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AGENDA 

CAPITOLA PLANNING COMMISSION 
Thursday, October 6, 2016 – 7:00 PM 

 Chairperson T.J. Welch 

 Commissioners Ed Newman 

  Gayle Ortiz 

  Linda Smith 

  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 

A. Planning Commission - Regular Meeting - Sep 1, 2016 7:00 PM 

4. 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. 4810 Topaz Street #16-130 034-066-10 

Design Permit application to build a new two-story home and Variance request to the 
maximum floor area ratio.  The property is located on an existing vacant lot in 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 Coastal Commission. 
Environmental Determination: Categorical Exemption 
Property Owner: Tim Martin DAPC LLC 
Representative: Dennis Norton, filed: 6/21/16   
 
 
 
 
 
 



CAPITOLA PLANNING COMMISSION AGENDA – October 6, 2016 2 
 

 
B. 224 San Jose Avenue  #16-108 APN: 035-184-07 and 035-184-01 

Design Permit for a new detached garage with second story living space, variance for 
onsite parking, and lot merger to combine two parcels into one for a property with an 
existing historic structure located in the CV (Central Village) Zoning District.  
This project is in the Coastal Zone and requires a Coastal Development Permit, which is 
not appealable to the California Coastal Commission. 
Environmental Determination: Categorical Exemption 
Property Owner: Dennis Calvert 
Representative: Dennis Norton, filed: 5/24/16 
 

C. 221 Monterey Avenue  #15-045 APN: 035-163-15 
Major Revocable Encroachment Permit and Conditional Use Permit for new suspended 
driveway accessed off of Monterey Avenue that extends from the historic structure into the 
public right-of-way in the RM-LM (Multi-Family Low Density) Zoning District.  
This project is in the Coastal Zone and requires a Coastal Development Permit which is not 
appealable to the California Coastal Commission. 
Environmental Determination: Categorical Exemption 
Property Owner: Marty Formico 
Representative: Dennis Norton, filed: 3/19/2016 
 

5. DIRECTOR'S REPORT 

6. COMMISSION COMMUNICATIONS 

7. ADJOURNMENT 

 



CAPITOLA PLANNING COMMISSION AGENDA – October 6, 2016 3 
 
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 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 one hundred forty two dollar ($142.00) 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 7:00 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. 

 

http://www.cityofcapitola.org/
http://www.cityofcapitola.org/
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DRAFT MINUTES
CAPITOLA PLANNING COMMISSION MEETING

THURSDAY, SEPTEMBER 1, 2016
7 P.M. – CAPITOLA CITY COUNCIL CHAMBERS

1. ROLL CALL 
AND PLEDGE OF ALLEGIANCE
Commissioner Linda Smith: Present, Commissioner Gayle Ortiz: Present, Commissioner Edward 
Newman: Present, Chairperson TJ Welch: Present, Commissioner Susan Westman: Present.

2. ORAL COMMUNICATIONS

A. Additions and Deletions to Agenda

Staff noted that item 4A will be continued to a later meeting.

B. Public Comments

None

C. Commission Comments

Commissioner Smith reminded everyone that the Begonia Festival is this weekend.

D. Staff Comments

None

3. APPROVAL OF MINUTES
A. Planning Commission Minutes for the Regular Meeting of July 21, 2016

RESULT: ACCEPTED [UNANIMOUS]
MOVER: Gayle Ortiz, Commissioner
SECONDER: Linda Smith, Commissioner
AYES: Smith, Ortiz, Newman, Welch
RECUSED: Westman

B. Planning Commission Minutes for the Regular Meeting of August 4, 2016

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

4. CONSENT CALENDAR

3.A
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A. 2205 Wharf Road #16-041 APN: 034-141-34
Minor land division to create two lots of record, design permit for a new Single-Family 
Residence, and a tree removal permit for the property located 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: 3/14/16

Senior Planner Katie Herlihy Cattan suggested interested parties check with her prior to the 
October meeting to see if the outstanding questions have been addressed and whether the 
project will be heard at that meeting or scheduled for a later date.

RESULT: CONTINUED [UNANIMOUS]
MOVER: Susan Westman, Commissioner
SECONDER: Linda Smith, Commissioner
AYES: Smith, Ortiz, Newman, Welch, Westman

B. 4170 Gross Rd Ext. #16-154 APN: 034-141-24
Conditional Use Permit for a school (College of Botanical Healing Arts) to occupy an 800-
square-foot commercial suite located in the CC (Community Commercial) Zoning District.
This project is not in the Coastal Zone and does not require a Coastal Development Permit.
Environmental Determination: Categorical Exemption
Property Owner: Lockwood Family Trust
Representative: COBHA, filed: 8/11/16

This item was pulled for discussion by Commissioner Ortiz, who expressed concern that the 
school’s website lists day classes. She would like to add a condition of approval that only 
night classes will be held.

Casey Contreras spoke on behalf of application. Their standard practice is to hold night 
classes and she has no problem with this additional condition.

Motion: Approve a Conditional Use Permit with the following conditions and findings:

CONDITIONS
1. The project approval consists of a Conditional Use Permit to operate an aroma therapy 

school, College of Botanical Healing Arts (specialized school) within an existing commercial 
space located at 4170 Gross Road Ext. Suite #5.  No modifications to the exterior of the 
structure are proposed within the application.  Any significant modifications to the size or 
exterior appearance of the existing design require approval of a Design Permit by the 
Planning Commission.  

2. Parking for the proposed specialized school must be accommodated within the onsite 
parking.  

3. The applicant shall obtain a business license from the City of Capitola prior to operating the 
business.

4. Prior to granting of final occupancy, compliance with all conditions of approval shall be 
demonstrated to the satisfaction of the Community Development Director.

5. The application shall be reviewed by the Planning Commission upon evidence of non-
compliance with conditions of approval or applicable municipal code provisions.
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6. The conditional use permit will expire in the case where the conditional use permit has not 
been used within two years after the date of granting thereof.  Any interruption or cessation 
beyond the control of the property owner shall not result in the termination of such right or 
privilege. A permit shall be deemed to have been “used” when actual substantial, continuous 
activity has taken place upon the land pursuant to the permit.

7. The applicant was granted a conditional use permit for an aroma therapy school.  In any 
case where the conditions of the permit have not been or are not complied with, the 
community development director shall give notice thereof to the permittee, which notice shall 
specify a reasonable period of time within which to perform said conditions and correct said 
violation. If the permittee fails to comply with said conditions, or to correct said violation, 
within the time allowed, notice shall be given to the permittee of intention to revoke such 
permit at a hearing to be held not less than thirty calendar days after the date of such notice. 
Following such hearing and, if good cause exists therefore, the Planning Commission may 
revoke the permit. 

8. Class hours shall only be scheduled between 5:00 p.m. and 10:00 p.m. Monday through 
Friday. Classes may be held on Saturday and Sunday with no limitation to class hours. 

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 application and determined that the proposed business may be granted a conditional 
use permit within the CC Zoning District. The use meets the intent and purpose of the 
Community Commercial Zoning District.  Conditions of approval have been included to 
ensure that the use is consistent with the Zoning Ordinance and General Plan.

B. The application will maintain the character and integrity of the neighborhood.  
Community Development Department Staff and the Planning Commission have reviewed 
the proposed use and determined that the use complies with the applicable provisions of 
the Zoning Ordinance and therefore maintain the character and integrity of this area of the 
City. 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 an aroma therapy school occupying an existing commercial 
space. No adverse environmental impacts were discovered during project review by either 
the Planning Department Staff or the Planning Commission.

RESULT: APPROVED AS AMENDED [UNANIMOUS]
MOVER: Gayle Ortiz, Commissioner
SECONDER: Linda Smith, Commissioner
AYES: Smith, Ortiz, Newman, Welch, Westman

C. 1760 41st Avenue #16-129 034-131-23
Design Permit and Sign Permit application for a complete exterior remodel of the existing 
McDonald’s restaurant, located in the CC (Community Commercial) Zoning District. 
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This project is not in the Coastal Zone and does not require a Coastal Development Permit.
Environmental Determination: Categorical Exemption
Property Owner: McDonald’s US LLC
Representative: Hala Ibrahim, filed: 6/21/16

Motion: Approve a Design Permit and Sign Permit with the following conditions and findings:

CONDITIONS OF APPROVAL
1. The project approval consists of a sign permit for three new wall signs and replaced 

monument sign, and a design permit for an exterior upgrade and roof change at 
1760 41st Avenue in the CC (Community Commercial) zoning district. The proposed 
project is approved as indicated in the conditions of approval reviewed and approved 
by the Planning Commission on September 1, 2016, except as modified through 
conditions imposed by the Planning Commission during the hearing.

2. Any sign illumination must be screened from direct view, so that the illumination does 
not shine into adjacent property or distract motorists or pedestrians.

3. Prior to construction, a building permit shall be secured for the new signs, roof 
change, and exterior upgrades authorized by this permit. Final building plans shall be 
consistent with the plans approved by the Planning Commission.

4. 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.
 

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 shall require Planning Commission approval. 

6. 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

7. Prior to issuance of building permit, all Planning fees associated with permit #16-129 
shall be paid in full. 

8. 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.  

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.
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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 issuance of building permits, the applicant must submit a landscape plan to 
the Community Development Director, which shows two new 24-inch box trees to be 
planted and appropriate irrigation installed in the landscaping area adjacent to the 
41st Avenue sidewalk. The types of trees should be based on the recommendation of 
an arborist or landscape architect. The two trees must be planted prior to certificate 
of occupancy. 

13. Prior to issuance of building permits, the applicant must submit documentation 
proving that the lighting intensity of the internally illuminated wall signs will not 
exceed an intensity of more than fifty footcandles as measure from ground level. 
(§17.57.110). 

14. 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. 

15. 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.

16. 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.

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. 

FINDINGS

3.A
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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 proposal involves an 
exterior remodel and sign changes to the existing McDonald’s restaurant at 1760 41st 
Avenue. The project secures the purpose of the Zoning Ordinance, and General 
Plan. 

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 exterior façade and sign changes. 
The building changes will maintain the character of the surrounding commercial 
neighborhood. 

C. This project is categorically exempt under Section 15301 of the California    
Environmental Quality Act and is subject to Section 753.5 of Title 14 of the 
California Code of Regulations.
Section 15301 of the CEQA Guidelines exempts minor alterations to existing 
structures. This project involves an exterior remodel of an existing restaurant in the 
CC (Community Commercial) zoning district. No adverse environmental impacts 
were discovered during review of the proposed project. 

D. The special signage, as designed and conditioned, is necessary and 
appropriate for the subject commercial site, in order to allow the site and the 
businesses located within it to be competitive with other businesses of a 
similar nature located elsewhere, and/or to be competitive with industry 
standards governing sale of the merchandise offered at the site.

The allowance of three wall signs is appropriate for the McDonald’s remodel.  The 
wall signs comply with the maximum allowed square footage but separate the 
signage to complement the architecture.  The nearby Burger King has multiple wall 
signs as well.  

E. The special signage, as designed and conditioned, will not have a significant 
adverse effect on the character and integrity of the surrounding area. 

The special signage will complement the character and integrity of 41st Avenue. 

RESULT: APPROVED [UNANIMOUS]
MOVER: Susan Westman, Commissioner
SECONDER: Linda Smith, Commissioner
AYES: Smith, Ortiz, Newman, Welch, Westman

5. PUBLIC HEARINGS
A. 109 Central Avenue #16-026 036-112-09

Design Permit, Conditional Use Permit and Variance request to side yard setbacks and 
height for a second-story addition to a historic residence located in the R-1 (Single-Family 
Residential) 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.
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Environmental Determination: Categorical Exemption
Property Owner: Mark Kane
Representative: Dennis Norton, filed: 2/29/16 

Planner Ryan Safty presented the staff report, outlining the historic characteristics of the 
vernacular cottage. He noted there is a basement as part of the new foundation and addition 
that does not count toward the Floor Area Ratio (FAR). There are no privacy concerns for the 
second-story deck due to mature landscaping and garage. The site survey shows non-
conforming setbacks on the north and front, requiring a variance for the addition, as well as 
one for height and to the 80 percent value cap. The special circumstances for the variance 
are to maintain historic integrity. The project does not seek to maximize floor area ratio. The 
project requests a height limit variance to allow 26 feet instead of 25, which is not supported 
by staff.

Mark Kane, applicant, spoke in support of the project. Daniel Silvernail, architect, offered to 
address any questions. Commissioner Newman confirmed that parking is triple tandem and 
the number of required spaces. He confirmed the plans indicate 2,061 square feet total but 
that figure includes the basement and porch that are not included in the FAR.

Commissioner Smith asked if the height could be reduced. Mr. Silvernail said the height 
exception is for a nine-foot section and the proposal matches pitch of historic structure. A 
different pitch is possible, but less harmonious. 

Chairperson Welch confirmed that the allowed height exception does not apply because of 
exceptions to sideyard setbacks. Mr. Kane noted that the home will remain one-bedroom.

Commissioner Newman said the application appears to fit the neighborhood and would 
support it as proposed. Commissioner Smith agrees that symmetry of pitch is desirable. 
Commissioner Westman does not support the height exception given the many other 
variances the project is requesting. Commissioner Ortiz also has a problem with the height 
because of precedence. If the height variance is granted, she would like additional findings 
included such as noting the project does not reach the maximum FAR. Chairperson Welch 
would not like to see a flat portion of the roof and could support height exception.

Motion: Approve a Conditional Use Permit, Variances and a Coastal Development Permit 
with the following conditions and findings:

CONDITIONS OF APPROVAL
1. The project approval consists of an addition to an existing historic resource located at 

109 Central Avenue. The project approval consists of construction of a 610-square-foot 
second-story addition and 320-square-foot basement to a 1,269-square-foot single-
family home. Only 70 square feet of the basement are calculated against the maximum 
Floor Area Ratio of the property. (§17.15.100-B) 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 
49% with a total of 1,949 square feet of floor area, compliant with the maximum FAR 
within the zone. The project approval includes approval of variances to setbacks, height, 
and permissible structural alterations to non-conforming structures (§17.72.070). The 
proposed project is approved as indicated on the final plans reviewed and approved by 
the Planning Commission on September 1, 2016, 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. 
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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 building plan submittal, the plans shall include a 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. 

5. At time of building plan submittal, the California State Historical Building Code shall be 
referenced in the architectural notes on the front page, in the event that this preservation 
code can provide support to the project design. 

6. At the time of building plan submittal, all proposed preservation treatments (e.g., epoxy 
wood consolidant and paint preparation techniques), shall be identified on the plans.

7. 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).  

8. 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 and potentially a review by the Historic Architect for 
continued conformance with the Secretary of Interior standards. 

9. Prior to making any changes to the historic structure, the applicant and/or contractor 
shall field verify all existing conditions of the 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.

10. 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.      

11. Prior to issuance of building permit, all Planning fees associated with permit #16-026 
shall be paid in full.

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

13. The Planning Commission has granted a variance to the 25-foot height limitation to allow 
the home to be 26 feet tall. No portion of the finished home may be built above the 26 
foot height allowance. Any additional height requests must be reviewed and approved by 
the Planning Commission.
Prior to issuance of building permits, the applicant must revise plants to show the height 
of the residence limited to 25 feet, compliant with the height regulations of the R-1 
(Single-Family Residential) zoning district.
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14. 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.  

15. 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.  

16. 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.

17. 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).

18. 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.

19. 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.

20. 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

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

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. The applicant was granted a conditional use permit for the alteration to a historic 
structure.  In any case where the conditions of the permit have not been or are not 
complied with, the community development director shall give notice thereof to the 
permittee, which notice shall specify a reasonable period of time within which to perform 
said conditions and correct said violation. If the permittee fails to comply with said 
conditions, or to correct said violation, within the time allowed, notice shall be given to 
the permittee of intention to revoke such permit at a hearing to be held not less than 
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CAPITOLA PLANNING COMMISSION MINUTES – September 1, 2016 10

thirty calendar days after the date of such notice. Following such hearing and, if good 
cause exists therefore, the Planning Commission may revoke the permit. 

24. 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.

25. 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.

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

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

Zoning Ordinance, General Plan, and Local Coastal Plan.
Community Development Staff, the Architectural and Site Review Committee, and the 
Planning Commission have all reviewed the project. The project secures the purpose of 
the Zoning Ordinance, General Plan, and Local Coastal Plan. The integrity of the historic 
resource will be maintained with the proposed design.  A variance has been granted to 
preserve the location and massing of the historic home by allowing a reduced side yard 
setback, increased height allowance of 26 feet, and waiver of maximum allowed 
structural alterations to non-conforming properties (§17.72.070). 

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 addition to the historic resource. The project 
design does not max out the allowed Floor Area Ratio on the property, and the design 
includes three on-site parking spaces when only two are required. The new addition will 
not overwhelm the historic structure. The approved design with the one-foot variance to 
height does not compromise the integrity of the historic resource and is harmonious with 
the massing of the surrounding residential neighborhood. The area of the roof that is to 
be 26 feet is at the rear of the home and will not negatively impact the neighborhood. 

C. This project is categorically exempt under Section 15303 of the California    
Environmental Quality Act and is subject to Section 753.5 of Title 14 of the 
California Code of Regulations.
Section 15303(a) of the CEQA Guidelines exempts the construction of one single-family 
residence in a residential zone. This project involves rehabilitation and addition of 
second-story floor area to an existing historic residence in the R-1 (Single-Family 
Residential) Zoning District. 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 subject property is that the existing home is 
historic. The historic resource is protected within the municipal code, general plan, and 
under the California Environmental Quality Act (CEQA). The applicant has requested a 
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CAPITOLA PLANNING COMMISSION MINUTES – September 1, 2016 11

variance to side yard setbacks, maximum permissible structural alterations to non-
conforming structures, and height in order to preserve the historic nature of the existing 
residence. The proposal complies with the Secretary of the Interior’s Standards for 
historic rehabilitation. The existing historic home does not meet side yard setbacks and 
neither does the second-story addition. If the home and addition area were moved south 
to meet north-side yard setbacks, the proposal would qualify for a height exception of up 
to 27 feet and would not need a variance (§17.15.080). Since the home is historic, it is 
not recommended pursuant to the Secretary of Interior’s Standards to move the existing 
residence. 

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 subject property contains a historic residence. The historic resource is protected 
within the municipal code, general plan, and under the California Environmental Quality 
Act (CEQA). The applicant was required to follow the Secretary of the Interior’s 
Standards of review and work with an Architectural Historian during the design proposal, 
which limited the amount and location of the addition. The variance to side yard 
setbacks, height, and permissible structural alterations to non-conforming structures is 
required to preserve the character and location of the existing historic structure. The 
grant of this variance would not constitute a special privilege since many Depot Hill 
properties similarly do not comply with setbacks and height.

COASTAL FINDINGS

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

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

(D) (2) Require Project-Specific Findings. In determining any requirement for 
public access, including the type of access and character of use, the city shall 
evaluate and document in written findings the factors identified in subsections 
(D) (2) (a) through (e), to the extent applicable. The findings shall explain the 
basis for the conclusions and decisions of the city and shall be supported by 
substantial evidence in the record. If an access dedication is required as a 
condition of approval, the findings shall explain how the adverse effects which 
have been identified will be alleviated or mitigated by the dedication. As used 
in this section, “cumulative effect” means the effect of the individual project in 
combination with the effects of past projects, other current projects, and 
probable future projects, including development allowed under applicable 
planning and zoning.

(D) (2) (a) Project Effects on Demand for Access and Recreation. Identification 
of existing and open public access and coastal recreation areas and facilities 
in the regional and local vicinity of the development. Analysis of the project’s 
effects upon existing public access and recreation opportunities. Analysis of 
the project’s cumulative effects upon the use and capacity of the identified 
access and recreation opportunities, including public tidelands and beach 
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CAPITOLA PLANNING COMMISSION MINUTES – September 1, 2016 12

resources, and upon the capacity of major coastal roads from subdivision, 
intensification or cumulative build-out. Projection for the anticipated demand 
and need for increased coastal access and recreation opportunities for the 
public. Analysis of the contribution of the project’s cumulative effects to any 
such projected increase. Description of the physical characteristics of the site 
and its proximity to the sea, tideland viewing points, upland recreation areas, 
and trail linkages to tidelands or recreation areas. Analysis of the importance 
and potential of the site, because of its location or other characteristics, for 
creating, preserving or enhancing public access to tidelands or public 
recreation opportunities; 

 The proposed project is located at 109 Central 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.

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

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

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

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

(D)  (2) (d) Physical Obstructions. Description of any physical aspects of the 
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CAPITOLA PLANNING COMMISSION MINUTES – September 1, 2016 13

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;

 The proposed project is located on private property on Central 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.  

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

 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.

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

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

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

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

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

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

3.A

Packet Pg. 16

M
in

u
te

s 
A

cc
ep

ta
n

ce
: 

M
in

u
te

s 
o

f 
S

ep
 1

, 2
01

6 
7:

00
 P

M
  (

A
p

p
ro

va
l o

f 
M

in
u

te
s)



CAPITOLA PLANNING COMMISSION MINUTES – September 1, 2016 14

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;

 The project is located on a residential lot.  

b. Topographic constraints of the development site;

 The project is located on a flat lot.  

c. Recreational needs of the public;

 The project does not impact recreational needs of the public. 

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

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

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

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

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

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

SEC. 30222
The use of private lands suitable for visitor-serving commercial recreational 
facilities designed to enhance public opportunities for coastal recreation shall 
have priority over private residential, general industrial, or general commercial 
development, but not over agriculture or coastal-dependent industry.

 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.

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

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

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

(D) (8) Review of project design, site plan, 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.  

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

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

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

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

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

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

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

 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.

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

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

(D) (14) Project complies with coastal housing policies, and applicable 
ordinances including condominium conversion and mobile home ordinances;
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 The project does not involve a condo conversion or mobile homes.  

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

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

(D) (16) Project complies with Monarch butterfly habitat protection policies;

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

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

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

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

 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.  

(D) (19) 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.

  
(D) (20) Project complies with shoreline structure policies;
 
 The proposed project complies with shoreline structure policies.

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

 This use is a conditional use consistent with the Single Family zoning district. 

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

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

(D) (23) Project complies with the Capitola parking permit program as follows: 
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 The project site is located within the area of the Capitola parking permit program.

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

B. 4100 Auto Plaza Drive #16-140 034-141-29
Design Permit for exterior remodel and Sign Permit at the existing Subaru dealership in the 
Community Commercial (CC) zoning district. 
This project is not in the Coastal Zone and does not require a Coastal Development 
Permit.  
Environmental Determination: Categorical Exemption
Property Owner: Santa Cruz Seaside Company
Representative: Peter Bagnall, filed 7/8/2016

Planner Herlihy Cattan presented the staff report. The application includes a 50-foot addition 
for the tower feature and the plan addresses concerns with existing parking and landscaping. 
Changes at entry with new ramp and landing, slate on tower with new sign. Slight decrease in 
number of parking spaces, but exceeds the retail requirements. Site location exception since 
located on a dead-end street. Meets competitive and no negative impacts requirements for 
exception. Total signs 110 square feet, which equals the total allowed for a single sign.

Peter Bagnell, architect, spoke on behalf of the project and clarified that the "lawn" will be 
synthetic turf.

Pat Trimble, Loma Vista Estates, said the association met with Subaru and supports the 
project.

Commissioner Westman would like an additional condition to allow combination of 
landscaping with the artificial turf.

Motion: Approve a Design Permit and Sign Permit with the following conditions and findings:

CONDITIONS

1. The project approval consists of a Design Permit and a Sign Permit for the remodel of 
the existing Subaru car dealership building at 4100 Auto Plaza Drive.  The existing 
structures will remain as is with a small 50 square foot addition at the entryway for a icon 
tower.  The entryway will be remodeled with new stairs, ADA ramp, and landing.  The 
exterior finishes to the building will be upgraded with new stucco and metal paneling.  
One new sign has been approved on the icon tower.  The proposed project is approved 
as indicated on the final plans reviewed and approved by the Planning Commission on 
September 1, 2016, 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
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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 a building permit, a landscape plan must be included for the site.  
At the discretion of the Community Development Director, the applicant is encouraged to 
include additional landscaping along the frontage with the proposed turf.  

5. 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).  

6. 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.  

7. Prior to issuance of building permit, all Planning fees associated with permit # 16-140 
shall be paid in full.

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, the 
appropriate 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 
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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. In any case where the conditions to the 
granting of a permit have not been or are not complied with, the community development 
director shall give notice thereof to the permittee, which notice shall specify a reasonable 
period of time within which to perform said conditions and correct said violation. If the 
permittee fails to comply with said conditions, or to correct said violation, within the time 
allowed, notice shall be given to the permittee of intention to revoke such permit at a 
hearing to be held not less than thirty calendar days after the date of such notice. 
Following such hearing and, if good cause exists therefor, the Planning Commission 
may revoke the permit. 

FINDINGS

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

Community Development Department Staff, the Architectural and Site Review 
Committee, and the Planning Commission have all reviewed the project.  The project 
conforms to the development standards of the CC (Community Commercial) Zoning 
District. Conditions of approval have been included to carry out the objectives of the 
Zoning Ordinance and General Plan.

B. The application will maintain the character and integrity of the neighborhood.
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Planning Department Staff, the Architectural and Site Review Committee, and the 
Planning Commission have all reviewed the project.  The project conforms to the 
development standards of the CC (Community Commercial) Zoning District and will 
provide an updated look to the existing building.  Conditions of approval have been 
included to ensure that the project maintains the character and integrity of the area.

C. This project is categorically exempt under Section 15302(b) 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 a remodel of an existing commercial 
structure.   No adverse environmental impacts were discovered during review of the 
proposed project 

D. The special signage, as designed and conditioned, is necessary and 
appropriate for the subject commercial site, in order to allow the site and the 
businesses located within it to be competitive with other businesses of a 
similar nature located elsewhere, and/or to be competitive with industry 
standards governing sale of the merchandise offered at the site.

The allowance of three wall signs is necessary for the auto dealership site.  The wall 
signs comply with the maximum allowed square footage but separate the signage to 
complement the architecture.  The adjacent Toyota dealership has multiple wall 
signs as well.  

E. The special signage, as designed and conditioned, will not have a significant 
adverse effect on the character and integrity of the surrounding area. 

The special signage will complement the character and integrity of Auto Plaza Drive. 

RESULT: APPROVED AS AMENDED [UNANIMOUS]
MOVER: Susan Westman, Commissioner
SECONDER: Gayle Ortiz, Commissioner
AYES: Smith, Ortiz, Newman, Welch, Westman

6. DIRECTOR'S REPORT
City Council will continue to review the zoning update and will focus on village parking at its 
regular Sept. 8 meeting, The Council also has additional special meetings in September.

Planning Commission has a special zoning code meeting Sept. 19.

Commissioner Smith clarified that changes will come back to the commission after council’s 
discussion is completed.

7. COMMISSION COMMUNICATIONS
Commissioner Westman requested that a standard of three minutes for oral communications be 
added to the agenda or as an oral reminder.

Chairperson Welch thanked staff for handling concerns about a possible rooftop deck without a 
formal complaint.
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8. ADJOURNMENT
Approved by the Planning Commission at its regular meeting of October 6, 2016.

_____________________________________
Linda Fridy, Minutes Clerk
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S T A F F  R E P O R T  

 
TO:  PLANNING COMMISSION 
 
FROM:  COMMUNITY DEVELOPMENT 
 
DATE: OCTOBER 6, 2016 
 
SUBJECT: 4810 Topaz Street #16-130 034-066-10 
 

Design Permit application to build a new two-story home and Variance request to 
the maximum floor area ratio.  The property is located on an existing vacant lot in 
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 Coastal Commission. 
Environmental Determination: Categorical Exemption 
Property Owner: Tim Martin DAPC LLC 
Representative: Dennis Norton, filed: 6/21/16  

 
APPLICANT PROPOSAL 
The application consists of a Design Permit to build a new two-story home with a Variance 
request to exceed the maximum floor area ratio (FAR) allowance. The project site is an existing 
vacant lot located at 4810 Topaz Street and is zoned R-1 (Single-Family Residential).  
 
BACKGROUND 
The subject application was submitted on June 21st, 2016. On August 10th, 2016, the 
Architectural and Site Review Committee reviewed the application and provided the applicant 
with the following direction: 
 

Public Works Representative, Danielle Uharriet: informed the applicant that Public 
Works Standard Detail Storm Water Best Management Practices shall be incorporated 
in the construction plans.  
 
Building Official, Brian Van Son: explained that building’s Standard Operating 
Procedures will be required for the new home, as well as fire sprinklers.  
 
Local Architect, Frank Phanton: explained that he was concerned with the privacy of the 
second-story rear yard deck and asked to see location of surrounding buildings on the 
site plan to verify privacy concerns. Mr. Phanton also expressed that he would like to 
see more variety in the wall lines between the first and second story. 
  
Landscape Architect, Megan Bishop: Megan Bishop had no concerns with the proposed 
landscaping. 
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City Planner, Ryan Safty: explained that staff cannot support the variance for additional 
FAR. Staff recommends removing approximately 29 square feet to comply with the 
allowed FAR. Staff recommends removing the rear yard second-story deck to avoid 
privacy concerns, or to submit additional information on neighboring properties which 
verifies that privacy will not be an issue. Staff also requested the applicant make minor 
plan revisions to fix errors and inconsistencies in the plan set.  

 
Staff met the applicant on-site to discuss privacy concerns with the proposed rear-yard second-
story deck following the Architectural and Site Review hearing. Attachment 3 is an image which 
shows potential privacy concerns of the proposed second-story deck. The image was taken at 
estimated eye-level of someone standing on the proposed second-story deck. The deck would 
not create privacy concerns with the adjacent neighbors to the east and west on Topaz Street, 
but it would appear to create a privacy issue with unit 70 of the mobile home park to the south.  
 
The applicant submitted revised plans and information in response to the comments generated 
during the Architectural and Site Review hearing. The applicant did not, however, remove the 
second story deck per the committee’s recommendation and is instead applying for a variance 
from the allowed floor area ratio. 
 
Site Planning and Zoning Data 
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 
 

Coastal 

Is project within Coastal Zone? Yes 

Is project within Coastal Appeal Zone? No 

If exempt, list applicable exemption.  Not Exempt 

Use 

Existing Use Vacant 

Proposed Use Single Family Residential 

Principal Permitted or CUP? Principal Permitted  

Historic 

Level of Historic Feature (local/state/federal or n/a)  N/A 

Development Standards 

Building Height R-1 Regulation Proposed 

 25 ft. 24 ft. – 8 inch. home 
26 ft. – 6 inch.  chimney  

Floor Area Ratio (FAR) 

Lot Size 3,200 sq. ft. 

Maximum Floor Area Ratio 57% (Max 1,824 sq. ft.) 

  First Story Floor Area  751 sq. ft. 

  Garage Floor Area 263 sq. ft. 

  Second Story Floor Area 787 sq. ft.  

  Second Story Deck Space 
     (150 sq. ft. allowance) 

202 sq. ft. (-150) = 52 sq. ft.  

TOTAL FAR 1,853 sq. ft. 
29 sq. ft. over max, 
VARIANCE REQUESTED 

4.A

Packet Pg. 26



 
 

 

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

 R-1 Regulation Proposed 

Front Yard 1st Story 15 ft. 31 ft. from right-of-way 

Front Yard Garage 18 ft. 
Sidewalk exempt  

18 ft. from right-of-way 

Front Yard 2nd Story  20 ft. 23 ft. from right-of-way 

Side Yard 1st Story 10% lot 
width 

Lot width 40 ft. 
4 ft. min. 

6 ft. from property line –West  
4.5 ft. from prop. line – East 

Side Yard 2nd Story 15% of 
width 

Lot width 40 ft.  
6 ft. min 

6 ft. from property line –West 
4.5 ft. from prop. line – East 
(allowed encroachment) 

Rear Yard 1st Story 20% of 
lot depth 

Lot depth 80 ft. 
16 ft. min. 

17 ft. from property line 
 

Rear Yard 2nd Story 20% of 
lot depth 

Lot depth 80 ft.  
16 ft. min 

16 ft. from property line 
 

Encroachments (list all) R-1 Regulation Proposed 

 Side Yard Fireplace - chimney  2 ft. allowed encroachment 
into side yard  

Permissible 1.5 ft. 
encroachment into east-side 

yard 

          Rear Yard Staircase  6 ft. allowed encroachment 
into rear yard 

Permissible 4 ft. 
encroachment into rear yard  

Parking 

 Required Proposed 

Residential (from 1,501 up to 
2,000 sq. ft.) 

2 spaces total 
1 covered 

1 uncovered 

2 spaces total 
1 covered (10 ft. x 20 ft.) 

1 uncovered (10 ft. x 18 ft.) 
(In sidewalk exempt area) 

Garage and Accessory Bldg. Complies with Standards? List non-compliance 

Garage Yes  

Underground Utilities: required with 25% increase in area Yes – Required 

 
 
DISCUSSION 
The applicant is proposing to construct a new, two-story single-family residence on a vacant 
parcel at 4810 Topaz Street. The parcel is flat, rectangular shaped, and consists of 3,200 
square feet. The subject property is located on Topaz Street in the R-1 (Single-Family 
Residential) zoning district, just north of the Surf & Sand Mobile Home Park. 
 
The proposed 1,853 square foot two-story home would contain a 751 square foot first floor with 
a 263 square foot single-car garage and a 787 square foot second floor with 202 square feet of 
second-story deck space. The first floor would include a bedroom, bathroom, master bedroom 
and attached master bathroom. The proposed second-story area would contain a kitchen, dining 
room, living room, bedroom, and an additional bathroom. The proposed new residence would 
contain one covered garage space and one uncovered parking space in the driveway, compliant 
with code requirements. (Attachment 1) 
 
The proposed first-story exterior finishes include horizontal lap siding, a covered front entry with 
a pillar and arbor above, and a sectional wood roll-up garage door. The second story would 
consist of shingle siding, second story decks on the front and rear, and a 4:12 pitched roof with 
composition shingles. An exterior spiral staircase is located at the rear of the home. The 
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staircase extends five feet from the back of the proposed home and is an allowed yard 
encroachment within the zoning code. The finished home would be 24 feet – eight inches tall. 
The applicant is proposing a chimney on the east elevation at 26’-6” feet. The height limit 
established by the zoning code for the R-1 zone is 25 feet, however pursuant to section 
17.81.070 of the code, roof structures such as chimneys are allowed to exceed the height limit.  
 
The applicant is proposing to use stamped concrete for the driveway and artificial turf for the 
front lawn area.  A 36-inch-tall metal entrance gate with an eight-foot-tall entry arbor is proposed 
between the driveway and the front door. The gates would open up to a permeable pavers patio 
area in the front with planter areas and a rock fire pit. The applicant is also proposing two 36-
inch-tall gates separating the front yard from the back, with a permeable paver walkway going 
from the front yard to the rear yard’s permeable paver patio. The plans include landscaping 
around the edges of the property. The site plan also shows that there is an existing 10-foot-tall 
rear yard fence. Upon a site visit, staff found that the rear yard fence is currently eight feet tall. If 
any new fencing is proposed along the property lines, current height standards must be met.  
 
Variance 
The vacant, 3,200 square foot property can contain a maximum FAR of 57%, or 1,824 square 
feet of habitable area (§17.15.100). The proposed home would be 1,853 square feet, 29 square 
feet over the maximum allowed FAR. Following the Architectural and Site Review hearing, staff 
advised the applicant to remove 29 square feet of the 202 square foot second-story deck space 
to comply with FAR limits. The zoning code currently allows a 150 square foot exception for 
second-story deck space; therefore, only 52 square feet counts towards the maximum FAR.  
The applicant is instead requesting a variance to remove second-story deck area from the FAR 
calculation. 
 
Pursuant to §17.66.090, the Planning Commission, on the basis of the evidence submitted at 
the hearing, may grant a variance permit when it finds: 
1. That because of special circumstances applicable to subject property, including size, shape, 

topography, location or surroundings, 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; 

2. That the grant of a variance permit would not constitute a grant of special privilege 
inconsistent with the limitations upon other properties in the vicinity and zone in which 
subject property is situated. 

 
The property owner has submitted a written request for the variance (Attachment 2). The 
property owner contends that decks shouldn’t be included in the FAR because the draft updated 
zoning code would no longer include deck space in the FAR calculation. The owner also alleges 
that the Planning Commission has historically granted exemptions to deck sizes in the FAR 
calculation. Lastly, the owner notes that the proposed home and deck design will match the 
design and massing of the neighborhood and that the deck does not create privacy concerns. 
 
Although staff does not dispute the applicant’s assertions, the reasoning provided does not 
support a finding of special circumstance necessary to grant a variance.  The property is vacant, 
flat, regularly shaped, and of similar size to surrounding lots. Therefore, staff recommends 
denial of the variance request and recommends the applicant reduce the proposed FAR by 29 
square feet in order to be in compliance with the zoning code. 
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CEQA 
Section 15303(a) of the CEQA Guidelines exempts the construction of one single-family 
residence in a residential zone. This project involves the construction of a two-story single-
family residence in the R-1 (Single-Family Residential) Zoning District. 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 #16-130 with a 29 square foot reduction to the floor area ratio, based on the findings 
and conditions.    
 

CONDITIONS OF APPROVAL 
1. The project approval is for the construction of a new, two-story home at 4810 Topaz 

Street. The project consists of construction of a 751 square foot first floor with a 263 
square foot single-car garage and a 787 square foot second floor with 173 square feet of 
second-story deck space. The maximum Floor Area Ratio for the 3,200 square foot 
property is 57% (1,824 square feet). The total FAR of the project is 57% with a total of 
1,824 square feet of floor area, compliant with the maximum FAR within the zone. The 
project approval includes denial of a variance to increase the allowable FAR. The 
applicant must revise plans and remove 29 square feet of the proposal in order to be in 
compliance with the allowed floor area ratio. The proposed project is approved as 
indicated on the final plans reviewed and approved by the Planning Commission on 
October 6th, 2016, 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 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).   
 

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, if proposed.  Native and/or drought tolerant species are 
recommended.       
 

7. Prior to issuance of building permit, all Planning fees associated with permit #16-130 
shall be paid in full. 
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8. Affordable Housing in-lieu fees shall be paid prior to issuance of building permit, in 
accordance with chapter 18.02 of the Capitola Municipal Code.  
 

9. Prior to issuance of building permits, the applicant must revise project plans to be in 
compliance with the maximum allowed floor area ratio for the property of 1,824 square 
feet. The applicant must remove 29 square feet from the proposal. Any significant 
changes to the design or appearance of the residence shall require Planning 
Commission approval.  
 

10. 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.   
 

11. 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.   

 
12. 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. 
 

13. 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). 
 

14. 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. 
 

15. 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. 
 

16. 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 
 

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

18. 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. 
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19. 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. 
 

20. 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. 
 

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

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

Zoning Ordinance, General Plan, and Local Coastal Plan. 
Community Development Staff, the Architectural and Site Review Committee, and the 
Planning Commission have all reviewed the project. The project, with a reduction of 29 
square feet, secures the purpose of the Zoning Ordinance, General Plan, and Local 
Coastal Plan. A variance to the allowed floor area ratio has been denied. The project 
must be revised to be compliant with maximum floor area ratio.  
 

B. The application will maintain the character and integrity of the neighborhood. 
Community Development Staff, the Architectural and Site Review Committee, and the 
Planning Commission have all reviewed the application for a new two-story residence. 
The new home, with a reduction of 29 square feet to the floor area ratio, will maintain the 
character and integrity of the neighborhood. 

 
C. This project is categorically exempt under Section 15303 of the California    

Environmental Quality Act and is subject to Section 753.5 of Title 14 of the 
California Code of Regulations. 
Section 15303(a) of the CEQA Guidelines exempts the construction of one single-family 
residence in a residential zone. This project involves the construction of a new, two-story 
single-family residence on a vacant property in the R-1 (Single-Family Residential) 
Zoning District. 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, do not exist on the site and the strict 
application of this title is not found to deprive subject property of privileges 
enjoyed by other properties in the vicinity and under identical zone classification; 
There are no special circumstances applicable to the subject property. The subject 
property is currently vacant and the lot is flat. The applicant can redesign the home and 
reduce 29 square feet to be in compliance with the allowed floor area ratio.  

 
E.  The grant of a variance would 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 subject property is vacant, flat, and similar in size to properties in the 
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surrounding neighborhood. The grant of a variance to eliminate deck area from the 
maximum allowed floor area ratio would constitute a special privilege. Other 
properties in the vicinity were required to be compliant with the maximum floor area 
ratio when constructing a new home. The applicant can redesign the home and 
reduce 29 square feet to be in compliance with the allowed floor area ratio.  

 
COASTAL FINDINGS 
 

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

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

 
(D) (2) Require Project-Specific Findings. In determining any requirement for 
public access, including the type of access and character of use, the city shall 
evaluate and document in written findings the factors identified in subsections (D) 
(2) (a) through (e), to the extent applicable. The findings shall explain the basis for 
the conclusions and decisions of the city and shall be supported by substantial 
evidence in the record. If an access dedication is required as a condition of 
approval, the findings shall explain how the adverse effects which have been 
identified will be alleviated or mitigated by the dedication. As used in this section, 
“cumulative effect” means the effect of the individual project in combination with 
the effects of past projects, other current projects, and probable future projects, 
including development allowed under applicable planning and zoning. 

 
(D) (2) (a) Project Effects on Demand for Access and Recreation. Identification of 
existing and open public access and coastal recreation areas and facilities in the 
regional and local vicinity of the development. Analysis of the project’s effects 
upon existing public access and recreation opportunities. Analysis of the 
project’s cumulative effects upon the use and capacity of the identified access 
and recreation opportunities, including public tidelands and beach resources, and 
upon the capacity of major coastal roads from subdivision, intensification or 
cumulative build-out. Projection for the anticipated demand and need for 
increased coastal access and recreation opportunities for the public. Analysis of 
the contribution of the project’s cumulative effects to any such projected 
increase. Description of the physical characteristics of the site and its proximity to 
the sea, tideland viewing points, upland recreation areas, and trail linkages to 
tidelands or recreation areas. Analysis of the importance and potential of the site, 
because of its location or other characteristics, for creating, preserving or 
enhancing public access to tidelands or public recreation opportunities;  
 

 The proposed project is located at 4810 Topaz Street.  The home is not located in an 
area with coastal access. The home will not have an effect on public trails or beach 
access. 
 

(D) (2) (b) Shoreline Processes. Description of the existing shoreline conditions, 
including beach profile, accessibility and usability of the beach, history of erosion 
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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; 
 

 The proposed project is located along Topaz Street.  No portion of the project is 
located along the shoreline or beach.   

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

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

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

 The proposed project is located on private property on Topaz Street.  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.   

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

 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. 
 

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

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

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

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

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

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

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; 

 The project is located on a residential lot.   

 b. Topographic constraints of the development site; 

 The project is located on a flat lot.   

 c. Recreational needs of the public; 

 The project does not impact recreational needs of the public.  

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

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

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

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

 
SEC. 30222 

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

 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. 

 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. 

 

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

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

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

 
(D) (8)  Review of project design, site plan, 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, with denial of the variance, complies with the design guidelines and 
standards established by the Municipal Code.   
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(D) (9) Project complies with LCP policies regarding protection of public 
landmarks, protection or provision of public views; and shall not block or detract 
from public views to and along Capitola’s shoreline; 

 

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

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

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

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

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

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

 

 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. 

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

 The project will be required to pay appropriate fees prior to building permit issuance. 
 
(D) (14) Project complies with coastal housing policies, and applicable ordinances 
including condominium conversion and mobile home ordinances; 

 

 The project does not involve a condo conversion or mobile homes.   
 
(D) (15) Project complies with natural resource, habitat, and archaeological 
protection policies;  
 

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

 
(D) (16) Project complies with Monarch butterfly habitat protection policies; 

 

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

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

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

 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.   
 

(D) (19) 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. 

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

 The proposed project complies with shoreline structure policies. 
  

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

 This use is a principally permitted use consistent with the Single Family zoning 
district.  

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

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

 
(D) (23) Project complies with the Capitola parking permit program as follows:  
 
 The project site is not located within the area of the Capitola parking permit program; 

thus this requirement does not apply. 
 
ATTACHMENTS:  

1. Project Plans 
2. Variance Request Letter 
3. Neighbor Privacy Concerns Image 

 
Prepared By: Ryan Safty 
  Assistant Planner 
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S T A F F  R E P O R T  

 
TO:  PLANNING COMMISSION 
 
FROM:  COMMUNITY DEVELOPMENT 
 
DATE: OCTOBER 6, 2016 
 
SUBJECT: 224 San Jose Avenue #16-108 APN: 035-184-07 and 035-184-01 
 

Design Permit for a new detached garage with second story living space, 
variance for onsite parking, and lot merger to combine two parcels into one for a 
property with an existing historic structure located in the CV (Central Village) 
Zoning District.  
This project is in the Coastal Zone and requires a Coastal Development Permit, 
which is not appealable to the California Coastal Commission. 
Environmental Determination: Categorical Exemption 
Property Owner: Dennis Calvert 
Representative: Dennis Norton, filed: 5/24/16 

 
APPLICANT PROPOSAL 
The application is for a new single car, detached garage with living space on the second story.  
There is a historic single-family home at 224 San Jose and the new garage would be primarily 
on the adjacent lot accessed from Cherry Avenue. The application for the new structure requires 
a Design Permit and Variance.    
 
BACKGROUND 
The new garage is proposed to be located on a property adjacent to an existing historic single-
family home at 224 San Jose Avenue. As a part of this proposal, the applicant is requesting a lot 
merger to combine the two adjacent parcels. The lot merger requires a ministerial permit, which 
must be completed prior to construction (Condition of Approval #25). Since the existing 
residence is historic, the application requires review by an architectural historian for compliance 
with the Secretary of Interior Standards pursuant to the California Environmental Quality Act 
(CEQA).  The City contracted Architectural Historian, Leslie Dill, to review the design.  On 
August 3, 2016, Ms. Dill provided suggested modifications to the design (Attachment 2).  The 
designer, Dennis Norton, incorporated the majority of the suggestions but did not agree with all 
of Ms. Dills suggestions.  Mr. Norton summarized his changes in a memo (Attachment 3).  
Specifically, Mr. Norton did not revise the double gable design and did not modify the garage 
door.  
 
On August 24, 2016, the application was reviewed by the Architectural and Site review 
committee.  The committee made the following recommendations to the applicant: 
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Building Official, Brian Van Son: explained to the applicant that the property is in the floodplain 
and therefore a no rise study and elevation certificate will be required at time of building permit 
submittal. (Condition of Approval #4) 
 
Public Works representative, Danielle Uharriet: provided the applicant with a list of additional 
submittal requirements for storm water compliance.  Ms. Uharriet raised a concern for existing 
street parking that would be removed within the proposed driveway accessed off San Jose 
Avenue. She also requested that garbage and recycling storage areas be shown on the plan 
and that drainage flow location be called out on the plans.    
 
Local Architect, Frank Phanton: provided the applicant with positive feedback on the design.  He 
requested that the plans be updated to show the windows on the neighboring properties to 
protect privacy.  Mr. Phanton did not agree with the Architectural Historian’s direction to remove 
the double gable.     
 
Landscape Architect, Megan Bishop: requested that landscaping be shown around the garage.  
 
Planner, Katie Cattan: noted that if the parking space in the side yard is removed, the applicant 
would need a variance for parking. She also confirmed with the applicant that the living area 
above the garage would not include a kitchen to be utilized as a secondary dwelling unit.      
 
Local Historian, Carolyn Swift: noted that the property is one of the first summer vacation 
cottages in Capitola.  She noted that the home has been altered.  She asked that the applicant 
be aware of any archeological resources found during excavation. (Condition of Approval #7) 
 
Following the Arch and Site meeting, the applicant provided the items requested by the Public 
Works Department and removed the proposed on-site parking space accessed from San Jose 
Avenue.  
 
Zoning Summary 
The following table outlines the zoning code development requirements in the CV (Central 
Village) Zoning District relative to the application.  
 

Use 

Is property in Residential Overlay District?  
(See zoning map for Six Sisters, Venetian Court, Lawn Way, 
Riverview Avenue, Cliff Drive, or Cherry Avenue overlays)  
Note: Specific uses allowed in Residential Overlay Districts. 

Yes 
Cherry Avenue Overlay 

Existing Use First Floor Single-Family (584 sq. ft.) 

 Second Floor  

Proposed Use First Floor Garage (327 sq. ft.) 

 Second Floor Living space (403 sq. ft.) 

Historic 

Level of Historic Feature (local/state/federal or n/a)  Local 

Completed DPR523. (if yes, list consultant) No 

Significant Alteration of Historic Feature? (CUP required)  Not Required 

Development Standards 

Building Height CV Regulation Proposed 

 27 ft. max 24 ft. 10 in. 

Lot Coverage 
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In the Cherry Avenue residential overlay area: Lots between 
1,001 and 2,000 square feet shall be allowed 80% 
lot coverage.   

Required 
Open Space:  
20 % of lot or  
360 sq. ft. 

Proposed 
Open Space:   
424 sq. ft. 

Yards  

There are no yard requirements in the C-V zone, except that 
10% of lot area shall be developed as landscaped open area, 
at least partially fronting on, and open to, the street.  No 
portion of this landscaped area shall be used for off-street 
parking. 

10% of lot is 
180 sq. ft. 
required 

424 sq. ft. 
proposed 

Parking 
 

Residential up to 1,500 sq. ft.) Required 
2 spaces total 

 

Proposed 
1 covered 

garage space 
Variance 

Requested 

Underground Utilities – required with 25% increase area Required (Condition of 
Approval #15) 

 
Analysis 
 
Design Permit 
The applicant is proposing to construct a new 327 square foot detached garage with 403 square 
feet of living area above. The new garage and living area is proposed to be located adjacent to 
the existing 584 square foot historic residence at 224 San Jose Avenue. As noted above in the 
Architectural and Site review section, the proposal was not found to be in compliance with the 
Secretary of Interior Standards.  Two issues remained outstanding, the double gable and metal 
garage door.   
 
The home at 224 San Jose Avenue is a potentially historic structure on the local level.  As the 
review authority for the application, the Planning Commission reviews the recommendations of 
the Architectural Historian but has the ultimate decision making authority to make findings that 
the proposed development will not negatively impact the historic resource and is in compliance 
with CEQA for a finding of no potential negative impacts. In Attachment 3, Mr. Norton explains 
the double gable does not imitate a historic feature within the same property. The historic home 
has a single gable.  Also, the Secretary of Interior Standards suggests differentiating elements 
of the historic structure from new additions and features. The Planning Commission may make 
findings that the metal garage door differentiates the new garage from the historic home.  The 
local Architect and local Historian supported the design as proposed.  Staff does not have 
concerns because the main structure does not have a double gable end and the garage door 
does not mimic the historic design of the home. 
 
Kitchen 
It should be noted that the plans call for a kitchen to be located in the new living space above 
the garage. The plans show a sink and refrigerator, which is not considered a kitchen but is 
considered a “mini-bar”. Chapter 17.03.340 of the Capitola Municipal Code defines a kitchen as, 
“any room used for cooking or the preparation of food for a single dwelling unit, and distinct from 
a ‘mini-bar/convenience area’ which is intended as a supplemental food preparation area within 
a single-family home.” The code then defines a “mini-bar” as, “an area limited to a small 
refrigerator, a microwave oven and a small sink with a drain size less than one and one-half 
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inches. No gas line or 220 electric service is permitted within this area. Only one such area is 
permitted within a dwelling in addition to the kitchen, and internal access within the dwelling 
must be maintained.” Since the proposed new living area is detached and does not contain 
internal access to the existing cottage’s kitchen, the mini-bar area is not allowed. Staff has 
added Condition of Approval #14 to limit this area to only allow one small sink with a drain size 
less than one and one-half inches, which by itself would no longer be considered a “mini-bar”.  
 
Variance 
The applicant is requesting a variance to one on-site parking space.  The existing historic home 
has one, uncovered on-site parking space. The proposed garage and living space addition 
increases the floor area by more than 10 percent, therefore parking must come into compliance. 
Two on-site parking spaces are required for the proposed project. The original application 
included two on-site parking spaces, one in the new garage and one uncovered space on the 
side of the home accessed off of San Jose Avenue.  However, this parking space would have 
required removal of a public on-street parking space on San Jose Avenue.  Consequently, staff 
requested the applicant remove this space from the proposal.  
 
Pursuant to Municipal Code chapter 17.66.090, the Planning Commission may grant a variance 
when it finds that there are special circumstances applicable to the subject property associated 
with the size, shape, topography, location, or surroundings of the property.  The Planning 
Commission must also make findings that the grant of a variance would not constitute a grant of 
special privilege inconsistent with the limitations upon other properties in the vicinity and zone.   
 
Historic preservation is a priority within the City of Capitola.  Goal LU-2 of the Capitola General 
Plan states “Preserve historic and cultural resources in Capitola.”  The General Plan includes 
the following policy statements in support of the variance for the historic cottage and 
applications of the Secretary of Interior’s Standards: 
GP-Policy LU-2.1: Historic Structures.  Encourage the preservation, restoration, rehabilitation, 
maintenance, and adaptive reuse of important historic structures in Capitola. 
GP-Policy LU-2.2: Modification Standards.  Use the U.S Secretary of the Interior’s Standards for 
the Treatment of Historic Properties as a guide for exterior modification to identified historic 
resources.  
 
The existing structure at 224 San Jose Avenue is one of the original beach cottages of the 
Capitola Village. The special circumstance applicable to the subject property is that the existing 
cottage is historic. The historic resource at 224 San Jose Avenue is protected within the 
municipal code and under CEQA.  The applicant is proposing a detached garage with second 
story living space above in an effort to increase living area while preserving the form and 
massing of the original structure in its entirety. The existing cottage is only 584 square feet. The 
property owner is limited to a 58 square foot (10%) addition, otherwise two on-site parking 
spaces must be provided. To bring the historic cottage property into compliance with parking 
requirements would require a two-story garage off of Cherry Avenue with a lift-system to 
enclose two parking spaces. There are no other locations on the site to provide parking without 
eliminating public street parking or removing a back portion of the historic residence and 
expanding the existing driveway.  
 
Pursuant to General Plan policy LU-2.1, it is a policy for the City of Capitola to encourage the 
preservation, restoration, rehabilitation, maintenance, and adaptive reuse of important historic 
structures. One way to preserve the existing historic structure and allow an addition greater than 
10% is for the Planning Commission to grant a variance to parking standards. Other properties 
in the vicinity that are not deemed historic have the added benefit of being able to demolish 
existing structures and rebuild anywhere on the lot. The owners at 224 San Jose Avenue are 
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extremely restricted due to the properties location on a corner lot with four street parking spaces 
surrounding it and the historic cottage in the front. For these reasons, staff feels that a finding 
can be made that the variance would not constitute a grant of special privilege inconsistent with 
other properties in the area.   
 
CEQA 
Section 15303(e) of the CEQA Guidelines exempts the construction of accessory and 
appurtenant structures such as garages. This project involves the addition of a new, detached 
single-car garage with second-story living space above to an existing historic residence located 
in the CV (Central Village) Zoning District. No adverse environmental impacts were discovered 
during review of the proposed project.  
 
RECOMMENDATION  
Staff recommends the Planning Commission approve project application #16-108, based on the 
findings and conditions.    
 

CONDITIONS OF APPROVAL 
1. The project approval consists of a new single car, detached garage with living space on 

the second story adjacent to the historic residence at 224 San Jose Avenue. The project 
consists of construction of a 327 square-foot detached garage and 403 square foot of 
second-story living area above the garage. The maximum allowed lot coverage for 
properties in the Cherry Avenue residential overlay is 80% for an 1,800 square foot 
property (1,440 square feet). The total lot coverage of the project is 76% with a total of 
1,376 square feet of lot coverage. The project approval includes approval of a Design 
Permit and Variance to parking. The proposed project is approved as indicated on the 
final plans reviewed and approved by the Planning Commission on October 6th, 2016, 
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 building permit submittal, a no-rise study and elevation certificate must be 
submitted to the Building Official’s satisfaction.  

 
5. At time of building plan submittal, the plans shall include a 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.  
 

6. At time of building plan submittal, the California State Historical Building Code shall be 
referenced in the architectural notes on the front page, in the event that this preservation 
code can provide support to the project design.  
 

7. During excavation, if potential archeological resources are found, the excavation must 
halt immediately and the contractor must notify the City of Capitola immediately.  
Construction will not be permitted to resume until appropriate investigations, reporting, 
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data recovery, and mitigation measures have been fulfilled to the satisfaction of the 
Community Development Director.     
 

8. 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).   
 

9. 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 and potentially a review by the Historic Architect for 
continued conformance with the Secretary of Interior standards.  
 

10. Prior to making any changes to the historic structure, the applicant and/or contractor 
shall field verify all existing conditions of the 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. 
 

11. 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.       
 

12. Prior to issuance of building permit, all Planning fees associated with permit #16-108 
shall be paid in full. 
 

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

14. The new living area above the detached garage cannot contain a kitchen or mini-bar 
area. A sink with a drain size of less than one and one-half inches is permitted. No stove 
tops, refrigerators, or ovens are allowed in the new living area. The new living area 
cannot be used as a separate, second dwelling unit. 

 

15. 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.   
 

16. 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.   
 

17. 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. 
 

18. 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 
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all applicable Post Construction Requirements (PCRs) and Public Works Standard 
Details, including all standards relating to low impact development (LID). 
 

19. 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. 
 

20. 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. 
 

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

23. 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. 

 
24. 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, as well as a recorded deed reflecting the lot line adjustment.   
Applications for extension may be submitted by the applicant prior to expiration pursuant 
to Municipal Code section 17.81.160. 
 

25. Prior to issuance of a building permit, the applicant shall submit evidence that a 
Certificate of Compliance to merge the two parcels has been recorded with the County 
Clerk.  
 

26. 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. 
 

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

 
 
FINDINGS 
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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 project secures the purpose of 
the Zoning Ordinance, General Plan, and Local Coastal Plan. The integrity of the historic 
resource will be maintained with the proposed detached garage and second-story living 
space.  A variance has been granted to preserve the location and massing of the historic 
home and to not exacerbate the street parking problem in the Central Village by allowing 
a reduced on-site parking requirement (§17.72.070).  
 

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 detached, two-story addition adjacent to the 
historic resource. The new detached garage and living space will not overwhelm the 
existing historic structure. The design of the detached two-story addition does not 
compromise the integrity of the historic resource.   

 
C. This project is categorically exempt under Section 15303 of the California    

Environmental Quality Act and is subject to Section 753.5 of Title 14 of the 
California Code of Regulations. 
Section 15303(e) of the CEQA Guidelines exempts the construction of accessory and 
appurtenant structures such as garages. This project involves the addition of a new, 
detached single-car garage with second-story living space above to an existing historic 
residence located in the CV (Central Village) Zoning District. 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 subject property is that the existing home is 
historic. The historic resource is protected within the municipal code, general plan, and 
under the California Environmental Quality Act (CEQA). General Plan policy LU-2.1 
encourages the preservation, rehabilitation, and adaptive reuse of historic structures in 
the City. The applicant is proposing to add additional living area to the property while 
preserving the historic home. The applicant has requested a variance to reduce the 
number of required on-site parking spaces from two to one in order to preserve the 
location and design of the historic structure. The proposal complies with the Secretary of 
the Interior’s Standards for historic rehabilitation. The variance request to parking will 
allow the adaptive reuse of the property while preserving the historic structure.   

 
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 subject property contains a historic residence and is located in an area with a 
parking shortage. The historic resource is protected within the municipal code, general 
plan, and under the California Environmental Quality Act (CEQA). The applicant was 
required to follow the Secretary of the Interior’s Standards of review and work with an 
Architectural Historian during the design proposal, which limited the amount and location 
of the addition. The variance to parking will preserve the location and design of the 
existing historic home and also allow the owners to incorporate additional living area. 
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The grant of this variance would not constitute a special privilege since many properties 
within the Central Village similarly do not meet on-site parking requirements.  

 
COASTAL FINDINGS 
 

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

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

 
(D) (2) Require Project-Specific Findings. In determining any requirement for 
public access, including the type of access and character of use, the city shall 
evaluate and document in written findings the factors identified in subsections (D) 
(2) (a) through (e), to the extent applicable. The findings shall explain the basis for 
the conclusions and decisions of the city and shall be supported by substantial 
evidence in the record. If an access dedication is required as a condition of 
approval, the findings shall explain how the adverse effects which have been 
identified will be alleviated or mitigated by the dedication. As used in this section, 
“cumulative effect” means the effect of the individual project in combination with 
the effects of past projects, other current projects, and probable future projects, 
including development allowed under applicable planning and zoning. 

 
(D) (2) (a) Project Effects on Demand for Access and Recreation. Identification of 
existing and open public access and coastal recreation areas and facilities in the 
regional and local vicinity of the development. Analysis of the project’s effects 
upon existing public access and recreation opportunities. Analysis of the 
project’s cumulative effects upon the use and capacity of the identified access 
and recreation opportunities, including public tidelands and beach resources, and 
upon the capacity of major coastal roads from subdivision, intensification or 
cumulative build-out. Projection for the anticipated demand and need for 
increased coastal access and recreation opportunities for the public. Analysis of 
the contribution of the project’s cumulative effects to any such projected 
increase. Description of the physical characteristics of the site and its proximity to 
the sea, tideland viewing points, upland recreation areas, and trail linkages to 
tidelands or recreation areas. Analysis of the importance and potential of the site, 
because of its location or other characteristics, for creating, preserving or 
enhancing public access to tidelands or public recreation opportunities;  
 

 The proposed project is located at 224 San Jose 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. 
 

(D) (2) (b) Shoreline Processes. Description of the existing shoreline conditions, 
including beach profile, accessibility and usability of the beach, history of erosion 
or accretion, character and sources of sand, wave and sand movement, presence 
of shoreline protective structures, location of the line of mean high tide during the 
season when the beach is at its narrowest (generally during the late winter) and 

4.B

Packet Pg. 57



 
 

 

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; 
 

 The proposed project is located along San Jose Avenue and Cherry Avenue.  No 
portion of the project is located along the shoreline or beach.   

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

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

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

 The proposed project is located on private property on San Jose Avenue and 
Cherry 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.   

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

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

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

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

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

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

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

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

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; 

 The project contains a residential use.    

 b. Topographic constraints of the development site; 

 The project is located on a flat lot.   

 c. Recreational needs of the public; 

 The project does not impact recreational needs of the public.  

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

e. The requirements of the possible accepting agency, if an offer of 
dedication is the mechanism for securing public access; 
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f. Feasibility of adequate setbacks, fencing, landscaping, and other methods 
as part of a management plan to regulate public use. 

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

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

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

 
SEC. 30222 

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

 The project involves a single family home on a residential lot of record, zoned CV 
(Commercial Village).     

SEC. 30223 

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

 The project involves a single family home on a residential lot of record, zoned CV 
(Commercial Village).      

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. 

 

 The project involves a single family home, not a visitor-serving facility.   

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

 The project involves the construction of a single family home.  The project 
complies with applicable standards and requirements for provision pedestrian 
access and alternate means of transportation and/or traffic improvements. A 
variance has been granted to reduce the required on-site parking requirement 
from two spaces to one space.   

 
(D) (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; 
 

 The project complies with the design guidelines and standards established by the 
Municipal Code.   
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(D) (9) Project complies with LCP policies regarding protection of public 
landmarks, protection or provision of public views; and shall not block or detract 
from public views to and along Capitola’s shoreline; 

 

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

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

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

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

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

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

 

 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. 

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

 The project will be required to pay appropriate fees prior to building permit issuance. 
 
(D) (14) Project complies with coastal housing policies, and applicable ordinances 
including condominium conversion and mobile home ordinances; 

 

 The project does not involve a condo conversion or mobile homes.   
 
(D) (15) Project complies with natural resource, habitat, and archaeological 
protection policies;  
 

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

 
(D) (16) Project complies with Monarch butterfly habitat protection policies; 

 

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

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

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

 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.   
 

(D) (19) 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. 

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

 The proposed project complies with shoreline structure policies. 
  

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

 This use is a principally permitted use consistent with the Central Village zoning 
district.  

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

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

 
(D) (23) Project complies with the Capitola parking permit program as follows:  
 
 The project site is located within the area of the Capitola Village parking permit area. 

A variance was granted to reduce the parking requirement on-site from two to one 
spaces. 

 
ATTACHMENTS:  

1. 224 San Jose Plans 
2. 224 San Jose Historic Review 
3. 224 San Jose Designer Response to Historian 

 
Prepared By: Katie Cattan 
  Senior Planner 
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SECRETARY OF THE INTERIOR’S STANDARDS REVIEW 

 

 

 

 

PROPOSED REHABILITATION AND ADDITION PROJECT 

 

at the 

 

HISTORIC RESIDENCE AT 224 SAN JOSE AVENUE 

 

 

 

Calvert Residence 

 

224 San Jose Avenue 

 (Parcel Number 035-184-07) 

Capitola, Santa Cruz County 

California 

 

 

 

For: 

 

 City of Capitola  

Attn: Katie Cattan, Senior Planner 

Community Development Department 

420 Capitola Avenue 

Capitola, CA 95010 

 

 

Prepared by: 

 
A R C H I V E S  &  A R C H I T E C T U R E  L L C  

PO Box 1332 

San Jose, CA  95109 

408.369.5683 Vox 

408.228.0762 Fax 

 

Leslie A. G. Dill, Partner and Historic Architect 

 

August 3, 2016 
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ARCHIVES & ARCHITECTURE LLC  

 

 

INTRODUCTION 

 

Summary 

With the incorporation of a few recommended revisions, this proposed residential rehabilitation and 

addition project will meet the Secretary of the Interior’s Standards for the Treatment of Historic 

Properties – Rehabilitation Standards (Standards). The recommendations are presented here in list form, 

and the analysis is described more fully in the report that follows: 

 

The double gable design and the knee brace detailing might suggest false historicism. It is 

recommended that each of these elements be revised or removed in the final design (Standard 3). 

 

The project plans do not specifically address the historic status of the property. It is recommended 

that language on the cover sheet should refer 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 be included (Standard 6).  

 

It is recommended that the proposed first-floor stucco be revised to include texture or joint 

patterns that bring it into the scale of the historic house and neighborhood, or that an alternative 

material be proposed (Standard 9). 

 

It is recommended that the proposed corner entrance include a segment of wall siding or a 

trimmed beam above the recess, to create a more compatible visual proportion at this porchlike 

element (Standard 9). 

 

Clarification notes and/or detail sketches are needed to confirm the design of the window and 

door trim (Standard 9). 

 

The garage door design needs clarification. A pattern that includes texture or patterns that 

provides visual scale is recommended (Standard 9). 

 

Clarification is needed where there is a conflict between the west elevation drawing and the first-

floor plan. Utility doors are acceptable in this location (Standard 9). 

 

It is necessary for the balustrade materials at the west elevation guardrail be clarified in the 

drawings (Standard 9). 

 

Report Intent 

Archives & Architecture, LLC (A&A), was retained by the City of Capitola to conduct a Secretary of the 

Interior’s Standards Review of the proposed rehabilitation and addition project proposed for an historic 

property at 224 San Jose Avenue, Capitola, California. A&A was asked to review the exterior elevations, 

plans, and site plan of the project to determine if the proposed project is in compliance with the Secretary 

of the Interior’s Standards for Rehabilitation (Standards). The Standards are understood to be a common 

set of guidelines for the review of historic buildings and are used by many communities during the 

environmental review process to determine the potential impact of a project on an identified resource. If a 

project meets the Standards, it is considered to have mitigated the project to a “less than significant” 

impact under the California Environmental Quality Act (CEQA).  

 

Qualifications   

Leslie A. G. Dill, Partner of the firm Archives & Architecture, has a Master of Architecture with a 

certificate in Historic Preservation from the University of Virginia. She is licensed in California as an 
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ARCHIVES & ARCHITECTURE LLC  

 

 

architect. Ms. Dill is listed with the California Office of Historic Preservation as meeting the requirements 

to perform identification, evaluation, registration, and treatment activities within the professions of 

Historic Architect and Architectural Historian in compliance with state and federal environmental laws. 

The state utilizes the criteria of the National Park Service as outlined in 36 CFR Part 61. 

 

Review Methodology 

For this report, Leslie Dill referred to the historic survey listing of the residence in the Capitola 

Architectural Survey. In June, a set of proposed plans, dated May 23, 2016, were forwarded for review. 

The plans were prepared by Dennis Norton, of Dennis Norton Home Design and Project Planning. For 

this report, A&A evaluated, according to the Standards, a set of prints that included Sheets 1, 2, 3, 4, 5, 9, 

the BMP, and a property survey.  

 

Disclaimers 

This report addresses the project plans in terms of historically compatible design of the exterior of the 

residence and its setting. The consultant has not undertaken and will not undertake an evaluation or report 

on the structural conditions or other related safety hazards that might or might not exist at the site and 

building, and will not review the proposed project for structural soundness or other safety concerns. The 

Consultant has not undertaken analysis of the site to evaluate the potential for subsurface resources. 

 

PROJECT DESCRIPTION: 

Character of the Existing Resource 

The parcel at 224 San Jose Avenue was first identified as part of the Capitola Architectural Survey 

published in 1986. The Survey says merely, “224 San Jose Avenue; Vernacular Cottage; ca. 1900. 

Symmetrical façade with clean vertical lines enhanced by four square columns. Bracketed gable with 

simple bargeboard.” (See image above.) To review the design of the proposed alterations and addition 

project, Archives & Architecture, LLC created an initial in-house list of character-defining features, also 

utilizing the photographs submitted by the applicant. The list includes, but may not be limited to: the 

compact, rectangular footprint of the main, historic wing; the low one-

story massing; the full-width front-gabled roof; the full-width recessed 

front porch with its square outer posts and siding-clad beam; the 

exposed rafter tails, gable-end knee brackets, and lack of gutters; its 

individually placed wood, double-hung windows around the perimeter 

of the house, along with the few high accent windows near the back of 

the house; the flat-board trim at the windows and doors; the vertical 

board-and-batten wood siding and flat corner boards, and the large 

rectangular wood louvered vent at the front gable end. Of unknown 

date, and not character-defining features, are a low shed in the back 

corner of the house and a fenced rear patio. The shed and fence are 

proposed for removal. A one-story full-width detached garage at the 

back property line is shown on the 1922 Sanborn Map; this structure is 

no longer extant. (See image to right.) 

4.B.2

Packet Pg. 71

A
tt

ac
h

m
en

t:
 2

24
 S

an
 J

o
se

 H
is

to
ri

c 
R

ev
ie

w
  (

15
76

 :
 2

24
 S

an
 J

o
se

 A
ve

n
u

e)



4 

 

ARCHIVES & ARCHITECTURE LLC  

 

 

Summary of the Proposed Project 

The proposed project includes the construction of a detached garage with an upstairs living unit at the rear 

(nominally east) end of the rectangular historic property, in the place of an existing driveway/parking 

space. The proposed addition is two stories. The original house would remain unaltered. Parking will be 

added to the west side of the historic house. 

 

SECRETARY’S STANDARD’S REVIEW: 

 

The Secretary of the Interior’s Standards for Rehabilitation (Standards), originally published in 1977 and 

revised in 1990, include ten standards that present a recommended approach to repair, while preserving 

those portions or features that convey a resource’s historical, cultural, or architectural values. 

Accordingly, Standards states that, “Rehabilitation is defined as the act or process of making possible a 

compatible use for a property through repair, alterations, and additions while preserving those portions or 

features which convey its historical, cultural, or architectural values.” Following is a summary of the 

review with a list of the Standards and associated analysis for this project: 

 

1. “A property will be used as it was historically or be given a new use that requires minimal 

change to its distinctive materials, features, spaces, and spatial relationships.” 

 

 Analysis: There is no effective change of use proposed for this residential property.  

 

2. “The historic character of a property shall be retained and preserved. The removal of 

historic materials or alteration of features, spaces, and spatial relationships that 

characterize a property will be avoided.” 

 

 Analysis: No historic footprint of the main original house is proposed for removal in this project; 

the forms and footprints of the historic residence will be preserved. The spatial separation of the 

house from the proposed detached building will be preserved 

 

3. “Each property will be recognized as a physical record of its time, place, and use. Changes 

that create a false sense of historical development, such as adding conjectural features or 

architectural elements from other historic properties, will not be undertaken.” 

 

 Analysis: There are two proposed elements that might be mistaken for original features or that 

could be considered as copied from other properties. These proposed elements are the flat double 

gable and the decorative knee braces. It is recommended that these elements be revised.  

 

 It is recommended that the proposed addition no longer include the faux double-gable and that the 

gable end design be revised to incorporate another form of detailing that is not “borrowed” from 

other historic properties that have offset paired facades. One alternative would be to provide a 

shed-roof awning above the windows, to match the awning proposed above the French doors on 

the south wall of this new building.  

 

It is recommended that the knee braces at the gable ends and supporting the awning roof be 

revised to be more differentiated in detailing (such as plain outlookers or more modern “L” 

braces).  

 

All other proposed elements, materials, and forms will be used in adequately differentiated 

dimensions and in modern materials and proportions; these features will not create a false sense 

of historical development. (See also Standard 9). 
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5 

 

ARCHIVES & ARCHITECTURE LLC  

 

 

 

4. “Changes to a property that have acquired historic significance in their own right will be 

retained and preserved.” 

 

 Analysis: No existing changes to the property have been identified as having acquired historic 

significance in their own right. The small rear shed proposed for demolition is understood to be 

recent, as is the fenced patio.  

 

5. “Distinctive materials, features, finishes, and construction techniques or examples of 

craftsmanship that characterize a property will be preserved.” 

 

 Analysis: Because the proposed addition will be detached from the historic house, the features 

and finishes that characterize the original building are shown as preserved on the proposed 

drawings.   

 

6. “Deteriorated historic features will be repaired rather than replaced. Where the severity of 

deterioration requires replacement of a distinctive feature, the new feature will match the 

old in design, color, texture, and, where possible, materials. Replacement of missing features 

will be substantiated by documentary and physical evidence.” 

 

 Analysis: The current physical condition of the house appears visually to be very good, and the 

historic features are shown as preserved in the project drawings. It is recommended that general 

notes be added to the final building permit document cover sheet, which would note the historic 

significance of the property and indicate that all changes to the project plans must be reviewed, 

and note that the existing historic elements are to be protected during construction.  

 

7. “Chemical or physical treatments, if appropriate, will be undertaken using the gentlest 

means possible. Treatments that cause damage to historic materials will not be used.” 

 

 Analysis: No chemical or physical treatments are shown as proposed for the historic building in 

this proposed scope of work. 

 

8. “Archeological resources will be protected and preserved in place. If such resources must be 

disturbed, mitigation measures will be undertaken.” 

 

 Analysis: Archeological resources are not evaluated in this report. 

 

9. “New additions, exterior alterations or related new construction will not destroy historic 

materials, features, and spatial relationships that characterize the property. The new work 

shall be differentiated from the old and will be compatible with the historic materials, 

features, size, scale and proportion, and massing to protect the integrity of the property and 

its environment.” 

 

 Analysis: The proposed detached two-story addition is generally differentiated from the design of 

the historic house, and is compatible with the historic property in size, scale, and proportion.  

 

 The proposed two-story detached rear addition is compatible with and differentiated from the 

original house design in form, size, massing, and location. Because the addition is detached, there 

is clarity of separation between the original house footprint and the proposed rear building. The 

footprint of the proposed addition is of an appropriate size, making a subordinate form with 
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ARCHIVES & ARCHITECTURE LLC  

 

 

respect to the historic original house. The size of the proposed addition also creates a compatible 

roof size. The new addition has a full-width gabled roof, in keeping with the historic main roof 

form, and has a matching roof slope to the historic roof, but is set at a 90-degree angle, providing 

differentiation. The front house is shown with tall wall plates, and the new living area matches 

that height, not overwhelming the original house. The proposed garage/residence includes a 

shallow cantilever above the garage door, providing additional differentiation in form. The 

historic house remains intact in massing and form.  

 

 The current design of the proposed materials and detailing is generally both compatible and 

differentiated from the historic design. Specifically, the siding, window size, type and lite pattern, 

eaves, and various trims and detailing meet this standard. A few elements are recommended for 

revision or clarification, as follows in the analysis: 

 

 The proposed standing-seam metal roof on the new addition is compatible in scale and 

dimensions with the historic house materials; it is differentiated by its use of metal in lieu of 

composition shingles. The standing-seam design is compatible with the board-and-batten siding 

design of the historic house. The shed-roof awning is compatible in size, materials, and scale with 

the historic property; the historic house has nothing similar, so the element is differentiated. The 

knee braces that support the awning currently suggest some false historicism, as per Standard 3 

(above). The proposed eave design of the new addition is compatible with the historic house 

design with respect to the overhang depth and the thickness of the eaves; the design is 

differentiated by having closed eaves and including gutters. 

 

 The proposed new vertical board-and-batten siding at the upper story of the new addition is 

similar to and compatible with the historic board-and-batten siding, but it is subtly differentiated 

by a change in width of the boards. The stucco at the garage level of the proposed new addition is 

not compatible with the scale or materials in the historic property. It is recommended that the 

stucco be revised or clarified in detail to include texture or joint patterns that would bring it into 

the scale of the historic house and neighborhood, or that an alternative material be substituted, 

such as shingles, wood siding, or other siding with smaller component pieces.  

 

 The proportions of the recessed corner entrance at the proposed addition are not fully compatible 

with the proportions of the front porch of the historic house. The proposed recessed area is 

narrow and tall and supports a visually “heavy” upper story, while the original house’s front 

porch is wide, is topped by a sided spandrel area, and is supported by blocky porch posts. It is 

recommended that the proposed double corner entrance include a segment of sided wall or a 

trimmed beam, above the recess and below the belly band, that can be visually supported by the 

slender proposed corner post. This recommendation would bring the proportions more in keeping 

with the historic design. 

 

 The proposed new windows and French doors, are compatible in scale with the historic windows 

and are proportionately sized and placed with respect to the historic fenestration configuration. 

The proposed windows have panes that are similar in size to the window panes at the historic 

house, but the style and type of the windows will be modern casements. They will be clearly 

differentiated by their modern style and overall opening type. Clarification is needed with regard 

to the design of the window and door trim; the size, joint pattern, and materials are not included 

on the current drawing set. 

 

  The garage door design is not clarified in this drawing set; it is shown as a smooth, unbroken 

expanse. A pattern that includes texture or patterns that provides visual scale is recommended. 
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ARCHIVES & ARCHITECTURE LLC  

 

 

The copper belly band is a compatible scale and dimensions with the historic house and its siding 

and trim. 

 

 Clarification is needed at the west elevation and first-floor plan. The elevation shows a double 

door; however, the plan shows a single door and a double door (likely a shorter utility door, 

because the space is under the stairs). In this location of the new construction, plain utility 

doors—or doors with only moderate visual elements—are compatible with the historic property. 

 

 The proposed new rear “French” balcony is differentiated from the historic house by its non-

cantilevered or supported (“flat”) design and modern guardrail elements. The guardrail is not 

notated for its materials, but the design is illustrated as being compatible with the repetitive size 

and pattern of such historic elements as the board-and-batten siding and shingles. It is 

recommended that the balustrade materials be clarified in the drawings.  

 

10. “New additions and adjacent or related new construction will be undertaken in such a 

manner that, if removed in the future, the essential form and integrity of the historic 

property and its environment would be unimpaired.” 

 

 Analysis: The proposed design would preserve the essential form and integrity of the historic 

property. The critical character-defining features of the house and site would be unimpaired in 

this project. 

 

Conclusion 

 

With the inclusion of general notes to the cover sheet of the building permit set, and after the various 

revisions and clarifications are incorporated into the proposed design, the currently proposed 

rehabilitation and addition project would meet the Secretary of the Interior’s Standards for Rehabilitation. 
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224 San Jose Avenue                                                  8-11-2016 
Response to Leslie Dill’s analysis of Secretary of Interiors Standards for Existing 

house/lot at 224 San Jose Avenue, Capitola. 

 

      First , it should be noted that this proposed project intentionally does no touch 

the existing house, determined to be historic.   There will be a four foot 

separation between structures. 

Double Gable at front of house, is not  suggesting a false historicism,  the historic 

house does not have a double gable.  The double gable will remain. 

Knee braces have been redesigned with 4X and 6X and are larger than two knee 

braces  at front of historic structure. 

Historic Status  and preservation notes will be included on cover of plans, even 

though no work will be done on historic house. 

First floor stucco is a three coat color coat with a sponge, light sand  finish.  We 

are keeping from  suggesting a false historicism. Although there are many historic 

houses in the neighborhood with a stucco finish. 

A trimmed 4x12 bean was placed at the ceiling of the entry on both sides  . You 

will see very little of the entry for it is behind a gate.  See elevation 

No trim to the Stucco windows.  Stucco molding to the doors thru stucco.  Upper  

story windows will have 1x 3.5 trim. The trim on historic house is 2x materials.  

Note on plan     See elevations 

The garage door is a sectional metal door as noted on plans.  

Utility door has been fixed on the West elevation. See West Elevations 

The balustrade materials at the west elevation will be  1x3 pickets.  See South 

Elevation 

Thank You      Dennis Norton 
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S T A F F  R E P O R T  

 
TO:  PLANNING COMMISSION 
 
FROM:  COMMUNITY DEVELOPMENT 
 
DATE: OCTOBER 6, 2016 
 
SUBJECT: 221 Monterey Avenue #15-045 APN: 035-163-15 
 

Major Revocable Encroachment Permit and Conditional Use Permit for new 
suspended driveway accessed off of Monterey Avenue that extends from the 
historic structure into the public right-of-way in the RM-LM (Multi-Family Low 
Density) Zoning District.  
This project is in the Coastal Zone and requires a Coastal Development Permit 
which is not appealable to the California Coastal Commission. 
Environmental Determination: Categorical Exemption 
Property Owner: Marty Formico 
Representative: Dennis Norton, filed: 3/19/2016 

 
APPLICANT PROPOSAL 
The application is for a new suspended driveway with access off of Monterey Avenue to the 
historic structure at 221 Monterey Avenue.  The proposed driveway requires a major revocable 
encroachment permit because majority of the proposed driveway will be located within the 
unutilized right-of-way.  A design permit and conditional use permit are also required due to 
suspended driveway being added to the historic home.     
 
BACKGROUND 
In March of 2015, the applicant submitted a design concept for a new suspended driveway for 
the historic structure at 221 Monterey Avenue.  The concept was reviewed by Architectural 
Historian Leslie Dill.  Ms. Dill provided feedback to the applicant for modifications to the 
proposal to address historic preservation concerns.  On March 31, 2016, the applicant 
submitted revised plans.  The architectural historian reviewed the plans and requested 
additional minor changes to the design.  In May 2016, updated plans were submitted.  Historian 
Dill reviewed the modifications and made findings that the current design complies with the 
Secretary of Interior Standards.     
 
On May 25, 2016, the application was reviewed by the Architectural and Site review committee.  
The committee made the following recommendations to the applicant: 
 
Building Official, Brian Van Son: Noted there is an access easement between the structure and 
the home to the south that cannot be built upon and should be shown on the plans.  He also 
informed the applicant that fire sprinklers may be required on the underside of the driveway and 
the sidewalk must comply with access requirements.   
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Public Works representative, Danielle Uharriet: Provided the applicant with a list of additional 
submittal requirements including a drainage plan.  She also notified the applicant of specific 
conditions of approval that will be tied to a permit.  
 
Local Architect, Frank Phanton: Provided the applicant with positive feedback on the design and 
acknowledged that the neighboring property has a similar driveway.    
 
Landscape Architect, Megan Bishop: No comments. 
 
Planner, Katie Cattan: Explained to the applicant a driveway width is a maximum of 14 feet.  
The proposal exceeded the allowed width.  Also, discussed the need to update the pedestrian 
easement with the application.  The existing easement was 8 feet wide.   
 
Local Historian, Carolyn Swift: Noted that the property is one of the first homes in Capitola.  She 
recognized the need for parking but was concerned that the historic character of the home may 
be diminished as proposed.  Ms. Swift asked if there is a way to make the driveway/walkway 
smaller so home is more visible.  As proposed, she found the driveway overpowered the historic 
home and suggested it should be narrowed.  
 
Following the Arch and Site meeting, the applicant and neighbor negotiated an amended access 
easement which has since be recorded.  The new easement extends five feet into the property.  
Addition submittal materials requested by public works were received. The applicant did not 
narrow the total width of the combined driveway and walkway as suggested by the local 
historian.  To bring the project into compliance with the maximum driveway width, the driveway 
width was reduced to 14 feet and walkway was widened.   
 
Zoning Summary 
The following table outlines the zoning code development requirements in the RM-LM (Multi-
family, Low Density) Zoning District relative to the application.  
 

RM-LM (Multi-Family, Low Density) Zoning District 
 

Use 

Existing Use Duplex 

Proposed Use Duplex 

Principal Permitted  Principally Permitted 

Historic 

Level of Historic Feature (local/state/federal or n/a)  Local 

Completed DPR523. (if yes, list consultant) No 

Significant Alteration of Historic Feature? (CUP required)  Yes 

Site Area per dwelling unit 

The minimum site area per dwelling unit for the RM-LM is 
4,400 sf per unit.  

 

Lot Size 1743 sf. 

Minimum  4,400 sf per unit Existing duplex is non-
conforming 

Development Standards 

 Maximum Proposed Driveway 

Height 30 ft. 16 ft.  from existing grade to 
driveway at max 
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Lot Coverage  40% 
Existing 50% (884 sf.) 

Non-conforming 

Front yard, First story 15 ft. Existing building 9 ft. 3 in. 
Non-conforming 

Front Yard, Second Story 15 ft. + 2% of lot depth  Existing Building 9 ft. 3 in. 
Non-conforming 

Side Yard, First story 10% of lot width 
34 ft. wide: 3.4 ft. 

1 ft. 8 in. 
Non-conforming 

Side Yard, Second story 12% of lot width 
34 ft. wide: 4 ft. 

1 ft. 8 in. 
Non-conforming 

Parking 

 Required Proposed 

Residential duplex 2 spaces total 
1 covered 

1 space total 
1 uncovered 

Driveway Width 14 ft. max 14 ft. 

 
DISCUSSION 
221 Monterey Avenue has no direct access off of Monterey Avenue and no onsite parking.  The 
applicant is proposing a suspended driveway accessed from Monterey Avenue to create one 
onsite parking spaces and a walkway.  The property is surrounded by residential properties on 3 
sides and Monterey Avenue to the east.   Pedestrian access to the property is from a shared 
walkway off of San Jose Avenue.   
 
Access along Monterey Avenue is not enjoyed by the majority of homes within the same block.  
Along the east side of the street, properties between El Camino Real and Escalona Drive (216, 
218, 224, 226, 228, 230, and 240 Monterey) do not have direct access off of Monterey Avenue.  
These properties on the east side access driveways, often shared, from Central Avenue.   On 
the west side of the street, there are two driveways accessed off of Monterey Avenue for the 
eight properties.  One of the two driveways is a shared driveway.  All of the other properties 
along the west side of Monterey Avenue between Cherry Avenue and Fanmar Way have 
parking although accessed from Cherry Avenue and San Jose Avenue.  Not all properties within 
the block have onsite parking, including 104 Cherry Avenue, 106 Cherry Avenue, and 310 San 
Jose.    
 
Monterey Avenue is a highly traveled multimodal transportation corridor for pedestrians, cyclists, 
and automobiles.  Many pedestrians utilize the sidewalk to walk between the public parking and 
the village.  Minimal curb cuts along the block provides a safe multimodal corridor.  Within the 
Capitola General Plan, mobility element goal 4 states “Provide a roadway system that enhances 
community aesthetics and promotes a high quality of life.”  The following two policies tied to goal 
4 directly relate to driveway cuts 

 Policy MO-4.4 Driveways. Where appropriate and feasible, combine driveways 
serving small parcels to permit safer merging. 

 Policy MO-4.5 Parking Access. Promote efficient ingress and egress to and from 
parking areas and promote efficient internal circulation between adjacent parking 
areas to reduce congestion on roadways. 

 Policy MO-8.6 Curb Cuts and Driveways. Minimize the frequency of curb cuts and 
driveways intersecting bicycle facilities. 

The project would provide an additional off-street parking space in the village which has a long-
standing parking deficiency.  However, staff is concerned about creating new curb cuts along 
this highly traveled section of Monterey Avenue because it could adversely affect traffic 
circulation and safety for motorists, pedestrians, and cyclists.  
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Another requirement that will modify the aesthetic setting of Monterey Avenue is that line of 
sight will be required at a maximum height of 30 inches on either side of the driveway for a 
minimum of 15 feet.  The existing hedge to the north on Monterey Avenue will be required to be 
lowered to 30 inches.  This hedge is located on City owned property.  If approved, the applicant 
will be required to maintain the hedge in perpetuity to ensure adequate line of sight for safe 
ingress and egress from the driveway.   
 
Conditional Use Permit 
The structure is a historic, non-conforming duplex.  The owner is not proposing any changes to 
the historic structure other than the suspended driveway and walkway.  Any activity which 
includes any significant alteration of an historic feature requires a conditional use permit.  
Architectural Historian, Leslie Dill, reviewed the driveway for consistency with the Secretary of 
Interior Standards and found the project to be consistent the standards (Attachment 2).   
 
Within Standard #9, the driveway was reviewed to ensure the new construction would be 
compatible with the historic materials, features, size, scale and proportion and massing.  In 
terms of driveway width, Ms. Dill found that “the driveway is narrower than the historic house, so 
the outer corners and three-dimensional perception of the house will be preserved in this 
design.  The driveway does not overpower the historic house in massing or form.  The proposed 
new stairway flows the slope of the hill and does not visually block views of the historic house.”  
Local Historian, Carolyn Swift did not share this perspective as mentioned in the Architectural 
and Site review comments.    
 
Revocable Encroachment Permit 
Chapter 12.56 of the Capitola Municipal code outlines the regulations for privately installed 
improvements on public property or easements. The code defines a private improvements area 
as “that portion of any public street right-of-way in the city which is neither street system area 
nor shoulder parking area”.     
 
Pursuant to §12.56.060, the City may issue an encroachment permit to allow improvements to 
be installed and maintained by abutting private property owners, within the private 
improvements area.  Minor permits may be issued by the Public Works Director for mailboxes, 
fences, walkways, driveways, and landscaping that comply with specific standards.  Major 
Permits, for improvements beyond those listed under the discretion of the Public Works 
Director, require approval by the Planning Commission. The suspended driveway and walkway 
are almost entirely within the City right-of-way extending twenty feet between the sidewalk and 
the front property line.  This significant improvement requires a Major Revocable Encroachment 
Permit.   
 
The Planning Commission must evaluate the following considerations when deciding whether or 
not to issue a major encroachment permit.  Staff analysis of the current application follows each 
review criteria.    
 

1. The expense and difficulty that will be entailed in removing the improvement in the event 
of street widening;  
Staff analysis: Within the revocable/hold harmless agreement, the owner must agree 
that the removal of the structure, when so ordered by the city, shall be at the permittee’s 
expense and not the expense of the city.  A suspended driveway is an expensive 
improvement to build and to have removed.  Although the revocable/hold harmless 
agreement will require the improvement to be removed at the expense of the applicant, it 
is an expensive improvement to remove in the event of street widening.    Typical 
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encroachments are for retaining walls and less substantial improvements.  The City does 
not have plans at this time to widen the road. 
 

2. Whether the proposed improvements are in conformity with the size, scale, and 
aesthetics of the surrounding neighborhood;  
Staff Analysis: The suspended driveway design has been reviewed by Architectural 
Historian, Leslie Dill, and found to be in conformity with the size and scale, and 
aesthetics of the historic building.  The suspended driveway is similar in width to the 
neighboring suspended driveway.  As previously mentioned, existing driveway access 
from Monterey Avenue within this block is limited; with two driveways accessed on the 
west side and none on the east side.  As a highly utilized pedestrian corridor and 
roadway, an additional driveway cut may have aesthetic impacts on the neighborhood by 
creating additional friction along the busy multimodal corridor. 
 

3. Preservation of views;  
Staff analysis: Views are not impacted by the suspended driveway.  Line of site will be 
required at a maximum height of 30 inches on either side of the driveway for a minimum 
of 15 feet.  The existing hedge to the north on Monterey Avenue will be required to be 
lowered to 30 inches.  This is on City owned property.  The property to the north will 
likely have their view opened up but privacy decreased.  Currently, the large hedge 
provides privacy between the home to the north and the street.    
 

4. Whether granting the permit would tend to result in the granting of a special privilege, in 
the sense that granting this permit would tend to preclude granting similar permits to 
neighboring properties. If the benefit to the applicant and community is determined to 
exceed the detriment to the community, the permit shall be approved. The Planning 
Commission may, by providing reasonable notice to neighboring property owners, 
develop standards or criteria applicable to the entire block within which the property is 
located.  
Staff analysis:  Existing driveway access from Monterey Avenue within this block is 
limited; with two driveways accessed on the west side and none on the east side.  
Granting a major revocable encroachment permit within this block of Monterey could be 
viewed as a granting of special privilege if the City wished to preclude additional, future 
curb cuts in this area.  Although 221 Monterey is the only home along the west side of 
Monterey without onsite parking, there are many properties throughout the village that 
do not have parking, including 3 homes within the same block along Cherry Street and 
San Jose.  Direct access from Monterey Avenue on the west side is currently only a 
privilege utilized by three properties, two of which share a driveway.   The homes on the 
east side of the street are limited by a significant change in grade and a historic stone 
wall.   
 
The negative impacts of a new driveway cut on the highly utilized safe pedestrian route 
between the public parking lot and the village is a concern.  The detriment to the 
community could outweigh the benefit to the applicant if the permit were granted.  
Friction between pedestrians, cyclists, and cars along a narrow roadway would increase 
which may impair traffic circulation, increase the potential for accidents and impact the 
existing aesthetic setting.     

 
CEQA REVIEW 
Section 15303 of the CEQA Guidelines exempts accessory structures.  This project involves a 
new suspended driveway attached to an existing duplex in the RM-LM (multi-family/low density) 
zoning district.   
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RECOMMENDATION 
The project would provide an additional off-street parking space in an area of the City which has 
a long-standing parking shortage.  Despite this benefit, staff has concerns that the proposed 
new curb cut has the potential to adversely affect traffic circulation and public safety and that 
approval of the project could encourage neighboring property owners to request additional curb 
cuts.  Therefore, staff recommends that the Planning Commission deny application #15-045 
based on the following Findings.   
 
FINDINGS 

A. The application, subject to the conditions imposed, does not secure the purposes 
of the Zoning Ordinance, General Plan, and Local Coastal Plan. 

 Community Development Department Staff, the Architectural and Site Review 
Committee, and the Planning Commission have reviewed the project.  A major revocable 
encroachment permit for a suspended driveway along the 200 block of Monterey Avenue 
does not secure the purposes of the General Plan.  Mobility goal 4 is to “Provide a 
roadway system that enhances community aesthetics and promotes a high quality of 
life”.  Policy MO 8.6 suggests minimizing the frequency of curb cuts and driveway 
intersecting bicycle facilities.   

 
B. The detriment to the community would outweigh the benefit to the applicant if the 

permit were granted. 
Monterey Avenue is a busy multimodal corridor.  This block is part of a major pedestrian 
connection between the beach and village parking lots 1 and 2 and the village.  An 
additional driveway cut has the potential to adversely affect traffic circulation and public 
safety.  
 

C. Removing the improvement in the event of street widening would be expensive 
and difficult.       
Although the revocable/hold harmless agreement will require the improvement to be 
removed at the expense of the applicant, a suspended driveway is an expensive 
improvement to remove in the event of street widening.     

 
ATTACHMENTS:  

1. Project Plans 
2. 221 Monterey Historic Review 
3. Aerial of Monterey Ave 

 
Prepared By: Katie Cattan 
  Senior Planner 
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SECRETARY OF THE INTERIOR'S STANDARDS REVIEW

PROPOSED DRIVEWAY PROJECT

at the

HISTORIC RESIDENCE AT 221 MONTEREY AVENUE

Forrnico Residence

221 Monterey Avenue
(Parcel Number 035-163-15)
Capitola, Santa Cruz County

California

For:

City of Capitola
Attn: Katie Cattan, AICP, Senior Planner
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INTRODUCTION

Summary
This proposed residential rehabilitation and new driveway construction project meets the Secretary of the
Interior's Standards for the Treatment of Historic Properties - Rehabilitation Standards (Standards). The
analysis is described more fully in the report that follows.

Report Intent
Archives & Architecture, LLC (A&A), was retained by the City of Capitola to conduct a Secretary of the
Interior's Standards Review of the proposed rehabilitation and addition project proposed for a historic
property at 221 Monterey Avenue, Capitola, California. A&A was asked to review the exterior elevations,
plans, and site plan of the project to determine if the proposed project is in compliance with the Secretary
of the Interior's Standards for Rehabilitation (Standards). The Standards are understood to be a common
set of guidelines for the review of historic buildings and are used by many communities during the
environmental revievv process to determine the potential impact of a project on an identified resource.

Qualifications
Leslie A. G. Dill, Paitner of the firm Archives & Architecture, has a Master of Architecture with a
certificate in Historic Preservation from the University of Virginia. She is licensed in California as an
architect. Ms. Dill is listed with the California Office of Historic Preservation as meeting the requirements
to perform identification, evaluation, registration, and treatment activities within the professions of
Historic Architect and Architectural Historian in compliance with state and federal environmental laws.
The state utilizes the criteria of the National Park Service as outlined in 36 CFR Part 61.

Review Methodology
For this report, Leslie Dill referred to the historic survey listing of the late-nineteenth-century residence in
the Capitola Architectural Survey, and reviewed the house in its current configuration during a site visit in
April of 2015. Because the 1986 Survey is relatively limited in its description, Ms. Dill then created an
informal in-house list of character-defining features of the house, taking into account the property's age,
design, and location (in an historic area of Capitola). A deeper evaluation did not seem necessary, as the
house was being proposed for the addition of a landscape feature, not for building design alterations. For
the initial report, A&A evaluated a proposed design, electronically submitted in the set of preliminary
prints (Sheets 1, 2, 3, 9, BMP, and S-1) dated March 30 2016, from the designer, Dennis Norton, of
Dennis Norton Home Design and Project Planning, according to the Standards. Upon receipt of the initial
comments, the design was revised and electronically forwarded for review. The architectural sheets 1, 2,
and 3 were revised and updated, dated May 12, 2016. This revised report is based on this design.

Disclaimers

This report addresses the project plans in terms of historically compatible design of the exterior of the
residence and its setting. The consultant has not undertaken and will not undertake an evaluation or report
on the structural conditions or other related safety hazards that might or might not exist at the site and
building, and will not review the proposed project for structural soundness or other safety concerns. The
Consultant has not undertaken analysis of the site to evaluate the potential for subsurface resources.

PROJECT DESCRIPTION:

Character of the Existing Resource
The parcel at 221 Monterey Avenue was first identified as part of the Capitola Architectural Survey
published in 1986. The Survey says merely, "Hillside Cottage/Reynolds boarding house. Architectural
style: Vernacular with Italianate influences. Construction date: ca. 1890. Theme: Economic

ARCHIVES & ARCHITECTURE LLC

4.C
.2

P
acket P

g
. 91

Attachment: 221 Monterey Historic Review  (1481 : 221 Monterey Avenue)



/'%

/

3

Development." To review the design of the proposed driveway, Archives & Architecture, LLC created an
initial in-house list of character-defining features. The list includes, but may not be limited to: the
compact, roughly square, footprint; the raised two-story balloon-framed massing; the multi-level front
entrances facing Monterey Avenue, including transom window and symmetrical faqade at the upper story;
the truncated hip roof, boxed eaves and wood corbels; the flat-board trim, the channel-rustic horizontal
wood siding and lower-level shingle siding with corner boards; and the individual placement of the
double-hung window openings. All of these features are proposed to be preserved in this project.
Alterations include the front porch/deck and stairs, the replacement of various window sash, and the rear
porch design. These elements are also proposed to remain in this project.

Summary of the Proposed Project
The proposed project includes the construction of a raised driveway, at the level of the top floor of the
house, approximately at the same height as the existing balcony floor. A set of exterior steps would link
the Monterey Avenue driveway with the lower levels of the property.

SECRETARY'S STANDARD'S REVIEW:

The Secretary of the Interior's Standards for Rehabilitation (Standards), originally published in 1977 and
revised in 1990, include ten standards that present a recommended approach to repair, while preserving
those portions or features that convey a resource's historical, cultural, or architectural values.-
Accordingly, Standards states that, "Rehabilitation is defined as the act or process of making possible a
compatible use for a property through repair, alterations, and additions while preserving those portions or
features which convey its historical, cultural, or architectural values." Follow!ng is a summary-of the
review with a list of the Standards and associated analysis for this project:

1. ?A property will be used as it was historically or be given a new use that requires minimal
change to its distinctive materials, features, spaces, and spatial relationships."

Analysis: There is no change of use proposed for this residential property.

2. ?The historic character of a property shall be retained and preserved. The removal of
historic materials or alteration of features, spaces, and spatial relationships that
characterize a property will be avoided.?

Analysis: No historic massing of the house is proposed for removal in this phase of work; the
forms and footprints of the historic residence will be preserved. The spatial separation of the
house from the roadway will be preserved; the steep retaining wall will remain, and the full-
height of the house will be perceptible along the sides of the proposed new driveway. In
particular, the corners of the historic balloon-framed house will be visible from the street and seen
in three dimensions.

3. ?Each property will be recognized as a physical record of its time, place, and use. Changes
that create a false sense of historical development, such as adding conjectural features or
architectural elements from other historic properties, will not be undertaken.?

Analysis: There are no proposed changes that might be mistaken for original features or copied
from other properties. The proposed areas of matching siding will be used in modern proportions
and in a modern context; these features will not create a false sense of historical development. All
new elements have adequate differentiation (See also Standard 9).

ARCHIVES & ARCHITECTURE LLC
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4. ?Changes to a property that have acquired historic significance in their own right will be
retained and preserved."

Analysis: No existing changes to the property have been identified as having acquired historic
significance in their own right. No portion of the existing house is proposed for alteration.

s. ?Distinctive materials, features, finishes, and construction techniques or examples of
craftsmanship that characterize a property will be preserved."

Analysis: The features and finishes that characterize the main house are shown as preserved on
the proposed drawings. Specifically, this includes: the form, detailing, and materials.

6. ?Deteriorated historic features will be repaired rather than replaced. Where the severity of
deterioration requires replacement of a distinctive feature, the new feature will match the
old in design, color, texture, and, where possible, materials. Replacement of missing features
will be substantiated by documentary and physical evidence."

Analysis: The current physical condition of the house visually appears to be very good, and the
historic features are shown as generally preserved in the pro5ect drawings. The cover sheet
includes a notation identifying the house as historically significant, with the understanding that no
work is proposed at the existing house or deck.

7. ?Chemical or physical treatments, if appropriate, will be undertaken using the gentlest
means possible. Treatments that cause damage to historic materials will not be used.?

Analysis: No chemical or physical treatments are shown as proposed in this proposed phase of
work.

8. ?Archeological resources will be protected and preserved in place. If such resources must be
disturbed, mitigation measures will be undertaken.?

Analysis: Archeological resources are not evaluated in this report.

9. ?New additions, exterior alterations or related new construction will not destroy historic
materials, features, and spatial relationships that characterize the property. The new work
shall be differentiated from the old and will be compatible with the historic materials,
features, size, scale and proportion, and massing to protect the integrity of the property and
its environment."

Analysis: The proposed driveway is generally differentiated from the design of the historic house,
and is compatible with the historic property in size, scale, and proportion.

The driveway is shown as separate from the historic residence and separate from the existing two-
story front porch /deck. The fabric of the historic residence is preserved adjacent to the new
construction.

The driveway is narrower than the historic house, so the outer corners and three-dimensional
perception of the house will be preserved in this design. The driveway does not overpovver the
historic house in massing or form. The proposed new stairway follows the slope of the hillside,
and does not visually block views of the historic house.

ARCHIVES & ARCHITECTURE LLC
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The structure is proposed to consist of concrete columns and a concrete deck with a wood frame
and mixed-material handrails. The concrete columns and deck provide a sense of differentiation
while the conventional wood framing, with its repetitive structural elements, provides a
compatible scale with the historic wood-framed house and its repetitive horizontal siding.

The mixture of glazed hand rail material and sided wall segments in the new construction are in
scale with the historic fabric of the house, which consists of many smaller elements (siding
boards, window panes, pieces of trim, etc.). The regular rhythm of the two kinds of handrail
panels, and the proportionately small areas, of the reflective glazing are compatible with the
traditional materials of the historic property. As currently proposed, the glass will not "disappear"
in the context of the historic property and neighborhood, but will be a visible "modern" element,
providing differentiation without overpowering the historic features of the house and
neighborhood. The size of the glazing panels is illustrated in the plans as of a similar size and
scale with the overall dimensions of the windows in the historic house and surrounding historic
neighborhood, and the guardrail wall panels are similar in proportion to the historic wall
segments of the house, and include materials that match the historic fabric without creating a false
sense of historicism (see also Standard 3).

10. ?New additions and adjacent or related new construction will be undertaken in such a
manner that, if removed in the future, the essential form and integrity of the historic
property and its environment would be unimpaired.?

Analysis: The proposed design would preserve the essential form and integrity of the historic
property. The critical character-defining features of the house and site would be unimpaired in
this project.

Conclusion

The currently proposed rehabilitation and addition project meets the Secretary of the Interior's Standards
for Rehabilitation.

ARCHIVES & ARCHITECTURE LLC
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