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1.
Roll Call and Pledge of Allegiance

Commissioners Christiansen, Routh, Welch, Wilk, and Chair Newman were present. 
2.
Oral Communications

A.
Additions and Deletions to Agenda – none 
B.
Public Comments

Mr. Sonnenfeld announced his disappointment in the recent City Council decision to require off-street parking for all Accessory Dwelling Units in the Cliffwood Heights neighborhood. 
C.
Commission Comments

Commissioner Wilk acknowledged Mr. Sonnenfeld’s concerns and explained that he feels his responsibility to uphold Council’s will as they are the elected officials; and in this case, Council directed the Planning Commission to adhere to new Statewide ADU rules as strictly as possible. 
D.
Staff Comments

Director Herlihy said that the ADU ordinance was introduced at the most recent Council meeting and that some recommendations from the California Department of Housing and Community Development (HCD) will be incorporated before the ordinance returns to Council for its first reading.  
Director Herlihy announced that Mattress Firm has come into compliance with the City’s sign code and that the project at 401 Capitola Avenue is also now in compliance. 
Lastly, Director Herlihy said that she and City’s Finance Director are in touch with a vacation rental compliance company to learn how their services could benefit Capitola.  
3.
Approval of Minutes

A.
Planning Commission - Regular Meeting - Jan 16, 2020 7:00 PM

MOTION: Approve the minutes

RESULT:
APPROVED [UNANIMOUS]
MOVER:
Welch
SECONDER:
Wilk

AYES:
Newman, Welch, Wilk, Routh, Christiansen

B.
Planning Commission - Regular Meeting - Feb 6, 2020 7:00 PM

MOTION: Approve the minutes. 

RESULT:
APPROVED [UNANIMOUS]
MOVER:
Wilk
SECONDER:
Routh

AYES:
Newman, Wilk, Routh

ABSAINTED:
Christiansen, Welch 

4.
Consent Calendar

A.
1530 49th Avenue


#19-0665


APN: 034-042-07
Design Permit for demolition of an existing one-story single-family residence and construction of a new two-story single-family residence and accessory dwelling unit located within the R-1 (Single-Family Residential) 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.

Environmental Determination: Categorical Exemption

Property Owner: Rodger Shaheen

Representative: Francisco Torres, Filed: 12.02.2019
MOTION: Approve the Design Permit and the Coastal Development Permit with the following conditions and findings. 
CONDITIONS:
1. The project approval consists of the demolition of an existing one-story, single family residence construction of a 3,392-square-foot single-family residence that includes a 499-square-foot attached accessory dwelling unit. The maximum Floor Area Ratio for the 5,663 square foot property is 60% (3,398 square feet). The total FAR of the project is 59.9% with a total of 3,392 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 March 5, 2020, 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 landscape plan shall be submitted and approved by the Community Development Department. The landscape plan can be produced by the property owner, landscape professional, or landscape architect.  Landscape plans shall reflect the Planning Commission approval and shall identify type, size, and location of species and details of any proposed (but not required) irrigation systems. 

7. Prior to issuance of building permit, all Planning fees associated with permit #​19-0665 shall be paid in full.

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

9. 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. 
10. 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.
11. 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).

12. 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. 
13. 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.

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. §9.12.010B
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, the applicant shall demonstrate compliance with the tree planting requirement to meet the goal of 15% tree canopy coverage. Trees shall not be of fruit-bearing variety and shall be 15-gallon or larger in size.

17. 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.
18. This permit shall expire 24 months from the date of issuance. The applicant shall have an approved building permit and construction underway before this date to prevent permit expiration. Applications for extension may be submitted by the applicant prior to expiration pursuant to Municipal Code section 17.81.160.

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

20. Upon receipt of certificate of occupancy, garbage and recycling containers shall be 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. 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 accessory dwelling unit may not be used for vacation rentals (30 days or less); and

b. The secondary dwelling unit shall not be sold separately from the primary dwelling.

23. Prior to issuance of a building permit, the applicant shall complete a revocable encroachment agreement, in a form provided by the Public Works Department, for all approved privately installed improvements within the unutilized street right-of-way.

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 two-story single-family residence with a 499-square-foot attached accessory dwelling unit complies with the development standards of the R-1 (Single-Family Residential) 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 two-story single-family residence with a 499-square-foot attached accessory dwelling unit.  The design of the home, with board and batten siding, hipped roof, and composition shingles, will fit 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. This project involves a single-family residence with an attached accessory dwelling unit within the R-1 (Single-Family Residential) zoning district. No adverse environmental impacts were discovered during review of the proposed project. 
RESULT:
APPROVED [4 TO 0]
MOVER:
Routh
SECONDER:
Wilk

AYES:
Welch, Wilk, Routh, Christiansen

ABSTAIN:
Newman

B.
115 San Jose Avenue


#19-0186


APN: 035-221-17&18
REQUEST TO CONTINUE Master Use Permit including designated shared seating areas with onsite consumption of beer and wine for the Capitola Mercantile located within the C-V (Central Village) zoning district. 
This project is in the Coastal Zone and does not require a Coastal Development Permit.

Environmental Determination: Categorical Exemption

Property Owner: Peter Dwares

Representative: Dennis Norton, Filed: 04.19.2019

MOTION: Continue to the next regular meeting of the Planning Commission on April 2, 2020. 

RESULT:
APPROVED [UNANIMOUS]
MOVER:
Welch

SECONDER:
Christiansen 

AYES:
Newman, Welch, Wilk, Routh, Christiansen

5.
Public Hearings

A.
2163 Francesco Circle


#19-0661


APN: 034-541-15
Tree Removal Permit to remove three healthy palm trees and plant six trees within the PD (Planned Development) zoning district. 

This project is outside the Coastal Zone.

Environmental Determination: Categorical Exemption

Property Owner: Satu Larson

Representative: Satu Larson, Filed: 11.25.19
Assistant Planner Sesanto presented the staff report. 

Commissioner Wilk asked if previous wording was available from a previously approved tree removal condition, which was based on canopy coverage rather than the number of trees. If so, he requested that same language also be used for this tree-removal and replacement project. 
Commissioner Welch agreed that the typical two-for-one replacement requirement can be overwhelming for Capitola lot sizes. 
Chair Newman said that Capitola City Code does not provide for this situation because there is no code-compliant basis for the trees’ removal. Director Herlihy agreed that the tree-removal section of Code could be updated to be more realistic. 
Chair Welch stated that he prefers a percentage canopy coverage requirement to a certain number of trees. Chair Newman said that the ordinance needs to be revised if the Commission desires a more liberal tree-removal policy. 
Commissioner Routh asked why this application would be treated differently than the one in the past with the 15% replacement canopy coverage condition. Chair Newman said that per Capitola Code specific reasons are required in order to remove trees, none of which this applicant fulfills. 
MOTION: Approve the Tree Removal Permit with the following conditions and findings; a 15% replacement canopy coverage will be required, instead of a two-for-one replacement.  

CONDITIONS:
1. The project approval consists of the removal of three queen palm trees. The proposed project is approved as indicated on the final plans reviewed and approved by the Planning Commission on March 5, 2020, except as modified through conditions imposed by the Planning Commission during the hearing.

2. The applicant shall demonstrate compliance with the tree removal permit authorized by this permit for 3 palm 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 landscape plan shall reflect the Planning Commission approval, with an allowance to reduce the 6-tree replanting requirement as long as the 15% minimum canopy coverage is met, and shall identify type, size, and location of species. 

FINDINGS:
1. The application, subject to the conditions imposed, will secure the purposes of the Community Tree and Forest Management Ordinance including the city goal of 15 percent canopy coverage. 

Community Development Department Staff and the Planning Commission have both reviewed the major landscape renovation project.  Although the home is not being remodeled, the property is doing extensive work to the landscaping including the removal of existing hardscape within the rear yard, removal of the three palms, and the establishment of six new trees more complimentary to the region.  The major landscape renovation could be considered as a major remodel in the discretionary review by the Planning Commission.  The application, subject to the conditions imposed, will secure the purposes of the Community Tree and Forest management Ordinance to meet the city goal of 15 percent canopy coverage  

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

Section 15332 of the CEQA Guidelines exempts projects characterized as in-fill development. Specifically, 15332 exempts projects if: 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; 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; approval of the project would not result in any significant effects relating to traffic, noise, air quality, or water quality; and the site can be adequately served by all required utilities and public services. The project satisfies all of these criteria, and no adverse environmental impacts were discovered during review of the proposed project.

3. The project secures the policy of the city to protect the locally significant, scenic and mature trees as listed in the heritage tree list to be adopted pursuant to this chapter, in order to protect the character of Capitola.

The proposal would remove three trees, but would preserve the coast live oak, which is a mature and locally significant tree. 

4. The project secures the overall goals of the Community Tree and Forest Management Ordinance to protect and increase the level of tree cover on public and private lands within the city, maintain trees in a healthy and non-hazardous condition, and promote planting of additional trees to increase tree cover (hereby referred to as canopy coverage) throughout the city.

The proposal would increase the level of tree cover on private lands within the city. 

5. The project secures the policy of the city to encourage new tree planting on public and private property and to cultivate a flourishing community forest.

The proposal would remove three trees and add six new trees, for a total of eight on-site trees.

6. The project secures the goal of the city to maintain and enhance the tree canopy coverage existing at the time of adoption of the ordinance codified in this chapter (as determined through aerial photography taken within twelve months from adoption of the ordinance codified in this chapter), and to increase flowering tree canopy to help identify and beautify city streets and neighborhoods.

The proposal would maintain the long-term tree canopy coverage and increase flowering tree canopy which helps identify and beautify city streets and neighborhoods.

7. The project secures the goal of the city to maintain fifteen percent coverage of tree canopy on individual lots, consisting of flowering, deciduous, and evergreen trees, to be enforced on an on-going basis via the design review process.

The proposal would exceed the city goal of fifteen percent coverage of tree canopy for individual lots and consist of flowering and evergreen trees.

RESULT:
APPROVED [4 TO 1]
MOVER:
Wilk
SECONDER:
Welch

AYES:
Welch, Wilk, Routh, Christiansen

NAYS:
Newman

B.
1115 41st Avenue


#19-0534


APN: 034-163-02
Amendment to a Master Sign Program for O’Neill Surf Shop located within the CC (Community Commercial) zoning district. 

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

Environmental Determination: Categorical Exemption

Property Owner: O’Neill Surf Shop

Representative: Mike Terron, Filed: 10.15.19
Chair Newman recused himself from this item as he has a commercial relationship with the applicant.  He also recused from Item 5.C due to proximity.  Chair Newman left and turned over the meeting to Vice-Chair Routh. 

Assistant Planner Sesanto presented the staff report. 
The applicant’s representative Mark Mesara stated agreement with staff’s conditions and was present to answer questions. 
MOTION: Approve the Amendment to the Master Sign Program with the following conditions and findings. 

CONDITIONS:
1. The project approval amends the Master Sign Program for O’Neill Surf Shop at 1115 41st Avenue.  The proposed project is approved as indicated on the final plans reviewed and approved by the Planning Commission on March 5, 2020, except as modified through conditions imposed by the Planning Commission during the meeting.

2. The Master Sign Program shall consist of the following:
a. Location: 
i. One sign is permitted on the northeast corner of the building, facing Melton Street and 41st Avenue. 
ii. Second sign is permitted on the southeast corner of the building, facing 41st Avenue and the train tracks.
iii. Sign shall be located between the first and second story as shown in exhibit A.
b. Lettering style and sign color is subject to Community Development Director’s approval.

c. Maximum Sign Area:

i. Maximum sign area for each wall sign is 48 square feet. 

ii. Sign area is measured as defined in Capitola Municipal Code. 

d. Sign Dimensions: The maximum sign dimensions provide design flexibility, but a sign cannot exceed the maximum sign area established above. 

i. Maximum sign height: 5’- 0” 

ii. Maximum sign width: 11’- 9”

e. Lettering: 2 lines of copy permitted – maximum 30 inches combined height.

f. Illumination: The signs may either be:

i. Internally illuminated with sign returns with a minimum of 5 inches in depth and black or dark in color.

ii. Externally illuminated.  Letters and logo shall be raised, routed into the sign face or designed to give the sign variety and depth. 

3. Individual sign permits may be issued by the Community Development Director or their designee with an administrative sign permit and building permit. 

4. The projecting sign may not expose any direct lighting or electrical.  All electrical shall be concealed.  The lettering on the projecting sign will be backlit.  The letters shall be routed out and remain open.  

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, all Planning fees associated with permit #​19-0534 shall be paid in full.

7. 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.

8. 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

9. 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.

10. 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:
1. The application, subject to the conditions imposed, will secure the purposes of the Zoning Ordinance, General Plan, and Local Coastal Plan.

Community Development Staff and the Planning Commission have reviewed the project. The proposed master sign program amendment complies with the development standards of the CC (Community Commercial) Zoning District.  The project secures the purpose of the Zoning Ordinance, General Plan, and Local Coastal Plan

2. Maintain the character and aesthetic integrity of the subject property and surrounding area.

Community Development Staff and the Planning Commission have reviewed the application for the master sign program amendment. The proposed amendments to the MSP allows signs of similar size and nature to the existing signage. The project will maintain the character and integrity of the neighborhood.  
3. Reasonably prevent and reduce the sort of visual blight which results when signs are designed without due regard to effects on their surroundings. Reasonable conditions may be imposed in approving applications which would otherwise be disapproved.

Community Development Staff and the Planning Commission have reviewed the application for the master sign program amendment.  The proposed amendments to the MSP have been designed to limit light impacts to nearby properties and will reasonably prevent and visual blight.

4. 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. Section 15301 of the CEQA Guidelines exempts minor alterations of existing public or private structures, facilities, mechanical equipment, or topographical features, involving negligible or no expansion of existing or former use. This project involves amendments to an existing master sign program within the CC (Community Commercial) zoning district. No adverse environmental impacts were discovered during review of the proposed project
RESULT:
APPROVED [UNANIMOUS]
MOVER:
Welch
SECONDER:
Christiansen

AYES:
Welch, Wilk, Routh, Christiansen

RECUSED:
Newman 

C.
201 Capitola Avenue


#19-0375


APN: 035-231-09
Design Permit and Conditional Use Permit for modifications to an historic structure introducing new windows and doors along the San Jose Avenue façade and converting a second story office to a residential unit 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: WRR CA Properties LLC

Representative: Dennis Norton, Filed: 08.12.2019
Chair Newman and Commissioner Wilk were recused due to proximity. 
Associate Planner Orbach presented the staff report. 
Applicant representative Dennis Norton was present to answer questions. He explained that the work proposed is designed to make the building attractive to renters, as it has been without a tenant for more than a year.   
Commissioner Routh asked Mr. Norton about the different styles of awning over the Kinkaid Gallery and the other section of the building. He replied that the awnings can be changed to Planning Commission’s liking. Mr. Norton also answered Commissioner Routh’s question about the new window’s distance from the sidewalk. 
MOTION: Approve the Design Permit and Conditional Use Permit for modifications to an historic structure with the following conditions and findings. 

CONDITIONS:
1. The project approval consists of a major interior remodel of a 4,958-square-foot historic structure that includes a new recessed entryway along San Jose Avenue and the conversion of existing second-story commercial space into a new residential unit.  The maximum Floor Area Ratio for the 5,140-square-foot property is 2.0 (10,280 square feet). The total FAR of the project is 0.93 with a total of 4,796 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 March 5, 2020, 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, all Planning fees associated with permit #​19-0375 shall be paid in full.

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

8. 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. 
9. 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.
10. 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).

11. 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. 
12. 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.

13. 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
14. 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.

15. 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.
16. 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.

17. 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.

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

19. At time of building plan submittal, the plans shall include language on the cover sheet referring to the property as an "Historic Resource", requiring review of all design revisions, and that the project should include notes that the existing historic elements are to be protected during construction.

20. New commercial display window, transom window, and entrance door shall have anodized aluminum frames.

21. New commercial display window and transom window shall be sized so that they have bullnose stucco on both sides as well as at the top.

22. Exterior display-window sill and apron shall be traditional forms of wood or of anodized aluminum, or the stucco bullnose shall wrap the base of the window frame.

23. Note for windows to “match existing” shall apply only to the upstairs windows, not to the display windows.

24. Material of the apartment door shall be differentiated from the historic building.

25. New awning above the apartment door shall be differentiated from the recent awnings used on the historic building (e.g., by matching the color and/or the form of the awning at the storefront at 121 San Jose Avenue).

26. Prior to Planning final, existing awnings adjacent to San Jose Avenue and Capitola Avenue that were painted over shall be replaced in kind.  

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 major interior remodel of a 4,958-square-foot historic structure that includes a new recessed entryway along San Jose Avenue and the conversion of existing second-story commercial space into a new residential unit complies with the development standards of the C-V (Central Village) 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 major interior remodel of a 4,958-square-foot historic structure that includes a new recessed entryway along San Jose Avenue and the conversion of existing second-story commercial space into a new residential unit.  The remodel, which retains the historic integrity of the building and adds new store frontage along San Jose Avenue, 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 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 when: 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; 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;  the project would not result in any significant effects relating to traffic, noise, air quality, or water quality; and the site can be adequately served by all required utilities and public services.  This project involves a major interior remodel of a 4,958-square-foot historic structure that includes a new recessed entryway along San Jose Avenue and the conversion of existing second-story commercial space into a new residential unit within the C-V (Central Village) Zoning District.  No adverse environmental impacts were discovered during review of the proposed project.

RESULT:
APPROVED [UNANIMOUS]
MOVER:
Welch
SECONDER:
Christiansen

AYES:
Newman, Welch, Routh

RECUSED:
Newman, Wilk 

6.
Director's Report – none 
7.
Commission Communications – none
8.
Adjournment

The meeting adjourned at 7:47pm to the next regular meeting of the Planning Commission on April 2, 2020. 
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