trees in the front yard and one Meyer lemon
tree in the back yard.

CEQA

Section 15301 (e) of the CEQA Guidelines exempts additions to existing structures that will not
result in an increase of more than 50 percent of the floor area. This project involves a 136
square-foot addition to a single-family home within the R-1 (Single-Family Residence) zoning
district that will increase the floor area by less than seven percent. No adverse environmental
impacts were discovered during review of the proposed project.

RECOMMENDATION
Staff recommends the Planning Commission review the application and approve project
application #18-0136.

CONDITIONS OF APPROVAL
1. The project approval consists of construction of a 136 square-foot addition to the interior

living space. The maximum Floor Area Ratio for the 2,137 square-foot property is 48%
(2,970 square-feet). The total FAR of the project is 34% with a total of 2,122 square-
feet, 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 June 7, 2018, except as modified through conditions imposed by the
Planning Commission during the hearing.

2. 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.

3. 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. 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.

5. 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.

6. 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.

7. Prior to issuance of building permit, all Planning fees associated with permit #18-0136
shall be paid in full.
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10.

11.

12.

13.

14.

15.

16.

17.

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
Creek 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.

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, curb, gutter, or
sidewalk shall be replaced per the Public Works Standard Details and to the satisfaction
of the Public Works Department. All replaced driveway approaches, curb, gutter or
sidewalk 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.

Prior to issuance of a Certificate of Occupancy, the applicant shall demonstrate
compliance with the tree removal permit authorized by this permit for 2 trees to be
removed from the property. Replacement trees shall be planted at a 2:1 ratio. Required
replacement trees shall be of the same size, species, and planted on the site as shown
on the approved plans. The replacement tree located in the back yard shall be a Meyer
lemon tree.

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.

4.A
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18. 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.

19. Upon receipt of certificate of occupancy, garbage and recycling containers shall be
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 136 square-foot interior
addition, new roofing, patio extension, siding, windows, doors, and trellis comply with the
development standards of the R-1 (Single-Family Residential) Zoning District.

B. 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 136 square-foot addition.
The design of the home, with a new gabled roof, front addition, patio extension, new
board and batten siding, and new trellis, in combination with existing stucco features, will
fit in nicely with the existing neighborhood. The project will maintain the character and
integrity of the neighborhood.

C. This project is categorically exempt under Section 15301 (e) 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 additions to existing structures that
will not result in an increase of more than 50 percent of the floor area. This project
involves a 136 square-foot addition to a single-family home within the R-1 (Single-Family
Residence) zoning district that will increase the floor area by less than seven percent.
No adverse environmental impacts were discovered during review of the proposed
project.

ATTACHMENTS:
1. 734 Orchid Avenue - Full Plan Set.pdf

Prepared By: Matt Orbach
Assistant Planner
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STAFF REPORT

TO: PLANNING COMMISSION
FROM: COMMUNITY DEVELOPMENT
DATE: JUNE 7, 2018

SUBJECT: 4795 Garnet Street #18-0154 APN: 034-037-16

Design Permit to add new roofs to an existing nonconforming duplex and
detached garage 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: CBP Enterprises

Representative: Heidi Anderson Spicer, Architect, Filed: 04.04.2018

APPLICANT PROPOSAL

The applicant is proposing to add gable roofs to an existing nonconforming duplex and
detached garage and update the siding on both buildings in the R-1 (Single-Family Residential)
zoning district.

BACKGROUND
The Architectural and Site Review Committee reviewed the application on April 11™, 2018, and
provided the applicant with the following direction:

Public Works Representative, Danielle Uharriet: asked for clarification on what parts of the lot
are being repaved. Ms. Uharriet informed the applicant that a stormwater plan will be required
and that Public Works can condition the building permit. Ms. Uharriet also asked where the
downspouts lead, informed the applicant that stormwater retention would be required on-site,
and described multiple management and retention options.

Building Department Representative, Fred Cullum: asked for clarification on the design of the
railing on the stairway leading to the second story. The design met code requirements.

Local Architect, Frank Phanton: liked the design and commended the architect.

Assistant Planner, Matt Orbach: described the changes the applicant had made based on Staff
comments in relation to the size of the eaves and material details.

Following the Architectural and Site Review hearing, the applicant submitted revised plans
which addressed the committee’s comments, adding the required stormwater management
information to the plans.
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R-1 (Single-Family Residential) Zoning District

Use

Existing Use

Residential — Duplex
Existing Nonconforming

Proposed Use

Residential — Duplex
Existing Nonconforming

Building Height - Existing R-1 Regulation Proposed
19 ft. 10 in. 25 ft. 24 ft. 11.5in.

Floor Area Ratio (FAR)

Lot Size 3,360 sq. ft.

Maximum Floor Area Ratio 56% (Max 1,882 sq. ft.)

First Story Floor Area 720 sq. ft.

Detached Garage Floor Area (minus 100 sq. ft. ancillary 540 sq. ft.

area)

Second Story Floor Area 720 sq. ft.

TOTAL FAR 1,980 sq. ft.

Existing Nonconforming

Yards (setbacks are measured from the edge of the public right-of-way)

R-1 Regulation

Proposed

Front Yard 1% Story 15 ft. 51 ft. from right-of-way
Front Yard 2" Story 20 ft. 51 ft. from right-of-way
Side Yard 1% Story 10% lot | Lot width: 42 ft. | 5 ft. & 7 ft. from property line
width | 4 ft. 2 in. min.
Side Yard 2" Story 15% of | Lot width 42 ft. 5 ft. & 7 ft. from property line
width 6 ft. 4 in. min Existing Nonconforming
Rear Yard 1% Story 20% of | Lot depth: 80 ft. | 5 ft. from property line
lot depth | 16 ft. min. Existing Nonconforming
Rear Yard 2" Story 20% of | Lot depth: 80 ft. | 5 ft. from property line
lot depth | 16 ft. min. Existing Nonconforming
Detached Garage Front/Rear/Side Existing
40 ft./8 ft./3 ft. 11 ft./31 ft. 10 in./5 ft.
Existing Nonconforming
Parking
Required Proposed
Duplex 2 spaces per unit 2 spaces total
1 covered 2 covered
1 uncovered 0 uncovered
4 spaces total Existing Nonconforming
Garage Complies with Standards? List non-compliance
No Front Setback
DISCUSSION

The existing residence at 4795 Garnet Street is a nonconforming duplex with a detached garage
located in front of the duplex. The duplex has two 720 square foot two-bedroom/one-bathroom
units and a 640 square foot detached garage with two garage spaces and two laundry rooms.
Both structures currently have flat roofs. The lot is adjacent to a mirror image nonconforming
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duplex to the west and a Soquel Creek Water District pump station to the east, and the rest of
the neighborhood is made up of one- and two-story single-family homes.

The applicant is proposing a full interior and exterior remodel, including: adding gable roofs to
the existing duplex and detached garage, new HardieShingle siding on the upper exterior walls
and new stucco on the lower exterior walls, adding gables over the first and second story
entryways, expanding the first story landing/deck, replacing some pavement, and updating the
landscaping.

Non-Conforming Use

Under Capitola Municipal Code (CMC) §17.72.060(B), nonconforming duplex activities on R-1
parcels may continue indefinitely but the structures cannot be enlarged. They can, however, be
structurally altered or rebuilt as allowed under Section 17.72.070 Permissible structural
alterations.

The project involves a duplex located in the R-1 (Single Family Residential) zone, which is a
nonconforming use, so the applicant is not allowed to add any square footage to the existing
structures. No part of the proposed project enlarges the existing structures.

Non-Conforming Structure

Under Capitola Municipal Code (CMC) 8§17.72.070 Permissible structural alterations, the cost of
structural alterations to a nonconforming structure may not exceed eighty percent of the present
fair market value of the structure.

The full interior and exterior remodel that does not add any new square footage to the structures
constitutes fifty percent of the present fair market value of the structures. Because the
alterations do not exceed eighty percent, they are permissible.

CEQA

Section 15301(e) of the CEQA Guidelines exempts additions to existing structures that are less
than 50 percent of the existing floor area ratio of the structure. The project does not add any
additional floor area to the existing nonconforming 1,440 square foot, two-story, duplex or the
detached 640 square foot garage in the R-1 (Single-Family Residential) Zoning District. No
adverse environmental impacts were discovered during review of the proposed project.

RECOMMENDATION
Staff recommends approval of application #18-0154 to add gable roofs to an existing
nonconforming duplex and detached garage based on the finding and conditions of approval.

CONDITIONS OF APPROVAL
1. The project approval consists of the addition of gable roofs to an existing nonconforming

duplex and detached garage and an update of the siding on both buildings. The
maximum Floor Area Ratio for the 3,360 square foot property is 56% (1,882 square
feet). As a nonconforming use (duplex) in the R-1 (Single-Family Residential) zoning
district, no floor area may be added to the structures. The project does not add any
additional floor area to the existing nonconforming 1,440 square foot, two-story, duplex
or the detached 640 square foot garage in the R-1 (Single-Family Residential) Zoning
District. The proposed project is approved as indicated on the final plans reviewed and
approved by the Planning Commission on June 7, 2018, except as modified through
conditions imposed by the Planning Commission during the hearing.
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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 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
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.

Prior to issuance of building permit, all Planning fees associated with permit #18-0154
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, Soquel
Creek 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.

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.
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14. 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

15. 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. All replaced driveway approaches, curb, gutter or
sidewalk shall meet current Accessibility Standards.

16. 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.

17. 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.

18. 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.

19. Upon receipt of certificate of occupancy, garbage and recycling containers shall be
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 addition of gable
roofs to an existing nonconforming duplex and detached garage and update of the siding
on both buildings complies with the development standards of the R-1 (Single-Family
Residential) Zoning District. The project does not add any additional floor area to the
existing nonconforming 1,440 square foot, two-story, duplex or the detached 640 square
foot garage in the R-1 (Single-Family Residential) Zoning District. The project secures
the purpose of the Zoning Ordinance, General Plan, and Local Coastal Plan

B. 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 addition of gable roofs to
an existing nonconforming duplex and detached garage and update of the siding on both
buildings. The design of the home and garage, with the new gable roofs and
HardieShingle siding, will improve the aesthetics of the structures and fit in nicely with
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the existing neighborhood. The project will maintain the character and integrity of the
neighborhood.

C. This project is categorically exempt under Section 15301(e) 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 additions to existing structures that
are less than 50 percent of the existing floor area ratio of the structure. This project
involves the addition of gable roofs to an existing nonconforming duplex and detached
garage and update of the siding on both buildings within the R-1 (Single-Family
Residential) zoning district. No adverse environmental impacts were discovered during
review of the proposed project.

ATTACHMENTS:
1. 4795 Garnet Street - Full Plan Set

Prepared By: Matt Orbach
Assistant Planner
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GENERAL NOTES SITE & ROOF PLAN SCALE: 1/8" = 1'-0" PROJECT DATA

2. HEIDI ANDERSON SPICER, ARCHITECT, HEREAFTER REFERRED TO AS THE ARCHITECT, RESERVES COMMON LAW COPYRIGHT AND OTHER PROPERTY
RIGHTS IN THESE PLANS. THESE PLANS ARE NOT TO 8E REPRODUCED, CHANGED, OR COPIED IN ANY FORM OR MANHER WHATSOEVER, NOR ARE THEY
TO BE ASSIGNED TO A THIRD PARTY WITHOUT FIRST OBTAINING WRITTEN PERMISSION AND CONSENT OF THE ARCHITECT. IN THE EVENT OF
UNAUTHORIZED USE OF THESE PLANS BY A THIRD PARTY, THE THIRD PARTY SHALL HOLD THE ARCHITECT HARMLESS AND SHALL ASSUME ANY AND ALL
LIABILITY FOR THE UNAUTHORIZED USE OF THESE PLANS.

3. ALL CONSTRUCTION AND MATERIALS SHALL BE AS SPECIFIED AND AS REQUIRED BY APPLICABLE LOCAL CODES AND TRADE STANDARDS WHICH GOVERN
EACH PHASE OF WORK, AS FOLLOWS:

2016 CALIFORNIA BUILDING CODE

2016 CALIFORNIA MECHANICAL CODE

2016 CALIFORNIA PLUMBING CODE

2016 CALIFORNIA FIRE CODE

2016 CALIFORNIA ELECTRICAL CODE

2016 CALIFORNIA ENERGY STANDARDS

2016 CALIFORNIA GREEN BUILDING CODE

4. THESE DRAWINGS MAY DETAIL CERTAIN ALTERATIONS AND IMPROVEMENTS TO AN EXISTING RESIDENTIAL BUILDING. WHEREVER NEW WORK IS SHOWN
TO JOIN AND BE ATTACHED TO THE EXISTING STRUCTURE, SUCH ATTACHMENT HAS BEEN DESIGNED ON THE BASIS OF LIMITED FIELD OBSERVATIONS. IF
DURING CONSTRUCTION IT BECOMES EVIDENT THAT THE EXISTING CONSTRUCTION IS NOT AS INDICATED ON THESE PLANS, THE ARCHITECT SHALL BE.
NOTIFIED PRIOR TO ANY FURTHER WORK BEING COMPLETED.

FOR QUALITY OF
RSSO FULL RESPONSIDIITY FOR AN AND ALL
SUB-CONTRACTOR COORDINATION.

1S IMPLIED OR THESE AND THE CONTRACTOR SHALL
[

OR MATERIALS OR TING FROM LACK OF

6. THE OWNER, GENERAL CONTRACTOR AND SUB-CONTRACTORS SHALL HOLD HARMLESS, INDEMNIFY AND DEFEND THE ARCHITECT AND THE ARCHITECT'S
EMPLOYEES AND CONSULTANTS FROM ANY AND ALL ACTIONS INITIATED BY THE OWNER, OWNERS
MODIFICATIONS DURING OR AFTER INITIAL CONSTRUCTION ORANY OTHER CONDITIONS, ALL OF WHICH ARE BEYOND THE CONTROL OF THE ARCHITECT.

7. ALL INFORMATION PERTAINING TO THE SITE SHALL BE AND SHALL REMAIN THE OWNER'S RESPONSIBILITY. THIS INFORMATION SHALL INCLUDE LEGAL
ESCRIPTION, DEED RESTRICTIONS, EASEMENTS, SETRACKS, SITE SURVEY. TOPGGRAPHC SURVEY. LOGATIOH O EXISTING RIPROVEWENTS, SOLS
REPORT, AND ANY OTHER DATA RELATED TO THE SITE. THESE HAVE BEEN AVAILABLE AS PROVIDED
BV U GINNER AND, SHOLLD ADDITIONAL SERVICES GR WORK BE REGUIRED DUE-TO THE LACK OF SUCH INFORMATION, THAT WORK SUALL 2
PERFORMED BY A LICENSED ENGINEER AND PAID FOR BY THE OWNER.

NOTE: THE CONSTRUCTION WASTE
MANAGEMENT PLAN WILL BE COMPLETED AS A
DEFERRED SUBMITTAL ONCE GENERAL
CONTRACTOR IS CHOSEN.

NOTE: NO CHANGE IN DRAINAGE PATTERNS.
SITE IS A FLAT SITE. SITE DRAINAGE REMAINS.
AS EXISTING, GRADE GROUND SURFACE

TO SLOPE AWAY FROM FOUNDATION PER
NOTES ON SITE PLAN, TYP.

NOTE: ALL OPERATION AND MAINTENANCE
MANUALS SHALL BE PROVIDED FOR THE
BUILDING OWNER AT THE COMPLETION

OF THE PROJECT.

3821 COYOTE GYN ROAD
SOQUEL, CA 95073
TEL. 831234 0421

mikeayshe@yahoo.com

ARCHITECT HEIDI ANDERSON SPICER
180 7TH AVE, STE 102
SANTACRUZ, CA 95062
TEL. 831.425.2020
tspicyarch@gmail.com

PROJECT SITE 4795 GARKET AVE
CAPITOLA, CA 95010

ZONING: R

CONSTRUCTION TYPE: Ve

‘SPRINKLERED: NO

PROPERTY IS ON COUNTY WATER AND SEWER
CALIFORNIA CODES APPLICABLE TO THIS PROJECT

2016 CALIFORNIA BUILDING CODE
2016 CALIFORNIA MECHANICAL CODE
2016 CALIFORNIA PLUMBING CODE

2016 CALIFORNIA FIRE CODE

2016 CALIFORNIA ELECTRICAL CODE
2016 CALIFORNIA ENERGY STANDARDS
2016 CALIFORNIA GREEN BUILDING CODE

LOT DATA

LoTDATA
5 THE ARGHITEGT HAS NO RESPONSIBILITY RELATED T0 BURIED TANKS OF ANY TYPE, INCLUDING, BUT NOT LIMITED TO THE PREPARATION OF REPORTS,
DESIGNS, DRAWINGS, AND SPECIFICATIONS, RELATEDTO THE INVESTIGATION, DETEGTION, ABATEHENT, REPLACEMENT, CONTAINMENT, OR REVOVAL OF Lot size a%05QFT
SUGH TARKS. THIKS SHALL BE THE FULL. RESPONSIBILITY OF THE OWNER SETBACK - FRONT 10FT
SETBACK SIDE ST SFT
9. THE ARGHITEGT HAS NO RESPONSIBILTY RELATED TO ASSESTOS, INGLUDING, BUT LIVITED TO THE PREPARATION OF REPORTS, DESIGNS, DRAWINGS, SETBACK REAR i
 RELATED TO THE DETECTION, ABATEVENT, REPLACEMENT, CONTAINWIENT, OR REMOVAL OF ASBESTOS. THIS MAXIMUM ALLOWABLE LOT COVERAGE 0%
SHALL BE THE FULL RESPONSIBILITY OF THE OWNER MAXIMUM ALLOWASLE FLOOR AREA RATIO 560
10, THE CONTRACTOR SHALL FULLY EXAMINE THE SITE OF THE WORK CONTEMPLATED, THE PLANS AND SPECIFICATIONS THEREFORE, AND SATISFY. LOWER UNIT- CONDITIONED 72080FT
HIMSELF AS TO THE GONDITIONS UNDER WHIGH THE WORK IS TO BE PERFORNIED. THE CONTRACTOR SHALL VERIFY AT THE SITE ALL CONDITIONS, UPPER UKIT- CONDITIONED 720 SQFT
DIVENSIONS, LEVELS, AND MATERIALS AND SHALL BE RESPONSIBLE FOR NOTIFYING THE ARCHITECT OF ANY DISCREPANCIES BEFORE PROGEEDING TOTAL CONDITIONED (£) & PROPOSED 1440 5QFT
WITH THE WORK. SHOULD A DISCREPANGY APPEAR IN THE DRAWINGS OR SPECIFICATIONS, OR IN THE WORK DONE BY OTHERS FROM THE CONTRACT
DOCUMENTS THAT AFFEGTS ANY WORK, THE GENERAL CONTRAGTOR SHALL NOTIFY THE ARGHITECT AT ONGE FOR INSTRUGTION ON HOW/ TO PROCEED, RAGEL AL - 64050 FT
IF THE CONTRACTOR PROCEEDS WITH THE WORK AFFECTED WITHOUT INSTRUCTIONS FROM THE ARCHITECT, THE CONTRACTOR SHALL MAKE GOOD ANY DRAWING INDEX TOTAL UNCONDITIONED (E) & PROPOSED 640 SQFT
RESULTING DAVAGE OR DEFECT TO THE SATISFAGTION OF THE ARGHITECT. RO EXTRA COMPENSATION SHALL BE ALLOWED TO THE CONTRACTOR FOR
THE EXPENSES DUE TO HIS NEGLECT TO EXAMINE OR DISCOVER CORDITIONS WHICH AFFECT HIS WORK. SHOULD A CONFLIGT OGCUR IN OR BETWEEN THE COVER _ PROPOSED SITE PLAN. PROJEGT DATA Lot coverace
CONTRAGT DOCUMERTS AND SPECIFICATIONS, OR WHERE REFERENCES ON THE CONTRACT DRWINGS HAVE BEEN OMITTED, THE CONTRACTOR IS DEEMED GENERAL KOTES, APN & LOCUS MAPS DUPLEX FOOTPRINT 720 5QFT
O HAVE ESTIVATED THE MOST EXPERSIVE MATERIALS AND CONSTRUCTION METHOD INVOLVED, UNLESS A WRITTEN DEGISION OF THE ARCHITECT IS Gt EXISTING PLAKS: 14" = 10", SCHEDULES GARAGE FOOTPRINT 6050
OBTAINED WHICH DESCRIES AN ALTERNATE METHOD ANDIOR MATERIALS EC2  EXISTING EXTERIOR ELEVATIONS: 1/~ 10" TOTAL 1360 SQFT
SITE  ROOF PLAN. SITE & STORM WATER PLAN: /4" 110" 1360/ 3360 = 40 0%
11, THE SUBMISSION OF A BID SHALL BE CONCLUSIVE EVIDENGE THE CONTRAGTOR HAS INVESTIGATED AKD IS SATISFIED AS TO THE CONDITIONS T0 BE Al PROPOSED FLOOR PLANS: 1/4"~ 0" SCHEDULES
ENCOUNTERED, AS TO THE GHARACTER, QUALITY, AND AS TO THE REQUIRENENTS OF THE DRAWINGS AKD SPECIFICATIONS n2 PROPOSED EXTERIOR ELEVATIONS: 1/6= 10" FLOOR AREA RATIO
" BULDING SECTION, ASSEMBLY NOTES; 112 = 110" COWER UNIT 7205QFT
12, ALL UNDERGROUND UTILITIES SHALL BE VERIFIED BEFORE DIGGING, na SECTIONELEVATION, STAIR & DECK FRAMING: UPPER UNIT 720 SQFT
SCALE AS NOTED GARAGE (640- 100) 54050 FT
13,17 SHALL BE THE GENERAL CONTRACTOR'S SOLE RESPONSIBILITY TO DESIGN AND PROVIDE ADEQUATE SHORING, BRAGING, FORMWORK, ETC. UPPER DECK 71 5aFT
AS REQUIRED FOR THE PROTECTION OF LIFE AND PROPERTY DURING CONSTRUGTION ToTAL 205753 FT
205113360 = 61 o1%
14.1T1S THE RESPONSIBITY OF THE GENERAL CONTRAGTOR AND ALL SUB-GONTRAGTORS TO CHECK AND VERIFY ALL CONDITIONS, LINES, AND LEVELS
INDIGATED. PROPER FIT AND ATTACHMENT OF ALL PARTS IS REQUIRED. SHOULD THERE BE ANY , THE GENERAL
IMMEDIATELY NOTIFY THE ARCHITECT IN WRITING FOR INSTRUCTIONS AS TO HOW TO PROCEED,
15. THE GENERAL CONTRACTOR SHALL BE RESPONSIBLE FOR SCHEDULING AND FACILITATING ANY REQUIRED INSPECTIONS IN CONFORMANCE WITH THE O}”Z m‘_- w._-xm m‘_-
UNIFORM BUILDING GODE. ALL CONSTRUGTION REQUIRING INSPECTION SHALL REMAIN ACCESSIBLE AND EXPOSED FOR INSPECTION UNTIL APPROVAL BY
THE BUILDING OFFICIAL
16 ALL ARTICLES, MATERAILS, AND EQUIPMENT SHALL BE INSTALLED, APPLIED, DIRECTED BY THE
UNLESS NOTED GTHERWISE ON THE DRAWINGS AND SPECIFICATIONS. IN THE EVENT OF A CONFLIGT THE g
D THE THE GENERAL CONTRACTOR aHALL MEDITELY Noriry 1 arcrrecy nwrnaror | ASSESSOR'S PARCEL MAP NO SCALE PROJECT DESCRIPTION
CLARIFICATION ANDIOR INSTRUCTIORS AS TO HOW TO PROCEED
THIS I PERUIT APPLICATION FOR A REMODEL
17.IN THE EVENT THAT CERTAIN FEATURES ARE NOT FULLY SHOWN, THEIR CONSTRUCTION SHALL BE AS FOR SIMILAR FEATURES. TO AN EXISTING 1440 SQ FT DUPLEX. EACH UNITIS 720 SQ FT
ﬂox .ﬂ}x ﬂcmvommw oz_l< CITY OF CAPITOLA Tax Arca Code 'SCOPE OF WORK INVOLVES DEMOLISHING THE (E) EXTERIOR STUCCO
15, THE OWHER, CONTRAGTOR, ANDIOR SUB.CONTRAGTORS SHALL SUBMIT TO THE ARCHITECT ANY REQUESTS FOR GHANGES OR MODIFICATIONS TO THE = s s o st i s s o 3108 AND ROOF CLADDING, DEMO THE EXISTING FLAT ROCF FRAMING

DRAWINGS AND/OR SPECIFICATIONS IN WRITING. ANY CHANGE INVOLVING COST OR TIME INCREASES OR DECREASES SHALL BE SUBMITTED AS A CHANGE
ORDER BY THE GENERAL CONTRACTOR IN WRITING FOR THE OWNER'S BEFORE THE CHANGE.

19, THE CONTRACTOR SHALL GIVE THE ARCHITECT FORTY-EIGHT HOURS NOTICE PRIOR TO ANY OBSERVATIONS.

20, WHERE NECESSARY, THE CONTRACTOR SHALL PROVIDE ALL SAMPLES ANDIOR CUTS AS REQUIRED TO ASSIST THE OWNER OR HIS AGENT IN MAKING
MATERIAL SELECTIONS, FOR THE PURPOSE OF ESTIMATING, THE CONTRACTOR SHALL USE THE MATERIALS SELECTED BY THE OWNER, OR IN THE ABSENCE
OF A SELECTION, SHALL PROVIDE AN ALLOWANGE AMOUNT AND SO CONDITIONB THE ESTIMATE. ALL MATERIALS SPECIFIED IN THESE DRAWINGS SHALL BE
INCLUDED IN SUCH ESTIMATES.

21. SHOP DRAWINGS SHALL BE SUBMITTED FOR REVIEW BY THE ARCHITECT. THE REVIEW OF SUCH SUBMITTALS AND/OR COMMENTS OR CORRECTIONS
SHOWN THEREON DO NOT RELIEVE THE IANCE WITH THE OF THE DRAWINGS AND SPECIFICATIONS OF THE
PROJECT TO WHICH THE SUBMITTALS PERTAIN, THIS REVIEW IS ONLY TO CHECK FOR GENERAL COMPLIANCE WITH THE DESIGN CONCEPT OF THE PROJECT
AND FOR GENERAL COMPLIANCE WITH THE IN THE CONTRACT THE GENERAL IS RESPONSIBLE FOR
CONFIRMING AND CORRELATING ALL QUANTITIES AND DIMENSIONS, SELECTING FABRICATION PROCESSES AND TECHNIQUES OF CONSTRUCTION,
COORDINATING HIS WORK WITH THAT OF ALL OTHER TRADES, AND HIS WORK IN A MANNER.

22, SEE ENGINEERING, ELECTRICAL, AND MECHANICAL DRAWINGS FOR SIZE AND LOCATION OF PIPE, DUCT, AND OTHER OPENINGS AND DETAILS NOT
SHOWN IN THESE DRAWINGS. ALL DISCREPANCIES SHALL BE BROUGHT TO THE ATTENTION OF THE ARCHITECT FOR RESOLUTUION BEFORE PROCEEDING
WITH THE WORK. THE CONTRACTOR SHALL NOT ORDER MATERIAL OR CONSTRUCT ANY PORTION OF THE PROJECT THAT IS IN CONFLICT UNTIL THE
CONFLICT IS RESOLVED BY THE AFFECTED PARTIES.

23 ALL MATERIALS AND EQUIPMENT STORED ON SITE SHALL BE PROPERLY STORED AND PROTECTED TO PREVENT DAMAGE AND DETERIORATION OF

S, EXISTING OR PLANTINGS TO REMAIN. FAILURE TO PROTECT MATERIALS MAY BE CAUSE FOR REJECTION OF
THE WORK. THE KDIOR H SHALL ASSUME FULL ITY FOR COST OF REPAIRS OR REPLACEMENT OF
DAMAGED EXISTING CONSTRUCTION OR PLANTINGS TO REMAIN.

24, THE CONTRACTOR SHALL IN NO CASE SCALE DRAWINGS OR DETAILS FROM THE PRINTS PROVIDED, BUT SHALL REFER TO DIMENSIONS PROVIDED. IN
THE EVENT OF A THE SHALL NOTIFY THE ARCHITECT PRIOR TO ANY FURTHER WORK BEING
COMPLETED.

25, EXCAVATION: THE CONTRACTOR SHALL BE SOLEY RESPONSIBLE FOR ALL EXCAVATION PROCEDURES, INCLUDING LAGGING, SHORING AND PROTECTION
OF ADJACENT PROPERTY, STRUCTURES, STREETS AND UTILITIES IN ACCORDANCE WITH THE LOCAL BUILDING DEPARTMENT.

26, BACKFIL: BACKFILL AROUND THE PERIMETER OF EXTERIOR WALLS SHALL NOT BE PLACED UNTIL THE WALLS AR SUPPORTED BY THE COMPLETION
OF INTERIOR FLOOR SYSTEMS. DO NOT BACKFILL UNTIL MINIMUM AFTER COMPLETION OF INTERIOR FLOOR SYSTEMS.
ONLESS WALLS ARE ADEQUATELY BRACED, BACSECURELY ANGHORED KFILL SHALL NOT 5E PLAGED UNTI AFTER COMPLETION AND NSPECTION OF
WATERPROOFING WHERE WATERPROOFING OCCURS.

27. BRACING: TEMPORARY BRACING SHALL BE PROVIDED AS REQUIRED TO HOLD ALL COMPONENTS OF THE STRUCTURE IN PLACE UNTIL FINAL SUPPORT
1S SECURELY ANCHORED.

28. MATERIAL AND WORKMANSHIP: THE CONTRACTOR SHALL SUPPLY ALL LABOR, MATERIALS, EQUIPMENT AND SERVICES OF EVERY KIND, INCLUDING
POWER AND WATER, NECESSARY FOR THE PROPOER EXECUTION OF THE WORK SHOWN OR INDICATED IN THESE DRAWINGS. ALL MATERIAL SHALL BE
NEW AND MATERIALS AND WORKMANSHIP SHALL BE OF GOOD QUALITY. ALL WORKMEN AND SUBCONTRACTORS SHALL BE SKILLED IN THEIR TRADE.

29, SAFETY: THE CONTRACTOR SHALL ADEQUATELY PROTECT HIS WORK, ADJACENT PROPERTY AND THE PUBLIC, AND BE RESPONSIBLE FOR DAMAGE OR
INJURY DUE TO HIS/HER ACT OR NEGLECT.
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FRAME A NEW GABLE ROOF OVER (E) FLAT ROOF FRAMING, PROVIDING
NEW 112 CDX PLYWOOD SUBSTRATE AT ALL EXTERIOR WALLS,

RECLAD EXTERIOR WALLS, DOOR AND WINDOW REPLACEMENT,
PROVIDE INSULATION IN FLOORS, WALLS AND CEILINGS, PROVIDE 1
HOUR FIRE RATED AND SOUND ATTENUATING FLOORICEILING
ASSEMBLY, NEW SHEETROCK AT ALL INTERIOR WALLS. REWIRE UNITS
TO CURRENT CEC STANDARDS, REPLACE ALL PLUMBING FIXTURES,
AL KITCHEN AND BATH CABINETS, NEW FLOOR FINISHES. CREATE A

OR 1) DOMESTIC HOT Y
AND 2) PROVIDE AREA HEATING WITH FAN COIL UNITS AT
KITCHENILIVING /DINING AREA AND ADJACENT BEDROOMS.

ALL EXTERIOR DECKS AND STAIRS SHALL BE REBUILT WITH ()
LANDING AT FIRST FLOOR ENTRY. PROVIDE NEW CANOPIES AT BOTH
FIRST AND SECOND FLOOR ENTRIES.

ANEW GABLE ROOF TO BE FRAMED OVER THE EXISTING FLAT GARAGE
ROOF.

(E) DRIVEWAY TO BE REPAVED,

FOOTAGE.
1085 SQ FT OF EXISTING IMPERVIOUS SURFACE TO BE REMOVED AND.
REPLACED W/ 530 SQ FT OF IMPERVIOUS SURFACE.

LOCUS MAP
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Mo Andosson Spce, archtect
1807 Ave, Sute 102
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DESKTOPIDROPB

AS-BUILT WINDOW SCHEDULE
WARGFACTURER ToeATION SHERSIONS
()|ooeL Nower i
Wb TvPE & size
(&)
@ 24" X 60" FIXED ENTRY 24" X 60"
° 72" X 36" SLIDER LIVING 72" X 68"
@ 48° X 36" SLIDER KITCHEN 48" X 36"
@ 48” X 36" SLIDER KITCHEN 487X 36"
@ 36" X 24" SLIDER BATH 36" X 24"
@ 72" X 36" SLIDER BEDROOM 72"X 36"
@ 72" X 36" SLIDER BEDROOM 72" X 36"
@ 24" x 60" FIXED ENTRY 24" X 36"
@ 72" X 36" SLIDER BEDROOM 72X 36"
@ 72" X 36" SLIDER BEDROOM 72" X 36"
@ 36" X 24" SLIDER BATH 36" X 24"
@ 36" X 36" SLIDER KITCHEN 36" X 36"
@ 48° X 48" SLIDER DINING 48" X 36"
@ 72" X 36" SLIDER LIVING 72X 36"

AS-BUILT DOOR SCHEDULE

LOCATION,

KeY || DMENSIONS, TYPE REMARKS
IVING ROOM 2X6 WALL

(O] GRS

KITCHEN EXTERIOR 2XaWALL
26X 68" X 1-3/4" HINGED

HALL / BEDROOM 2Xa WALL
26X 6-8° 138" HINGED

2X4 WALL

2X4WALL

2X4 WALL

2X4 WALL

2XaWALL

2X4 WALL

2XaWALL

BEDROOM / CLOSET
40 x 68" 1-3/8" SLDER

EXISTING
FLAT ROOF

EXISTING ROOF PLAN

174" =1-0"

1w

0]

10411 172"

BEDROOM

KITCHEN

B ome 1|
o CLOSET

(E) THROUGH WALL

GAS-FIRED HEATER H

e
& BEDROOM W
9 =
/ Ak
®)
s DECK
g 715QFT
oN

D

an Ant

EXISTING UPPER FLOOR PLAN

74" =1-0"
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i P 5412 100
-2 16" TO GRADE (E)6 PERIMETER FENCE :
! @ \%’ @ !
: 1ep .
. KITCHENDINING 8EDROOM R
| / (E) THROUGH WALL |
. : GASFIRED HEATER .
. Lvine 8EDROOM .
c) 2 |l
B
so| P
r |
=3
3
3
B
i 3
1085 50 FT OF EXIS
ONCRETE OR ASPHALTIC GARAGE |
5 PAVING 647 5QFT . .
‘GARAGES/LAUNDRY/MECHANICAL 2 .
- — |
— B
B
GARAGE .
©6 Fencg ||
)
(€3 FENCE

@ EXISTING LOWER FLOOR PLAN

74" =1-0"

ECA1
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\DESKTOPIDROPB

19-10"
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- (E)sTUCCO
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EXISTING EXTERIOR ELEVATION - SOUTH

74" =1-0"
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EXISTING EXTERIOR ELEVATION - WEST
1/4" =1-0"

I (E)STUCCO

(E)GAS METER ‘%m

(E)sTUCCO

(E)STUCCO

T4 =1-0"

EXI

STING EXTERIOR ELEVATION - EAST

14" = 1-0"
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f PLAN

T4 =10"
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PROVIDE 4" HARD PIPE FROM LEADERS
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5
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< ©_—LEADER

720 5Q FT
APARTMENT

i
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arentect

109"

|

R R

240

Lm 102

®
10710 112"

4l

VANUFACTURER [OCATION GIVENSIONS
()| mopeL nuweer
WINDOW TYPE & SiZE
REMARKS 300"
@) ,
0 ENTRY wxer [ 123 SRl Az, S0 . - o o
0 NG ZXer | 123 O 7 9 | @ O
O —— KITCHES wxw |23 :
O RTCEN WX [ 123 |
: KITCHEN FAUCETS.
3 X 24 SLIDER B x| 123 MAX 1.8 GPM @ 60 PS1
c TEMP. 2.2 GPM @ 60 PSI
(e SEOROOM X% | 125 . . . roeeAuT 1o BEDROOM
10 BEDROON ZxE | 1zs 2 | 2
] 1
BEDROOM _
O ENTRY x| 12s !
(e SEDROOM X% 123 |
E{IEN - - &
0 BEDRGOM X% | 123 3| £ cLoseT oINING H :
@ 36X 2F SLIDER AT "X [ 123 7 |
(O KITCHEN X% i L PR b
][ e BINNG X 2 _ N e scoroon
. 2 B
0 VNG X% LvinG " |
BEDROOM reLooate !
: RELOCATE
& SDELITE L s & D00R
—seriRor & SIDELITE
WINDOW SCHEDULE NOTES !
v R
1a. VERIFY ALL DIMENSIONS. 8 1
1b. VERIFY ALL ROUGH OPENINGS, ALLOWING CLEARANCES ON ALL SIDES, AS REQUD BY — - = |
EACH MANUFACTURER. | . [
1. INSTALL WINDOWS PER SPECIF: D 7 ol : E | | 13441
OPENING PANELS MUST BE CLOSED AND LOCKED DURING INSTALLATION, INSTALL PLUME, _ L I I * T
DR AR YOO B G RE RS REE OO ERBEB TR SOREEBNXEL SIDES AND sz i | i |
WITH WEEP HOLES AT BOTTOM IN A WEATHERTIGHT MANNER I . i |
10.HEADERS MUST NOT BE NAILED] SCREWED. NAIISCREW THROUGH FIN INTO FRAMING BhE ke :
ALONG SIDES AND BASE. AT HEAD, METAL CLIPS MAY BE LAPPED OVER HEAD FIN AND —w————w ———®w—— w1 |[] T 1 = d
SCREWED TO HEADER FRAVING 172" MN. ABOVE HEAD FIN. TO ALLOW FOR HEADER " | 4
FRAMING DEFLECTION. FULL SUPPORT IS REQUIRED ALONG ENTIRE LENGTH OF SILL . !
te. PROVIDE FULL BITUTHENE SELF-HEALING, SELF-ADHERING WATER-PROOF BARRIER N N L |
WRAP AT ALL WINDOW ROUGH FRAVING; SILL, JAM, HEAD, TYPICAL < 1] ] 1] < K
. PROVIDE INTERIOR TRIM TO JAVB, TVP — —— = | —
1g. FRAME AND SASH COLOR TO B &2
1h. PROVIDE FULL SCREENS AT ALL GPERABLE SASHES. SCREEN FRAME COLOR:
: SCREEN COLOR (E) GARAGE |
ZVERIFY IAMB REGURED FOR EXTERIOR WALL SECTIONS. .
VERIFY ALL DIMENSIONS IN FIELD. g
3. PROVIDE CLEAR INSULATED LOW-E SQUARED GLAZING. g
4 PROVIDE CLEAR INSULATED LOW-E SQUARED TEMPERED SAFETY GLASS BOTH PANES. UKGONDITIONED UNGONDITIONED
5. PROVIDE OBSCURE INSULATED LOW-E SQUARED TEMPERED SAFETY GLASS LAUNBAY LAUNBR

6. PROVIDE FULL EGRESS HARDWARE AT OPERABLE SASH(ES).

7. PROVIDE INSULATED GLAZING W/ .37 U-VALUE MIN

PROPOSED DOOR SCHEDULE

fad

" x 1-3/8" HINGED

LOCATION WAL

KEY || DIMENSIONS, TYPE ASSEMBLY NOTES

01| FRONT ENTRY 7 LIVING ROOM 2XaWALL  [1,2,3,4,5,6.11
3-0"X 68" X 134" HINGED

102)|| KITCHEN EXTERIOR XaWALL |17
DEMOD - INFILLED

103)| FALL/ BEDROOM XaWALL 1.7
26X 1-3/8" HINGED, SOLID CORE

104 || FALL BEDROOM 2XaWALL [1.10
26X 1-3/8" HINGED, SOLID CORE
HALL/ BATH XaWALL |18
20X 1-3/8" HINGED, SOLID CORE

00 ET XaWALL 1.7
5-0"X 68" x 1-3/8" SLIDER, MIRROR

17| [ BEDROOMICLOSET XaWALL 1.7
5-0"X 68" x 1-3/8" SLIDER, MIRROR
ENTRY/LIVING XaWALL |17
3-0"X 66" x 1-34" HINGED.

200)]| FALL/ BEDROOM XaWALL 1.7
26" 68" x 1-3/8" HINGED

@ HALL/ BEDROOM AWALL 1,212

HALL/BATH
20" x 68" x 1-3/8" HINGED.

)

BEDROOM/ CLOSET
X 68" x 1-3/8" SLIDER

BEDROOM / CLOSET
80" x 68" x 1-3/8" DBLE SLIDER

EXTERIOR / LAUNDRY
28" 68" x 1-3/4" HINGED, CLAD

@
N

EXTERIOR / LAUNDRY
28" x 68" x 1-3/4" HINGED, CLAD

)

EXTERIOR / MECHANICAL
DBL 3:0" x 68" x 1-3/4"

IGED, CLAD, VENTE

EXTERIOR | GARAGE
80" x 76" ROLL-UP GARAGE DOOR

[
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NN

EXTERIOR / GARAGE
80" x 76" ROLL-UP GARAGE DOOR

)

DOOR SCHEDULE NOTES.

1. VERIFY ALL DIMENSIONS AT DOOR OPENINGS TO VERIFY DOOR UNIT SIZES SPECIFIED.
2 PROVIDE FULL WRAP OF BITUTHENE SELF-HEALING, SELF-ADHERING, WATERPROOF
BARRIER WRAP AT AL SILLS, JABS, HEADS OF EXTERIOR DOORS. PROVIDE 26 GA METAL Z
TYPE HEAD FLASHING AT ALL EXTERIOR DOOR HEADS, STAIN GRADE FINISH TO MATCH (E)
EXTERIOR DOORS. PROVIDE FULL COPPER SILL PAN AT ALL EXTERIOR DOORS, TYP.

3. PROVIDE INTERIOR TRIM TO JAMB, TYP.

4. PROVIDE CLEAR LOW-E SQUARED TEMPERED SAFETY GLASS,

5. SINGLE CY!
6. SINGLE CYLINDER DEADBOLT.

9. POCKET PULL HARDWARE,
10. SLIDER HARDWARE

11. SINGLE CYLINDER ENTRANCE KNOB SET.
12. PROVIDE THRESHOLD.

INDER ENTRANCE HANDLE SET , LEVER HARDWARE PER 2007 CBC 11338.2.5.2

PROPOSED UPPER FLOOR PLAN

1/4" =1'-0

GENERAL / PLUMBING NOTES
KITCHEN FAUCETS: MAX 1.8 GPM @ 60 PSI,
TEMP. 2.2 GPM @ 60 PSI W/ DEFAULT TO
1.8 GPM @ 60 PSI

TOILETS: MAX. 1.28 GALS PER FLUSH

LAV. FAUCETS: MAX. 1.2 GPM @ 60PSI
SHWR HEADS: MAX. 2.0 GPM @80 PSI

SHOWER DOORS TO BE TEMPD.
SAFETY GLASS, TYP.

NOTE: WALLS @ SHOWERS & TUBS
SHALL HAVE NON-ABSORBENT FINISH
TG0 AFF., TYP

VERIFY THAT ALL ANNULAR SPACES
AROUND PIPES, ELECTRICAL CABLES,

|CONDUIT, ETC., ARE FILLED TO PREVENT
RODENT INTRUSION, TYP

(N) ON DEMAN
WATER HEATE]

()

DRIVEWAY

Myon cm&;ﬁ

WATER HEATER

GARAGE

647 SQFT
GARAGES/LAUNDRY/MECHANICAL
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TO REMAIN —]
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t
_
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_
_
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DESKTOPIDROPB

(N) GABLE ROOF

COMP. SHINGLE ROOFING,

ON 30 # ROOFING FELT

ON 5/8° PLYWOOD ROOF SHEATHING
(NO SUBSTITUTIONS)

ON 2X8 RAFTERS @ 24" O.C.
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TYPICAL ASSEMBLY NOTES

TYPICAL ROOF / CEILING ASSEMBLY
CLASS B COMP SHINGLE ROOFING
ON 30# ROOFING FELT.

ON 5/8" PLYWOOD ROOF SHEATHING

* GYPSUM WALL BOARD

TYPICAL EXTERIOR WALL ASSEMBLY
HARDI-SHINGLE PANELS AT UPPER LEVEL

3 COAT STUCCO ON EXPANDED METAL LATHE LOWER LEVE
5/4 X4 BORAL TRIM WHERE SHOWN

ON 2 LAYERS TYPE D PAPER

ON CONT. VAPOR BARRIER, TYVEK OR EQ.

PROVIDE NEW 1/2° EXT RATED STRUCTURAL PLYWD
AILING 10 d @ & O.C. EDGES, 12" O.C. FIELD, TYP
ON2«DF. STUDS @ 16" O.C.

W/ R-13 FIBERGLASS BATT INSULATION

WI 172" GWB INTERIOR FINISH, TYP.

TYPICAL DOORMWINDOW ASSEMBLY.
VINYL OR METAL CLAD WOOD FRAME AND SASH
W/ 172" LOW E SQUARD INSULATED GLAZING, TYP.

TYPICAL FLOOR / CEILING ASSEMBLY.
FLOOR FINISH PER OWNER'S SPECS

1" LEVELROCK FLOOR UNDERLAYMENT

ON (E) 3/4° PLYWOOD SUBFLOOR

ON2X DF. JOISTS @ 16" O.C., TYP

R-30 FIBERGLASS BATT INSULATION

HELD TIGHT TO SUBFLOOR W/ SPRING WIRE

1"RC CHANNEL @ 16" O.C.

5/8° TYPE X GYPSUM WALL BOARD CEILING FINISH
UL DES L502, L514, SA305

AL RAISED FLOOR ASSEMBLY
D FLOOR FINISH PER OWNER'S SPECS
* PLYWOOD SUBFLOOR
2XDF. JOISTS @ 16" 0.C. TYP
19 FIBERGLASS BATT INSULATION

TYPICAL EXTERIOR DECK ASSEMBLY
TREX DECKING
ON2X P.T.DF. JOISTS @ 16" O.C.

BUILDING SECTION
TYPICAL ASSEMBLY NOTES
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5.A

STAFF REPORT

TO: PLANNING COMMISSION

FROM: COMMUNITY DEVELOPMENT

DATE: JUNE 7, 2018

SUBJECT: 620 Monterey Avenue #18-041 APN: 036-101-38

Coastal Development Permit to demolish one classroom building and 12 existing
portable buildings onsite and construct four new buildings for classrooms,
art/woodshop rooms, physical education, and locker rooms at New Brighton
Middle School.

This project is in the Coastal Zone and requires a Coastal Development Permit
that is not appealable to the Coastal Commission.

Environmental Determination: Categorical Exemption

Property Owner: Soquel Union Elementary School District

Representative: Madi Architecture and Planning

APPLICANT PROPOSAL

The Soquel Union Elementary School District is requesting a Coastal Development Permit for
the New Brighton Middle School Campus to construct four new buildings in place of one existing
structure and twelve portable classrooms that will be demolished. The property is located in the
Pubic Facilities (PF) zoning district. The use is consistent with the General Plan, Zoning
Ordinance, and Local Coastal Plan.

BACKGROUND

The City received the Coastal Development Permit application on December 8, 2017. The
Public Works Department has been working with the applicant toward compliance with
stormwater regulations. The project has found to be in compliance with stormwater regulations.

DISCUSSION

The construction of public school facilities is reviewed and regulated by the State of California
and is not under the jurisdiction of the City of Capitola. However, pursuant to the Coastal Zone
Combining District, a Coastal Development Permit is required for any private or public
development project within the City’s Coastal Zone. Therefore, a review of the project for
consistency with the City’s Local Coastal Program and issuance of a Coastal Development
Permit is required.

ANALYSIS

The proposed new buildings on the New Brighton Middle School campus are of a contemporary
design with large windows and angled roofs to allow natural sunlight into the structures. Each of
the buildings will be twenty feet, four inches at the tallest point. All of the buildings will be
primarily finished in stucco, with some metal accent finishes on some structures. The proposed
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new building located along the frontage of Monterey Avenue has the most architectural detail
with large windows stepped back in the shed roof design and a decorative wave incorporated
into the stucco along the front facade.

The project does not intensify the use of the school with the demolition of twelve portable
classrooms and Building #3 and the introduction of four new structures. In total, 11,520 square
feet of class room space will be eliminated with the demolition of the portable classrooms and
3,840 square feet for the demolition of Building #3. A new 4,800 square foot building is
proposed in place of Building #3 which will accommodate three classrooms. Another 4,740
square foot structure is proposed at the north end of the campus which will contain five new
classrooms. Also, two new buildings are proposed behind the gymnasium; one for a locker
room and the other for dance and mat classrooms. In total, 15,360 square feet of existing floor
area will be demolished and 17,740 square feet of floor area will be introduced.

Parking
There is no increase in parking demand from the proposal. The three classrooms structures are

a total of 14,092 square feet. The 3,648 square foot looker room building is ancillary to the
gymnasium and will not create an increased demand on parking. There is a net decrease in the
floor area of the primary use of 1,268 square feet. The application increases onsite parking
from 148 spaces to 150 spaces.

CEQA
This project is categorically exempt under Section 15314 of the California Environmental Quality
Act and is not subject to Section 753.5 of Title 14 of the Californa Code of Regulations.

RECOMMENDATION
Staff recommends approval of the Coastal Development permit for Application #18-041 based
on the following Conditions and Findings for Approval.

CONDITIONS OF APPROVAL

1. The project approval consists of a Coastal Development Permit to construct four new
buildings on the New Brighton Middle School campus. Three buildings will accommodate
classrooms and one building will be ancillary locker rooms for the existing gymnasium.
Twelve existing portable class rooms and one existing class room building will be
demolished. There is no increase in required onsite parking. The proposed project is
approved as indicated on the final plans reviewed and approved by the Planning
Commission on June 7, 2018, except as modified through conditions imposed by the
Planning Commission during the hearing.

2. 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 parking of the structure shall require Planning Commission
approval.

FINDINGS

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

Planning Department Staff and the Planning Commission have reviewed the project. The
proposal conforms to the General Plan and Zoning Ordinance in terms of use. The project
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conforms to the applicable requirements of the Local Coastal Program, including meeting
the requirements for provision of public and private parking, pedestrian access, and traffic.

B. This project is categorically exempt under Section 15314 of the California
Environmental Quality Act and is not subject to Section 753.5 of Title 14 of the
California Code of Regulations.

This project consists of a minor addition to an existing school within existing school grounds
where the addition does not increase original student capacity by more than 25% or ten
classrooms.

COASTAL FINDINGS
D. Findings Required.

1. 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:

a. A statement of the individual and cumulative burdens imposed on public
access and recreation opportunities based on applicable factors identified
pursuant to subsection (D)(2) of this section. The type of affected public
access and recreation opportunities shall be clearly described;

b. An analysis based on applicable factors identified in subsection (D)(2) of this
section of the necessity for requiring public access conditions to find the
project consistent with the public access provisions of the Coastal Act;

c. A description of the legitimate governmental interest furthered by any access
conditioned required;

d. An explanation of how imposition of an access dedication requirement
alleviates the access burdens identified.

o 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:

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.

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,
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intensification or cumulative buildout. 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 proposed project is located at 620 Monterey Avenue. The school
is not located in an area with coastal access. The school will not have
an effect on public trails or beach access.

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 The proposed project is located along Monterey Avenue. No portion of
the project is located along the shoreline or beach.

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);

e There is not a history of public use on the subject lot related to coastal
access. The property is a public facility and utilized as a school.
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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 at 620 Monterey Avenue. The project
will not block or impede the ability of the public to get to or along the
tidelands, public recreation areas, or views to the shoreline.

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 on a public school property that will not
negatively 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.

3. 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 accessway on the
subject land.

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

4. 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. ldentification 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 on a public school campus without sensitive
habitat areas.

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 the 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.

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.

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 project involves a school within the public facilities zone.
SEC. 30223
Upland areas necessary to support coastal recreational uses shall be reserved
for such uses, where feasible.

e The project involves a school within the public facilities zone.
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.

e The project involves a school within the public facilities zone.
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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 involves the construction of four school buildings. The
project complies with applicable standards and requirements for
provision for parking, pedestrian access, alternate means of
transportation, and/or traffic improvements.

Review of project design, site plan, signing, 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.

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.

Demonstrated availability and adequacy of water and sewer services;

e The project is located on a legal lot of record with available water and
sewer services.

Provisions of minimum water flow rates and fire response times;

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

Project complies with water and energy conservation standards;
e The project is for school classrooms and a locker room. The GHG
emissions for the project are projected at less than significant impact.
All water fixtures must comply with the low-flow standards of the
Soquel Creek Water District.

Provision of park dedication, school impact, and other fees as may be required;

e The project will be required to pay appropriate fees prior to building
permit issuance.

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.
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20.

21.

22.

23.

Project complies with natural resource, habitat, and archaeological protection
policies;

¢ Conditions of approval have been included to ensure compliance with
established policies.

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.

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

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

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 The property is not located in the geological hazards zone.

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

¢ 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.
Project complies with shoreline structure policies;

e The proposed project is not located along a shoreline.

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 an allowed use consistent with the public facilities zoning
district.

Conformance to requirements of all other city ordinances, zoning requirements,
and project review procedures; and

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

Project complies with the Capitola parking permit program as follows:

5.A
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a. The village area preferential parking program areas and conditions as
established in Resolution No. 2596 and no permit parking of any kind shall be
allowed on Capitola Avenue.

b. The neighborhood preferential parking program areas are as established in
Resolution Numbers 2433 and 2510.

c. The village area preferential parking program shall be limited to three hundred
fifty permits.

d. Neighborhood permit areas are only in force when the shuttle bus is operating
except that:

i. The Fanmar area (Resolution No. 2436) program may operate year-
round, twenty-four hours a day on weekends,

ii. The Burlingame, Cliff Avenue/Grand Avenue area (Resolution No.
2435) have year-round, twenty-four hour per day “no public parking.”

e. Except as specifically allowed under the village parking program, no
preferential residential parking may be allowed in the CIliff Drive parking areas.

f.  Six Depot Hill twenty-four minute “Vista” parking spaces (Resolution No. 2510)
shall be provided as corrected in Exhibit A attached to the ordinance codified
in this section and found on file in the office of the city clerk.

g. A limit of fifty permits for the Pacific Cove parking lot may be issued to village
permit holders and transient occupancy permit holders.

h. No additional development in the village that intensifies use and requires
additional parking shall be permitted. Changes in use that do not result in
additional parking demand can be allowed and exceptions for onsite parking
as allowed in the land use plan can be made.

e The project site is not located within the area of the Capitola parking
permit program.

ATTACHMENTS:
1. 620 Monterey Plans

Prepared By: Katie Herlihy
Community Development Director
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5.B

STAFF REPORT

TO: PLANNING COMMISSION

FROM: COMMUNITY DEVELOPMENT

DATE: JUNE 7, 2018

SUBJECT: 105 Stockton Avenue #18-0170 APN: 035-171-21

Amendment to the Master Sign Program at 103/105 Stockton Avenue to allow an
additional wall sign in the C-V (Central Village) Zoning District.

This project is located within the Coastal Zone but does not require a Coastal
Development Permit.

Environmental Determination: Categorical Exemption

Property Owner: Peter Hubback

Representative: Vahan Tchakerian, Filed: 04.17.2018

APPLICANT PROPOSAL

The applicant submitted an amendment to the Master Sign Program (MSP) for the existing
commercial building located at 105 Stockton Avenue in the C-V (Central Village) zoning district.
The proposed amendment is to increase the maximum sign dimensions and allow an additional
wall sign for the tenant at 105 Stockton Avenue on the east elevation along Riverview Avenue.

BACKGROUND

Zoning Ordinance §17.57.080 outlines the process for adopting a MSP for multi-tenant
developments. A MSP establishes the allowed materials, letter style, height, color and
illumination of signs for multi-tenant buildings. A MSP is approved by the Planning Commission,
with subsequent approvals administered by the Community Development Director or his/her
designee for signs which comply with the program. In 2002, a MSP was approved for 103 and
105 Stockton Avenue (Attachment 3).

The current application is the result of a code enforcement complaint. The applicant installed
two signs at 105 Stockton Avenue without a permit. The two exterior signs are out of
compliance with the master sign program. Also included in the code enforcement were two
large window signs that filled the entire windows. Upon inspection, staff learned that these were
large shower curtains which appear as signs from the exterior. The applicant moved the curtain
one foot back from the window to be a window display.

DISCUSSION

The applicant is requesting a change to the MSP to accommodate the signs that were installed
and effectively allow the tenant at 105 Stockton Avenue to increase the allowed sign area of the
sign on the awning and add a second wall sign on the side along Riverview Avenue. The
existing 2002 MSP is difficult to follow as it not organized well, with five requirements and
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5.B

additional conditions tied to a specific approval at the Armida Winery. The basic elements of the
2002 MSP include:

e Wall signs shall be externally illuminated.

e Letter style and sign color are subject to the Community Development Director’s
approval.

¢ Sign height shall be “typical” wall signs — 10-inches (bottom side of awning).

¢ lllumination shall be down lighting consistent with the Central Village Design Guidelines
and subject to the Community Development Director’s approval.

¢ Signs shall be limited to the south elevation along Stockton Avenue and the west
elevation along the Soquel Creek side.

e The sign area of the sign on the copper awnings in front of the business along Stockton
Avenue, were designed as 27 inches tall by 10 feet long (18.5 square feet), with the
capital letters being 18 inches. (Note: Constructed as 24 inches tall by 8 feet long)

e The sign area of the sign on the copper awnings on the side along the Riverview path,
was designed and built as 24 inches tall by 8 feet long (13 square feet), with the capital
letters being 15 inches.

The applicant is proposing the following two changes to the 2002 MSP:
1. Allow the tenant at 105 Stockton Avenue to have a second sign on the wall adjacent to
Riverview Avenue
2. Increase the maximum sign dimensions allowed under the Master Sign Program to 32
inches tall by 96 inches wide

Staff supports the request for a second sign on the wall adjacent to Riverview Avenue because
the applicant is on a corner parcel and allowing a second sign along Riverview Avenue is an
allowance that currently exists for wall signs on corner lots. Under Capitola Municipal Code
(CMC) §17.57.070(B)(1)(a), “businesses which are located adjacent to two streets (corner) shall
be permitted one additional wall sign, to face the second adjacent street if the business is not
identified on a monument sign.”

Staff does not support the request for larger sign dimensions. The proposed dimensions, which
are illustrated by the nonconforming signs currently in place at 105 Stockton Avenue, are out of
balance with the other tenant signs. Under CMC 8§17.57.060(A), Central Village signs should
relate to their surroundings “in terms of size, shape, color, texture, and lighting so that they are
complementary to the overall design of the building and are not in visual competition with other
conforming signs in the area.”

The previous MSP was too broad and difficult to follow, so as part of this amendment it was
reformatted and expanded to include additional specifications. The updated MSP can be found
in Attachment 1 and below.

Master Sign Program (MSP)
1. Each tenant is allowed two (2) wall/awning signs
2. Location of signs:
a. 103 Stockton Avenue
i. Signs may be located on the awnings on the south elevation along Stockton
Avenue and the west elevation along Soquel Creek
b. 105 Stockton Avenue
i. Signs may be located on the awning on the south elevation along Stockton
Avenue and on the wall on the east elevation along Riverview Avenue
3. Sign Standards:
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a. Dimensions
I.  Signs may be up to 8 feet wide and 2 feet high
b. Number of lines of text
i. Signs may have up to two (2) lines of text
c. Text/Lettering size
I. Text/lettering in the first line of text shall be no greater than 12 inches in
height
ii. Text/lettering in the second line of text shall be at least 2 inches smaller than
the text/lettering in the first line of text
d. Design
i. Signs shall relate to their surroundings in terms of shape, color, and texture
so that they are complimentary to the overall design of the building and are
not in visual competition with other conforming signs in the area
e. Mounting
i. Signs on the east and south elevations shall be attached to top of the
awnings
ii. Sign on the west elevation shall be attached to the wall
. lllumination
i.  Signs shall be externally illuminated
ii. llumination shall be down directed and shielded to light the signs only and
not light trespass onto adjacent properties
4. Sign applications that comply with the Master Sign Program shall be approved
administratively by the Community Development Director

CEQA

This project is categorically exempt under Section 15301 of the California Environmental Quality
Act and is not subject to Section 753.5 of Title 14 of the California Code of Regulations. The
proposed project involves an amendment to the master sign program for an existing commercial
space. No adverse environmental impacts were discovered during project review by either the
Planning Department Staff or the Planning Commission.

RECOMMENDATION

Staff recommends that the Planning Commission approve the Master Sign Program as updated
by Staff and require the applicant to decrease the size of the existing signs at 105 Stockton
Avenue based on the updated Master Sign Program and the following Conditions and Findings
for Approval.

CONDITIONS OF APPROVAL

1. The two existing 32 inch tall by 96 inch wide signs at 105 Stockton Avenue shall be reduced
in size to 24 inches tall by 96 inches wide to conform to the amended Master Sign Program
requirements.

2. All future signs at 103/105 Stockton Avenue shall comply with the updated Master Sign
Program. Individual sign permits may be issued by the Community Development Director or
designee.

3. Prior to installation of a new sign, the applicant must obtain a permit from the Community
Development Department and Building Department.

4. Prior to operation of a new business, the applicant shall obtain a business license from the
City of Capitola.
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FINDINGS

A. The application, subject to the conditions imposed, will secure the purposes of the
Zoning Ordinance and General Plan.
Planning Staff and the Planning Commission have reviewed the application and determined
that the proposed Master Sign Program is allowed in the C-V Zoning District. Future sign
applications will comply with the requirements of the Master Sign Program. Conditions of
approval have been included to ensure that future signs for the commercial suites are
consistent with the Master Sign Program, Zoning Ordinance, and General Plan.

B. The application will maintain the character and integrity of the neighborhood.
Planning Department Staff and the Planning Commission have reviewed the project and
determined that the amended Master Sign Program complements the building form. The
MSP establishes requirements for future signs that will maintain the character and integrity
of this commercial building within the City of Capitola. Conditions of approval have been
included to carry out these objectives.

C. This project is categorically exempt under Section 15301 of the California
Environmental Quality Act and is not subject to Section 753.5 of Title 14 of the
California Code of Regulations.

The proposed project involves signs for an existing commercial space. No adverse
environmental impacts were discovered during project review by either the Planning
Department Staff or the Planning Commission.

ATTACHMENTS:

1. 103-105 Stockton Avenue - Master Sign Program
2. 103-105 Stockton Avenue - Proposed Sign Pictures

Prepared By: Matt Orbach
Assistant Planner
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Master Sign Program - 103/105 Stockton Avenue
June 7, 2018

Master Sign Program (MSP):
1. Each tenantis allowed two (2) wall/awning signs
2. Location of signs:
a. 103 Stockton Avenue
i. Signs may be located on the awnings on the south elevation along Stockton
Avenue and the west elevation along Soquel Creek
b. 105 Stockton Avenue
i. Signs may be located on the awning on the south elevation along Stockton
Avenue and on the wall on the east elevation along Riverview Avenue
3. Sign Standards:
a. Dimensions
i. Signs may be up to 8 feet wide and 2 feet high
b. Number of lines of text
i. Signs may have up to two (2) lines of text
c. Text/Lettering size
i. Text/lettering in the first line of text shall be no greater than 12 inches in height
ii. Text/lettering in the second line of text shall be at least 2 inches smaller than
the text/lettering in the first line of text

i. Signs shall relate to their surroundings in terms of shape, color, and texture so
that they are complimentary to the overall design of the building and are not in
visual competition with other conforming signs in the area

e. Mounting
i. Signs on the east and south elevations shall be attached to top of the awnings
ii. Sign on the west elevation shall be attached to the wall

f.  Illumination

i. Signs shall be externally illuminated

ii. lllumination shall be down directed and shielded to light the signs only and not
light trespass onto adjacent properties

4. Sign applications that comply with the Master Sign Program shall be approved administratively
by the Community Development Director

Attachment: 103-105 Stockton Avenue - Master Signh Program (105 Stockton Avenue)
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Attachment: 103-105 Stockton Avenue - Proposed Sign Pictures (105 Stockton Avenue)
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e The signs we put up are identical to what was up before for Seaside Coffee

We asked the owners of Seaside Coffee where they got their signs, contacted the sign company for identical specifications and procured
the same

e We have gone through great expense having these signs designed, manufactured and installed

We ask the City of Capitola allow us to keep these signs up and apologize for not having known the sign permit process. Of course we
will pay any permit fees required by the City

&5@@.&\@
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STAFF REPORT

TO: PLANNING COMMISSION
FROM: COMMUNITY DEVELOPMENT
DATE: JUNE 7, 2018

SUBJECT: Retail Marijuana Sales in Regional Commercial Zoning District

Amendment to Regional Commercial Zoning District to allow a new conditional
use for a limited number of retail cannabis establishments, subject to regulations
and review criteria, in compliance with state law. The proposed ordinance shall
only go into effect if a ballot measure for a cannabis tax is passed by Capitola
voters in November 2018.

This zoning amendment will not impact properties in the Coastal Zone and
therefore does not require Coastal Commission adoption.

Environmental Determination: Categorical Exemption

Property Owner: All properties in the Regional Commercial zone
Representative: Katie Herlihy, Community Development Director

BACKGROUND

The City Council adopted Urgency Ordinance No. 989 on January 9, 2014, to prohibit
commercial cultivation and processing of medical marijuana within the City of Capitola. In 2016,
California voters approved Proposition 64 which decriminalized the possession, use, and sale of
recreational marijuana for adults 21 or older and authorized the recreational sale of marijuana
beginning on January 1, 2018.

On March 9, 2017, the City Council held a public hearing to consider the 2014 ordinance in light
of Proposition 64. Citing concerns with the lack of state regulations and guidance on commercial
marijuana activities, the Council ultimately adopted an amended ordinance to ban all
commercial marijuana uses, except for laboratory testing facilities. The City Council also
directed staff to schedule a review of the ordinance once state regulations were adopted for
commercial marijuana activities.

The City Council reviewed the ordinance on February 8, 2018, and expressed support to retain
current prohibitions on manufacturing, cultivation, and recreational delivery services. The
Council also directed staff to return with additional information and recommendations to allow
limited retail sales exclusively in the Regional Commercial zoning district.

On April 12, 2018, the City Council directed staff to move forward with drafting amended
ordinances for retail cannabis sales within the Regional Commercial zoning district. The
ordinance will be contingent on passage of a local cannabis tax. Staff will work with the City
Attorney to craft the ordinances so they would only go into effect if a ballot measure passed in
November 2018.
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DISCUSSION

To allow retail marijuana sales in the City, the recently adopted zoning code must be amended
to establish retail marijuana establishments as a land use type and include appropriate
conditions and performance standards to minimize land use conflicts. Based on previous
Council direction and a review of best practices applied by other California jurisdictions, staff
drafted an ordinance to amend the Regional Commercial (CR) zoning district to add retalil
cannabis establishment to the land use table as a conditional use. The CR zoning district
includes an approximately 2,800-foot-long area along 41 Avenue between Capitola Road and
Highway 1, the Clares Street loop around the mall, and Auto Plaza Drive. The ordinance
includes the following standards:

¢ Require a 1,000-foot minimum path of travel (buffer) distance between a retail cannabis
establishments and schools/churches;

e Require a minimum 500-foot buffer distance between retail cannabis establishments;

¢ Require establishments to have an independent exterior entrance that is not shared with
another business;

e Require retailers to maintain a current Cannabis Retail License, issued through the
Police Department, as outlined below; and

¢ Require specific sign regulations to protect youth from marketing.

Signs

Many jurisdictions have adopted specific regulation for cannabis retail establishment signs in an
effort to limit marketing to youth. For instance, Santa Cruz County Code 17.130.110(G)(12)
limits signs for cannabis dispensaries to one sign stating the dispensary name, address, hours
of operation, a green cross, that is limited to six square feet in area, “shall not be directly
illuminated, shall not contain graphics identifying cannabis, and must comply with all existing
County regulations and restrictions regarding signs.” Similarly, the City of Watsonville’s
ordinance requires content “to not have reference, through language or symbol, to cannabis,”
limits illumination to operating hours, and limits sign area to 15 square feet.

The proposed ordinance includes three options for sign regulations, as follows:

Option 1- Compliance with sign code. A retail cannabis establishment shall be limited to the sign
regulations of Chapter 17.80 of the new zoning code applicable outside the Coastal Zone, as
follows:

e Each establishment may have a mix of the sign types provided the area of all signs on
the property do not exceed 1 square foot per linear foot of building frontage up to a
maximum of 50 square feet;

¢ No limits to logo size or design;

e lllumination allowed pursuant to 17.80.070.D; and

e Signs shall otherwise be subject to a Sign Permit Application in accordance with Section
17.132.

Option 2 — Restricted marketing.
e Limited to one exterior building sign per business location to identify the business,
e Sign may include name of business and one logo.
e Sign area maximum of 20 square feet, or one square foot per linear frontage of the

5.C
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business; whichever is less.

¢ Sign shall not contain reference in language to cannabis.

e Sign may have one graphic limited to the business logo or one green cross.

e Sign shall otherwise be subject to Planning Commission review through a Sign Permit
Application in accordance with Section 17.132.

Option 3 — More restricted marketing.

e Limited to one exterior building sign per business location to identify the business as a
retail cannabis establishment in compliance with the following standards:
Sign may include name of business only;
Sign area maximum of 15 square feet, or one square foot per linear frontage of the
business; whichever is less;
Sign may not have any reference, through symbols or language, to cannabis;
Sign shall not be directly illuminated except during operating hours; and
Sign shall otherwise be subject to Planning Commission review through a Sign Permit
Application in accordance with Section 17.132.

Cannabis Retail License

In conjunction with the conditional use permit, staff has drafted amendments to chapter 9.61 of
the municipal code for a separate Cannabis Retail License maintained by the Police
Department. The regulations for a Cannabis Retail License would be outside the zoning code;
therefore, the license ordinance is not under the purview of the Planning Commission. Such
licenses would require renewal on a periodic basis, and incorporate best-practice physical
security and retail measures. In addition, the ordinance would:

e Establish a maximum number of Cannabis Retail licenses.

o Establish a competitive, merit-based license issuance system that accounts for legal
cannabis retail experience, civil and criminal records, operations and security plans, and
residency. The Council may also include criteria to promote minority- or woman-owned
businesses, employee wages/benefits, or other factors.

e Licenses would not run with the property and would have requirements for transferring
locations and/or operators.

e Require operators to undergo periodic review by the Police and Community
Development Departments. If the retailer has serious or multiple violations, the Police
Chief and/or Community Development Director may suspend or revoke the Cannabis
Retail license.

e Prohibit specific products that are attractive to children or youth and products with
packaging or labeling that is attractive to children or youth.

e Incorporate and require compliance with Conditional Use Permit requirements.

Next Steps
Upon recommendation by the Planning Commission, the City Council will begin review of

amendments to the zoning ordinance, as well as amendments to Municipal Code Chapter 9.61
(Marijuana Sales, Processing and Cultivation) to include regulations for a Cannabis Retalil
License; an amendment to the fee schedule, and a ballot measure to consider the related local
cannabis tax.

The first reading of the retail cannabis ordinance must occur by the June 28" City Council
meeting to meet the ballot measure deadline.

CEQA

5.C

Packet Pg. 129




This project is categorically exempt under Section 15061 of the California Environmental Quality
Act and is not subject to Section 753.5 of Title 14 of the California Code of Regulations. The
proposed project involves retail sales of cannabis in an existing regional commercial zoning
district. The activity is covered by the general rule that CEQA applies only to projects, which
have the potential for causing a significant effect on the environment. Where it can be seen with
certainty that there is no possibility that the activity in question may have a significant effect on
the environment, the activity is not subject to CEQA. No possible adverse environmental
impacts were discovered during ordinance review by Planning Staff as the retail use will occur in
a zone where retail use has been principally permitted.

RECOMMENDATION

Staff recommends that the Planning Commission provide staff with direction on the prefered
option for retail cannabis establishment signs and provide a positive recommendation to the City
Council on the draft ordinance to conditionally allow retail cannabis establishments in the
Regional Commercial zoning district.

ORDINANCE NO.

AN ORDINANCE OF THE CITY OF CAPITOLA
AMENDING CAPITOLA MUNICIPAL CODE CHAPTER 17.24 “COMMERCIAL AND
INDUSTRIAL ZONING DISTRICTS” AT SECTION 17.24.020 TO AUTHORIZE RETAIL
CANNABIS SALES IN THE C-R — REGIONAL COMMERCIAL ZONING DISTRICT

THE CITY COUNCIL OF THE CITY OF CAPITOLA DOES ORDAIN AS FOLLOWS:

Section 1: Section 17.24.020 of the Capitola Municipal Code is hereby amended to read as
follows:

17.20.020 Land Use Regulations

A. Permitted Land Uses. Table 17.24-1 identifies land uses permitted in the commercial and
industrial zoning districts.
TABLE 17.24-1: PERMITTED LAND USES IN COMMERCIAL AND INDUSTRIAL ZONING DISTRICTS

Key

P Permitted Use

A Administrative Permit required
M Minor Use Permit required
C

Zoning District

Conditional Use Permit required
Use not allowed C-C C-R Additional Requirements

Residential Uses

Single-Family Dwellings - -

Multi-Family Dwellings C C[9]

Residential Mixed Use C C[7] - Section 17.24.040
Public and Quasi-Public Uses

Colleges and Trade Schools C Cc C

Community Assembly C C

Cultural Institutions C C
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Day Care Centers

C

C

Emergency Shelters - - P Section 17.96.030
Government Offices See 17.24.020.C C
Medical Offices and Clinics See 17.24.020.C -
Public Safety Facilities C C C
Commercial Uses
Alcoholic Beverage Sales C C C
Banks P 2] P[2] -
Financial Institutions P [2] P [2] - Section 17.24.020.C
Business Services P [2] P [2] P
Commercial Entertainment and
Recreation M M i
Drive-Through Facilities - C[4] -
Eating and Drinking Establishments
Bars and Lounges C C C
Mobile Food Vendors - A [6]/C A [6]/C
Restaurants and Cafes M [2] M [2] C
Take-Out Food and Beverage M [2] M [2] -
Food Preparation M [2] - P
Gas and Service Stations Cc C -
Liquor Stores C C -
Lodging
Bed and Breakfast C - -
Hotel C C -
Maintenance and Repair Services M C P
Personal Services P [1] P [1] -
Professional Offices See 17.24.020.C P
Salvage and Wrecking - - P
Self-Storage C - C Section 17.96.140
Retail P P -
Retail Cannabis Establishment - C[10] - Section 17.20.020.D
Vehicle Repair C Cc P
Vehicle Sales and Rental C[9] C[5] -
Vehicle Sales Display Room [8] P P -
Wholesaling - M [3] P
Heavy Commercial and Industrial
Uses
Construction and Material Yards - -
Custom Manufacturing M M

Light Manufacturing
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Warehousing and Distribution - - P

Transportation, Communication,
and Utility Uses

Utilities, Major - C
Utilities, Minor P P P
Recycling Collection Facilities C C C Section 17.96.130
Wireless Communications Facilities See 17.104
Other Uses
Accessory Uses See 17.52
Home Occupations A A - Chapter 17.96.040
Permanent Outdoor Display C C C Section 17.96.100
Temporary Uses See 17.76.180
Urban Agriculture
Home Garden P P -
Community Garden M M -
Urban Farm C C -
Notes:

[1] Combination of two or more tenant suites within a multi-tenant building or greater than 5,000 sq. ft. requires Minor Use Permit
[2] Combination of two or more tenant suites within a multi-tenant building or greater than 5,000 sq. ft. requires Conditional Use
Permit

[3] Without stock. Storage of merchandise limited to samples only.

[4] Prohibited within 100 feet of a residential zoning district or residential use including residential properties outside the City limits.
[5] Majority of vehicles for sale must be new.

[6] Mobile food vendors in one location two times or less per year are regulated as a temporary use in accordance with Section
17.96.180 and are allowed with an Administrative Permit in accordance with Municipal Code Chapter 9.36. Mobile food venders in
one location more than two times per year require a Conditional Use Permit.

[7] Residential uses are prohibited on the first story.

[8] Maximum 5,000 square feet.

[9] Allowed only as a part of a mixed-use project integrated with commercial structures located on the same development site.

[10] Requires Cannabis Retail License (Chapter 9.61) and compliance with 17.20.020.D

B. Additional Permits. In addition to permits identified in Table 17.24-1, development projects
in the commercial and industrial zoning districts may also require a Design Permit pursuant to
Chapter 17.120 (Design Permits). Modifications to a historic resource may require a Historic
Alternation Permit pursuant to Chapter 17.84 (Historic Preservation). Development in the
coastal zone may require a Coastal Permit pursuant to Chapter 17.32 (Coastal Overlay Zone)
independent of and in addition to any other required permit or approval.

C. Office Uses in the C-C and C-R Zoning Districts.

1. New Office Uses. In the C-C and C-R zoning districts, permits required for new office
uses and conversions of non-office space to office use are shown in Table 17.24-2. Offices
include professional, medical, financial institutions and governmental offices.

2. Existing Office Uses. Within office building utilized exclusively for office uses as of
[effective date of Zoning Ordinance], office uses may continue to occupy ground floor
tenant spaces. Within such office building, a new tenant is not subject to the permit
requirements in Table 17.24-2 until such time that the building is redeveloped or all office
space in the ground floor level is converted to a non-office use.
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TABLE 17.24-2: PERMITTED NEW OFFICE USES IN THE C-C AND C-R ZONING DISTRICTS

Key
Permitted Use

P

A Administrative Permit required . L. . .
M Minor Use Permit required C-C Zoning District C-R Zoning District
C

Conditional Use Permit required
— Use not allowed

Location and Size of Office Use

Ground floor, less than 5,000 sq. ft. P -
Ground floor, 5,000 sq. ft. or more C -
Upper floor above a ground floor p P

front facade.

Located within a multi-tenant site in which the office space
is not located within a storefront and is setback from the P -

D. Retail Cannabis in the C-R Zoning District. A Retail Cannabis Establishment in the C-R

zoning district must be in compliance with the following standards.

1.  Permit Requirements.

a. Cannabis Retail License. Prior to conditional use permit application, an applicant

shall obtain a potential Retail Cannabis License from the City, as outlined in Chapter

9.61.

b. Conditional Use Permit. A Retail Cannabis Establishment must obtain a
Conditional Use Permit from the Planning Commission. The Retail Cannabis

Establishment shall be in compliance with the following standards:

©)

(2)

)
)
)

Distance from Schools and Churches. Retail Cannabis Establishment are not
permitted within a path of travel of 1,000 feet from any schools and churches.

The path of travel shall be measured following the shortest path of travel along a

public right-of-way from the property line of the proposed Retail Cannabis

Establishment parcel to the church or school.

Distance between Retail Cannabis Establishments. A retail cannabis
establishment shall not be located within a path of travel of 500 feet of another
retail cannabis establishment.

Independent Access. A retail cannabis establishment shall have an independent
exterior entrance that is not shared with any other business or residence.

Signs. [Option 1- Comply with sign code] A retail cannabis establishment shall
be limited to the sign regulations of Chapter 17.80.

Signs. [Option 2 - Conservative] Notwithstanding other sections of the code for
signs, a retail cannabis establishment shall be limited to one extetior building sign
per business location to identify the business as a retail cannabis establishment in

compliance with the following standards:

a)  Sign may include name of business and one logo.

b)  Sign area maximum of 20 square feet, or one square foot per linear

frontage of the business; whichever is less.
C) Sign shall not contain reference in language to cannabis.
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d)

€)

Sign may have one graphic limited to the business logo or one green

Cross.
Sien shall otherwise be subject to Planning Commission review

through a Sign Permit Application in accordance with Section 17.132.

(5) Signs. [Option 3 - More Conservative] Notwithstanding other sections of the

code for sions, a retail cannabis establishment shall be limited to one exterior

building sign per business location to identify the business as a retail cannabis

establishment in compliance with the following standards:

2)
b)

0

d)
©)

Sign may include name of business only.
Sign area maximum of 15 square feet, or one square foot per linear

frontage of the business; whichever is less.

Sien mav not have any reference, through syvmbols or language, to

cannabis.

Sign shall not be directly illuminated except during operating hours

Sign shall otherwise be subject to Planning Commission review
through a Sign Permit Application in accordance with Section 17.132.

Section 2. Effective Date. This ordinance shall be in full force and effect thirty (30) days from
the date of its adoption by the City Council or upon the certification of the passage of a ballot
measure authorizing the establishment of a tax on retail cannabis sales by voters at the
November 6, 2018 general election, whichever is later.

This ordinance was introduced on the 28" day of June, 2018, and was passed and adopted by
the City Council of the City of Capitola on the day of July, 2018, by the following vote:

AYES:
NOES:
ABSENT:
ABSTAIN:

ATTEST:

APPROVED:

Michael Termini, Mayor

Linda Fridy, City Clerk
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Packet Pg. 134




Prepared By: Katie Herlihy
Community Development Director
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STAFF REPORT

TO: PLANNING COMMISSION

FROM: COMMUNITY DEVELOPMENT

DATE: JUNE 7, 2018

SUBJECT: 4015 Capitola Road #17-019 APN: 034-261-40

Design Permit to renovate the existing SEARS into three tenant
spaces (Sears, TJ Maxx/Homegoods, and PetSmart) with remodeled
exterior facades, two 4,000 square foot building pads for a future
development phase, and a Master Sign Program located for the three
tenants within the CC (Community Commercial) zoning district.

This project is not located in the Coastal Zone.

Environmental Determination: Categorical Exemption, Section 15270
of the CEQA guidelines

Property Owner: Seritage SRC Finance LLC

Representative: Mark Rone, Cypress Equities

APPLICANT PROPOSAL

The applicant submitted a design permit application to remodel the Sears building and convert
the space into three separate tenant spaces with updated exterior facades. The west side of
the existing Sears space would be converted into three tenant spaces to accommodate TJ
Maxx/Homegoods (40,772 sf), Petco (11,478 sf), and Sears (58,741 sf). The proposal includes
two new 4,000 square feet building pads; one on 41t Avenue frontage and one on Capitola
Road frontage and a Master Sign Program for the three tenants. (Attachment 1: Plans;
Attachment 2: Master Sign Program)

The proposed project is not in compliance with Capitola Municipal Code 13.16 Stormwater
Pollution Prevention and Protection, Resolution No. R3-2013-0032 of the California Regional
Water Quality Control Board for the Central Coast Region, the Capitola Zoning Code, the
Capitola General Plan, and Santa Cruz County Code 7.100.060. Therefore, staff is
recommending denial of the application.

BACKGROUND

On December 1, 2016, the Planning Commission provided direction on a Conceptual Review
Application for the Sears building. The Planning Commission advised the applicant to improve
the Sears facade, provide phased buildout information, and coordinate with the mall owner to
show how the project fits within the mall redevelopment and future circulation plans.

On February 10, 2017, the City received an application for Design Permit and Master Sign
Permit for the property at 4015 Capitola Road.
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On March 9, 2017, the City provided the applicant with an incomplete letter which outlined
outstanding items (Attachment 3). On April 19, 2018, the City provided an updated incomplete
letter that separated required incomplete items from advisory items, as a follow-up from a
discussion with the applicant (Attachment 4: KH email).

On December 14, 2017, the City received copies of a Phase 1 and 2 ESA from the project
architect for the partial removal of joist.

On January 9, 2018, the applicant provided an updated application submittal (Attachment 1).

On February 7, 2018, city staff emailed the applicant explaining that comments were not ready.
Also, staff informed the applicant that a new zoning code and zoning map had been adopted on
January 25, 2018. The property zoning changed from Community Commercial to Regional
Commercial. Staff explained that the new zoning and development standards would apply to
the project on February 25, 2018 (Attachment 5).

On February 15, 2018, City staff informed applicant’s Architect that Phase 1 and 2 ESA had
been reviewed by a third party and found that facility closure work was incomplete (Attachment
6).

On February 28, 2018, City staff provided the applicant with a second incomplete letter relative
to the project under the new zoning district and new development standards (Attachment 7).

On May 9, 2018, the applicant submitted a letter from their attorney, suggesting that application
is “deemed complete” under the Permit Streamlining Act (PSA) and request that the application
be set for public hearing at the earliest opportunity, and within 30 days at the latest. The PSA
sets forth a time limit of 30 days after an application is submitted in which to inform the applicant
of whether the application is complete. If the agency does not inform the applicant within the
30-day period, the application will be “deemed complete” even when the application is deficient.
Upon deeming the application complete, the application must be noticed for public hearing and
the placed on the Planning Commission agenda (Attachment 8: Letter). The first attachment to
letter is included in the Attachment 8. It is the letter from Merlone Geier providing approval of
the plans including one 2,656-square-foot pad along Capitola Road. The entire letter with
attachments is voluminous with over 600 pages. In an effort to save paper, the full letter with
attachments is available at City Hall for the public to review and on the City’s Website on the
Community Development webpage at http://www.cityofcapitola.org/communitydevelopment.

On May 17, 2018, Santa Cruz County Environmental Health Division (SCCEHD) provided the
applicant with a Notice of Violation (NOV) for the unpermitted removal of ten underground
hydraulic lifts. The NOV noted that the ten underground lifts that were removed in 2017 were in
violation of Santa Cruz County Code 7.100.060. SCCEHD directed the property owner to apply
for and obtain a permit retroactively for the closure of the underground storage lifts that were
removed and to do so by June 29, 2018 (Attachment 9).

On May 18, 2018, the City Attorney confirms completeness determination (Attachment 10).

On May 23, 2018, the City informed the applicant that the application would be reviewed by the
Planning Commission on June 7, 2018 (Attachment 11).

DISCUSSION
Sears is located on the south-east corner of the Capitola Mall with frontage on Capitola Road
and 415 Avenue. The building is setback 280 feet from Capitola Road and 316 feet from 41
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Avenue with surface parking and limited landscaping within the setback area. The existing
Takara restaurant building at 3775 Capitola Road is part of the same parcel as the proposed
development.

The subject property is 10.5 acres in size, the second largest ownership parcel on the mall site.
The Sears building was built in 1971 and has had minor renovations in its 47-years of existence.
Sears was the first structure to be built on the regional shopping mall property, followed by the
mall and three larger department stores. The mall site has been identified in the Capitola
General Plan (2014) and the 41%' Avenue/Capitola Mall Re-visioning Plan (2011) as an area
prime for redevelopment.

General Plan

The 2014 Capitola General Plan outlines the vision for future development in Capitola through
establishing guiding principles, goals, policies and actions. Attachment 12 includes relative
excerpts from the General Plan related to the propose project and future development of the
mall. The project has improved since the 2016 conceptual review, with the inclusion of two
future building pads along the frontage of 41%t Avenue and Capitola Road. However, the project
application fails to demonstrate how the proposed project coordinates with adjacent property
owner plans, and implements the General Plan goals for mall redevelopment.

As the mall evolves it is important to ensure the incremental changes within each parcel
incorporate site improvements that fit within the greater vision for mall redevelopment, otherwise
the General Plan goals may be missed entirely. As proposed, the project has been designed to
function independently from the mall, with no pedestrian connectivity between the two new
tenant spaces and the mall. It is unclear how the proposed project would fit into a larger mall
redevelopment effort. The application provides no indication of cooperation between adjacent
property owners toward the General Plan goal LU-8 and Policies LU-8.1 and LU-8.5, as follows:

Goal LU-8: 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.

Policy LU-8.1: Phased Mall Redevelopment. Encourage a phased approach to
redevelopment of the Mall property. Early phases may include improvements to the Mall
fagade and front entrance, and new retail pads fronting 41st Avenue. These early
improvements shall not conflict with the ultimate vision for the property, as represented
in the 41st Avenue/Capitola Mall Vision Plan (see Figure LU-6).

Policy LU-8.5: New Interior Street. As a long-term vision for Capitola Mall, support the
addition of a new interior street within the Mall property lined with sidewalk-oriented
retail, outdoor dining, and pedestrian amenities. This new street should be connected
with the existing street network surrounding the Mall property to enhance mall access for
all modes of transportation.

The current proposal disregards the relationship of the property to the regional mall with a lack
of internal connectivity. Furthermore, the only suggestion of cooperation with the mall owner,
Merlone-Geier, was within a letter of support. The applicant did not submit a schematic build out
or circulation plans for the mall site to understand how the proposal fits within the larger vision,
as suggested by the Planning Commission during the conceptual review.

Master Sign Program
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The proposed project includes a master sign program (MSP) application. (Attachment 2) A MSP
establishes unified and coordinated approach to materials, size, type, placement, and general
design for signs within a multi-tenant project. The Planning Commission may approve a MSP
that deviates from the standards of the sign regulations relating to height, number of signs, sign
area, and type of signs.

The proposed MSP includes:

e Maximum letter height - 5 feet.

¢ Maximum sign area - 1 square foot per linear foot of building frontage
o Petco 75.6 square feet,
o TJ Maxx/Homegoods 200 square feet, and
o Sears 180 square feet east elevation and 251 square feet south elevation.

¢ “The signage location and configuration are conceptual in nature, subject to change

based on the final sighage permit submission.”

When a MSP is approved by the Planning Commission, all subsequent signs proposed for a
development must comply with the standards and specification included in the MSP. Signs
consistent with an approved MSP are allowed with an administrative sign permit approved by
staff. The proposed MSP would administratively allow signs between 75 and 251 square feet.

The new zoning code establishes a maximum cumulative sign area in the Regional Commercial
zone of one square foot of sign area per one square foot of linear building frontage, up to a
maximum of 50 square feet. An additional 25% increase in sign area can be approved by
Planning Commission. This would allow up to 62.5 square feet of sign area per commercial
establishment. The proposed MSP includes allowances of up to 251 square feet, more than
four times the amount allowed by code. Staff recommends the Planning Commission deny the
MSP and require approval of future signs consistent with Chapter 17.80.

Design Permit

When considering Design Permit applications, the Planning Commission is required to evaluate
applications to ensure they comply with the development standards of the zoning district,
conform to policies of the General Plan and other design policies and regulations adopted by
the City Council. To obtain Design Permit approval, projects must satisfy the criteria of
§17.120.070(A-S), as listed in Attachment 13. The following list includes the criteria in which the
project is not in compliance:

D. Sustainability. The project supports natural resource protection and environmental
sustainability through features such as on-site renewable energy generation, passive solar
design, enhanced energy efficiency, water conservation measures, and other green
building techniques.

N. Drainage. The site plan is designed to maximize efficiency of on-site drainage with runoff
directed towards permeable surface areas and engineered retention.

Staff Analysis: Per Capitola Municipal Code Chapter 2.20, the Santa Cruz County Health
Services Agency (SCCHSA) serves as the City’s Health Department and its Department Head
is the designated County Health Officer. To this end, the Health Officer enforces County Health
Department ordinances within the City including Santa Cruz County Code Chapter 7.100
governing hazardous materials and underground storage tanks.
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Per Santa Cruz County Code Section 7.100.060, no person or business may close a hazardous
material storage facility or underground storage tank without first obtaining a permit from the
County Health Services Agency. In order to obtain a permit, the applicant must submit a written
hazardous materials management plan for SCCHSA'’s approval. Per Section 7.100.140, the
Health Officer may request information in addition to the hazardous materials management plan
deemed necessary to protect human health, safety or the environment. Per Section 7.100.160,
the Health Officer has the discretion to impose reasonable permit conditions and performance
standards necessary to protect human health, safety, or the environment. Section 7.100.260
pertains specifically to out-of-service storage facilities and reiterates the requirement to obtain a
permit to close a storage facility assuring that the closure minimizes any threat to public safety,
the possibility of water runoff from the facility and the possibility of water and soil contamination.

A portion of the Sears facility was utilized as automotive center from 1971 to 2016. To close the
automotive facility, the owner is required to obtain a facility closure permit through Santa Cruz
County Environmental Health Division (SCCEHD) as explained above.

On December 14, 2017, the City received copies of a Phase 1 Environmental Site Assessment
(ESA) and Phase 2 ESA, for partial removal of joists, dated December 19, 2014 and April 6,
2016 respectively. The City contracted Weber-Hayes and Associates to review the submitted
ESA documents. Weber-Hayes found that the environmental work was for the partial removal
of onsite joists, not a full facility closure as required with the proposed change of use. On
February 15, 2018, City staff informed the applicant of Weber-Hayes’ finding that the facility
closure work had not been completed.

On May 17, 2018, Santa Cruz County Environmental Health Division (SCCEHD) provided the
applicant with a Notice of Violation (NOV) for the unpermitted removal of ten underground
hydraulic lifts. (Attachment 9) The NOV notes that the ten underground lifts that were removed
in 2017 were in violation of Santa Cruz County Code 7.100.060. SCCEHD directed the property
owner to apply for and obtain a permit retroactively for the closure of the underground storage
lifts that were removed and to do so by June 29, 2018. As noted in the letter, the SCCEHD has
found underground lifts can leak oil and pose potential long term environmental and possible
human health problems. There is evidence that some of the oil in the lift systems contain
Polychlorinated Biphenyls (PCBs), which are probable human carcinogens.

Drainage: A third party technical review of the stormwater plans was completed by
HydroScience. (Attachment 14) HydroScience made findings that based on the documents
submitted, the project is not in compliance with the Capitola Municipal Code Section 13.16
Stormwater Pollution Prevention and Protection and the Post Construction Requirements
(PCRs) as specified in Resolution No. R3-2013-0032 issued by the California Regional Water
Quiality Control Board for the Central Coast Region in July 2013. The Post Construction
regulations emphasize protecting and restoring key watershed processes on site to create and
sustain linkages between hydrology, channel geomorphology, and biological health necessary
for healthy watersheds. The performance requirements for this project require the project to
minimize impervious surfaces, minimize stormwater runoff, treat all on-site generated runoff by
constructing biofiltration systems or other similar devices, retain runoff on-site, and manage
peak stormwater discharges. The specific requirements of these requirements are contained in
attachment 1 of the resolution.

E. Pedestrian Environment. The primary entrances are oriented towards and visible from the
street to support an active public realm and an inviting pedestrian environment.
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Staff Analysis: The two proposed tenant spaces do not include an internal connection to the
mall. The proposed lack of internal connectivity is counter to the established circulation pattern
of a mall. The proposed lack of connectivity will negatively impact the synergistic pedestrian
relationship between the property and the established regional mall.

I. Architectural Style. Buildings feature an architectural style that is compatible with the
surrounding built and natural environment, is an authentic implementation of appropriate
established architectural styles, and reflects Capitola’s unique coastal village character.

J. Articulation and Visual Interest. Building facades are well articulated to add visual
interest, distinctiveness, and human scale. Building elements such as roofs, doors,
windows, and porches are part of an integrated design and relate to the human scale.
Architectural details such as trim, eaves, window boxes, and brackets contribute to the
visual interest of the building.

K. Materials. Building facades include a mix of natural, high-quality, and durable materials that
are appropriate to the architectural style, enhance building articulation, and are compatible
with surrounding development.

P. Signs. The number, location, size, and design of signs complement the project design and
are compatible with the surrounding context.

Staff Analysis: The proposed fagade improvements of Sears create a modern look for the tenant
that has an authentic design as a stand-alone retail establishment. The architectural style has a
California modern look with a mix of high quality finishes including metal panels, metal louvers,
brick veneer in a charcoal color, horizontal wood siding, stone veneer, and a mix of walkway
finishes.

The proposed design for Petco and TJ Maxx/Homegoods is generic in style with large billboard
like entryway design features added to the existing exterior finishes of the building. Other than
the new entryways, the wall plane between Petco and TJ Maxx will remain straight, with minor
articulation through repeated exterior finishes and landscaping. There is no defined
architectural style and limited differentiation for the proposed new tenant facades. The
architectural improvements for Petco and TJ Maxx/Homegoods appear to have been designed
for the signs, rather than sign fitting within the context of the architecture.

L. Parking and Access. Parking areas are located and designed to minimize visual impacts
and maintain Capitola’s distinctive neighborhoods and pedestrian-friendly environment. Safe
and convenient connections are provided for pedestrians and bicyclists.

Staff Analysis: There is a lack of pedestrian and bicycle connectivity through the property. The
Public Works Director recommends that bike lanes should be added in both directions on 38™
Avenue, 40™ Avenue, the entrance off of 41t Avenue, and along the internal drive around the
structure from Target to northern connecting to 40" Avenue. The 2040 Regional Transportation
Plan project list includes separated bicycle facility through Capitola Mall parking lot to connect
38" Avenue bike lanes and 40" Avenue.

In terms of pedestrian safety, many pedestrians walk between Target and the Sears building.
Staff recommends adding a new sidewalk between Target and Sears.
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Also, the project does not comply with the bicycle rack regulations of zoning code 817.76.080(A-
H), for short and long-term bicycle parking. Bicycle parking standards are included in the zoning
code to promote sustainable transportation alternative.

The new building pads along 41 Avenue and Capitola Road will create additional trips and new
circulation patterns. Traffic and circulation impacts associated with the future phases have not
be evaluated and therefore the impacts are unknown.

O. Open Space and Public Places. Non-residential development provides semi-public outdoor
spaces, such as plazas and courtyards, which help support pedestrian activity within an
active and engaging public realm.

Staff Analysis: Minimal improvements are incorporated into the semi-public outdoor space
around the exterior of the building. Two typical wooden benches with black iron railing are
proposed along the south elevation between Petco and TJ Maxx. The design incorporates
reutilizing existing planters, as well as introducing trellises on the building wall for plant growth.
The plan lacks efforts toward an engaging public realm. Opportunities exist to create an
active/engaging public realm in the corner where the building steps back along the south
elevation. During the conceptual review, the Planning Commission had identified this area as
an area of opportunity to engage the public.

CEQA

Section 15270 of the CEQA guidelines exempts projects which a public agency disapproves.
More specifically, (a)CEQA does not apply to projects which a public agency rejects or
disapproves; (b) This section is intended to allow an initial screening of projects on the merits for
quick disapprovals prior to the initiation of the CEQA process where the agency can determine
that the project cannot be approved; and (c) This section shall not relieve an applicant from
paying the costs for an EIR or negative declaration prepared for his project prior to the lead
agency’s disapproval of the project after normal evaluation and processing.

STAFF RECOMMENDATION

Staff recommends the Planning Commission deny the design permit because the required
findings of §17.120.070 cannot be made. Aside from the larger design issues and inconsistency
with the General Plan, two technical issue prevent approval of the application. The project does
not comply with environmental health regulations (CMC Chapter 2.20) and does not comply with
storm water regulation (CMC 13.16). Staff also recommends denial of the master sign program.

FINDINGS

A. The proposed project is inconsistent with the General Plan, and any applicable
specific plan, area plan, or other design policies and regulations adopted by
the City Council.

Community Development Staff and the Planning Commission have reviewed the
project and found that the project is inconsistent with the General Plan and the 415t
Avenue/Capitola Mall re-visioning plan. The project has been designed to function
independently from the mall, with no pedestrian connectivity between the two new tenant
spaces and the mall. It is unclear how the proposed project would fit into a larger mall
redevelopment effort. The application is not consistent with General Plan goal LU-8 and
Policies LU-8.1 and LU-8.5.

B. The proposed project does not comply with all applicable provisions of the

5.D
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Zoning Code and Municipal Code.

The project does not comply with environmental health regulations (CMC Chapter
2.20); does not comply with stormwater regulations (CMC 13.16); and does not
comply with the zoning code (CMC 17).

C. The proposed project qualifies for a CEQA exemption 15270.
Section 15270 of the CEQA guidelines exempts projects which a public agency
disapproves.

D. The proposed development would be detrimental to the public health, safety, or
welfare or materially injurious to the properties or improvements in the vicinity.
The Sears Automotive Center has potential environmental impacts associated with
underground hydraulic lifts. The Santa Cruz County Environmental Health Division
(SCCEHD) requires permits to remove underground lifts. The SCCEHD has found
underground lifts can leak oil and pose potential long term environmental and possible
human health problems. There is evidence that some of the oil in the lift systems
contained Polychlorinated Biphenyls (PCBs), which are probable human carcinogens.
On May 17, 2018, SCCEHD provided the applicant with a Notice of Violation (NOV) for
the unpermitted deactivation and capping of ten in ground lifts at the project location.
Without the SCCEHD permit insuring that the hydraulic lift closure has been completed
in accordance with Santa Cruz County Chapter 7.100, summarized earlier, there is
insufficient evidence in the record that the project will not be environmentally detrimental
and will not pose the risk of injury to persons or properties in the vicinity of the project.

Also, the stormwater plans have not been found in compliance with Municipal Code
Chapter 13.16. A third party technical review of the stormwater plans was completed by
HydroScience. HydroScience made findings that the project is not in compliance with
the Capitola Municipal Code Section 13.16 Stormwater Pollution Prevention and
Protection and the Post Construction Requirements (PCRSs) as specified in Resolution
No. R3-2013-0032 issued by the California Regional Water Quality Control Board for the
Central Coast Region in July 2013. Without compliance to Capitola Municipal Code
Section 13.16 Stormwater Pollution Prevention and Protection and compliance with the
PCRs as specified in Resolution No. R3-2013-0032 issued by the California Regional
Water Quality Control Board for the Central Coast Region in July 2013, there is
insufficient evidence in the record that the project will not be environmentally detrimental
and will not pose the risk of injury to persons or properties in the vicinity of the project.

E. The proposed project does not comply with all applicable design review
criteria in Section 17.120.070 (Design Review Criteria)
The proposed project does not comply with all applicable design review criteria in
Section 17.120.070 as outlined within the staff report and incorporated within.

F. The proposed Master Sign Program unreasonably exceeds the sign
regulations of the zoning code.
The proposed Master Sign Program includes allowances of up to 251 square feet of
sign area for an individual tenant sign on one facade, more than four times the
maximum permissible by code.

ATTACHMENTS:
1. 2018.01.09 4015 Capitola Road Plan Set
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2. 4015 Capitola Road Master Sign Program

3. 2017.03.09 Completeness letter

4. 2017.04.19 Herlihy Email Lists Incomplete and Advisory
5. 2018.02.07 KH email to Applicant

6. 2018.02.15 KH email to Applicant

7. 2018.02.28 4015 Capitola Road Completeness Letter
8. 2018.05.09 CC&W letter to City

9. 2018.05.17 SCCEHD Notice of Violation

10. 2018.05.18 City Attorney Letter to Applicant
11.2018.05.23 City Attorney letter to CC&N

12. Sections of General Plan

13. Design Permit Criteria of 17.120.010(A-S)

14. 2018.05.24 HydroSciene Memo

Prepared By: Katie Herlihy
Community Development Director
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PREFACE

SEARS AT CAPITOLA MALL

CAPITOLA, CA.

This document establishes guidelines and criteria of the facade renovation of the Sears Building and the design, implementation,
and regulation of project identity and tenant signage as well as site signage and thematic graphics at Capitola Mall, Capitola, CA.

All criteria contained within this program are considered to be a supplemental addition to City of Capitola Sign Ordinance.

Owner

Seritage Growth Properties
Seritage SRC Finance,
489 Fifth Ave, 18th Floor
New York, NY 10017

City Planning Department
City Of Capitola Planning Department
420 Capitola Ave.

Capitola, CA 95010

Attn. Katie Cattan, Senior Planner
KCattan@ci.capitola.ca.us

Architect

KTGY Group

17911 Von Karman Avenue
Suite 200

Irvine, CA. 92614

Tel. (949) 851-2133

Attn. Michael Tseng
mtseng@ktgy.com

PREFACE AND PROJECT DIRECTORY.
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EAST ELEVATION

BUILDING FRONTAGE (LF)*:

ALLOWABLE SIGN AREA:
— ) N~
Pvo o e

Note:
Maximum Letter Height 5 feet.
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SEARS AT CAPITOLA MALL

SEARS
180-0"
180 SF.

Al o\

WA e

The signage location and configuration are conceptual
in nature, subject to change based on the final signage

permit submission.

CAPITOLA, CA.
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SOUTH ELEVATION

BUILDING FRONTAGE (LF)*:

ALLOWABLE SIGN AREA:

\ . s
T. o po- 2C

Note:
Maximum Letter Height 5 feet.
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SEARS AT CAPITOLA MALL
CAPITOLA, CA.

The signage location and configuration are conceptual
in nature, subject to change based on the final signage

permit submission.

SOUTH ELEVATION
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SEARS AT CAPITOLA MALL
CAPITOLA, CA.

MO
_Ia::.nwgw

BYl SIS §

¥

TJX PETCO
BUILDING FRONTAGE (LF)*: 200' 75'-6"
ALLOWABLE SIGN AREA: 200 SF 75.6 SF
1
At \\.;F...x_/, o
\N Opo- e (\uyxis.xf e R

Note:
Maximum Letter Height 5 feet.

The signage location and configuration are conceptual
in nature, subject to change based on the final signage
permit submission.

SOUTH ELEVATION
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SEARS AT CAPITOLA MALL
CAPITOLA, CA.

e XS MV I
WS S MRS N W tme s e mm D e
ey e

. .

A L S "TJ MAXX
HOME GOODS

41ST AVENUE

CAPITOLA ROAD
== == == == == MASTER SIGN CRITERIA AREA OF INFLUENCE
s STREET FACING ELEVATION @
A | EXISTING TENANT SIGNAGE EXCLUDES FROM THIS APPLICATION N.T.S

* EXISTING DIRECTIONAL SIGNAGE NOT INCLUDED

REFERENCE SITE PLAN
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SEARS AT CAPITOLA MALL

APPENDIX A

CAPITOLA, CA.
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SEARS AT CAPITOLA MALL

CAPITOLA, CA.

OBJECTIVES:

The purpose of this sign criteria is to establish standards that assure tenant signage is harmonious, integrates with shopping center
architecture, and provides coordinated proportional exposure for alltenants. This signcriteriaalso describes the responsibilities ofthe tenants
with respect to sign review, approval, and installation. All work shall meet or exceed the minimum design intent and fabrication requirements
shownin this document. Conformance will be enforced. Adiversity of sign types within the parameters of these criteria is encouraged to allow
for creative tenant signage. However, any non-conforming or disappoved signs willbe brought into conformance at the expense of the tenant.

REQUIREMENTS FOR SIGNAGE IMPLEMENTATION:

Each Tenant shall provide a minimum of one primary identification wall sign in accordance with the approved Master Sign Plan
herein provided:

Tenant shall be responsible for the following expenses relating to signage for tenant's store:
* Plan check, permit processing and application fees.
* Fabrication and installation of signage, and final electrical connections.

* Maintenance and repair, to include; all costs relating to signage removal, including repair of any damage to the building, or any portion
of the shopping center.

There is a formal process for the creation, review and approval of Tenant signs (see "Submittals and Approvals" section of this
document). The tenant shall provide the following information: store name, logo image and colors, intended sign dimensions, materials,
colors, finishes and electrical connections.

Only those sign types provided for and specifically approved in writing by the Landlord and City of Capitola will be allowed. The
Tenants will be required, at their expense, to correct, replace or remove any sign that is installed without City of Capitola or Landlord's ap-
proval and/or that is deemed not to be in conformance with the plans as submitted and with requirements and documents referenced herein.
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SEARS AT CAPITOLA MALL
CAPITOLA, CA.

SIGN DESIGN CRITERIA

The following are general guidelines to be used in the
development of all signage and graphic elements.

* Signs shall be designed in a manner that is not only imaginative but also of high graphic quality. In addition, signs should be compatible
with and complementary to adjacent facades.

* Notwithstanding the maximum square footages specified for copy area allowances, signs and typography in all cases shall appear
balanced and in scale within the context of the sign space and the building as a whole. Signs shall be centered horizontally and vertically
over each Tenant space unless otherwise directed by Owner/Developer and approved by the City of Capitola.

* Signage and environmental graphics should be conceived as an integral part of the design, and not applied as an afterthought.

* Primary storefront identification shall be limited to Tenant’s trade name, as approved in the lease, or as otherwise approved in writing.
* All signs should fit comfortably into their storefront architecture, leaving sufficient margins and negative space on all sides. Thickness,
height, and colors of sign lettering and graphics should be visually balance and in proportion to other signs on the building. Signs shall
be centered over tenant's entry whenever possible.

* Location of sign placement shall be designated by Owner/Developer.

* Allilluminated signs must be controlled by Owner/Developer house panel and time clock, illuminated during general operating hours as
defined by the Owner/Developer unless otherwise agreed.

* All signs shall be presented to the Owner/Developer for approval prior to commencement of fabrication.
* All signage should be placed out of reach.

* All signage lighting should be baffled or concealed. Light leaks will not be permitted.
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SEARS AT CAPITOLA MALL

CAPITOLA, CA.
Sign Design Criteria (Cont.)

* Exposed signage lamps and fixtures are subject to approval by the owner/Developer and their architect.

* Tenant signs that incorporate logos, business identities and /or images denoting the type of business, shall be encouraged. Logo design
and color to be approved by Owner/Developer.

* Wall signs shall be pegged from wall 1/2” minimum to allow for drainage.

* Signs shall be mounted without visible means of attachment, unless
attachments make intentional statement.

* All logo images and type-styles shall be accurately reproduced. Lettering that approximates type-styles will not be accepted. The Owner/
Developer reserves the right to reject any fabrication work deemed to be below standard.

Sign Construction and Maintenance

* All signs and their installation shall comply with all applicable City building and electrical codes, and bear the UL label.

* Tenant's sign contractor shall completely install and connect sign display and primary wiring at sign location per Landlord’s approval, unless
otherwise directed. Signs are to be connected to the J-box provided by the Landlord.

* All penetrations of exterior fascia are to be sealed watertight, and finished to match adjacent material.
* All signs shall be kept in good condition, free of corrosion, be legible,
adequately repaired, maintained, and painted by the Tenant thereof at all times. All repairs shall be equal in quality and design to the original
signs. The standards for maintenance and repair of signs shall be that which will assure the highest visual quality.
Prohibited Sign Approaches & Types

In addition to as indicated in the City of Capitola Sign Ordinance, the following types of signs are prohibited:

* Internally illuminated boxed or cabinet type signs. Cabinet signs will not be considered unless they are less than 10% of the total sign area,
and one part of tenant’s logo only.

* Animated signs: signs consisting of anything swinging, rotating, flashing, blinking, strobing, including any moving electronic message boards
or centers, or temporary lighting, such as but not limited to search, flood, or fluorescent gel lights.
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SEARS AT CAPITOLA MALL
CAPITOLA, CA.
Sign Design Criteria (Cont.)

* Signs mounted directly to a raceway.
* Cloth, paper, cardboard, foamcore, gatorboard, stickers, or decals.

* Temporary signs such as but not limited to banners, streamers and inflatable advertising devices or balloons (except for special sale
events and grand opening signs as permitted by the City of Capitola and the Owner/Developer)

* Permanent advertising devices such as attraction boards, banners and flags, except where specifically approved by the Owner/
Developer and the City of Capitola.

* Window signs except where specifically approved by the Owner/Developer and the City of Capitola.
* Exposed junction boxes, transformers, lamps, tubing, conduit, raceways or neon crossovers of any type.

* Permanent advertising devices such as attraction boards, banners and flags, except where specifically approved by the Owner/
Developer and the City of Capitola.

* Window signs except where specifically approved by the Owner/Developer and the City of Capitola.

* Exposed junction boxes, transformers, lamps, tubing, conduit, raceways or neon crossovers of any type.
* Sign manufacturer’'s names, stamps, or decals visible from the street or normal viewing angles.

* Exposed fastening devices, unless integral to the sign’s design intent.

* Simulated materials (i.e. wood grained plastic laminates) or wall covering.

* Any type of banner with a tenant listing or advertisement.

* Any sign that is not in conformance with this Program
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SEARS AT CAPITOLA MALL
CAPITOLA, CA.

Sign Design Criteria (Cont.)

Acceptable Sign Approaches and Types

The following list is a broad suggestion of sign design solutions. Al signs designs are subject to the approval of Owner/Developer.
* Individual channel letters with light transmitting acrylic faces.

* Mixed media signs incorporating multi-dimensional forms and combinations of colors, shapes, materials, and lighting.
* Application of materials, finishes and colors as culled from the immediately adjacent architecture.

* Application of innovative technologies.

* Dimensional letter forms with seamless edge treatments.

* Reverse channel lettering.

* Cut or fabricated steel, painted or unfinished.

* Etched metal or glass, sandblasted glass.

* Dimensional shapes and forms of metal, hardwood, glass, or other material with a permanent appearance.

* Glazed ceramic tile work forming patterns and/or fields, subject to height and area restrictions.

* Silhouette or halo illumination

* Front lighting, i.e. billboard or gooseneck lighting.

* Open face channel letters or logo with exposed neon.
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SEARS AT CAPITOLA MALL
CAPITOLA, CA.

GENERAL PROVISIONS:

1. All sign types will require written approval of the Owner/Developer and the City of Capitola. Sign permits from both entities are required prior to instal-
lation. Prior to manufacture of any sign in the center, the Tenant shall submit to Owner/Developer for approval, two (2) copies of detailed shop drawings.

These drawings shall include the building elevations to which the signs are to be attached, sign materials, dimensions, graphics, location, colors, and
method of attachment. Drawings are to be submitted via e-mail in PDF format.

2. All signs shall be reviewed for conformance with this criteria and overall design quality. Approval or disapproval of sign submittals based on aesthetics
of design shall remain the right of the Owner/Developer.

3. Each Tenant shall pay all costs for its signs including design, manufacture, installation, maintenance, and County permits.
4. Each Tenant shall be fully responsible for and repair any damage to any surface caused by the signage or its installation.

5. Owner/Developer reserves the right to periodically hire an independent electrical engineer, at Tenant's sole expense, to inspect the installation of all
Tenant's signs. Tenants will be required to have any discrepancies and/or code violations corrected at Tenant's expense. Any code violations, requests
for sign removals, or discrepancies not corrected within fifteen (15) days of notice, may be corrected by the Owner/ Developer at Tenant's expense.

6. Tenant's sign contractor shall carry workman's compensation and public liability insurance against all damage suffered or done by any and all persons
and/or property while engaged in the construction and erection of signs in the amount of $1,000,000 per occurrence. Evidence of this insurance must be
provided to Owner/Developer prior to installation naming Name Realty Group LP, or other party as may be required, as additionally insured.

7. Upon vacancy, Tenant shall remove sign and restore fascia to original condition at Tenant's sole cost and expense within fifteen (15) days of expiration
of term or earlier termination of Tenant's lease.
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SIGN AREA MEASUREMENT

The following exhibits illustrate the methods of determining maximum
square footages for the allowable sign area categories that follow in
this document. Sign area shall be formulated by calculating the area
contained within not more than (8) eight straight lines surrounding
the outermost extents of the finished sign. Details and exceptions
are illustrated in the exhibits below. The letter "h" represents the
overall height of the sign, often expressed as a "not to exceed"
number as described in each category on the following pages.

EXHIBIT A
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Arca of signs weith straight text and variedsshape
shall be measured by outlining all of ¢

eight straight lines and calculating area conta

EXHIBIT E
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EXHIBIT B
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Letterform ascenders and descenders will not be
considered in overall height and area limitations only if
they are less than 509 of the letterform’s x-height.
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This exhibit illustrates the example where ascenders
and descenders exceed 50% of the letterformy's x-height,
and are therefore included in
the overall sign area’s calculation.

eight straight lines and calculating area contained within.

CAPITOLA, CA.

EXHIBIT F

Area of signs with curving text and varied shapes
shall be measured by outlining all of sign with

Arca of round signs shall be measured by
outlining all of sign with
eight straight lines and caleulating area contained within.
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SEARS AT CAPITOLA MALL
CAPITOLA,

DEPTH
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WALL VARIES IN
THICKNESS AND
~~\~— MATERIAL

CUSTOM FABRICATED ALUMINUM CHANNEL, FULLY STAPLED SEAMS &
SOLID ALUMINUM BACK

1/2” WEEP HOLES AT BOTTOMS OF LETTERS, 2 PER LETTER

3/4” TRIMCAP RETAINER WITH ALUMINUM SCREWS

NEON TUBE SUPPORT
TRANSLUCENT ACRYLIC LETTER FACE
ELECTROBITS HIGH VOLTAGE SS3/5

U.L. APPROVED CONNECTOR & INSULATING BOOT
GTO INSULATING SLEEVING

DRAIN HOLES 1/4” DIA.

SAFETY DISCONNECT SWITCH, ON WALL
OR FIRST TRANSFORMER BOX
NEON TUBE

FASTERNER TO WALL (2-5 PER LETTER)

GALVANIZED, VENTED TRANSFORMER BOX

LISTED FLEX (METAL SHOWN) AND LISTED GTO CABLE (SECONDARY SIDE
ONLY)
30ma TRANSFORMER, U.L. LISTED

PRIMARY ELECTRICAL SOURCE

PAN - CHANNEL LETTER SECTION DETAIL:

=

Iy /

11

!

L~

CUSTOM FABRICATED ALUMINUM CHANNEL

3/16” DIAMETER x 3” THREADED ROD WITH CLEAR ACRYLIC SPACERS
ALUMINUM LETTER FACE

3/16” CLEAR LEXAN BACK LENS

ELECTROBITS HIGH VOLTAGE SS3/5, U.L. APPROVED CONNECTOR
#3830 GTO SLEEVING

1/2" METAL FLEXIBLE CONDUIT

GTO WIRE
NEON TUBE

CClCCICICICIS)

FASTENER TO WALL (2-5 PER LETTER)
GALVANIZED, VENTED TRANSFORMER BOX
NEON TUBE SUPPORT

30ma TRANSFORMER, U.L. LISTED
WALL/SUPPORT STRUCTURE

SAFETY DISCONNECT SWITCH
ON WALL OR FIRST TRANSFORMER

®eeeee®

HALO ILLUMINATED REVERSE PAN - CHANEL LETTER SECTION DETAIL:

® GOROEEEVER PV ® OB

2 N
@l
@

@

@

CA.

CUSTOM FABRICATED ALUMINUM CHANNEL

1/4” TRIMCAP RETAINER WITH ?? 1/2” ALUMINMUM
SCREWS

3/16” DIAMETER X 3” THREADED ROD

WITH CLEAR ACRYLIC SPACERS

TRANSLUCENT ACRYLIC LETTER FACE
3/16” CLEAR LEXAN BACK LENS

ELECTROBITS HIGH VOLTAGE SS3/5
U.L. APPROVED CONNECTOR

#3830 GTO SLEEVING
1/2” METAL FLEXIBLE CONDUIT

GTO WIRE

NEON TUBE

FASTENER TO WALL (2-5 PER LETTER)
GALVANIZED, VENTED TRANSFORMER BOX
NEON TUBE SUPPORT

30ma TRANSFORMER, U.L. LISTED
WALL/SUPPORT STRUCTURE

SAFETY DISCONNECT SWITCH
ON WALL OR FIRST TRANSFORMER

FASTENER: Sheet Metal Screw

FRONT & HALO ILLUMINATED PAN-CHANNEL LETTER SECTION DETAIL:
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3 SEARS AT CAPITOLA MALL
CAPITOLA, CA.
Sign criteria is complied with the provisions of City of Capitola Code except for the following:
1) Wall Sign.
a) Major Tenants
i) Signs on Front Building Elevation: One (1) square feet of sign area per one (1) lineal foot of building frontage. Architectural
background, if any, not included in sign area.
i) Signs on Side & Rear Building Elevations: No more than three (3) wall signs for each primary building face (no building shall
i deemed to have more than four (4) primary building faces). Addition ancillary signs allowed. Maximum size of signs is one (1) square feet of
sign area (excluding architectural backgrounds) per one (1) lineal foot of building frontage.
iii) Maximum &' high or as agreed with the City of Capitola.
2) Pole signs shall be prohibited.
3) Incidental business signs, shall be permitted in commercial zones, except that:
i) Number. One per business.
ii) Locations. Wall mounted, below the roofline.
iii) Area. Two (2) feet square maximum.
© 4) Non-conforming Signs. All nonconforming signs shall remain at the site after the adoption of this Community Standards District provide that:
i) They are safe and well maintained.
if) The type of business the advertise does not change.
iii) If the business does change, the new business is a gas station, food or lodging establishment.
iv) Though the copy of existing sign may be changed, structures are not altered and no new signs are added to the existing structures.
Signage Design, Materials, Attachment:
Creativity and quality are encouraged in the design of tenant wall signs.
Sign design will be evaluated on the basis of compatibility with the overall project architectural theme. However, at a minimum tenant
wall signs will be internally illuminated individual pan-channel letters (Raceways not permitted). Minimum .040 aluminum with 3/16" plastic face;
No cross-over neon or wiring permitted.
Sign canisters may be allowed for tenant logos only when any such logo constitutes a registered trademark. However, "Can Like" signs
are typically discouraged.
All signs colors, lettering styles, graphics treatments, and mounting attachments will be considered against overall compatibility with the
development and architectural theme. Specialty background panels are encouraged and will not be calculated as part of sign area.
. The final design and size of signs will be approved or disapproved at the discretion of the Landlord and must be approved by the City.

All decisions will be based on architectural compatibility.
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SEARS AT CAPITOLA MALL
CAPITOLA, CA.

Miscellaneous Tenant Building Signage:

Each tenant shall be permitted to place upon each entrance of its store (inside storefront glass) not more than 144 square
inches of gold leaf or decal application lettering not to exceed 2 inches in height, indicating hours of business, emergency telephone
numbers, etc. (see page 21)

No advertising place cards, banners, pennants, names, insignias, trademarks, or other descriptive material shall be affixed
or maintained upon the glass panels and supports of the show windows and doors, or upon the exterior walls of buildings without the
written previous approval of the Architect, Landlord and the City of Capitola, and must be in compliance with City of Capitola Codes.
No permitted banners shall be affixed to the front, rear or sides of the buildings unless approved by Landlord and the City of Capitola. A
maximum twenty percent (20%) of interior window area may be used for temporary promotional and sales signage, subject to Landlord
and City of Capitola review and approval.

Receiving doors may have a two inch (see page 22) high block letter sign identifying the Tenant's name. Landlord shall install
address above the door in six (6) inch high block letters. Letters shall be Dark Bronze applied directly to the door. No white or other
background color allowed.

Landlord shall install addresses numbers for each building on the front building wall, 12 inches clear to the parapet or cornice

and top-right of the main building wall. Letter style to be Helvetica Regular, height to be six (6") inches, securely mounted to the wall,
and approved by the Building and Fire Departments.

Signage Construction and Installation:

Letter fastening and clips are to be concealed and be galvanized, stainless steel, aluminum, brass or bronze metals.
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SEARS AT CAPITOLA MALL
CAPITOLA, CA.

Prior to submittal to the City of Capitola for plan check and Tenants sign fabrication, Tenant or his sign contract shall submit
for Landlord approval three (3) sets of complete and fully dimensioned and detailed sign drawings. These drawings shall include:

* Elevation of storefront showing design, location, size and layout of sign, drawn to scale, indicating materials, colors, and dimensions,
attachment devices and construction detail.

* Section through letter and/or sign panel showing the dimensioned projection of the face of the letter and/or sign panel and the illumi-
nation.

Drawings (3 sets) should be mailed to:

Seritage Growth Properties

10960 Wilshire Blvd., Suite 1420, Los Angeles, CA 90024
Tel. (424)901-7656

Attn. Brian Walsh

All Tenant sign submittals shall be reviewed by Landlord and/or its agent for conformance with the provisions of the Sears
Building approved Master Sign Program Plan. Within ten (10) business days after receipt of Tenant's drawings Land-
lord shall either approve the submittal, contingent upon any required modifications, or disapprove Tenant's sign submit-
tal. Approval or disapproval shall remain at the sole right and discretion of Landlord & the architect. A full set of final plans
must be approved in writing by Landlord & the Architec, prior to permit application to the City of Capitola or sign fabrication.

Following Landlord's approval of proposed signage, Tenant or his agent shall submit to the City of Capitola sign plans signed by the Landlord,
City of Carson, and applications for all permits for fabrication and installation by sign contractor. Tenant shall be solely responsible forthe cost
of City of Carson plan check fees and permits, and shall furnish Landlord with a copy of said permits prior to installation of Tenant's sign(s).

Fabrication and installation of all signs shall be performed in accordance with standards and specifications outlined in these crite-
ria and in the final plans and shop drawings approved by Landlord and the architect Any work deemed unacceptable shall be re-
jected and shall be promptly corrected or modified at Tenant's expense as required by the City of Capitola, Landlord or its agent.
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SEARS AT CAPITOLA MALL
CAPITOLA, CA.

The Tenant sign contractor is responsible to do the following:

* Provide to the Landlord, prior to commencing sign fabrication and installation, an original certificate of insurance naming the Landlord as
‘Additional Insured'.

* Submit to Landlord and City of Capitola for approval prior to fabrication complete and fully-dimensioned shop drawings.

* Obtain approved sign permits (stamped as approved by City of Capitola) prior to sign fabrication and deliver copies of same to Land-
lord.

* Repair and/or replace any damage or destruction to any portion of the shopping center (i.e., buildings and site improvements caused by
contractor, its employees, or agents during the installation, repair, or removal of tenants sign(s).
* Promptly remove any equipment, debris, and unused sign materials after installation, repair, or removal of tenants sign(s).
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420 Capitola Avenue
Capitola, California 95010
Telephone: (831) 475-7300

FAX: (831) 479-8879

Website: www.ci.capitola.ca.us

March 9, 2017

Charles Fisher, Cypress Equities
8343 Douglas Avenue

Suite 200

Dallas, TX 75225

Subject: 4015 Capitola Road, Design Permit and Master Sign Permit, #17-019

Dear Charles Fisher:

The City of Capitola Community Development Department has completed its review of your
application for a design permit and master sign permit at the existing SEARS retail business location
at 4015 Capitola Road, and is providing you with the following information as a guide for further
processing of your application.

PROJECT DESCRIPTION

Below is the project description that staff has developed based on the information submitted in your
application package. Please review this project description carefully. If the description is inaccurate
or incomplete, please contact your assigned planner immediately to correct the information.

This is a request for a Design Permit and Master Sign Program to renovate the
existing SEARS into 3 tenant spaces with new exterior facades and new signs at
4015 Capitola Road. The applicant is proposing a master sign program for the
three tenants for visibility from Capitola Road and 41% Avenue. The new
configurations will convert the site from a single Sears retail and automotive shop
into three tenant spaces including Sears retail, TJ Maxx/Homegoods, and
PetSmart. The property is located at the corner of Capitola Road and 415 Avenue,
within the CC (Community Commercial) zoning district.

APPLICATION COMPLETENESS DETERMINATION

The Community Development Department has completed its review of your application and has
found it incomplete pursuant to Section 65943 of the California Government Code. As detailed
herein, additional information and/or corrections need to be submitted for staff to continue
processing your application.

PROJECT ISSUES/CORRECTIONS

The following project issues and/or corrections to submitted plans and documents must be
completed prior to scheduling your project for public hearings before the Architecture and Site
Review Committee, and subsequently, the Planning Commission.

Project Issues
The following project issue(s) were identified during review of your application. These issue(s) may

require a substantial redesign of the project or, if not resolved, may result in the Department
recommending denial of your project. These issues were identified based upon information presently
available to the City and are subject to change upon submittal of further information or studies:

5.D.c

Attachment: 2017.03.09 Completeness letter (4015 Capitola Road)
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1. The existing Sears auto repair center is proposed to convert to retail space. This site has
been used for decades to perform auto repair services which involves the routine use of
petroleum products and other potentially hazardous materials. Consequently, a Phase |
Environmental Site Assessment (ESA) must be prepared to research and document historic
uses of the site and to determine if further testing, analysis, or remediation is necessary prior
to construction or use of the area as retail space. The City of Capitola will select a qualified
consultant to prepare the ESA. The applicant shall be responsible for all costs to prepare the
ESA plus a 21% City administration fee. Please be aware that a Phase Il ESA may be
subsequently required based on the findings of the Phase | report.

2. During the conceptual review of the project, the Planning Commission emphasized that the
applicant should closely coordinate with Merlone Geier to develop a comprehensive mall
redevelopment project which advances the City’s General Plan goals for the site. The
application did not include any other mall properties nor any information about how the
proposal would complement a future comprehensive mall redevelopment project. Please
submit additional information demonstrating that the proposal has been coordinated with
other mall property owners and explain how the redeveloped Sears would complement and
enhance a comprehensive mall redevelopment project.

In addition, the application did not respond to several Planning Commission comments and
requests. Please submit additional information which specifically responds to the following
Planning Commission comments:

o Include a phasing plan with development pads for future development.

o High quality architecture desired rather than minor entryway modifications.
Break up long, uninteresting facades and utilize high quality materials.
Additional in-line tenants would be supported.

o Circulation improvements for pedestrian, cyclist, and automobiles in following

locations:
= 40" Avenue
= 41 Avenue entrance
= Between Sears and Target

Improve placemaking and visitor experience.
= Building and public realm should relate to Capitola.
= Concern for mix-matched design and lack of aesthetic experience,
= Improve public realm and pedestrian experience. Add opportunities

for people to gather and interact. Note: This is difficult to gauge in the
current plan set. The landscape concept plan includes public realm
examples but they are not shown on the site plan. Update site plan to
show exact location of public improvements.

o Public Art — Include public art on the premise rather than donation off-site.

o Shared parking on the site is appropriate.

o
Attachment: 2017.03.09 Completeness letter (4015 Capitola Road)

3. The application includes a request for a master sign program; however, it is unclear if the
intent is to receive sign permits concurrently with the design permit, or if the intent is to provide
guidelines for tenants to obtain their own sign permits in the future. If it's the desire to obtain
sign permits now, additional details are necessary to allow staff to evaluate the proposal.
Similarly, more refined design standards would be necessary for a master sign program.
Staff will contact you to better understand your sign plans next week and has provided
guidance below on additional submittal requirements for both a master sign program and a
sign permit:
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o Information needed for a master sign program: Master sign program must be
updated to include:

* Proposed sign area on pages 4, 5, and 6

* Master sign program should include all businesses onsite. Include
existing restaurant.

* Asdrafted, clarify that all signs require Planning Commission approval
OR modify master sign program to set more defined standards with
predictable outcome.

*= Page 17. Add linear frontage for each tenant and maximum area for
wall sign per tenant.

= Define incidental wall sign.

= Define ancillary signs. Note that the addition of allowing ancillary signs
(in addition to wall signs) at a maximum size of one square foot per
lineal foot of building (page 17) doubles the current Capitola maximum.
Staff suggests decreasing this standard.

o Information needed for a sign permit:

= Specifications for the proposed signs for each individual tenant.
There are discrepancies between the master sign program, the
conceptual images, and the elevations that include signs. Include
specific sign sheets for each tenant for all proposed signs specifying
sign area, materials, illumination, height and width, letter height, and
location in color.

* Include incidental wall signs and ancillary signs.

» If signs exceed the limitations of the sign code, a variance may be
required. Due to the incomplete nature of the sign submittal staff is
unable to determine if a variance is required at this time.

4. The site is located along 41 Avenue and the design permit is subject to the 415t Avenue
design guidelines
(http://www.cityofcapitola.org/sites/default/files/fileattachments/community_development/pa
ge/1458/41st_avenue_design_guidelines.pdf). The design as proposed is not aligned with
the following underlined guidelines as further explained by staff in italics:

o Separate pedestrian and vehicular traffic patterns shall be provided. Linkages
between adjoining commercial developments shall be provided as well as distinct
pedestrian access from parking areas to activity areas. The use of specialty paving
materials shall be encouraged to dress up and direct pedestrian movement. Sheet
C1.1 notes sidewalk replacement. There are no details of new sidewalk material. A
sidewalk plan should be submitted to show the location and width of sidewalk. Three
areas suggested during the conceptual review for improved pedestrian and vehicular
flow include 40th Avenue, the 41st Avenue entrance, and the connection to Target.
These areas have not been addressed within the plans.

Attachment: 2017.03.09 Completeness letter (4015 Capitola Road)

o Easily identifiable bicycle parking shall be incorporated in all developments. On-site
bicycle circulation is encouraged for large developments, coordinated with the City’s
bicycle plan. Bicycle parking shall be located close to the building entrance, but
should not interfere with pedestrian traffic. Bicycle lockers are encouraged due to wet
climate and providing adequate shelter for employee bikes for longer periods of time.
Bicycle parking should be incorporated on both the east and south elevations close
to entrances. Plans should include bicycle circulation plan.
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o Develop sites in cooperation with owners of adjoining properties to improve the overall
development patterns of the area by providing coordinated access, shared parking
areas and enhanced traffic flow. See #2 above regarding cooperation with owners of
adjoining properties to improve overall development patterns. Two areas that could
be improved include the connection between Target and Sears for automobile and
pedestrian circulation, as well as the 40" Avenue access.

o Buildings shall use design elements in public areas which provide a sense of human
scale (insets, overhangs). Elements of pedestrian interest shall be included at ground
floor levels (courtyard, display windows). The PetSmart and TJ Maxx/Homegoods
facade changes by the entryways are large and not human scale. There is no
articulation between the tenant spaces. More transparency through the introduction
of windows and/or additional inline stores would assist in breaking break up the long
facade and create a better pedestrian experience. The location of improvements to
the public realm, such a sidewalk, courtyards, stone seat wall, benches, efc., should
be identified on plans. They are shown in the landscape conceptual design but not
identified in a site plan. Consistency in public realm adds to the customer aesthetic
experience. Collaborative efforts with owners throughout the mall property to
identifying a style for public realm improvements will assist in placemaking efforts.

o Projects containing many buildings of single large structures shall provide variety in
building shape, height, roof lines and setbacks. Front of buildings shall provide variety
and interest. The Sears design does a nice job of creating an authentic style that
differentiates the Sears from the new tenants. The PetSmart and TJ Maxx fagade
improvements are dramatic entryways with large backgrounds for the signs, rather
than defining architecture. Each tenant should have a unique architectural style.

o Distinctive “trademark” buildings are discouraged. The proposed PetCo and TJ Maxx
designs could be categorized as anywhere USA design. Incorporate architectural
materials or features that relate to Capitola through a specific architectural style within
the design.

o Note: When updating the landscape plan, incorporate applicable guidelines into
design.

The submitted plans are missing additional necessary information. The plans must be updated to
include the necessary information detailed below prior to the application being brought before the
Architecture and Site Review Committee or the Planning Commission.

Attachment: 2017.03.09 Completeness letter (4015 Capitola Road)

Plan Corrections/Additional Information
The following corrections or additional information is necessary to continue processing your
application.

1. Stamped survey of existing conditions by licensed surveyor. Include locations of all
existing features, buildings, trees and shrubs, and location of structures on adjacent
lots.

2. Exterior elevations must include existing and proposed for each elevation. The
proposed Sears elevations are not included in the plan set, only existing elevations
were included on page A4.2. Included existing and proposed for each elevations on the
same sheet for easy comparison.

3. Landscape plan only addresses 38" Avenue entrance. Plan should include
improvements to entire site. Landscape plan must show plant type, size, and quantity of
plants and trees. Exact location should be shown on the landscape plan. Include
irrigation plan. Indicate any trees to be removed and the size of trunk. A tree removal
permit may be required.
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4. Third party technical deposit of $5,000 for preparation and review of Phase 1
Environmental Site Assessment.

5. Location of existing and proposed on-site lighting, height, and hooding devices.

6. Parking. Parking Calculation on page T0.0 does not include existing restaurant on site.
Also, the first page of the applications states that 10 spaces are removed and the
application states 6 spaces are removed. If less than required by code are available,
the city can hire a 3" party to evaluate shared parking funded by applicant.

7. Sheet C1.1 notes sidewalk replacement. Sheet 1 suggests new pavers witin the
sidewalk but hardscape details are not labeled or described. Add hardscape plan that
include details of hardscape including materials. Widths of sidewalks should be
identified.

8. Circulation plan delineating pedestrian, bicycle, and automobile circulation.

9. Additional information required by Public Works as outlined in the attached memo from
Danielle Uharriet.

Please resubmit the above listed information by May 4, 2017. Please note that any delays in

providing revised documents to the City may also result in your tentative public hearing date
being postponed.

ESTIMATED PROCESSING COST

Based upon our preliminary review of your application, we estimate that your initial deposit will not
be adequate to complete the processing of your application. Accordingly, please submit an
additional $5,000 deposit for 3™ party technical review and $3,231.90 fee for storm water
development review fee to allow continued processing of your application. Please note that this cost
estimate is only for your planning applications and does not include building permit costs, outside
agency fees, or private engineering, architecture, or contractor costs.

ESTIMATED PROCESSING TIMELINE

Based upon your application status and remaining application processing steps, we estimate that
your project will be scheduled for an Architecture and Site Review Committee in the late summer or
fall of 2017 followed by Planning Commission hearing. Please note this estimate assumes a timely
and complete resubmittal of all information noted in this letter.

Task/Activity Estimated Duration Estimated Completion
(Days) Date

Application submitted - February 10, 2017
City sends incomplete letter 30 March 10, 2017
Applicant resubmits 30 April 10, 2017
Preparation and review of Phase | 60* May 10, 2017
ESA
Release of CEQA document 14 May 24, 2017
Public review of CEQA document 30 June 25, 2017
Response to public comments 14 July 9, 2017
Architecture and Site Review 15 July 12, 2017
Committee meeting
Planning Commission hearing 21 August 3, 2017
Appeal period 10 working days August 17, 2017
*Dependent upon consultant availability. Additional time may be necessary if study determines need for Phase ||
report.

If you have any questions or require additional information, please contact me at 831.475.7300 or
by email at kherlihy@ci.capitola.ca.us.

5.D.c

Attachment: 2017.03.09 Completeness letter (4015 Capitola Road)
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OTHER REQUIRED PERMITS

Please be aware that in addition to a design permit and master sign program, you may also be
required to obtain other permits/approvals as listed below prior to initiating construction. These
permits/approvals typically require additional fees which are not covered by your planning

applications.

Building Permit from the City of Capitola (bvanson@ci.capitola.ca.us)

Will-serve letter from the Santa Cruz Water Department (831-420-5200)

Will-serve letter (or plan approval) from the Central Fire Protection District (831-479-6843)
Approval from County of Santa Cruz Sanitation District (831-454-2160)

Approval from County of Santa Cruz Department of Environmental Health (831-454-2022)

Respectfully,

Katie Herlihy, AICP
Senior Planner

Attachment: 2017.03.09 Completeness letter (4015 Capitola Road)
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Herlihy, Katie (kherlihy@ci.capitola.ca.us)

From: Herlihy, Katie (kherlihy@ci.capitola.ca.us)

Sent: Wednesday, April 19, 2017 9:51 AM

To: Brian Walsh; Grunow, Rich (rgrunow@ci.capitola.ca.us)

Cc: Goldstein, Jamie (jgoldstein@ci.capitola.ca.us); Chas Fisher Jr.
Subject: RE: Sears Redevelopment

Hi Brian and Chas,

| created two list for you for the pending items to assist in your update of the proposal.

Let me know if you have questions.

Regards,

Katie Herlihy, AICP
Senior Planner

City of Capitola

420 Capitola Avenue
Capitola, CA 95010
(831) 475-7300

Incomplete Items

1)

2)

The existing Sears auto repair center is proposed to convert to retail space. This site has been used for
decades to perform auto repair services which involves the routine use of petroleum products and other
potentially hazardous materials. Consequently, a Phase | Environmental Site Assessment (ESA) must be
prepared to research and document historic uses of the site and to determine if further testing, analysis, or
remediation is necessary prior to construction or use of the area as retail space. The City of Capitola will
select a qualified consultant to prepare the ESA. The applicant shall be responsible for all costs to prepare
the ESA plus a 21% City administration fee. Please be aware that a Phase || ESA may be subsequently
required based on the findings of the Phase | report.

The application includes a request for a master sign program; however, it is unclear if the intent is to receive
sign permits concurrently with the design permit, or if the intent is to provide guidelines for tenants to obtain
their own sign permits in the future. If it's the desire to obtain sign permits now, additional details are
necessary to allow staff to evaluate the proposal. Similarly, more refined design standards would be
necessary for a master sign program. Staff has provided guidance below on additional submittal
requirements for both a master sign program and a sign permit:

a) Information needed for a master sign program: Master sign program must be updated to include:
i) Proposed sign area on pages 4, 5, and 6
i) Master sign program should include all businesses onsite. Include existing restaurant.
iii) As drafted, clarify that all signs require Planning Commission approval OR modify master sign
program to set more defined standards with predictable outcome.
iv) Page 17. Add linear frontage for each tenant and maximum area for wall sign per tenant.
v) Define incidental wall sign.

Attachment: 2017.04.19 Herlihy Email Lists Incomplete and Advisory (4015 Capitola Road)
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vi) Define ancillary signs. Note that the addition of allowing ancillary signs (in addition to wall signs) at
a maximum size of one square foot per lineal foot of building (page 17) doubles the current Capitola

maximum. Staff suggests decreasing this standard.

b) Information needed for a sign permit:

i) Specifications for the proposed signs for each individual tenant. There are discrepancies between

the master sign program, the conceptual images, and the elevations that include signs.

Include

specific sign sheets for each tenant for all proposed signs specifying sign area, materials,

illumination, height and width, letter height, and location in color.
i) Include incidental wall signs and ancillary signs.

i) If signs exceed the limitations of the sign code, a variance may be required. Due to the incomplete
nature of the sign submittal staff is unable to determine if a variance is required at this time.

3) Sheet C1.1 notes sidewalk replacement. There are no details of new sidewalk material. A sidewalk plan

should be submitted to show the location and width of sidewalk.

4) Stamped survey of existing conditions by licensed surveyor. Include locations of all existing features,

buildings, trees and shrubs, and location of structures on adjacent lots.

5) Exterior elevations must include existing and proposed for each elevation. The proposed Sears elevations
are not included in the plan set, only existing elevations were included on page A4.2. Included existing and

proposed for each elevations on the same sheet for easy comparison.

6) Landscape plan only addresses 38" Avenue entrance. Plan should include improvements to entire site.
Landscape plan must show plant type, size, and quantity of plants and trees. Exact location should be
shown on the landscape plan. Include irrigation plan. Indicate any trees to be removed and the size of

trunk. A tree removal permit may be required.

7) Third party technical deposit of $5,000 for preparation and review of Phase 1 Environmental Site

Assessment.

8) Location of existing and proposed on-site lighting, height, and hooding devices.

9) Parking. Parking Calculation on page T0.0 does not include existing restaurant on site. Also, the first page
of the applications states that 10 spaces are removed and the application states 6 spaces are removed. If

less than required by code are available, the city can hire a 3 party to evaluate shared parking
applicant.

10) Sheet C1.1 notes sidewalk replacement. Sheet 1 suggests new pavers witin the sidewalk but hardscape
details are not labeled or described. Add hardscape plan that include details of hardscape including

materials. Widths of sidewalks should be identified.
11) Circulation plan delineating pedestrian, bicycle, and automobile circulation.

12) Additional information required by Public Works as outlined in the memo from Danielle Uharriet.

13) $3,231.90 fee for storm water development review fee

Advisory Items
1) During the conceptual review of the project, the Planning Commission emphasized that the appl

funded by

Attachment: 2017.04.19 Herlihy Email Lists Incomplete and Advisory (4015 Capitola Road)

icant should

closely coordinate with Merlone Geier to develop a comprehensive mall redevelopment project which
advances the City’s General Plan goals for the site. The application did not include any other mall properties
nor any information about how the proposal would complement a future comprehensive mall redevelopment

2
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2)

3)

4)

5)

6)

7
8)

9)

5.D.d

project. Please submit additional information demonstrating that the proposal has been coordinated with
other mall property owners and explain how the redeveloped Sears would complement and enhance a
comprehensive mall redevelopment project.

High quality architecture desired rather than minor entryway modifications. Break up long, uninteresting
facades and utilize high quality materials. Additional in-line tenants would be supported.

Include a phasing plan with development pads for future development

Circulation improvements for pedestrian, cyclist, and automobiles in following locations:
a) 40" Avenue

b) 41st Avenue entrance

c) Between Sears and Target

Improve public realm and pedestrian experience. Add opportunities for people to gather and interact. Note:
This is difficult to gauge in the current plan set. The landscape concept plan includes public realm
examples but they are not shown on the site plan. Update site plan to show exact location of public
improvements.

Improve placemaking and visitor experience.
1. Building and public realm should relate to Capitola.
2. Concern for mix-matched design and lack of aesthetic experience,

Public Art — Include public art on the premise rather than donation off-site.

Shared parking on the site is appropriate.

The site is located along 415t Avenue and the design permit is subject to the 415t Avenue design guidelines
(http://www.cityofcapitola.org/sites/default/files/fileattachments/community _development/page/1458/41st_a
venue_design_guidelines.pdf). The design as proposed is not aligned with the following underlined
guidelines as further explained by staff in italics:

0 Separate pedestrian and vehicular traffic patterns shall be provided. Linkages between adjoining
commercial developments shall be provided as well as distinct pedestrian access from parking
areas to activity areas. The use of specialty paving materials shall be encouraged to dress up
and direct pedestrian movement. Sheet C1.1 notes sidewalk replacement. There are no details
of new sidewalk material. A sidewalk plan should be submitted to show the location and width of
sidewalk. Three areas suggested during the conceptual review for improved pedestrian and
vehicular flow include 40th Avenue, the 41st Avenue entrance, and the connection to Target.
These areas have not been addressed within the plans.

o Easily identifiable bicycle parking shall be incorporated in all developments. On-site bicycle
circulation is encouraged for large developments, coordinated with the City’s bicycle plan. Bicycle
parking shall be located close to the building entrance, but should not interfere with pedestrian
traffic. Bicycle lockers are encouraged due to wet climate and providing adequate shelter for
employee bikes for longer periods of time. Bicycle parking should be incorporated on both the
east and south elevations close to entrances. Plans should include bicycle circulation plan.

Attachment: 2017.04.19 Herlihy Email Lists Incomplete and Advisory (4015 Capitola Road)

o Develop sites in_cooperation with _owners of adjoining properties to _improve the overall
development patterns of the area by providing coordinated access, shared parking areas and
enhanced traffic flow. See #2 above regarding cooperation with owners of adjoining properties
to improve overall development patterns. Two areas that could be improved include the
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connection between Target and Sears for automobile and pedestrian circulation, as well as the
40" Avenue access.

o Buildings shall use design elements in public areas which provide a sense of human scale (insets,
overhangs). Elements of pedestrian interest shall be included at ground floor levels (courtyard,
display windows). The PetSmart and TJ Maxx/Homegoods facade changes by the entryways are
large and not human scale. There is no articulation between the tenant spaces. More
transparency through the introduction of windows and/or additional inline stores would assist in
breaking break up the long facade and create a better pedestrian experience. The location of
improvements to the public realm, such a sidewalk, courtyards, stone seat wall, benches, etc.,
should be identified on plans. They are shown in the landscape conceptual design but not
identified in a site plan. Consistency in public realm adds to the customer aesthetic
experience. Collaborative efforts with owners throughout the mall property to identifying a style
for public realm improvements will assist in placemaking efforts. _

0 Projects containing many buildings of single large structures shall provide variety in building
shape, height, roof lines and setbacks. Front of buildings shall provide variety and interest. The
Sears design does a nice job of creating an authentic style that differentiates the Sears from the
new tenants. The PetSmart and TJ Maxx facade improvements are dramatic entryways with large
backgrounds for the signs, rather than defining architecture. Each tenant should have a unique
architectural style.

o Distinctive “trademark” buildings are discouraged. The proposed PetCo and TJ Maxx designs
could be categorized as anywhere USA design. Incorporate architectural materials or features
that relate to Capitola through a specific architectural style within the design.

o0 Note: When updating the landscape plan, incorporate applicable guidelines into design.

From: Brian Walsh [mailto:bwalsh@seritage.com]

Sent: Thursday, April 13, 2017 1:20 PM

To: Grunow, Rich (rgrunow@ci.capitola.ca.us) <rgrunow@ci.capitola.ca.us>

Cc: Herlihy, Katie (kherlihy@ci.capitola.ca.us) <kherlihy@ci.capitola.ca.us>; Goldstein, Jamie
(jgoldstein@ci.capitola.ca.us) <jgoldstein@ci.capitola.ca.us>

Subject: Re: Sears Redevelopment

Thank you

Brian T. Walsh

VP, Development
Seritage Growth Properties

Sent from my iPhone

Attachment: 2017.04.19 Herlihy Email Lists Incomplete and Advisory (4015 Capitola Road)

On Apr 13, 2017, at 1:10 PM, Grunow, Rich (rgrunow@ci.capitola.ca.us) <rgrunow@ci.capitola.ca.us> wrote:

Mr. Walsh:

Sure...we’ll segregate the information necessary for a completeness determination from the advisory
requests and comments. We'll provide this info to you next week.

Thanks, Rich
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Richard Grunow

Community Development Director
City of Capitola

831-475-7300

rgrunow @ci.capitola.ca.us

From: Brian Walsh [mailto:bwalsh@seritage.com]

Sent: Thursday, April 13,2017 12:02 PM

To: Grunow, Rich (rgrunow@ci.capitola.ca.us) <rgrunow@ci.capitola.ca.us>; Herlihy, Katie
(kherlihy@ci.capitola.ca.us) <kherlihy@ci.capitola.ca.us>

Subject: Sears Redevelopment

Rich and Katie- During a recent conversation | had with Jamie Goldstein he recommended that | ask you
the planning staff to separate the technical deficiencies from the advisory deficiencies contained within
the completeness letter staff issued to Seritage on March 9, 2017. As such, | ask that you please do so
and send back to me so we can better evaluate where we stand. Thanks

Brian T. Walsh

VP Development

Seritage Growth Properties

10960 Wilshire Blvd- Suite 1420 | Los Angeles, California 90024
Office: (424) 901-7656

Cell: (203) 313-6990

5.D.d

Attachment: 2017.04.19 Herlihy Email Lists Incomplete and Advisory (4015 Capitola Road)
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Herlihy, Katie (kherlihy@ci.capitola.ca.us)

5.D.e

Cc: '‘Blake Carroll'; 'Ban Potrus'; 'Steve Carter'; 'Mark Rone'; '‘Nikhil Gera'; Uharriet, Danielle

From: Herlihy, Katie (kherlihy@ci.capitola.ca.us)

Sent: Wednesday, February 07, 2018 4:43 PM

To: ‘Craig Chinn'
(duharriet@ci.capitola.ca.us)

Subject: RE: Seritage Capitola-Update

Hi All,

| am going to have to push out my comments one more week. Not sure if you are aware that we just adopted a new
zoning code. It should not have any major impacts on your development proposal but | need to do a second review with
all the new standards. They will be applied 30 days from adoption of the new code (January 25™) so | figure I'll add that

analysis to the review as well

I met with Public Works. They are working on the storm water calculations with the new phase Il pads. | will be back in
the office on Tuesday February 13'™. | plan to have a letter to you that week.

Regards,

Katie Herlihy, AICP
Senior Planner

City of Capitola

420 Capitola Avenue
Capitola, CA 95010
(831) 475-7300
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Planning Counter Hours: 1 - 4 p.m., Monday - Friday

From: Herlihy, Katie (kherlihy@ci.capitola.ca.us)
Sent: Friday, February 02, 2018 3:50 PM
To: 'Craig Chinn' <cchinn@adcollaborative.com>

Attachment: 2018.02.07 KH email to Applicant (4015 Capitola Road)

Cc: Blake Carroll <Blake.Carroll@cypressequities.com>; Ban Potrus <Bpotrus@adcollaborative.com>; Steve Carter
<Steve.Carter@cypressequities.com>; Mark Rone <Mark.Rone@cypressequities.com>; Nikhil Gera <nikhil@gera.in>

Subject: RE: Seritage Capitola-Update

Hi All,

Quick update. Thank you for the updated plans and addressing many of the City’s concerns. | plan to send out a letter
next week with all Planning and Public Works comments on the updated set of plans. Also, we have a third party that
will do the technical review of the phase | and phase Il ESA. | will forward an electronic copy of the letter once it is

finalized.
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Regards,

Katie Herlihy, AICP
Senior Planner

City of Capitola

420 Capitola Avenue
Capitola, CA 95010
(831) 475-7300

Planning Counter Hours: 1 - 4 p.m., Monday - Friday

From: Craig Chinn [mailto:cchinn@adcollaborative.com]

Sent: Wednesday, January 24, 2018 3:31 PM
To: Herlihy, Katie (kherlihy@ci.capitola.ca.us) <kherlihy@ci.capitola.ca.us>

Cc: Blake Carroll <Blake.Carroll@cypressequities.com>; Ban Potrus <Bpotrus@adcollaborative.com>; Steve Carter

<Steve.Carter@cypressequities.com>; Mark Rone <Mark.Rone@cypressequities.com>

Subject: Seritage Capitola-Update
Importance: High

Hi Katie,

| understand that you are out sick. | hope that you feel better soon. When you have a moment can you please provide us
with an update on where the resubmittal stands as well as the environmental review. Please feel free to respond via
email or call me on my cell phone to discuss. Take care and talk to you soon.

Craig Chinn, AIA
Principal

architecture design collaborative
www.adcollaborative.com

23231 South Pointe Drive

Laguna Hills, CA 92653
cchinn@adcollaborative.com

cell 949.677.7165

ph 949.267.1660 ext 201

“Fastest Growing Private Companies”
-Awarded by Orange County Business Journal

5.D.e

Attachment: 2018.02.07 KH email to Applicant (4015 Capitola Road)
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Herlihy, Katie (kherlihy@ci.capitola.ca.us)

5.D.f

From: Herlihy, Katie (kherlihy@ci.capitola.ca.us)

Sent: Thursday, February 15, 2018 4:04 PM

To: ‘Craig Chinn'

Cc: '‘Blake Carroll'; 'Ban Potrus'; 'Steve Carter'; 'Mark Rone'; 'Nikhil Gera'; Uharriet, Danielle
(duharriet@ci.capitola.ca.us); Grunow, Rich (rgrunow@ci.capitola.ca.us)

Subject: RE: Seritage Capitola-Update

Dear Mr. Chinn,

| have been reviewing your updated plans and have generated comments based on the current code. On February 28™,
our new zoning code takes effect. The application will be subject to the new code. | am currently drafting a list of
comments based on the new code. | recall prior to the holiday your questions regarding timing and my response being

that | could not provide you with an estimate on a hearing date until | receive the pending documentation.

The City contracted Weber-Hayes and Associates to review the recently submitted ESA documents (Phase | dated
December 19, 2014, Phase Il dated April 6, 2016). He informed me this week that based on information from the County
of Santa Cruz Department of Environmental Health, the facility closure work has not been completed as there are still
hoists and tanks on site. Since the new tenants will not be utilizing the infrastructure, the hoists and tanks are required
to be removed under the oversite of a County Health permit. The facility closure permit is a requirement for businesses
managing hazardous materials, prior to shutting the business. According to the County Website, the last action was an

inspection dated November 2016, when it was still an active service center.

Unfortunately, this is going to set the review back considerably. Your application cannot be considered by the Planning
Commission until the Phase | and Phase |l and CEQA process are complete. It is anticipated that a Negative Declaration

or Mitigated Negative Declaration will be necessary depending on the results of the ESA.

According to the consultant, the next step for you is to hire a qualified HAZMAT contractor to remove the hoists and
tanks, flush floor drains, and pump out/clean the oil/water separator and to obtain necessary permits from the County

DEH.

Following completion of the closure process, the City’s ESA consultant will perform soil testing and analysis and prepare
necessary documentation. Note — this work must be completed by a City-commissioned contractor. The applicant will
be responsible for the consultants cost. This work is estimated to cost approximately $2,300 for Phase | ESA

and $10,000 to $12,000 for the limited Phase Il confirmation soil/vapor sampling to document conditions. This will take

an estimated 6-8 weeks to complete.

| will continue to work on the zoning review under the new code. Once the adopted version of the code is published, |

will provide you with a copy.
Regards,

Katie Herlihy, AICP
Senior Planner

City of Capitola

420 Capitola Avenue
Capitola, CA 95010
(831) 475-7300

Attachment: 2018.02.15 KH email to Applicant (4015 Capitola Road)
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Planning Counter Hours: 1 - 4 p.m., Monday - Friday

From: Craig Chinn [mailto:cchinn@adcollaborative.com]

Sent: Wednesday, February 14, 2018 10:07 PM
To: Herlihy, Katie (kherlihy@ci.capitola.ca.us) <kherlihy@ci.capitola.ca.us>

5.D.f

Cc: Blake Carroll <Blake.Carroll@cypressequities.com>; Ban Potrus <Bpotrus@adcollaborative.com>; Steve Carter

<Steve.Carter@cypressequities.com>; Mark Rone <Mark.Rone@ cypressequities.com>; Nikhil Gera <nikhil
Uharriet, Danielle (duharriet@ci.capitola.ca.us) <duharriet@ci.capitola.ca.us>

Subject: RE: Seritage Capitola-Update

Hi Katie,

Just following up on your email and checking in on your comments as well as the date for our hearing. We are still
expecting to be on for early March as previously discussed. Please let us know and thanks for your help. We appreciate

your help.

Craig Chinn, AIA
Principal

architecture design collaborative
www.adcollaborative.com

23231 South Pointe Drive

Laguna Hills, CA 92653
cchinn@adcollaborative.com

cell 949.677.7165

ph 949.267.1660 ext 201

“Fastest Growing Private Companies”
-Awarded by Orange County Business Journal

From: Herlihy, Katie (kherlihy@ci.capitola.ca.us) [mailto:kherlihy@ci.capitola.ca.us]

Sent: Wednesday, February 7, 2018 4:43 PM
To: Craig Chinn <cchinn@adcollaborative.com>

era.in>;

Attachment: 2018.02.15 KH email to Applicant (4015 Capitola Road)

Cc: Blake Carroll <Blake.Carroll@cypressequities.com>; Ban Potrus <Bpotrus@adcollaborative.com>; Steve Carter

<Steve.Carter@cypressequities.com>; Mark Rone <Mark.Rone@cypressequities.com>; Nikhil Gera <nikhil@gera.in>;

Uharriet, Danielle (duharriet@ci.capitola.ca.us) <duharriet@ci.capitola.ca.us>

Subject: RE: Seritage Capitola-Update

Hi All,

| am going to have to push out my comments one more week. Not sure if you are aware that we just adopted a new
zoning code. It should not have any major impacts on your development proposal but | need to do a second review with

Packet Pg. 212




5.D.f

all the new standards. They will be applied 30 days from adoption of the new code (January 25%) so | figure I'll add that
analysis to the review as well

I met with Public Works. They are working on the storm water calculations with the new phase Il pads. | will be back in
the office on Tuesday February 13™. | plan to have a letter to you that week.

Regards,

Katie Herlihy, AICP
Senior Planner

City of Capitola

420 Capitola Avenue
Capitola, CA 95010
(831) 475-7300

Planning Counter Hours: 1 - 4 p.m., Monday - Friday

From: Herlihy, Katie (kherlihy@ci.capitola.ca.us)

Sent: Friday, February 02, 2018 3:50 PM

To: 'Craig Chinn' <cchinn@adcollaborative.com>

Cc: Blake Carroll <Blake.Carroll@cypressequities.com>; Ban Potrus <Bpotrus@adcollaborative.com>; Steve Carter
<Steve.Carter@cypressequities.com>; Mark Rone <Mark.Rone@cypressequities.com>; Nikhil Gera <nikhil@gera.in>
Subject: RE: Seritage Capitola-Update

Hi All,

Quick update. Thank you for the updated plans and addressing many of the City’s concerns. | plan to send out a letter
next week with all Planning and Public Works comments on the updated set of plans. Also, we have a third party that
will do the technical review of the phase | and phase Il ESA. | will forward an electronic copy of the letter once it is
finalized.

Attachment: 2018.02.15 KH email to Applicant (4015 Capitola Road)

Regards,

Katie Herlihy, AICP
Senior Planner

City of Capitola

420 Capitola Avenue
Capitola, CA 95010
(831) 475-7300
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Planning Counter Hours: 1 - 4 p.m., Monday - Friday

From: Craig Chinn [mailto:cchinn@adcollaborative.com]

Sent: Wednesday, January 24, 2018 3:31 PM
To: Herlihy, Katie (kherlihy@ci.capitola.ca.us) <kherlihy@ci.capitola.ca.us>

5.D.f

Cc: Blake Carroll <Blake.Carroll@cypressequities.com>; Ban Potrus <Bpotrus@adcollaborative.com>; Steve Carter

<Steve.Carter@cypressequities.com>; Mark Rone <Mark.Rone@cypressequities.com>

Subject: Seritage Capitola-Update
Importance: High

Hi Katie,

| understand that you are out sick. | hope that you feel better soon. When you have a moment can you please provide us
with an update on where the resubmittal stands as well as the environmental review. Please feel free to respond via
email or call me on my cell phone to discuss. Take care and talk to you soon.

Craig Chinn, AIA
Principal

architecture design collaborative
www.adcollaborative.com

23231 South Pointe Drive

Laguna Hills, CA 92653
cchinn@adcollaborative.com

cell 949.677.7165

ph 949.267.1660 ext 201

“Fastest Growing Private Companies”
-Awarded by Orange County Business Journal
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420 Capitola Avenue
Capitola, California 95010
Telephone: (831) 475-7300

FAX: (831) 479-8879

Website: www.ci.capitola.ca.us

February 28, 2018

Mark Rone, Cypress Equities
8343 Douglas Avenue

Suite 200

Dallas, TX 75225

Subject: 4015 Capitola Road, Design Permit, #17-019
Dear Mark Rone:

The City of Capitola Community Development Department has completed its review of your
application for a design permit and master sign permit at the existing SEARS retail business location
at 4015 Capitola Road, and is providing you with the following information as a guide for further
processing of your application.

PROJECT DESCRIPTION

Below is the project description that staff has developed based on the information submitted in your
application package. Please review this project description carefully. If the description is inaccurate
or incomplete, please contact your assigned planner immediately to correct the information.

This is a request for a Design Permit to renovate the existing SEARS into 3 tenant
spaces with new exterior facades and new signs at 4015 Capitola Road. The
applicant is proposing new signs for the three tenants for visibility from Capitola
Road and 41%' Avenue. The new configurations will convert the site from a single
Sears retail and automotive shop into three tenant spaces including Sears retail,
TJ Maxx/Homegoods, and PetSmart. The property is located at the corner of
Capitola Road and 41%' Avenue, within the CC (Community Commercial) zoning
district. Phase 2 of the project is to develop two commercial pads, one 4,000
square foot pad along the frontage of Capitola Road and a second 4,000 square
foot pad on the frontage of 41 Avenue.

APPLICATION COMPLETENESS DETERMINATION

The Community Development Department has completed its review of your application and has
found it incomplete pursuant to Section 65943 of the California Government Code. As detailed
herein, additional information and/or corrections need to be submitted for staff to continue
processing your application.

PROJECT ISSUES/CORRECTIONS

The following project issues and/or corrections to submitted plans and documents must be
completed prior to scheduling your project for public hearings before the Architecture and Site
Review Committee, and subsequently, the Planning Commission.

Project Issues
The following project issue(s) were identified during review of your application. These issue(s) may

require a substantial redesign of the project or, if not resolved, may result in the Department
recommending denial of your project. These issues were identified based upon information presently
available to the City and are subject to change upon submittal of further information or studies:
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1. During the conceptual review of the project, the Planning Commission emphasized that the
applicant should closely coordinate with Merlone Geier to develop a comprehensive mall
redevelopment project which advances the City’s General Plan goals for the site. The
application did not include any other mall properties nor any information about how the
proposal would complement a future comprehensive mall redevelopment project. Please
submit additional information demonstrating that the proposal has been coordinated with
other mall property owners and explain how the redeveloped Sears would complement and
enhance a comprehensive mall redevelopment project.

The submitted plans are missing additional necessary information. The plans must be updated to
include the necessary information detailed below prior to the application being brought before the
Architecture and Site Review Committee or the Planning Commission.

Plan Corrections/Additional Information
The following corrections or additional information is necessary to continue processing your
application.

1. Parking Plan. Staff is having difficulty matching the parking in the site plan to the
parking breakdown on sheet T0.0. Provide a parking sheet that identifies the available
parking, City required parking (Table to show: Each retail/restaurant space floor area
and required parking: retail 1 space per 300 sf, Restaurant dining 1 space per 60 all
other restaurant 1 space per 300 sf), and REA shared parking agreements. Number
parking spaces. Provide parking plan for phase 1 and phase 2.
Location of existing and proposed on-site lighting, height, and hooding devices.
Bicycle Racks shall be identified on the plans. The new zoning code (17.76.080)
requires:

a. Short-term spaces: 10% of required automobile spaces. Must be within 100 feet

of primary entrance.

b. Long term bicycle parking spaces: 1 space per 20 automobile spaces for uses

10,000 square feet or greater.

c. See 17.76.080 A — H for specific bicycle rack regulations.
4. Additional information required by Public Works as outlined in the attached memo from
Danielle Uharriet.

a. Submit a revised storm water permit project application form. Calculations are
for the entire project (Phase 1 and Phase 2).

b. Based on a review of the current plans, the project may be a Tier 3 or 4 project
and will require compliances with the Post-Construction Stormwater
Management requirements. Refer to the attached Tier 3 and 4 Storm Water
Technical Guide and the California Regional Water Quality Control Board
Central Coast Region Resolution No. R3-2013-0032 pertaining to post-
construction requirements (PCRS).

5. Phase I/Phase Il ESA —to be completed by third party contractor hired by the City.

w N

Please resubmit the above listed information by March 30", 2018. Please note that any delays
in providing revised documents to the City may also result in your tentative public hearing
date being postponed.

Advisory Items
The following advisory items, are advisory and are not required prior to processing your application.
1. Increase architectural differentiation between Petco and TJ Maxx facades. The Sears facade
creates the aesthetic of a separate entity through defined contemporary finishes. The Petco
and TJ Maxx both utilize the existing exterior brick veneer and stucco and are not of a specific
architectural style other than defined large entryways. Suggest clear delineation between
the two entities with a specific architectural style.
2. Modernize proposed bench and planters to complement updated design.
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3. The City would condition the project to provide an Irrevocable Offer of Dedication (IOD) to
provide a through street at 40" Avenue in line with the General Plan as a condition of
approval.

4. Modify bicycle circulation to create internal circulation throughout the property. Specifically,

bike lanes should be added in both directions on the 38™ Avenue, 40" Avenue, Entrance off

of 41%t Avenue, and within the internal drive connecting around the structure from Target to
northern connection of 40" Avenue. Within the updates for 2040 Regional Transportation

Plan Project List the plan includes Separated bicycle facility through Capitola Mall parking lot

to connect 38" Avenue bike lanes and 40™ Avenue.

Add a crosswalk between Target and Sears.

Internal pedestrian connection between the mall and new tenants at 4015 Capitola Road.

City suggest checkout near internal mall entrances to maintain established internal

pedestrian circulation patterns.

o o

ESTIMATED PROCESSING COST

Based upon our preliminary review of your application, we estimate that your initial deposit will not
be adequate to complete the processing of your application. Accordingly, please submit an
additional deposit of $26,844.65 for the third party ESA, technical review of stormwater, and
additional planner cost recovery funds. The estimated breakdown of the costs are as follows: (1)
$18,513 for third party technical deposit of for completion of Phase 1/Phase 2 Environmental Site
Assessment ($15,300) and 21% director fee ($3,213); and (2) $3331.65 for the storm water
development review fee ($3,173.00) and 5% tech fee ($158.65); and (3) $5,000 additional planner
cost recovery deposit to allow continued processing of your application. Please note that this cost
estimate is only for your planning applications and does not include building permit costs, outside
agency fees, or private engineering, architecture, or contractor costs.

ESTIMATED PROCESSING TIMELINE

As stated in my February 15, 2018 email, the City contracted Weber-Hayes and Associates to
review the recently submitted ESA documents (Phase | dated December 19, 2014, Phase Il dated
April 6, 2016). Weber-Hayes and Associates informed the City that the facility closure work has
not been completed as there are still hoists and tanks on site. According to the consultant, the
next step for you is to hire a qualified HAZMAT contractor to remove the hoists and tanks, flush
floor drains, and pump out/clean the oil/water separator and to obtain necessary permits from the
County DEH.

Following completion of the closure process, the City’s ESA consultant will perform soil testing and
analysis and prepare necessary documentation. Note — this work must be completed by a City-
commissioned contractor. The applicant will be responsible for the consultants cost. This work is
estimated to cost approximately $2,300 for Phase | ESA and $10,000 to $12,000 for the limited
Phase Il confirmation soil/vapor sampling to document conditions. This will take an estimated 6-8
weeks to complete.

Your application cannot be considered by the Planning Commission until the Phase | and Phase Il
and CEQA process are complete. It is anticipated that a Negative Declaration or Mitigated
Negative Declaration may be necessary depending on the results of the ESA.

Based upon your application status and remaining application processing steps, we estimate that
your project will be scheduled for an Architecture and Site Review Committee in the summer of 2018
followed by Planning Commission hearing. Please note this estimate assumes a timely and
complete resubmittal of all information noted in this letter.

Task/Activity Estimated Duration Estimated Completion
(Days) Date
Applicant resubmits 30 March 30, 2018
Third party review of Phase I/ll ESA 60* May 30, 2018
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Release of CEQA document 14 June 14, 2018
Public review of CEQA document 30 July 16, 2018
Response to public comments 14 July 31, 2018
Architecture and Site Review 15 August 22, 2018
Committee meeting

Planning Commission hearing 21 October 4, 2018

Appeal period

10 working days

October 18, 2018

*Dependent upon consultant availability. Additional time may be necessary if study determines need for Phase |l

report.

If you have any questions or require additional information, please contact me at 831.475.7300 or

by email at kherlihy@ci.capitola.ca.us.

OTHER REQUIRED PERMITS

Please be aware that in addition to a design permit and master sign program, you may also be
required to obtain other permits/approvals as listed below prior to initiating construction. These
permits/approvals typically require additional fees which are not covered by your planning

applications.

Respectfully,

Katie Herlihy, AICP
Senior Planner

Building Permit from the City of Capitola (bvanson@ci.capitola.ca.us)

Will-serve letter from the Santa Cruz Water Department (831-420-5200)
Will-serve letter (or plan approval) from the Central Fire Protection District (831-479-6843)
Approval from County of Santa Cruz Sanitation District (831-454-2160)
Approval from County of Santa Cruz Department of Environmental Health (831-454-2022)

Seritage SRC Finance LLC, Blake Carrol, Mark Rone, Nikhil Gera, Steve Carter, Brian Walsh
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2029 Century Park East, Suite 2100

N | C H O L S O N Los Angeles, California 90067-3284
P: 310.284.2200 F: 310.284.2100
David P. Waite
310.284.2218
dwaite@coxcastle.com

I. C OX C A S T L E Cox, Castle & Nicholson LLP

May 9, 2018
VIA E-MAIL KHERLIHY@CI.CAPITOLA.CA.US AND FEDEX

Katie Herlihy

Senior Planner

City of Capitola

420 Capitola Avenue
Capitola, CA 95010

Re: 4015 Capitola Road Design and Master Sign Permit Application #17-019
(“Application”)

Dear Ms. Herlihy:

This office represents the owner of the above-referenced property, Seritage SRC Finance LLC
(“Seritage”). By this letter, we request that the City of Capitola (the “City”) comply with its
legal obligation to process the above-referenced Application, which is complete by operation of
law, to hearing without further delay. The pending Application was initially submitted to the
City over eighteen months ago. As aresult of the extreme delays caused by the City’s refusal to
process the Application, Seritage has and will continue to incur substantial financial losses
through the termination of a lease and loss of leasing opportunities. Seritage requests that the
City promptly agendize the Application for hearing as soon as possible, but in any event within
the next 30 days. Seritage’s positions and responses to the City’s comments on the Application
are set forth in Sections I and II below.

I. THE APPLICATION HAS BEEN PENDING FOR OVER EIGHTEEN MONTHS AND
IS COMPLETE BY OPERATION OF LAW

Attachment: 2018.05.09 CC&W letter to City (4015 Capitola Road)

The Application was initially submitted for conceptual review by the City in September 2016,
over eighteen months ago. In its initial conceptual review application to the City, Seritage
sought Design Review and Sign Permit approvals related to limited fagade and exterior
improvements, to accommodate leases it had entered into with TJ Maxx and Petco for portions of
the Property, which is located in the Capitola Mall.

Many months of protracted meetings, discussions and processing delays by the City followed,
including an April 6, 2017 staff proposal to declare a moratorium on development of the Capitola
Mall that was rejected by the Planning Commission. On January 8, 2018, fully responding to
City staff’s requests for additional information regarding the Application, Cypress Equities, on
behalf of Seritage, submitted a revised Application for Design Permit and Master Sign Permit,
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#17-019 to the City that met all of the City’s requirements and specifications. The Application
proposes to split the existing Sears building at 4015 Capitola Road (the “Property”) into three
separate tenant spaces and to make certain minor exterior improvements to the building and its
frontage to accommodate new tenants (the “Project”). Those tenant uses are permitted by right
at the Property; the City has no discretion other than with respect to the simple design review of
minor exterior changes to the existing building at the Property.!

On February 15, 2018, over a week after the Application was deemed complete by operation of
law, Seritage received correspondence from the City indicating that the City will not process the
pending Application. On February 28, 2018, Seritage received further correspondence from the
City improperly declaring the already-complete Application “incomplete” and requesting still
more information.

The City’s correspondence of February 28 was issued in error and is mooted by the
Application’s completeness under California law. Pursuant to the Permit Streamlining Act, Cal.
Gov. Code § 65920 et seq., a public agency has 30 calendar days after it receives an application

for a development project to determine in writing whether the application is complete. Cal. Gov.

Code § 65943(a). If the public agency does not make a completeness determination within 30
days, the application is deemed complete by operation of law. Cal. Gov. Code § 65943(b). The
agency and applicant may mutually agree to an extension of the 30-day timeframe, but no
application may be deemed incomplete for lack of a waiver of the time periods set by the Act.
Cal. Gov. Code §§ 65943(d); 65940.5.

The Application was submitted to the City on January 8, 2018; accordingly, a written
completeness determination was due to Seritage on February 7, 201 8.2 Prior to February 7, the
City was required to provide a completeness determination, or to seek an extension or waiver of
the February 7 deadline through a mutual agreement with Seritage. It did neither. Thus,
pursuant to the Act, the Application is considered complete by operation of law, and the City is
required to move forward with processing the Application.

We hereby request that the City properly discharge its legal duty under California law and the
City’s own code to timely process the pending Application.

1 At the City’s request, the Application also included for informational purposes a description of eventual planned
buildings and a parking reconfiguration that are independent and unrelated to Seritage’s request to modify the
Property’s existing tenant spaces.

2 Even the City’s new zoning code update recognizes a 30-day window as the required timeframe for a
completeness determination. Capitola Municipal Code Update, 17.112.040.A.3. The zoning code update does not
even give the City an option to request a waiver or extension of the 30-day window for completeness
determination—the City is simply required to make a determination within 30 days.
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IL RESPONSES TO COMMENTS BY THE CITY
A. Seritage Has Cooperated With Merlone Geier Throughout

At the inception of the Application process and many times thereafter, the City has improperly
instructed Seritage to coordinate with the majority owner of the Capitola Mall, Merlone Geier.
This instruction was given even though Seritage’s request to permit minor fagade improvements
has no bearing on the Mall’s redevelopment. Nonetheless, Seritage has already coordinated
with Merlone Geier and received its consent to the Application. Specifically, Seritage executed
an agreement with Merlone Geier over a year ago in which Merlone Geier agreed to “all
reasonable and necessary changes to the Common Area” at the Seritage property, as well as all
of the modifications described in the Application and even Seritage’s design plans. That
agreement is attached hereto as Attachment A.

B. No Additional Environmental Remediation or Documentation is Needed

The Property has been significantly investigated and no additional environmental assessment is
warranted, as described in detail below. In correspondence of February 15, 2018, the City
asserted that “facility closure work has not been completed as there are still hoists and tanks on
site.” This statement is inaccurate. As documented and as demonstrated to the City, the
hydraulic lift system was entirely removed from the property in two phases, beginning in 2014
under the oversight of the County of Santa Cruz Department of Environmental Health (“DEH”).

An automotive service center formerly operated at the Property. This service center was the
subject of a Phase I Environmental Site Assessment (“ESA”) prepared in December 2014,
attached hereto as Attachment B, and a Phase II ESA prepared in April 2015, attached hereto as
Attachment C. The City has been in possession of and aware of these documents since at least
January 2018. The Phase I ESA contained a discussion of remediation work undertaken in 1996
in connection with removal of two of the lifts and an underground storage tank, and identified
the remaining in-ground hydraulic lifts as environmental conditions. The Phase II ESA
presented the results of extensive sampling in connection with both the previously-removed lifts
and all the lifts remaining in place at the time of the Phase I ESA in 2014. Those sampling
results confirmed that there were no contaminants of concern identified in the vicinity of the
previously-removed lifts, but did identify contaminants at actionable levels near one of the
remaining lifts (which contamination has been remediated as described below). Deeper soil and
soil near all of the other remaining lifts did not contain elevated concentrations of contaminants
of concern.

Based on the results of the Phase II ESA, and under the oversight of DEH, remediation work was
undertaken on December 16, 2015 to remove the one leaking hydraulic lift and soils in the
vicinity of that lift, and to properly dispose of those materials. A hydraulic lift system closure
report, attached hereto as Attachment D, was prepared on June 24, 2016 and was provided to
DEH for review. PID screening that occurred during the removal activities for the lift detected
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negligible levels of vapor. In a June 29, 2016 closure letter, attached hereto as Attachment E,
DEH confirmed the satisfactory completion of this work, concluding that DEH did not require
any further assessment of conditions relating to the hydraulic lift system. Subsequently, in
February 2017, work was undertaken to deactivate and remove the remaining in-ground lifts—
which, as documented in the Phase II ESA, were not a source of contamination on the property—
independently, as additional DEH oversight was not required for the work. All remaining
components of the hydraulic lift system were removed over a year ago, on February 16, 2017.
Certification of that removal work is attached hereto as Attachment F. Based on the field
indications at the time of removal of the only leaking lift requiring additional environmental
remediation, as well as the DEH case closure, there is no vapor intrusion concern at the Property.

At present, no hoists or tanks remain at the property; the existing oil-water separator is double-
walled, equipped with cathodic protection, and regularly serviced; and closure has been issued
by DEH, the agency that properly held responsibility to oversee the environmental work that was
performed to remove lift-related contamination. The City is in possession of a Phase I and a
Phase II ESA, both of which extensively describe the conditions associated with the hydraulic
lift system, as well as documentation demonstrating that those conditions no longer exist at the
property. In sum, there are no remaining components of the hydraulic lift system at the property,
there are no vapor intrusion concerns or issues with the oil-water separator, and no additional
environmental work or environmental documentation is needed.” Processing of the Application
cannot be delayed on this account.

C. The Zoning Code Updates Are Illegal and Do Not Apply to the Application

On January 9, 2018, just one day after Seritage submitted the revised Application for
consideration to the City, the City proposed new amendments to the zoning code update to
specifically target the Application. See Capitola Municipal Code Update, 17.24.030.F. As an
initial matter, this amended language cannot be used to upset Seritage’s development plans. The
zoning code update, including the language aimed at the Application, was not adopted until the
City Council meeting on January 25, 2018, nearly three weeks after the revised Application was
submitted, and took effect on February 25, 2018, eighteen months after the Application’s original
conceptual review, a year after its first formal submission, and over two weeks after the revised
Application was deemed complete by operation of law on February 7, 2018. As such, the
Application is subject to the law in effect at the time of the completeness determination, and
must be reviewed for consistency with the pre-February 25 zoning code.

3 1t is unclear whether the City is also asserting that CEQA review would be required for either: (1) the preparation
of additional Phase I/Phase 11 documentation or (2) additional remedial work. Setting aside the fact that this work is
unnecessary, the preparation of Phase I/Phase II reports does not involve any discretionary approval subject to
CEQA. Furthermore, the lead agency overseeing any future remedial work would properly be DEH, not the City,
and, even if additional remedial work were to be required, it would be categorically exempt from CEQA. See 14
Cal. Code Regs. § 15330.
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D. The Proposed Exterior Improvements are Exempt from CEQA

The minor improvements to the building’s fagade and adjustments to signage do not warrant
CEQA review. While the Application does require discretionary approvals by the City, the
proposed exterior improvements and signage are categorically exempt from CEQA. Even if
CEQA applies to the fagade improvements, which it clearly does not, the City never raised this
issue at the outset, and cannot raise it now.

The Application requests Design Review for its proposal to “split the existing Sears building into
3 separate tenant spaces and provide exterior improvements to the building...” The proposed
partitioning of the existing building is covered by the “Existing Facilities” categorical
exemption, which exempts from CEQA the negligible modification of an existing use such as
“interior or exterior alteration involving such things as interior partitions” and additions to
existing structures of less than 10,000 square feet. 14 Cal. Code Regs., § 15301. Also applicable
is the “Replacement or Reconstruction” categorical exemption, which covers activities including
the “replacement of a commercial structure with a new structure of substantially the same size,
purpose, and capacity.” 14 Cal. Code Regs., § 15302.

It is Seritage’s expectation that the City will promptly move forward to schedule a hearing as no
additional CEQA documentation is required and, per the Permit Streamlining Act, the City must
approve Seritage’s application within 60 days from determining the project’s exemption from
CEQA. Cal. Gov. Code § 65950. Accordingly, Seritage looks forward to the diligent, timely
and expedient processing of its Application and to the City’s forthcoming public hearing on this
matter.

III. CONCLUSION

The City has improperly delayed acting on Seritage’s straightforward permit application for well
over a year. As aresult, Seritage has experienced substantial financial losses, now totaling in the
many millions of dollars and continuing to escalate each and every day the Application stands
unapproved.

The City has a legal duty to timely process the Application; therefore, we request that the
Application be set for public hearing at the earliest opportunity, and within 30 days at the latest.
Seritage remains open to discussing this matter with the City, and is available to discuss any
questions you may have.
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2018

We look forward to a swift resolution of this matter.

CC:

Sincerely,

T 2P R

David P. Waite

Tony Condotti, City Attorney
Richard Grunow, Community Development Director
Jamie Goldstein, City Manager
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February 10 , 2017

Seritage SRC Finance LLC
489 Fifth Avenue, 18" Floor
New York, New York 10017
Attn: Mr. James E. Bry

Re: Capitola Mall — Capitola, California (the “Shopping Center”)

Third Amendment to and Restatement of Declaration of Establishment of Restrictions and
Covenants Affecting Land, dated April 29, 1987, by and among MGP XI Capitola Mall, LLC, a
Delaware limited liability company (“Developer”) (as successor-in-interest to Capitola Mall
Associates, a California limited partnership, and Capitola Mall Associates il, a California limited
partnership, collectively, and Mervyn’s, a California corporation), Seritage SRC Finance LLC, a
Delaware limited liability company (“Seritage™) (as successor-in-interest to Sears, Roebuck and
Co., a New York corporation); Macy’s West Stores, Inc. (“Macy’s™) (as successor-in-interest to
J.C. Penny Properties, Inc., a Delaware corporation); and Target Corporation (“Target”), as
successor-in-interest to Samuel Leask & Sons, a California limited partnership (as amended and
supplemented, the “REA”™)

Dear Mr. Bry:

Reference is made fo your letter dated October 24, 2016, in which Seritage, as the owner of
certain property and improvements located in the Shopping Center (the “Seritage Tract”, which is
defined in the REA as the “Sears Tract”), as shown on the existing partial site plan attached hereto as
Exhibit A, ‘described its plans to redevelop and repurpose the existing Sears building (the “Store”) and
automotive service building (the “Auto Center Building”) at the Shopping Center for retail, restaurant
and related uses. All capitalized terms used herein, unless otherwise defined, shall have the meanings
ascribed to them in the REA. '

The purpose of this letter is to memorialize the agreement of Developer and Seritage regarding
the approval of the proposed changes to the Store, the Auto Center Building, the Common Areas on the
Seritage Tract and exterior signage on the Store and Auto Center Building.

Subject to Seritage: (a) obtaining all required governmental approvals and permits prior to the
commencement of the work described herein below, (b) obtaining all necessary third-party approvals,
including without limitation, the prior approval of Macy’s, Target and Kohl!’s, and (c) complying with all
requirements, terms, obligations and conditions of the REA (collectively, the “Conditions”), Developer
-consents to the following:

(i) all reasonable and necessary changes {o the Common Area located on the Seritage Tract
required to redevelop the Store and Auto Center Building, including modifications to the loading areas
located on the Seritage Tract, all in accordance with the depictions shown on the proposed partial site plan
attached hereto as Exhibit A-1 (the “Proposed Partial Site Plan”);

1277818.2
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(ii) the modifications fo the exterior of the Store and the Auto Center Building, including the
installation of prototypical signage for Petco and TJX/HomeGoods, depicted on the elevations attached
hereto as Exhibit B; and

(iii) the installation of exterior signs of any fulure national or regional tenants occupying the Store
or the Auto Center Building, provided such signs are the prototypical signs of such respective national or
regional tenants.

If requested by either party, Developer and Seritage agree to formalize Developer’s consents to
items (i) through (iii} through a mutually-agreed upon recordable supplemental agreement or amendment
to the REA.

Developer also acknowledges that Seritage plans to do the following:

(iv) construct one (1) out building on the Seritage Tract (which Seritage has no obligation to
construct, but may construct at any time in the future), consisting of not more than 2,656 square feet of
floor area (the “Pad Building™), in the location shown on the Proposed Partial Site Plan; and

(v) make all reasonable and necessary changes to the Common Area located on the Seritage Tract
required to develop the Pad Building.

Developer consents to (iv) and (v) above, subject to the Conditions, and to the parties to the REA entering
into an amendment to the REA (the “REA Amendment”) prior to any work associated with (iv) and/or
(v) commencing, that addresses the addition of the Pad Building and any resulting loss of parking in the
Common Area; provided that should the minimum parking ratio in the REA (as amended by the REA
Amendment) be reduced, Seritage may increase the size of the Pad Building accordingly.
Notwithstanding the foregoing, Seritage shall not increase the total square footage of the Pad Building
beyond 5,000 square feet without obtaining the prior written consent of Developer.

Both of the parties hereto, from time to time and at the request of the other party, shall execute
and deliver to the other party such other instruments and shall take such other action as may be
reasonably required to effectively carry out the terms of this Letter Agreement.

This Letter Agreement (i) contains the entire agreement between the parties hereto and supersedes
all prior agreements, oral or written, with respect to the terms and conditions contained in this Letter
Agreement; (ii) cannot be maodified or amended except by a writing signed by both parties; (iii) shall be
interpreted pursuant o the laws of the State of California without regard to conflicts of faw; and (iv) shall
not be interpreted on the basis of authorship. This Letter Agreement shall inure to the benefit of and be
binding upon the parties hereto and their heirs, personal representatives, successors and assigns, and upon
any person or enfity acquiring the Developer Tract or Seritage Tract, or any portion thereof, or any
interest therein, by operation of law or otherwise.

The parties understand and agree that Developer will be irreparably damaged in the event that this
Letter Agreement is not specifically enforced. Accordingly, in the event of any breach

1277818.2
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or default in or of this Letter Agreement or any of the terms or provisions hereof by Seritage,
Developer shall have, in addition and without prejudice to any right or remedy available at law or
in equity, the right to demand and have specific performance of this Letter Agreement.

If either party initiates or defends any legal action or proceeding to enforce or interpret
any of the terms of this Letter Agreement, the prevailing party in any such action or proceeding
shall be entitled to recover from the non-prevailing party in any such action or proceeding its
reasonable costs and attorneys’ fees (including its reasonable costs and attorneys’ fees on any
appeal). All such costs and attorneys’ fees shall be deemed to have accrued on commencement
of any legal action or proceeding and shall be enforceable whether or not such legal action or
proceeding is prosecuted to judgment.

Please acknowledge your agreement with the foregoing provisions by having Seritage
sign and date this Letter Agreement where indicated below and returning at least one fully
executed counterpart to Developer. This Letter Agreement may be executed in counterparts, and
said counterparts shall together constitute one and the same agreement. Executed counterparts of
this Letter Agreement may be delivered by facsimile or other electronic means (for example,
PDF or TIF attachments to an e-mail) to Developer and Seritage and shall be valid and effective
to bind the party so signing.

The exhibits attached hereto are incorporated herein by reference.
Sincerely,

DEVELOPER:

MGP XI CAPITOLA LLC,
a Delaware limited liability company

Title: ExEuirvE HAAHM}(;«\/& Dot

Seritage’s signature on following page.

1277818.2
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ACKNOWLEDGED AND AGREED:

SERITAGE SRC FINANCE LLC,
a Delaware limited liability company

2
Name: Iax s E. Byy
Title: Vice Premdd 1t
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Exhibit A
Existing Partial Site Plan

[Attached.]

5.D.h

Attachment: 2018.05.09 CC&W letter to City (4015 Capitola Road)

Packet Pg. 229




5.D.h

LRV B

;L

ES
i

Py
Y A i

(E) STARS BULDING
mswer

j%

AAARAAV W
BRI \\\\\\&K\é’%\%r

W
i
W
NN

W///////////ﬂ
111777177777

AN
AR

I -
;i\\ MR
L

i
i
|

Qe

'Ulummmnmmmumm

Le?
\E

-

!E’ E R D

. ké%\%%\éx\
i,

AAMA\GI A\ O

R B 1L

| ?/ 7777 AR,

) wone cstue 11
L
{ F
IEIRS
' T
b B

s Grmii &

wmxy\\\x\,w\qu_

h_ﬁ

L ]

0 20 ma ey

oy R e ——

28066 VO 'ZNYI VINVS :E
‘QY V1011dVO S0P =
3
ZNYO VLNVS-3OV.LIY3S ! § m
7]
] =
................. e e e %‘” 5
s l_-‘_;;;“_--_z--—]
H ==!—;a.u.§_;:, \ ) g
TEETI WL_ nmmnnmng:murn;;“ ) ,!g
Z= e z g}
1 : .~ ,\\ - . E
NI 3 % RN
2| sz NN
N2 SNE|
,l\l'k\ P\ S" /£ “L%
';’ i mdl l
A N

Attachment: 2018.05.09 CC&W letter to City (4015 Capitola Road)

Packet Pg. 230




1277818.2

Proposed Partial Site Plan

[Attached.]
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Exhibit B
Elevations

[Attached.]
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Please note. The entire letter with all attachments is 646 pages. The
full document including attachments B through F are available at
Capitola City Hall’s Community Development Department at 420
Capitola Avenue and available at the Community Development
Webpage at http://www.cityofcapitola.org/communitydevelopment.
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County of Santa Cruz

HEALTH SERVICES AGENCY

701 OCEAN STREET, ROOM 312, SANTA CRUZ, CA 95060-4073
(831) 454-2022  FAX: (831) 454-3128

ENVIRONMENTAL HEALTH http://www.co.santa-cruz.ca.us/

May 17, 2018

Seritage SRC Finance, LLC
489 Fifth Avenue, 18" Floor
New York, NY 10017

Re: Notice of Violation for Former Sears Auto Service Center # 6461 Located at 4015 Capitola Rd,

Capitola, California.

Dear Sir or Madam,

It has been brought to my attention that on February 16", 2017, ServAll “deactivated” 10 underground
hydraulic lifts at the Former Sears Service Station #6461, located at 4015 Capitola Road in Capitola, California.
Under Santa Cruz County Ordinance, Santa Cruz County Environmental Health Division (SCCEHD) requires
permits to remove underground lifts. The SCCEHD has found underground lifts can leak oil and pose potential
long term environmental and possible human health problems. There is now evidence that some of the oil in
these lift systems contain Polychlorinated Biphenyls (PCBs), which are probable human carcinogens. Sears
was aware of our agency’s permit requirement because a permit was obtained from our agency to remove a

leaking underground lift from this site in 2015.

The 10 underground lifts that were removed in 2017 were done in violation of Santa Cruz County Code
7.100.060, and without the required sampling under SCCEHD oversight, to determine if the systems leaked.
Therefore, by June 29, 2018, you are hereby directed to apply for and obtain a permit retroactively for the

closure of the underground storage lifts that were removed.

Here is a link to our website for the permit that is required:
http://scceh.com/Portals/6/Env_Health/hazardous materials/UST Closure_Packet.pdf.

Failure to obtain the necessary closure permit for this site and conduct the required testing may result in
further enforcement action, including forwarding this issue to the District Attorney’s Office.

5.D.i

Attachment: 2018.05.17 SCCEHD Notice of Violation (4015 Capitola Road)

Please contact the inspector for the area, Mr. John Gerbrandt, at (831) 454-2731, or at his email address of:
john.gerbrandt@santacruzcounty.us, if you have any questions.

Sincerely,

L 0o lee

Rebecca Supplee, R.E.H.S.
Hazardous Materials Program Manager

Cc:

Katie Herlihy, City of Capitola Kherlihy(@ci.capitola.ca.us
Mark Rone, mark.rone@cypressequities.com
John Gerbrandt, john.gerbrandt@santacruzcounty.us
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ATCHISON, BARISONE & CONDOTTI, APC ANTHONY 7. CONDOTTT

BARBARA H. CHOI
LAUREN VALK WILLS

CASSIE M. BRONSON

P.O. BOX 481 REED W.GALLOGLY

SANTA CRUZ, CALIFORNIA 95061-0481 HEATHER J. LENHARDT

P:(831)423-8383; F: (831)576-2269 STEPHANIE Y. HALL

WEBSITE: WWW.ABC-LAW.COM AMY E. B. KAPP
May 18, 2018

Via Electronic Mail (dwaite@coxcastle.com)
And United States Mail

David P. Waite

Cox, Castle & Nicholson, LLP
2029 Century Park East, Suite 2100
Los Angeles, CA 90067-3284

Re: 4015 Capitola Road Design and Master Sign Permit Application #17-019
Dear Mr. Waite:

| am in the process of reviewing the issues raised in your correspondence to Katie Herlihy,
Capitola Community Development Director, and separate letter to myself dated May 9, 2018,
and materials submitted therewith. Unfortunately, however, I’ve not had an opportunity to
complete my review and confer with my client prior to my departure tomorrow for a family
vacation, from which 1 will be returning the week of May 28™. 1 anticipate that I or the City will
provide a formal response shortly thereafter.

In the meantime, thank you for your patience.

Sincerely,

= e t:‘

Tony Condotti
Capitola City Attorney

Attachment: 2018.05.18 City Attorney Letter to Applicant (4015 Capitola Road)
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ATCHISON, BARISONE & CONDOTTI, APC ANTHONY 7. CONDOTTT

BARBARA H. CHOI
LAUREN VALK WILLS

CASSIE M. BRONSON

P.O. BOX 481 REED W.GALLOGLY

SANTA CRUZ, CALIFORNIA 95061-0481 HEATHER J. LENHARDT

P:(831)423-8383; F: (831)576-2269 STEPHANIE Y. HALL

WEBSITE: WWW.ABC-LAW.COM AMY E. B. KAPP
May 23, 2018

Via Electronic Mail (dwaite@coxcastle.com)
And United States Mail

David P. Waite

Cox, Castle & Nicholson, LLP
2029 Century Park East, Suite 2100
Los Angeles, CA 90067-3284

Re: 4015 Capitola Road Design and Master Sign Permit Application #17-019
Dear Mr. Waite:
After further review Planning Department staff have determined that the above-referenced

application can proceed to hearing at the June 7" meeting of the Planning Commission as has
been requested. Formal public notice will be completed by the City.

Sincerely,

= Akl

Tony Condotti
Capitola City Attorney

Attachment: 2018.05.23 City Attorney letter to CC&N (4015 Capitola Road)
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General Plan Sections relative to Sears Redevelopment

The General Plan outlines the vision for future development in Capitola through establishing
guiding principles, goals, policies and actions. The following excerpts from the General Plan
relate to future development at the mall.

Capitola General Plan Guiding Principle: Community Identity. Preserve and enhance
Capitola’s intimate small-town feel and coastal village charm. Ensure that all areas of Capitola,
not just the Village, possess a unique, memorable, and high-quality identity. Promote Capitola’s
reputation as a community that is sustainable, historic, welcoming, and family-friendly.

Capitola General Plan Guiding Principle: Economy. Support a local economy that is vibrant,
diverse, and dynamic. Create a brand identity for Capitola that is grounded in the city’s unique
identity. Support all local businesses, “green” businesses, and employers that provide jobs for
Capitola residents.

Land Use Goal 8: 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.

Policy LU-8.1: Phased Mall Redevelopment. Encourage a phased approach to
redevelopment of the Mall property. Early phases may include improvements to the Mall fagcade
and front entrance, and new retail pads fronting 41 Avenue. These early improvements shall
not conflict with the ultimate vision for the property, as represented in the 415 Avenue/Capitola
Mall Vision Plan (see Figure LU-6)

Portion of Figurs LU-6:
) )
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i C :}pﬂnlaﬁ_m_r!
e B P SRS

Policy LU-8.2: Parking Lot Redevelopment. Encourage the development of commercial and
mixed-use structures on existing Capitola Mall surface parking lots located adjacent to 41%
Avenue and Capitola Road including both sides of 415 Avenue. New pad development along
415" Avenue should enhance the design character of 415 Avenue and support the long-term
vision for the Mall as a pedestrian-friendly commercial destination. Ensure that parking lot
redevelopment does not result in an inadequate supply of on-site parking that results in overflow
parking in adjacent residential neighborhoods.

5.D.
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Policy LU-8.4: Public Gathering Places. Encourage the establishment of public gathering
places on the Mall property—such as outdoor dining and courtyards—that provide space for
people to informally meet and gather

Policy LU-8.5: New Interior Street. As a long-term vision for Capitola Mall, support the
addition of a new interior street within the Mall property lined with sidewalk-oriented retail,
outdoor dining, and pedestrian amenities. This new street should be connected with the
existing street network surrounding the Mall property to enhance mall access for all modes of
transportation.

Goal LU-9: Encourage high quality development within the 41st Avenue corridor that creates an
active and inviting public realm.

Policy LU-9.1: Public Amenities. Encourage new development to provide amenities that
enhance the vitality of the corridor, such as outdoor dining and courtyards, public art, publically
accessible or semi-public gathering places, and bicycle and pedestrian facilities.

Policy LU-9.3: Destination. Establish 41% Avenue as an attractive destination with activities
for families and people of all ages that occur throughout the day and night. Where feasible,
incorporate public art into public spaces.

Policy LU-9.8: Public Spaces and Amenities. Encourage new development at the 41st
Avenue/Capitola Road intersection to include public spaces and amenities to strengthen the
intersection as a focal point and activity center for the corridor.

Policy LU-9.9: Streetscape Improvements. Improve the physical appearance of 415 Avenue
through the installation of additional landscaping in the public right-of-way, enhanced Highway 1
interchange features, and improved bicycle and pedestrian facilities.

5.D.
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17.120.010(A-S)

To obtain Design Permit approval, projects must satisfy the criteria of 817.120.010(A-S), to the
extent they apply.

A.

Community Character. The overall project design including site plan, height, massing,
architectural style, materials, and landscaping contribute to Capitola’s unique coastal village
character and distinctive sense of place.

Neighborhood Compatibility. The project is designed to respect and complement
adjacent properties. The project height, massing, and intensity is compatible with the scale
of nearby buildings. The project design incorporates measures to minimize traffic, parking,
noise, and odor impacts on nearby residential properties.

Historic Character. Renovations and additions respect and preserve existing historic
structure. New structures and additions to non-historic structures reflect and complement
the historic character of nearby properties and the community at large.

Sustainability. The project supports natural resource protection and environmental
sustainability through features such as on-site renewable energy generation, passive solar
design, enhanced energy efficiency, water conservation measures, and other green
building techniques.

Pedestrian Environment. The primary entrances are oriented towards and visible from the
street to support an active public realm and an inviting pedestrian environment.

Privacy. The orientation and location of buildings, entrances, windows, doors, decks, and
other building features minimizes privacy impacts on adjacent properties and provides
adequate privacy for project occupants.

Safety. The project promotes public safety and minimizes opportunities for crime through
design features such as property access controls (e.g., placement of entrances, fences),
increased visibility and features that promote a sense of ownership of outdoor space.

Massing and Scale. The massing and scale of buildings complement and respect
neighboring structures and correspond to the scale of the human form. Large volumes are
divided into small components through varying wall planes, heights, and setbacks. Building
placement and massing avoids impacts to public views and solar access.

Architectural Style. Buildings feature an architectural style that is compatible with the
surrounding built and natural environment, is an authentic implementation of appropriate
established architectural styles, and reflects Capitola’s unique coastal village character.

Articulation and Visual Interest. Building facades are well articulated to add visual
interest, distinctiveness, and human scale. Building elements such as roofs, doors,
windows, and porches are part of an integrated design and relate to the human scale.
Architectural details such as trim, eaves, window boxes, and brackets contribute to the
visual interest of the building.

5.D.m
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Materials. Building facades include a mix of natural, high-quality, and durable materials that
are appropriate to the architectural style, enhance building articulation, and are compatible
with surrounding development.

Parking and Access. Parking areas are located and designed to minimize visual impacts
and maintain Capitola’s distinctive neighborhoods and pedestrian-friendly environment.
Safe and convenient connections are provided for pedestrians and bicyclists.

Landscaping. Landscaping is an integral part of the overall project design, is appropriate to
the site and structures, and enhances the surrounding area.

Drainage. The site plan is designed to maximize efficiency of on-site drainage with runoff
directed towards permeable surface areas and engineered retention.

Open Space and Public Places. Single-family dwellings feature inviting front yards that
enhance Capitola’s distinctive neighborhoods. Multi-family residential projects include
public and private open space that is attractive, accessible, and functional. Non-residential
development provides semi-public outdoor spaces, such as plazas and courtyards, which
help support pedestrian activity within an active and engaging public realm.

Signs. The number, location, size, and design of signs complement the project design and
are compatible with the surrounding context.

Lighting. Exterior lighting is an integral part of the project design with light fixtures
designed, located, and positioned to minimize illumination of the sky and adjacent
properties.

Accessory Structures. The design of detached garages, sheds, fences, walls, and other
accessory structures relate to the primary structure and are compatible with adjacent
properties.

Mechanical Equipment, Trash Receptacles, and Utilities. Mechanical equipment, trash
receptacles, and utilities are contained within architectural enclosures or fencing, sited in
unobtrusive locations, and/or screened by landscaping.

Attachment: Design Permit Criteria of 17.120.010(A-S) (4015 Capitola Road)
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HydroScience@

Strategic Water Solutions

Memo

Sacramento « Berkeley « Concord * San Jose

To: Danielle Uharriet, Environmental Projects Manager, and Steve Jesberg, PE,
Public Works Director, City of Capitola

From: Leonard Osborne, PE, HydroScience

Subject: Subject: Seritage - Capitola Project
4015 Capitola Road
Planning Permit No.17-019

Date: May 24, 2018

HydroScience has reviewed the plans submitted by the Seritage Growth Properties design
team for the subject project. Based on the documents submitted, the project is not in
compliance with the Capitola Municipal Code Section 13.16 Stormwater Pollution
Prevention and Protection and the Post Construction Requirements (PCRs) as specified in
Resolution No. R3- 2013-0032 issued by the California Regional Water Quality Control
Board for the Central Coast Region in July 2013.

Based on our review, the project does not address the performance standards for site
design and runoff reduction, water quality treatment, runoff retention, peak runoff
management as specified in Appendix 1 of the above Regional Water Quality Control
Board resolution.

Please call me or Alexandra Watson at 925-332-5221 if you have any questions.

Attachment: 2018.05.24 HydroSciene Memo (4015 Capitola Road)

Concord ¢ 1800 Sutter Street, Suite 590 *Concord, CA 94520 « Tel: 925-332-5221 « Fax: 925-349-4329
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