AGENDA
CAPITOLA PLANNING COMMISSION
Thursday, April 5, 2018 - 7:00 PM

Chairperson Sam Storey

Commissioners Linda Smith
Ed Newman
TJ Welch

Susan Westman

1. ROLL CALL AND PLEDGE OF ALLEGIANCE
2. NEW BUSINESS
3. 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

4. APPROVAL OF MINUTES

A. Approval of draft March 1, 2018, Planning Commission minutes

1. Planning Commission - Regular Meeting - Mar 1, 2018 7:00 PM

5. CONSENT CALENDAR

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

A. 110 Hollister Avenue #18-0085 APN: 036-144-10
Design Permit to demolish an existing, one-story single-family residence and construct a
new two-story single-family residence in the R-1 Single-Family Zoning District.
This project is in the Coastal Zone and requires a Coastal Development Permit that is
appealable to the California Coastal Commission.
Environmental Determination: Categorical Exemption
Property Owner: Lisa and Mark Garrigues
Representative: Clark E Shultes
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6. PUBLIC HEARINGS

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

A. 1098 38th Avenue #18-0052 APN: 034-172-01
Fence exception to permit a six-foot high fence in the front yard along the side property line
and an eight-foot high solid fence on the side property line extending to the rear property
line. This project is located in the RM-M (Multi-Family Medium Density) zoning district.
This project is in the Coastal Zone and does not require a Coastal Development Permit.
Environmental Determination: Categorical Exemption
Property Owner: Central California Alliance for Health

B. 1725 48th Avenue #17-0403 APN: 034-022-41
Design Permit and Conditional Use Permit to convert an existing historic barn into an
Accessory Dwelling Unit and build a new single car garage in the R-1 (Single-Family
Residential) zoning district.
This project is in the Coastal Zone and requires a Coastal Development Permit that is not
appealable to the California Coastal Commission.
Environmental Determination: Categorical Exemption
Property Owner: Michael and Elizabeth Adams
Representative: Dennis Norton Filed: 10/10/17

C. 4201 Capitola Road  #17-0441 APN: 034-121-36 & 37
Tentative Map for a three-lot subdivision, Design Permit for three new single-
family homes, Variance request to allow encroachments into side yard setbacks,
and demolition of two existing structures located at 4201 Capitola Road within
the CN (Neighborhood Commercial) zoning district.
This project is in the Coastal Zone and requires a Coastal Development Permit
which is not appealable to the California Coastal Commission after all possible
appeals are exhausted through the City.
Property Owner: Magnolia Tree Investments
Representative: Matthew Thompson, Architect. Filed: 11.09.2017

7. DIRECTOR'S REPORT
8. COMMISSION COMMUNICATIONS

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

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

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

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

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

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

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



http://www.cityofcapitola.org/
http://www.cityofcapitola.org/

4.A.1

DRAFT FINAL MINUTES
CAPITOLA PLANNING COMMISSION MEETING
THURSDAY, MARCH 1, 2018
7 P.M. - CAPITOLA CITY COUNCIL CHAMBERS

1. ROLL CALL AND PLEDGE OF ALLEGIANCE
Commissioner Smith: Present; Commissioner Welch: Present; Chairperson Storey: Present;
Commissioner Newman: arrived at 7:05 p.m. Commissioner Westman was absent [excused].

2. NEW BUSINESS

A. Commission Roster Update

i. Traffic & Parking Commission

Director Grunow reported that the City is updating the composition of many of its committees to
include a student member. As part of that process, it was determined it would be a good time to
confirm interest in continuing to have a Planning Commissioner participate on the Traffic and
Parking Commission, and report back to the City Council.

Commissioner Welch confirmed that he is still willing to serve, if needed. Commissioner Smith
asked about receiving feedback from the Traffic and Parking Commission before making a
recommendation to the City Council. She thanked Commissioner Welch for his participation and
noted that she would also be willing to serve if no other representative was available.

Parking and Traffic Commission Member Carin Hanna spoke in support of having the expertise
of a Planning Commissioner participate on the Traffic and Parking Commission and noted that
the Commission is now only meeting quarterly.

Chairperson Storey suggested that any discussion regarding the makeup of the commission
should first go to them to discuss the options for the makeup of the commission.

Director Grunow will report to City Council that there is no interest in separating the Planning
Commission representative from the Traffic and Parking Commission.

RESULT: RECEIVED REPORT AND PROVIDED DIRECTION

3. ORAL COMMUNICATIONS
A. Additions and Deletions to Agenda
Director Grunow reported that an Errata sheet was added to item 6.A.

B. Public Comments - None

C. Commission Comments

Minutes Acceptance: Minutes of Mar 1, 2018 7:00 PM (Approval of draft March 1, 2018, Planning Commission minutes)

Commissioner Newman has a communication that he will save to the end of the meeting.
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D.

Commissioner Smith invited everyone to attend a Grand Opening/Book Sale hosted by the
Friends of the Santa Cruz Public Libraries at a storefront book sale at the Capitola Mall, next
to Starbucks, just inside the mall's main entrance on Saturday, March 3, from 10 a.m. to 4
p.m. Proceeds benefit the Capitola Branch Library.

Chairperson Storey noted that a new art railing will be installed fairly soon in front of the
Bella Roma restaurant and the neighboring office space on Capitola Avenue.

Staff Comments - None

4. APPROVAL OF MINUTES

1. Planning Commission - Regular Meeting - Jan 18, 2018 7:00 PM
RESULT: ACCEPTED [UNANIMOUS]

MOVER; Edward Newman, Commissioner

SECONDER: TJ Welch, Commissioner

AYES: Smith, Newman, Welch, Storey

EXCUSED: Westman

2.  Planning Commission - Regular Meeting - Feb 1, 2018 7:00 PM
RESULT: ACCEPTED [UNANIMOUS]

MOVER: TJ Welch, Commissioner

SECONDER: Sam Storey, Chairperson

AYES: Smith, Newman, Welch, Storey

EXCUSED: Westman

5. CONSENT CALENDAR

A.

409 Pilgrim Drive 17-0501 035-101-11

Design Permit for a single-family home which includes an attached secondary

dwelling unit located at 409 Pilgrim Drive within the R-1 (Single-Family) zoning
district.

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

Environmental Determination: Categorical Exemption

Property Owner: John & Tricia Slater

Representative: Dennis Norton. Filed: 12-15-2017

Director Grunow recused himself and left the dais due to the applicant being his landlord.

Commissioner Smith requested adding condition limiting short term rental for 30 days and
the property owner indicated that this condition was acceptable.

MOTION: Approve the Design Permit and Coastal Development Permit with the
amended conditions and findings:

4.A.1

Minutes Acceptance: Minutes of Mar 1, 2018 7:00 PM (Approval of draft March 1, 2018, Planning Commission minutes)
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CONDITIONS OF APPROVAL

1.

10.

11.

The project approval consists of construction of a 3,121 square-foot single-family home
with an attached accessory dwelling unit. With the increased allowance for the
accessory dwelling unit, the maximum Floor Area Ratio for the 5,271 square foot
property is 60% (3,163 square feet). The total FAR of the project is 59% with a total of
3,121 square feet, compliant with the maximum FAR within the zone. The proposed
project is approved as indicated on the final plans reviewed and approved by the
Planning Commission on March 1, 2018, except as modified through conditions imposed
by the Planning Commission during the hearing.

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

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

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

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

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

Prior to issuance of building permit, all Planning fees associated with permit #17-0501
shall be paid in full.

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

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

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

Prior to issuance of building permits, the applicant shall submit a stormwater
management plan to the satisfaction of the Director of Public Works which implements

4.A.1

Minutes Acceptance: Minutes of Mar 1, 2018 7:00 PM (Approval of draft March 1, 2018, Planning Commission minutes)
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12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

22.

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

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

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

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

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

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

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

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

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

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

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

The floor area for secondary dwelling units shall not exceed 487 square feet as

4.A.1

Minutes Acceptance: Minutes of Mar 1, 2018 7:00 PM (Approval of draft March 1, 2018, Planning Commission minutes)
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approved by the Planning Commission.

23. At time of submittal for building permit review, a water will serve letter for the second
dwelling unit must be submitted to the City or a letter of understanding that the owner will
not be granted occupancy until such letter is submitted to the City.

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

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

b. The unitis restricted to the approved size of 487 square feet;

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

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

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

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

FINDINGS

1. The project, subject to the conditions imposed, secures the purposes of the
Zoning Ordinance, General Plan, and Local Coastal Plan.
Community Development Staff, the Architectural and Site Review Committee, and the
Planning Commission have all reviewed the project. The proposed single-family
residence and accessory dwelling unit comply with the development standards of the
Single-Family District. In addition, all of the ADU development requirements of Capitola
Municipal Code §17.99.050 have been met. The project secures the purpose of the
Zoning Ordinance, General Plan, and Local Coastal Plan

2. The project will maintain the character and integrity of the neighborhood.
Community Development Staff, the Architectural and Site Review Committee, and the
Planning Commission have all reviewed the application for the new single-family home
with an attached accessory dwelling unit. The design of the home with horizontal siding
on the second story, stucco siding with stone wainscot on the first story, and the trellis
above the front entry way will fit in nicely with the existing neighborhood. The project will
maintain the character and integrity of the neighborhood.

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

Section 15303(b) of the CEQA Guidelines exempts a duplex or similar multi-family
residential structure, totaling no more than four dwelling units. This project involves a
new single-family residence with an attached accessory dwelling unit within the R-1
(Single-Family Residential) zoning district. No adverse environmental impacts were
discovered during review of the proposed project.

COASTAL FINDINGS
D. Findings Required.
A. 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:

Minutes Acceptance: Minutes of Mar 1, 2018 7:00 PM (Approval of draft March 1, 2018, Planning Commission minutes)
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a. A statement of the individual and cumulative burdens imposed on public access and
recreation opportunities based on applicable factors identified pursuant to
subsection (D)(2) of this section. The type of affected public access and recreation
opportunities shall be clearly described;

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

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

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

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

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

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

e The proposed project is located at 409 Pilgrim Drive. The home is not located in
an area with coastal access. The home will not have an effect on public trails or
beach access.

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

Minutes Acceptance: Minutes of Mar 1, 2018 7:00 PM (Approval of draft March 1, 2018, Planning Commission minutes)
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or affect the shoreline processes at the site. Identification of anticipated changes to
shoreline processes at the site. Identification of anticipated changes to shoreline
processes and beach profile unrelated to the proposed development. Description
and analysis of any reasonably likely changes, attributable to the primary and
cumulative effects of the project, to: wave and sand movement affecting beaches in
the vicinity of the project; the profile of the beach; the character, extent, accessibility
and usability of the beach; and any other factors which characterize or affect
beaches in the vicinity. Analysis of the effect of any identified changes of the
project, alone or in combination with other anticipated changes, will have upon the
ability of the public to use public tidelands and shoreline recreation areas;

e The proposed project is located along Pilgrim Drive. No portion of the project is
located along the shoreline or beach.

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

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

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

e The proposed project is located on private property on Pilgrim Drive. The project
will not block or impede the ability of the public to get to or along the tidelands,
public recreation areas, or views to the shoreline.

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

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

Minutes Acceptance: Minutes of Mar 1, 2018 7:00 PM (Approval of draft March 1, 2018, Planning Commission minutes)
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by written findings of fact, analysis and conclusions which address all of the

following:

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

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

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

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

D. Findings for Management Plan Conditions. Written findings in support of a
condition requiring a management plan for regulating the time and manner or
character of public access use must address the following factors, as applicable:
a. ldentification and protection of specific habitat values including the reasons

supporting the conclusions that such values must be protected by limiting the hours,
seasons, or character of public use;

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

b. Topographic constraints of the development site;
e The project is located on a flat lot.

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

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

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

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

E. 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);

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

F. Project complies with visitor-serving and recreational use policies;

Minutes Acceptance: Minutes of Mar 1, 2018 7:00 PM (Approval of draft March 1, 2018, Planning Commission minutes)
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have priority over private residential, general industrial, or general commercial
development, but not over agriculture or coastal-dependent industry.

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

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

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

¢) Visitor-serving facilities that cannot be feasibly located in existing developed
areas shall be located in existing isolated developments or at selected points of
attraction for visitors.

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

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

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

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

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

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

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

J. Demonstrated availability and adequacy of water and sewer services;

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

K. Provisions of minimum water flow rates and fire response times;

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

Minutes Acceptance: Minutes of Mar 1, 2018 7:00 PM (Approval of draft March 1, 2018, Planning Commission minutes)
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o 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.

M. Provision of park dedication, school impact, and other fees as may be required;
e The project will be required to pay appropriate fees prior to building permit issuance.

N. Project complies with coastal housing policies, and applicable ordinances
including condominium conversion and mobile home ordinances;

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

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

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

P. Project complies with Monarch butterfly habitat protection policies;

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

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

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

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

e Geologic/engineering reports have been prepared by qualified professionals for this
project. Conditions of approval have been included to ensure the project applicant
shall comply with all applicable requirements of the most recent version of the
California Building Standards Code.

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

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

T. Project complies with shoreline structure policies;

Minutes Acceptance: Minutes of Mar 1, 2018 7:00 PM (Approval of draft March 1, 2018, Planning Commission minutes)
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U. The uses proposed are consistent with the permitted or conditional uses of the
zoning district in which the project is located;

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

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

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

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

a.

RESULT:
MOVER:

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

. The neighborhood preferential parking program areas are as established in

Resolution Numbers 2433 and 2510.

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

permits.

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

that:

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

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

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

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

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

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

holders and transient occupancy permit holders.

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

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

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

APPROVED AS AMENDED [UNANIMOUS]
Linda Smith, Commissioner

SECONDER: TJ Welch, Commissioner

AYES:

Smith, Newman, Welch, Storey

EXCUSED: Westman

4.A.1
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6. PUBLIC HEARINGS

A. 1810 Wharf Road #17-0381 APN: 035-111-02
Design Permit, Conditional Use Permit, and Coastal Development Permit for an addition to
a historic single-family residence with a detached garage in the R-1/AR (Single
Family/Automatic Review) Zoning District. The proposal includes a variance for height of
the water tower, the front yard setback of the detached garage, reduction of onsite parking,
and for exceeding the maximum value of a non-conforming structure.
This project requires a Coastal Development Permit which is appealable to the California
Coastal Commission after all possible appeals are exhausted through the City.
Environmental Determination: Categorical Exemption
Property Owner: Benjamin Strock
Representative: Benjamin Strock, filed: 6/27/16

Senior Planner Herlihy presented the project. The Commissioners had various questions
and concerns. Chairperson Storey suggested discussing and considering each variance
request and the fence exception separately.

The applicant's designer, Derek Van Alstine, responded to the questions and concerns, and
explained that a tree on the property made it difficult to get another parking space.

Designer Van Alstine suggested removing the two-foot planting strip to get two smaller
spaces in front of the garage and discussed some other options, which resulted in the
Commission directing staff to work with the applicant on possible solutions. Commissioner
Smith requested that the wording clearly indicate that the garage be shorter and not moved
back. Senior Planner Herlihy recommended that the internal garage spaces should be
10x20.

MOTION: Approve Design Permit, Conditional Use Permit, Coastal Development Permit, and
variances for height of the water tower, the front yard setback of the detached garage, and for
exceeding the maximum value of a non-conforming structure; deny variance request for parking
reduction; and deny exception request for fence height, with the following conditions and
findings:

CEQA (modified)

CEOQA exemption 815183. Projects Consistent with a Community Plan, General Plan, or
Zoning. The project qualifies for an exemption under CEQA 815183 because it is consistent
with the development standards of the City’'s 2014 General Plan. The project proposes and
addition to a historic single-family home with a new detached garage. The project does not
increase the density of the property and there is nothing peculiar about the parcel or the project
which may result in a new or more severe environmental impact that was not anticipated under
the General Plan EIR. The project would also not result in any new or more severe cumulative
impacts, nor is there any new substantial information which was not known at the time the
General Plan EIR was certified.

The project site is located within the City’s archaeological resources overlay zoning district, and
therefore grading activities associated with the project may have a significant effect on cultural
resources. Accordingly, mitigation measures consistent with the General Plan EIR (Cult-2) have
been incorporated into the conditions of approval. The conditions require preparation of a
cultural resource monitoring plan by a qualified archaeologist prior to any earthwork and a
cultural resource monitoring program during all grading activities.

Minutes Acceptance: Minutes of Mar 1, 2018 7:00 PM (Approval of draft March 1, 2018, Planning Commission minutes)
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CONDITIONS OF APPROVAL

1.

\l

10.

11.

12.

The project approval consists of a 732 square-foot addition to an existing 2,232 square-foot
home. The project also includes an 815 square-foot detached garage. The maximum Floor
Area Ratio for the 13,283-square foot property is 60% (7,910 square feet). The total FAR of
the project is 3,944 square feet, compliant with the maximum FAR within the zone. The
proposed project is approved as indicated on the final plans reviewed and approved by the
Planning Commission on March 1, 2018, except as modified through conditions imposed by
the Planning Commission during the hearing.

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

During the March 1, 2018, Planning Commission meeting the variance request for
decreased onsite parking was denied. At time of submittal for building permit review, four
onsite parking spaces must be shown in the plans. Covered parking spaces shall be a
minimum of 10 feet by 20 feet. Uncovered parking spaces shall be a minimum of 9 feet by
18 feet with the required two feet minimum landscape strip along the side property line.

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

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

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

. Prior to issuance of building permit, a final landscape plan shall be submitted and approved

by the Community Development Department. Landscape plans shall reflect the Planning
Commission approval and shall identify type, size, and location of species and details of
irrigation systems.

Prior to issuance of building permit, all Planning fees associated with permit #17-0381 shall
be paid in full.

Prior to issuance of building permit, all drainage improvements shall be approved by the
Public Works Director.

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

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

Prior to issuance of building permits, a drainage plan, grading, sediment and erosion control
plan, shall be submitted to the City and approved by Public Works. The plans shall be in

4.A.1
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13.

14.

15.

16.

17.

18.

19.

20.

21.

22.

23.

compliance with the requirements specified in Capitola Municipal Code Chapter 13.16 Storm
Water Pollution Prevention and Protection.

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

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

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

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

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

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

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

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

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

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

Prior to submittal of building permit or grading permit, the applicant shall submit a cultural
resource monitoring plan, prepared by a qualified archaeologist, to the satisfaction of the

4.A.1
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24.

25.

26.

27.

28.

29.

30.

31.

Community Development Director. At a minimum, the monitoring plan shall:

a. ldentify all areas of proposed grading or earth disturbing activities which have the
potential to impact historic or prehistoric resources;

b. Identify the qualified archaeological monitor assigned to the project;

c. Describe the proposed monitoring program, including the areas to be monitored, the
duration of monitoring, and monitoring protocols.

d. Outline procedures to be followed if cultural resources are discovered, including
requirements to stop work, consultation with the City and any Native American
participation (as appropriate), resource evaluation, mitigation plan requirements, and
protocols if human remains are encountered.

e. Post-monitoring reporting requirements and curation procedures.

Prior to issuance of a building or grading permit, the applicant shall submit evidence that a
qualified archaeological monitor has been retained to oversee all earthwork activities.

The archaeological monitor shall attend the preconstruction meeting to coordinate required
grading monitoring activities with the construction manager and contractors.

If resources are encountered, the archaeological monitor shall have the authority to stop
work until a significance determination is made.

If significant resources are discovered, work may remain halted at the archaeoloqgist’s
discretion until such time that a mitigation plan has been prepared and implemented with the
concurrence of the Community Development Department.

Following completion of archaeological monitoring, the archaeologist shall submit a
summary and findings of the monitoring work.

a. If no resources are recovered, a brief letter report shall be completed that includes a
site record update on a California Department of Park and Recreation form 523.

b. If significant resources are recovered, the report shall include a preliminary
evaluation of the resources, a preliminary map of discovered resources, a completed
California Department of Park and Recreation form 523, and recommendations for
additional research if warranted.

If human remains are found at any time, the immediate area of the discovery shall be closed
to pedestrian and vehicular traffic within 150 feet of the discovery and the Santa Cruz
County Coroner must be notified immediately. If the Coroner determines that the remains
are Native American, the Native American Heritage Commission shall be notified as
required by law.

The archaeological monitor may discontinue monitoring with approval by the Community
Development Director if he/she finds that site conditions, such as the presence of imported
fill or other factors, indicates that significant prehistoric deposits are not possible.

The archaeologist shall prepare a grading monitoring letter report summarizing all
monitoring work and any recovered resources. The letter report shall be submitted to the
Community Development Department within 30 days following completion of grading
activities.

FINDINGS

4.A.1
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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 within the proposed design.

. 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 new
addition will not overwhelm the historic structure. The design does not compromise the
integrity of the historic resource. The application will maintain the character and integrity of
the neighborhood reinforcing the development pattern of homes being located close to the
street and large setbacks from the creek.

This project is categorically exempt under Section 15301 of the California
Environmental Quality Act

Section 15301 of the CEQA Guidelines exempts minor alterations to existing structures
when the addition to the existing structure is less than 50 percent of the floor area of the
existing home. No adverse environmental impacts were discovered during review of the
proposed project.

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

The special circumstances applicable to the property is that the subject property is a historic
site, with a very steep grade on the rear 2/3 of the lot extending down to the Soquel Creek
and an expanded setback requirement from the riparian corridor. Multiple properties along
Wharf Road extend into the front yard setbacks due to steepness of the lots.

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.

Multiple properties along Wharf Road extend into the front yard setbacks due to steepness
of the lots.

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

4.A.1
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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;

e The proposed project is located at 1810 Wharf Road. The rear property line is located along
the Soquel Creek. The project will not directly affect public access and coastal recreation
areas as it involves a single-family home located along the frontage of Wharf Road. 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;

e The proposed project is located along Wharf Road. 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
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development (including but not limited to, creation of physical or psychological
impediments to public use);

e There is not historic public use on the property.

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

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

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

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

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

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

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

(D) (4) (a—T1) Findings for Management Plan Conditions. Written findings in support of a
condition requiring a management plan for regulating the time and manner or character
of public access use must address the following factors, as applicable:

a. lIdentification and protection of specific habitat values including the reasons
supporting the conclusions that such values must be protected by limiting the
hours, seasons, or character of public use;
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S

The project is adequately setback from the edge of the riparian corridor.
Topographic constraints of the development site;

The project is located on the flat portion of the lot. The steep slope on the rear of the lot will
not be built upon.

Recreational needs of the public;

Public recreation is not impacted by the project.

. 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;

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

. 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.

¢) 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;

4.A.1
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e The project involves the construction of a single-family home. The project complies with
applicable standards and requirements for provision for parking, pedestrian access,
alternate means of transportation and/or traffic improvements.

(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;

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

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

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

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

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

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

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

(D) (12) Project complies with water and energy conservation standards;
e The project is for a single-family home. The GHG emissions for the project are projected at

less than significant impact. All water fixtures must comply with the low-flow standards of the
Soquel Creek Water District.

(D) (13) Provision of park dedication, school impact, and other fees as may be required;
e The project will be required to pay appropriate fees prior to building permit issuance.

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

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

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

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

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

4.A.1
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(D) (17) Project provides drainage and erosion and control measures to protect marine,
stream, and wetland water quality from urban runoff and erosion;

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

(D) (18) Geologic/engineering reports have been prepared by qualified professional for
projects in seismic areas, geologically unstable areas, or coastal bluffs, and project

complies with hazard protection policies including provision of appropriate setbacks and

mitigation measures;

e Conditions of approval have been included to ensure the project applicant shall comply with

all applicable requirements of the most recent version of the California Building Standards
Code.

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

project design;

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

(D) (20) Project complies with shoreline structure policies;
e The proposed project is not located along a shoreline.

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

o This use is an allowed use consistent with the Single-Family/Automatic Review zoning
district.

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

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

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

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

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

SECONDER: TJ Welch, Commissioner

AYES: Smith, Newman, Welch, Storey

EXCUSED: Westman

4.A.1
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B. General Plan Clean-up Discussion

Director Grunow said this item is informational and he is seeking direction from Planning
Commission on proposed corrections to the General Plan and the Land Use Map.

Chairperson Storey noted the use of different nomenclature for the same regions in the
Zoning Code and the General Plan and suggested keeping the names consistent from one
document to the other. Chairperson Storey also commented that he would like to see the
public noticing period allotted more than the 45-day minimum time for the public to review
and comment. After a brief discussion, the Planning Commission directed Director Grunow
to move forward with the proposed corrections.

Peter Pathoe addressed the Planning Commission during the public comment period to say
that his organization, the Santa Cruz Hostel Society, would like to use the Rispin Mansion
as a hostel.

RESULT: RECEIVED REPORT AND PROVIDED DIRECTION AS ABOVE

7. DIRECTOR'S REPORT

Director Grunow reported that a discussion about traffic control in the Jewel Box neighborhood
at the last City Council meeting resulted in new direction given to staff to evaluate additional
options and return to them at a future date.

Director Grunow also mentioned that another discussion on the marijuana ordinance is
expected to take place sometime in April to discuss the Council’s interest in considering limited
retail sales in the regional commercial zoning district, basically the area north of Capitola Road,
on 41 Avenue. They did indicate that they are not interested in any cultivation or processing
facilities in town.

The League of California Cities is holding its annual Planning Commissioners Academy in
Monterey, April 4 — 6, 2018, if any Commissioners are interested in attending.

8. COMMISSION COMMUNICATIONS

Commissioner Newman thanked the staff regarding the 1810 Wharf Road project for
researching the history of the neighboring property (Kisling property), and noted the difference
between the roles of the staff and the Commissioners.

Commissioner Smith asked if the Zoning Code is now adopted outside of the Coastal Zone and
if there would be anything that compares the two? Senior Planner Herlihy responded that she
has been working on getting that information live online and in print for the Commissioners. The
tables will reflect the new codes on any future projects that come in that are outside of the
Coastal Zone.

Commissioner Welch asked for clarification on whether the businesses would be notified of any
new proposed changes to the marijuana ordinance.

Minutes Acceptance: Minutes of Mar 1, 2018 7:00 PM (Approval of draft March 1, 2018, Planning Commission minutes)
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STAFF REPORT

TO: PLANNING COMMISSION

FROM: COMMUNITY DEVELOPMENT

DATE: APRIL 5, 2018

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

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

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

Environmental Determination: Categorical Exemption

Property Owner: Lisa and Mark Garrigues

Representative: Clark E Shultes

APPLICANT PROPOSAL

The applicant is proposing a new single-family home located at 110 Hollister Avenue within the
R-1 (Single-Family Residential) zoning district. The existing home is not listed on the 2005 City
of Capitola Historic Structures List or the 2004 Depot Hill Feasibility Study. The applicant is
proposing to demolish the existing home and build a new, two-story single-family home that
complies with all the development regulations within the R-1 zoning district.

BACKGROUND
The Architectural and Site Review Committee reviewed the application on March 14th, 2018,
and provided the applicant with the following direction:

Public Works Representative, Danielle Uharriet, requested that the applicant show the 10-foot
right-of-way on the plans and a driveway approach that complies with the 16 feet maximum
width. Ms. Uharriet informed the applicant that they can landscape the right-of-way in front of
their property with the recordation of a minor revocable encroachment permit.

Building Official, Fred Cullum: had no suggested revisions.

Local Architect, Frank Phanton: complimented the design and the consideration given to
neighboring structures.

City Planner, Katie Herlihy: noted that the application is in compliance with all zoning
regulations.
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Following the Architectural and Site Review hearing, the applicant modified the site plan to

narrow the driveway approach and landscape the right-of-way.

ZONING SUMMARY

The following table outlines the zoning code requirements for development in the R-1 Single
Family zoning district. The new single-family home complies with all development standards of

the R-1 district.

R-1 (Single Family Residential) Zoning District

5.A

Development Standards

Building Height

R-1 Regulation

Proposed

25ft. - 0in.

24 ft. 21in.
Chimney height exception
allowed per §17.81.070

Floor Area Ratio (FAR)

Lot Size

4,000 sq. ft.

Maximum Floor Area Ratio

54 % (Max 2,160 sq. ft.)

Basement

250 sq. ft. (exempt from FAR)

First Story Floor Area 1,154 sq. ft.

Second Story Floor Area 974 sq. ft.

Covered Porch and Upper Story Deck 26 sq. ft. (176-150)
TOTAL FAR 2,154 sq. ft.

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

R-1 Regulation

Proposed

Front Yard 1% Story

15 ft.

18 ft. from right-of-way

Front Yard 2" Story &
Garage

20 ft

20 ft. ft. from right-of-way

area

Side Yard 1% Story 10% lot | Lot width 40 ft 4 ft. from property line
width | 4 ft. min.
Side Yard 2" Story 15% of | Lot width 40 ft. 6 ft. from property line
width 6 ft. min
Rear Yard 1% Story 20% of | Lot depth 100 ft. | 38 ft. from property line
lot depth | 20 ft. min.
Encroachments (list all) 12 in. roof overhang into front
and side yards.
Parking
Required Proposed
Residential (from 2001 sq. ft. | 3 spaces total 3 spaces total
up to 2,600 sq. ft.) 1 covered 1 covered
2 uncovered 2 uncovered
Garage and Accessory Bldg. | Complies with Standards? Yes
Garage Yes Complies
Underground Utilities: required with 25% increase in Required

DISCUSSION

The existing residence at 110 Hollister Avenue is a one-story, single-family residence that is not
historically significant. The applicant is proposing to demolish the existing residence and
construct a new two-story, single-family residence. The property is located in the Depot Hill
neighborhood and is surrounded by one- and two-story single-family homes.
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The proposed craftsman style residence compliments the surrounding neighborhood with lap
siding on the first story and board and batten on the second story. The proposed craftsman
style features include: exposed rafters, knee bracing in gable ends, top border light windows,
and aluminum clad windows and doors throughout. The home is well articulated with second
floor setback from the first, a prominent stucco chimney on the front facade, and a second story
deck on the front corner.

The proposed 2,153 square foot residence is required to have three on-site parking spaces, one
of which must be covered. The proposal includes three parking spaces: one in the garage and
two on the driveway. The proposal complies with all relevant code requirements and limitations
of the R-1 Zoning district.

CEQA

Section 15303(a) of the CEQA Guidelines exempts one single family residence, or a second
dwelling unit in a residential zone. No adverse environmental impacts were discovered during
review of the proposed project.

RECOMMENDATION
Staff recommends the Planning Commission review the application and approve project
application #18-0085.

CONDITIONS OF APPROVAL

1. The project approval consists of demolition of the existing home and construction of a
new 2,152-square-foot single-family residence. The maximum Floor Area Ratio for the
4,000-square-foot property is 54% (2,160 square feet). The total FAR of the project is
54% with a total of 2,154 square feet, compliant with the maximum FAR within the zone.
The proposed project is approved as indicated on the final plans reviewed and approved
by the Planning Commission on April 5, 2018, except as modified through conditions
imposed by the Planning Commission during the hearing.

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

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

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

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

6. Prior to issuance of building permit, a final landscape plan shall be submitted and
approved by the Community Development Department. Landscape plans shall reflect

5.A
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10.

11.

12.

13.

14.

15.

16.

5.A

the Planning Commission approval and shall identify type, size, and location of species
and details of irrigation systems.

Prior to issuance of building permit, all Planning fees associated with permit #18-0085
shall be paid in full.

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

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

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

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

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

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

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

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

Prior to issuance of a Certificate of Occupancy, compliance with all conditions of
approval shall be demonstrated to the satisfaction of the Community Development
Director. Upon evidence of non-compliance with conditions of approval or applicable
municipal code provisions, the applicant shall remedy the non-compliance to the
satisfaction of the Community Development Director or shall file an application for a
permit amendment for Planning Commission consideration. Failure to remedy a non-
compliance in a timely manner may result in permit revocation.
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17. This permit shall expire 24 months from the date of issuance. The applicant shall have
an approved building permit and construction underway before this date to prevent
permit expiration. Applications for extension may be submitted by the applicant prior to
expiration pursuant to Municipal Code section 17.81.160.

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

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

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

ATTACHMENTS:
1. 110 Hollister Plans

Prepared By: Katie Herlihy
Senior Planner
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6.A

STAFF REPORT

TO: PLANNING COMMISSION
FROM: COMMUNITY DEVELOPMENT
DATE: APRIL 5, 2018

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

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

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

Environmental Determination: Categorical Exemption

Property Owner: Central California Alliance for Health

APPLICANT PROPOSAL

The application is for a fence exception for the height and material of a new fence along the side
property lines at 1098 38" Avenue located within the RM-M (Multi-Family Medium Density)
zone.

BACKGROUND

1098 38" Avenue was previously the site of the Capitola Manor, a residential care facility for the
elderly. The property sold in 2016 to a new owner that plans to remodel the facility into a skilled
nursing facility with 95 beds. The project does not require a conditional use permit as the land
use falls under the previously approved conditional use permit for a convalescent hospital. The
applicant is not adding onto the facility, but will be upgrading the exterior with new windows and
paint.

Building permits are currently under review by the Office of Statewide Health Planning and
Development (OSHPD). Under state law, skilled nursing facilities are exempt from local
jurisdiction building plan review. The facility remodel is currently under review by OSHPD.

The owner would like to replace the dilapidated fence along the side property lines with a new
fence, which is under the purview of the City. The applicant is requesting height and design
exceptions to provide increase privacy for the patient and prevent trespassing from the railroad
tracks.

DISCUSSION

The property borders the railroad tracks along the north property line and the Shangri-La mobile
home park to the south. Along the train tracks, the fence is staggered with heights ranging from
five-feet one-inch high to six-feet three-inches high. Gaps in this fence have been patched with
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plywood boards that extend up to 8-feet tall. On the south side, the existing wood fence ranges
in height from four-feet to seven-feet six-inches. No changes are proposed to the concrete block
wall at the rear of the property or the vinyl fence along the front property line.

The applicant is proposing to replace fencing along the side property lines only. The proposed
fence is six-feet in height from the front property line to the front fagade of the existing building.
At the point of the front facade of the building, the fence is proposed to be eight feet in height of
solid fence extending to the rear property line. The proposed fence is a solid redwood fence,
stained with a natural redwood color and no lattice. The proposal is identical for both sides of
the property.

Fence Exception

Chapter 17.54 of the Capitola Municipal code outlines regulations for fence permits. Pursuant to
§17.54.020. A, fences between the front property line and the front line of the principal building,
are limited to a maximum height of three-feet six-inches. On the part of the property back of the
front line of the principal building, the maximum height permitted is eight feet, provided that the
top two-feet is made of lattice or other open material.

817.54. 020.B allows the Planning Commission to approve an alternative locations, height, and
materials for fences. The applicant is requesting two exceptions. One for the height of the fence
in the area in front of the principal building to exceed the 42-inch limit up to six feet. The second
exception requested is for materials to not require lattice on the top two feet of fencing on the
eight-feet high sections. There are no criteria in the code for the Planning Commission to review
when making a fence height exception.

The land use of the property and the surrounding properties should be taken into consideration
by the Planning Commission when deciding whether or not to approve the requested exception.
The medical facility is designed with each patient room having large windows that look out to the
periphery of the property. The request for the eight feet of solid fence is to provide additional
privacy for the patients from the public along the railroad track and residents at the mobile home
park.

The future use of the railroad tracks is currently under consideration regionally for rail, trail, or a
combination of the two. Line of sight will be important all future options. The Public Works
Director will require that the fence be limited to 30 inches for the first 30 feet from the front
property line along the tracks to ensure line of sight.

On the south property line, the existing fence is at the 42-inch height limit and transitions slightly
higher at the first mobile home. The front fagade of the first mobile home is approximately
twenty-five-feet back from the sidewalk. The adjacent mobile home park is supportive of the
proposed fence exceptions and sharing the cost. (Attachment 3) Staff recommends that the
Planning Commission limit the fence height on the south property line to be limited to 42-inches
to the front fagcade of the first mobile home. This would provide privacy while maintaining a
neighborhood aesthetic along the frontage. Exhibit 2 is a diagram of staff's recommendation.

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

RECOMMENDATION
Staff recommends that the Planning Commission approve application #18-0052 with the
requirement that the fence on the north property line be limited to 30-inches in height for the first
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30-feet extending from 38™ Avenue and the fence on the south property line to be limited to 42-
inches to the front facade of the first mobile home based on the following Conditions and
Findings for Approval.

CONDITIONS OF APPROVAL

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

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

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

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

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

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

Community Development Staff, and the Planning Commission have all reviewed the proposed
fence exceptions. The fence conforms to the requirements of the Local
Coastal Program and conditions of approval have been included to carry
out the objectives of the Zoning Ordinance, General Plan and Local
Coastal Plan.

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

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

6.A
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ATTACHMENTS:

1. 1098 38th Avenue Plans
2. Staff Recommendation
3. Shangri-La Estates Public Input

Prepared By: Katie Herlihy
Senior Planner
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Allan Miller Construction

269 Edenvale Ct. Watsonville CA 95076
CA Lic# 746708 / 831-722-2607 / 10-25-17

Fence proposal for Capitcla Manor. Submitted o Shangri-La Mobile Home Park 1040 38 Av.

Santa Cruz CA Atin: Mr. Noel Guzman . Job location 1058 38 Av.

Work to include the following :

1) Install approx.: 250' of &' fence. To extend from the front sidewalk along the property line to the
front of the building. At this point the fence becomes an 8’ fence and will run approx.: 260’ to the
concrete retaining wall at the back of the property. The front section post are to be set in concrete.
The back section will have the posts boited to the concrete retaining wall.

2) Fence to be constructed in the following manner. 4"x 6” pressure treated posts to be set in
concrete or bolted to the retaining wall. Posts to be set approx: 26" deep and approx.: 8’ apart. At
the base a 2"x 1C" pressure treated stringer will run between the posts. A pressure treated 2°x 4”
will set on top of that. A Redwood 27x 47 will be set on top of the posts with 17x 8" fence boards set
in & back and forth pattern in the middle. Last a Redwood 1"x 47 will trim out both sides on the top
and bottom of the fence boards. Design based on photographs supplied by Steve Smith.

3) Demolition and hauling away of the existing fence is also included.

4)  All spoils from the digging of the pest holes to remain on site.

5) Old concrete post bases to be removed only as needed

This section of the project io be completed for the sum of. . $31.976.00

Your 50% Share to be. __ $15,988.00

This proposal may be withdrawn if not accepted within 60 days.
Payment to be made as follows: 10% down. 20% after posts are set. Balance due upon completion.

The above price and \s are satisfactory and accepted.

Attachment: 1098 38th Avenue Plans (1098 38th Avenue)

Signature: Date: / Z ( L* 1 \7
Thank you for your oﬁsid Xn. Allan Milier Construction

/
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Diagram of Staff Recommendation for Fence Height Exception

30 inch max
42 inch max
6 feet max

8 feet max — solid not lattice

6.A.2

Attachment: Staff Recommendation (1098 38th Avenue)
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6.A.3

Shangri-La Estates for Mobile Homes

March 30, 2018

City of Capitola Planning Department
420 Capitola Avenue

Capitola, CA 95010

Attn: Katie Herlihy, AICP

Noel de Guzman
Shangri-La Estates
1040 38" Avenue
Santa Cruz, CA 95062

Subject: Fence Replacement Application At The Property Line Between 1040 and 1098 38™"
Avenue, Santa Cruz, CA 95062.

Dear Mrs. Herlihy,

Please consider this letter as notice that the property owner of Shangri-La Estates for Mobile
Homes (Shangri-La Estates) is in agreement with the proposed fence replacement along the
property line between 1098 38" Ave (The Capitola Manor) and 1040 38™ Ave (Shangri-La
Estates). And, we would support the approval of the related application that was submitted to
your department.

Shangri-La Estates agrees to a new 8-ft tall fence that extends from the rear of the property
along the shared property line to a point that is adjacent to the front, southwest, corner of the
existing Capitola Manor building; and agrees to a new 6-ft tall fence continuing from the point
adjacent to the front, southwest corner of the building to the front of the property (or as
adjusted per code). We believe a new fence, as described above, would provide the
necessary privacy and security to occupants of both properties.

Please feel free to contact me if you have any questions or concerns.
Thank you for your help and consideration in this matter.

Respectfully,

Noel de Guzman

Property Manager/Owner Representative
Shangri-La Estates for Mobile Homes
Cell: 510-579-2859

Shangri-La Estates ¢ 1040 38th Avenue, Santa Cruz, CA 95062 « (831) 475-7494 « shangrilal040@gmail.com

Attachment: Shangri-La Estates Public Input (1098 38th Avenue)
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STAFF REPORT

TO: PLANNING COMMISSION
FROM: COMMUNITY DEVELOPMENT
DATE: APRIL 5, 2018

SUBJECT: 1725 48th Avenue #17-0403 APN: 034-022-41

Design Permit and Conditional Use Permit to convert an existing historic barn
into an Accessory Dwelling Unit and build a new single car garage in the R-1
(Single-Family Residential) zoning district.

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

Environmental Determination: Categorical Exemption

Property Owner: Michael and Elizabeth Adams

Representative: Dennis Norton Filed: 10/10/17

APPLICANT PROPOSAL

The applicant is proposing to convert an existing historic barn/garage to an Accessory Dwelling
Unit and add a new single car garage at 1725 48th Avenue within the R-1 (Single-Family
Residential) zoning district.

BACKGROUND
The Architectural and Site Review Committee reviewed the application on March 14", 2018,
and provided the applicant with the following direction:

Public Works Representative, Danielle Uharriet: had no comments.

Building Department Representative, Fred Cullum: asked about the height of the room in the
middle section of the house (15 ft.) and brought up challenges related to heating, energy
efficiency, and insulation. He also asked about the structural and framing plans for remodeling
the barn building and its foundation. The Building Official and the applicant discussed several
options for completing the project under the current building codes. Senior Planner, Katie
Herlihy, pointed out that if the final plan is going to involve taking the historic structure apart and
putting it back together, they would need to put together a preservation plan that would be
subject to Planning Commission approval.

Local Architect, Frank Phanton: pointed out that the roof plan still included stairs to a loft from a
previous version of the plan that needed to be removed.

Assistant Planner, Matt Orbach: read the key components of the Archives and Architecture third
party historic review of the project to the committee. The report described the defining historical
characteristics of the barn that should be preserved and made three recommendations related
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to: removing the round window that is proposed for the front of the building on the second story,
adding notes about the historic nature of the structure to the front of the plans, and adding notes
to the plans identifying the window, door, and skylight materials to be used. The applicant’s
representative, Dennis Norton, wanted to go on record saying that he and the applicant
disagreed with the recommendation to remove the proposed round window, pointing out that
much of the existing structure has been modified over time and that the addition of the antique
wood frame window being proposed enhances the design of the structure. Local architect
Frank Phanton expressed support for the round window.

Following the Architectural and Site Review hearing, the applicant submitted revised plans
which addressed the committee’s comments, adding the required window, door, and skylight
notes to the plans, and removing the stairwell from the roof plan, but leaving the round window
in the gable-end.

DEVELOPMENT STANDARDS

The proposed barn conversion complies with all development standards for an accessory
dwelling unit in the R-1 (Single- Family Residential) zoning district with the removal of the
second story loft, as outlined in the following table:

R-1 (Single Family Residential) Zoning District

Stories
Maximum Number of Stories: 1 Story 1 story
(Secondary Dwelling Unit) Existing loft to be removed
Development Standards
Existing Building Height R-1 Regulation Proposed
(Secondary Structures)
Existing Garage 15 ft. 17 ft. 9in.
Existing Nonconforming.
New Detached Garage 15 ft. with a max top of wall 10 ft.
plate of 9 ft. 7.5 ft. top of wall plate
Floor Area Ratio (FAR)
Lot Size 8,000 sq. ft.
Maximum Floor Area Ratio 60% (Max 4,800 sq. ft.)
Main House Floor Area 2,815 sq. ft.
Garage Conversion to Secondary Dwelling Unit 580 sq. ft. (Complies)
New Garage 236 sq. ft.
TOTAL FAR 45% (3,631 sq. ft.)
Yards (setbacks are measured from the edge of the public right-of-way)
| R-1 Regulation | Existing and Proposed
Secondary Dwelling Unit (Detached Garage Conversion)
Front Yard 15 ft. 69 ft.
Side Yard 5 ft. 0 ft.
Existing Non-Conforming
Rear Yard 8 ft. 0 ft.
Existing Non-Conforming
New Detached Garage
Front Yard 40 ft. 55 ft.
Side Yard 3 ft. 6 ft.
Rear Yard 8 ft. 211t. 10in.
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Encroachments (list all) Existing barn/garage
encroaches in the rear and
side setbacks.

Parking

Required Proposed

Residential (from 2,600 up to | 4 spaces total 4 spaces total

4,000 sq. ft.) 1 covered 1 covered

3 uncovered 3 uncovered
Underground Utilities: required with 25% increase in Not Required
area
DISCUSSION

The existing residence at 1725 48" Avenue is an historic two-story single-family residence with
an existing nonconforming, historic, two-story barn/garage located on the rear and side property
lines at the southwest corner of the parcel. The barn is an existing non-conforming structure
due to its location within the required setbacks. The applicant is proposing to convert the
existing historic barn into a single-story Accessory Dwelling Unit (ADU) and add a new single
car garage in front of the barn. It is surrounded by one- and two-story single-family homes.

In the original application, the proposed ADU had a stairway to the existing loft area on the
second story, but ADUs are limited to one story. Also, the maximum floor area allowed for an
ADU on an 8,000 square foot lot is 640 square feet and the first-floor area is 580 square feet.
With the loft and the stairway added to the floor area, it exceeded the 640 square feet, so they
were removed.

Conditional Use Permit

A conditional use permit is required for a modification to a historic structure. The City
contracted Archives and Architecture to review the application for consistency with the
Secretary of Interior Standards. In the analysis, the architectural historian created a list of
character-defining features, including: the wide rectangular footprint; the low base; the tall,
narrow, two-story center element with its gabled roof; the narrow rake eaves; and the broad
expanses of horizontal lap siding. It was also noted that many of the materials are not original
and that many alterations and modifications have been made.

The Archive and Architecture review includes the following recommendations:

1. Itis recommended that the round gable-end window be omitted, as it has the capacity to
be understood as an original feature and create a sense of false historicism (Standard
3).

2. ltis 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 how the existing historic elements are to be protected and preserved
during construction (Standards 6 and 7).

3. Itis recommended that the window, door, and skylight materials be specified in notes or
by schedule (Standard 9).

As mentioned in the Architectural and Site review committee comments, the applicant modified
the plans to incorporate suggestion two and three on the plans. The applicant is asking the
Planning Commission to consider the allowance of the round window in the gable end, although
not recommended by the Architectural Historian. Standard 3 of the Secretary of the Interior’s
Standards for Rehabilitation states that “changes that create a false sense of historical
development, such as adding conjectural features or architectural elements from other historic
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properties, will not be undertaken.” Based on this standard, and the Archive and Architecture
recommendation, staff cannot support the introduction of the round window to the gable end.

Preservation Plan

Following the Architectural and Site review committee meeting, the applicant submitted a
preservation plan that proposes two options be given to the applicant: (1) disassemble the
historic barn, catalog and save existing exterior materials, install a foundation and framing, and
then reassemble the exterior materials, or (2) rebuild the structure from the inside, keeping the
exterior of the structure intact. The applicant also proposed that three conditions be attached to
the design permit:

1. Existing siding to be removed (as needed) and carefully stored to be reused after
building has been sheared and waterproofed with priority given to area visible from the
public street.

2. New siding (where needed) shall be to the same dimensions and surface texture as the
existing siding and used only where existing siding is insufficient to cover.

3. Existing trim and details will be maintained and reused as noted in submitted plans, as
much as possible.

The Planning Commission has the discretion in issuing the design permit to require the
recommended historic preservation of stabilizing the structure in place or may allow the
applicant to disassemble and reassemble the building as proposed in option 1. Staff will request
direction from the Planning Commission during the hearing on the preservation method.

Non-conforming Structure

The existing barn is non-conforming as it does not comply with the side- and rear-yard setback.
Pursuant to code section 17.72.070, an existing non-complying structure that will be improved
beyond 80% of the present fair market value of the structure, may not be made unless the
structure is brought into compliance with the current zoning regulations. The remodel will not
exceed the 80% maximum.

CEQA

Section 15303(e) of the CEQA Guidelines exempts accessory structures including garages. 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 #17-0403 with the omission of the round window in the gable end.

CONDITIONS OF APPROVAL
1. The project approval consists of the conversion of an existing historic barn into an

Accessory Dwelling Unit and construction of a new single-car garage. The maximum
Floor Area Ratio for the 8,000 square foot property is 60% (4,800 square feet) with the
addition of the accessory dwelling unit. The total FAR of the project is 45% with a total
of 3,631 square feet, compliant with the maximum FAR within the zone. The staircase
and lodge will be removed to comply with the secondary dwelling unit single story limit
and 540 square feet maximum floor area. The proposed project is approved as indicated
on the final plans reviewed and approved by the Planning Commission on April 5, 2018,
except as modified through conditions imposed by the Planning Commission during the
hearing.

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

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

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

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

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

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

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

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

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

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

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

During construction, any construction activity shall be subject to a construction noise
curfew, except when otherwise specified in the building permit issued by the City.
Construction noise shall be prohibited between the hours of nine p.m. and seven-thirty
a.m. on weekdays. Construction noise shall be prohibited on weekends with the
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15.

16.

17.

18.

19.

20.

21.

22.

exception of Saturday work between nine a.m. and four p.m. or emergency work
approved by the building official. 89.12.010B

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

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

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

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

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

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

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

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

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

b. The unitis restricted to the approved size;

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

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

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

Secretary of the Interior’s Standards and Guidelines for preservation, rehabilitation,
restoration, or reconstruction shall be followed.

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

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

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

Zoning Ordinance, General Plan, and Local Coastal Plan.
Community Development Staff, the Architectural and Site Review Committee, and the
Planning Commission have all reviewed the project. The proposed conversion of an
existing historic barn into an Accessory Dwelling Unit and construction of a new single-
car garage complies with the development standards of the R-1 (Single-Family) District.
Specifically, all of the requirements of Capitola Municipal Code §17.99.050 have been
met. The project secures the purpose of the Zoning Ordinance, General Plan, and Local
Coastal Plan

B. The project will maintain the character and integrity of the neighborhood.
Community Development Staff, the Architectural and Site Review Committee, and the
Planning Commission have all reviewed the application for the conversion of an existing
historic barn into an Accessory Dwelling Unit and construction of a new single-car
garage. The design of the garage, with its bead board siding and composite shingle
roof, will fit in nicely with the historic house and barn and the existing neighborhood. The
project will maintain the character and integrity of the neighborhood.

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

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

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

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

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

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

6.B
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d. An explanation of how imposition of an access dedication requirement
alleviates the access burdens identified.
e The proposed development conforms to the City’s certified Local
Coastal Plan (LCP). The specific, factual findings, as per CMC Section
17.46.090(D) are as follows:

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

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

e The proposed project is located at 1725 48™ Avenue. The home is not
located in an area with coastal access. The home will not have an
effect on public trails or beach access.

b. Shoreline Processes. Description of the existing shoreline conditions,
including beach profile, accessibility and usability of the beach, history of
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
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sand movement affecting beaches in the vicinity of the project; the profile of
the beach; the character, extent, accessibility and usability of the beach; and
any other factors which characterize or affect beaches in the vicinity. Analysis
of the effect of any identified changes of the project, alone or in combination
with other anticipated changes, will have upon the ability of the public

to use public tidelands and shoreline recreation areas;

e The proposed project is located along 48™ Avenue. No portion of the
project is located along the shoreline or beach.

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

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

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

e The proposed project is located on private property on 48" Avenue.
The project will not block or impede the ability of the public to get to or
along the tidelands, public recreation areas, or views to the shoreline.

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

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

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

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

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

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

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

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

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

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

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

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

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

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.
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6. Project complies with visitor-serving and recreational use policies;

SEC. 30222

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

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

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

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

¢) Visitor-serving facilities that cannot be feasibly located in existing developed
areas shall be located in existing isolated developments or at selected points of
attraction for visitors.

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

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

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

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

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

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;

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

Demonstrated availability and adequacy of water and sewer services;

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

Provisions of minimum water flow rates and fire response times;

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

Project complies with water and energy conservation standards;

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

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

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

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

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

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

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

Project complies with Monarch butterfly habitat protection policies;
e The project is outside of any identified sensitive habitats, specifically
areas where Monarch Butterflies have been encountered, identified

and documented.

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

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

e The project is not located in seismic areas, geologically unstable
areas, or coastal bluffs. Conditions of approval have been included to
ensure the project applicant shall comply with all applicable
requirements of the most recent version of the California Building
Standards Code.

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

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

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

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

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

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

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

Project complies with the Capitola parking permit program as follows:

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

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

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

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

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

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

e. Except as specifically allowed under the village parking program, no
preferential residential parking may be allowed in the Cliff Drive parking areas.
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f.  Six Depot Hill twenty-four minute “Vista” parking spaces (Resolution No. 2510)
shall be provided as corrected in Exhibit A attached to the ordinance codified
in this section and found on file in the office of the city clerk.

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

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

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

ATTACHMENTS:

1. Attachment 1 - 1725 48th Ave - Full Plan Set - Letter
2. Attachment 2 - 1725 48th Ave - Historic Report
3. Attachment 3 - 48th Ave - 1725 - Preservation Plan Proposal

Prepared By: Matt Orbach
Assistant Planner
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GENERAL NOTES:

GENERAL:
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EGUIFPED WITH A HGT WATER. RECRCULATING SYSTEM. (SECTION 8(0) ORD. 3522)

PLUMBING CONTINUED:

1. PROVIDE 2XG PLUMBING WALLS.
12, SHOVER AREA WAILS SHALL BE FINISHED WITH A NON-ABSORBANT SURFACE. TO A HEIGHT OF 72
A SMOOTH, HARD NON-ABSORBANT SAURFACE OVER

A MOISTURE RESISTANT UNDERUMMENT (cww nsgw CEMENT, GLASS VAT GYPSUM, £10) 10 A H. oF
72" ABOVE DRAN INLET (NOT 70") PER CRC

3. USE NON-REMOVASLE SACKFLON PREVENTION N ALL HOSE BIBS. (UPC603)

14 WATER HEATERS SHALL HAVE RELEF VA W TO OUTSIDE.

18 SAOVER ‘BND TUS- SHONER COMBNATIONS SHALL BEPROVIDED WITY INDVISUL_ CONTROL VALVES
OF PRESSURE BAANCE OR THE THERMOSTATIC MIXING VALVE TYPE. (MAX. 120F)

6. PROVIDE APPROVED NON-REMOVASLE f, FREVENTON DEVIGES ON HOSE  sies

7. PROVIDE 1" WATER LINE FROM METER

L B0 DG WATER SUPRLr SYSTENS 1N WHGH SUCKCACTING VALVES (WASHING NACHIES,

DISHWASHERS, ETC.) ‘ARE INSTALLED, SHALL BE PROVIDED WITH DEVICES TO ABSORB HIGH PRESSUYRES

RESULTING_FROM_THE QUICK CLOSING OF THESE

19. FERRUS GAS PIPES MUST BE ELECTRICALLY ISOLATED FROM THE REST OF THE GAS SYSTEM WITH A LISTED OR
APPROVED ISOLATION. FITTING INSTALLED A MIN. OF 6" ABOVE GRADE.

£ Bk

MECHANICAL:

1. ALL WORK SHALLBE DONE N ACCORDANCE WIT (2016 CH.C.) AND ALL APPLICABLE CODES AND LOCAL
CLOTHES DRYER SHALL BE VENTED TO EXTERIOR OF BULDING. AL FACTORY MADE PRODUCTS TO
S NSTALLED 10 INSTALLATON INSTRUCTIONS & STalloaRos, . USE UL 1618 TA%E,
BATHROONS, TOl 05, REQURING HECHANICAL VENTILATION SHaLL Have
A SYSTEM. CAf

FIREPLAGE. GHMNEY AND SHALL HAVE MINIMUN AREA OF 4 TIVE NET

s SHALL EXTEN 2, AROVE THE WIGHEST ELEVATION, OF aliy PART OF THE SULDING WITHIN 10"
OF G SELURELEAST SECTION oF METAL FLUE 10 BREVENT LATERAL DISPLACE
STRAR WATEX HEATERS. 10 WALL AND/OR FASTEN 10 FLOOR To_ RESISY LATERAL FORGES EGUAL T0
1907 Ok GrATY L0A0
AN COOLING EQUIPMENT LOGKTED I THE GARAGE VIHCH GENERATES A CLOW SPARK OR FLAME

CAPABLEOF GNTTING RAMABLE VARGRS. SHALL B NSTSLLED, WTHCPILOTS AN SURNERS OR HEATIG
CLEVENTS i SWTOHES AT LLAGT 1o AGOVE THE FlOOR LEVEL
8 AL ENVIRONMENTAL AR DUCTS SHALL BE A MINIUN OF 3'-0° FROM ANY OPENNC INTO BULDINC,
8! PENETRATING ‘THE SEPARATION SHALL BE CONSTRUCTED OF NOT LESS THAN 26 GAUGE GALVANIZED
SSE BE SoTihliods wwour OPENINGS OR NON-METALLIC CONNECTIO
DUGT CONNEC HSTED Ut 8t TAE I ACCORDANCE WITH THE FOLLOWING:

‘A ATTACH TWO WRAPS OF APPROVED DUCT TAPE AND

ED CLAMP.

ET AND INSULATION BACK OVER THE CORE AND USE TWO WRAPS OF APPROVED TAPE
OVED CLAMP

11. PIPING PENETRATIONS TO BE METAL INCLUDING PIPES EXPOSED IN THE GARAGE.

12, AR DUCTS INSTALLED UNDER A FLOOR IN A CRAVL SPACE SHALL BE INSTALLED SO AS TO MAINTAN A

o
VERTICAL CLEARANCE OF EIGHTEEN (18) INCHES FOR ALL PORTOONS OF THE DUCT THAT WOULD
OBSTRUCT ACCESS TO ANY PART OF THE CRAWL SPACI SECTION 50

Ne oo orowo

10.

ELECTRICAL:
1. ALL WORK SHALLEE DONE IN ACCORDANCE WITH THE LATEST EDTION OF (2015 C.EC) AND ALL APPLICARLE

2. A5 VO OSNGT RHASE 5 AND 20 AP RECEPTAGLE OUTLETS INSTALLED 0UTDOORS, IN
IN ‘BASEMENTS, IN BATHRDOMS AND THE KITCHEN ABOVE COUNTER TOP SURFACE SHALL HAVE
UND-FAULT CIRCUIT” PROTECTION.
3. PLUMB\NG RIPELNES PROMBTED FOR USE s ELECTRION RouND,
i SHALL RECEIVE THEIR PRIMARY POWER FROM THE BUILDING WIRING AND HAVE
BA T~ "ONE SWOKE DETECTOR SHALL BF LOGATED N EACH SLEEFING ROOMS & FiaLLWAY

5. SERVCE CONDUCIORS. SHALL HAVE A GLEARANGE OF NOT LESS THAN 3 FEET FROM WINDOWS, DOORS,
CAPES OR SIMILAR. LOCATION.
6. GENERAL ucHnNc W KTorEN AND GATHS SHALL BE LED.
7. LIGHT FIXTURES D AND COMPLY WITH_ CODE,
& coNpucToR megrss VTH AN INEUATED. NEDTRAL & A FOUR-PRONG. GUTLET RE REGUIRED FOR DRYERS
5. RECEFTACLES A1 FRONT AND REAR OF HOME SHALL BE WATERPROOF & G..Cl. PROTECTED & MUST BE
10, PROVIDE 571 GREUTS AT GARAGE, KITGHEN, BATHS AND EXTERIOR.
11, UGHY FICURES IN'CLOSETS To G MINMUN 12" FROM FAGE OF SHELF IF INCANDESCENT, 6"
FLUORESCENT OR RECESSED.
12, AL BRANCH GREUTS THAT SUPPLY 120-VOLT, SINGLE PHASE. 15~ AND 20-AMPERE OUTLETS NSTALLED IN
ING_UNIT FAMILY RODMS, DINING ROONS, LIVING ROOWS, PARLORS, LISRARIES, DENS, B
Uiroovs, ROOMS, 3 2YS, OR SIMI oNS
RC—FAULT CIRCUIT INTERUPTER (AF.C.L) PR D PER CEC. 210.12(B).
13. KITCHEN CIRCUMS TO BE IN E WITH CALIFORNIA ELECTRICAL CODE
E —AMP PLANCE CIRCUITS SUPPLYING KITCHEN & DINING_Roou
“SEPARATE GIRCUIT FOR DISHIW:
SERARATE SIRCUIT FOR DISPOSALL
14, DISHWASHER REC IUST BE ACSESSIBLE,  LOCATE UNDER KITCHEN. SN
15, THR ECEPTACLE: E SUPPLIED BY A DEDICATED 20 AMP CIRCUIT WITH G.F.C... PROTECTON.
AL EORA FLECTRIC COBE ARTICLE 2191006,
15 CENTRAL WEATING EGUIPVENT SHALL OE SUPPLEED By AN INDVDUAL BRANCH cIRcU,
7. ALL LIGHTING/LUMINAIRIES SHALL EITHER BE HI EFFICA CONTROLLED BY AN
e CURANT LENSOR N BATHAOOMS, GARACES, LANDIY KOOI AHD. UTLTY ROOUS.

8. LED. LIGHTING IN ALL HABITABLE ROOMS.
1. RECESSED LUMNARIES AR REQURED O B LABELED FOR ZERO CLEARANGE INSULATION COVERACE (C)

AND_SHALL
A aiTHiRbon RECEFTAGLES 10 BE s

20. URPLIED B A DEDIGATED 20 AP CRCUIT WITH G-Cl. PROTECTION
GAUFQRNA ELECTRIC, cObE ARTIOLE

21 AL LAUNDRY: ROON REGEPTACLES To BE SUSPLED B & VEBICATED 20 AMP. GIRCUIT.

35 Mok FOORESCENT LG IN KTCHEN MAY NOT EXCEED 50% OF THE TOTAL WATTAGE OR

PERMANENTLY INSTALLED LIGHTING.

FIRE DEPARTMENT REQUIREMENTS:

Q0CUPANCY GIASSIFICATION R=3/4
UILDING UCTION TYPE

NON-SPRIKKLERED

FIRE FLOW REQUIREMENTS FOR SUBJECT PROPERTY ARE A MINMUM 1,000

SALONS PER MINUTE FFON

M HYGRANT LOCATED WITHIN 250 'FEET.
EXISTING HYDRANT 1,590 G.P.

1. THESE PLANS ARE IN COMPLIANCE WITH CALIFORNIA BUILDING AND FIRE CODES (2016)
D DMENTS.

O]
(e}
o <
2. DESIGNER/INSTALLER SHALL SUBMIT THREE SETS OF PLANS AND CALGULATIONS FOR
THE UN UND AND OVERHEAD RESIDENTAL AUTOMATIC FIRE SPRINKLER SYSTEM
16 FRE ARPRO n
3. SNOKE DETECTORS ARE TO BE INSTALLED ACGORDING TO CALFORNA BUILDING CODE L
AN APFROVED B P O o o
4. BUILDING NUMBERS SHAL NUNBERS SHALL HE A MNIMUM OF FOLR
NGHES, I HEIGHT O A CONTRASTING, BACKOROLND AND SIBLE FROW] THE STREET Z ST~
5. INSTALL AN APPROVED SPARK ARRESTER O THE TOP OF CHINEYS. THE WIRE MESH Lo <
SHALL NOT EXCEED 1/2 INCH S0 ]
6. ROOF COVER SHALL BE NO LESS THAN CLASS "A" RATED RODF. >
7. A 30007 GLEARANGE WL SE MANTAINED Wi NON-COMEUSTILE VEGETATION O < c N~
AROUND AL TR PROPERTY LINE WHCHEVER 1S A SHORTER. DISTANCE. — I
5. THE 908 COPIES OF THE BUILOING AND FIRE: SYSTENS FLANS AND PERMTS MUK BE %) < ¢
ON STTE DURING INSPECTIONS. T3 —
5. FIRE HDRANT SHALLBE PAITED I} ACCOROANCE WIT4 THE STATE OF CAUFORNA = )
SEE JURISDICTION REQUIREMENTS. ©
10, DRWEWAY SHA L ws w 'PLACE_(ALL WEATHER SERVICE) PRIOR TO ANY FRAMING CONSTRUCTION. [hs s S
T1. THE DRVEWAY SHALL HAVE AN OVERHEAD CLEARANCE OF 14 FEET VERTICAL DISTANCE ~ < v
0 R e o s, e omes wo ey e R
THAT THESE PLANS AILS GOMPLY WITH APPLICABLE_SPECIFIGATIONS, STAI (@}
GODES OINAICES, AGREE. THAT THEY ARE SOLELY. RESPONGIBLE FOR coMPuANcE [N |
WITH SPEGIFICATIONS, STANDARDS, CODES AND ORDINANGES, AND FURTHER A > N =
CORRECT MY DEPEIENCIES NOTED B TH1s. REVIM: SUBSEQUENT REVIEW. NSPECTION o a 1
OR OTHER SOURCE, AND, T0 HOLD HARMLESS AND WITHOUT PREUDICE, THE REVIEWER << —F <
D REVIEWING. A
13 DRIEWAY Wi 14 FEET WIDE WITH A NAXIMUM SLOPE OF 8% WITH A SOIL. () (&)
R e o )
14, GONSTRUCTION, STE "FRE SAFERv: ALL CONSTRUGTON STES MUST cowPLy Wit sepLicAsLe <C
PROVISIONS OF T NO OUR STANDARD. DETAL AND SPECFICATION S1-7. wn
EROVEE waopwg NOTAT\ONS O SUBSEQUENT BLAN SUBMITALS, 45 KRFRGPRATE 10 THe
EROSION CONTROL: C
1. NO_LAND CLEARING, GRADIG, OR EXCAVATON SHALL E DONE SETUEEN OCTOBER 157H AND APRIL L——— ®©
15TH.  ANY DEVIATION FROM THIS CONDITION REQUIRES REVEW AND APPROVAL OF A SEoARATE ~ =—
WITER ERDSION CONTROLPLAN BY ENVIRONNENTAL FLANNING PRIOR TO' BEGINING o
EONSTRGEION,  THE. DRVELPER SHALL Be' RESPORSIBCE FoR INELEMENTHG AND. WANTKNING STE
GROSION CONTROL AT AL THES,
2 iy CRADING AND DSTHBUTING OF SO SHL. BE AWODED —
5 BETWERN OCTOBER J5TH AND APRIL 15T, EXPOSED SOL SHALL BE FROTECTED rROM EROSION AT © =
VIS, Ty BALES. ‘MIIER SERUS, LT CENG SHALL BE EMPLOYED TO = H
BREVENT SEDMENT. FRoM LEAING THESITE OF ENTERNG ANY WATERCOU H H -}
4. DURING CONSTRUCTION, N TURBID WATER SHAL, BE RERMITIED T0 ENTER THE CHANNEL OR STORM 22| |5,
O ! ILT AND GREASE TRAPS, FILTER BERMS, HAY BALES OR SILT FENCES SHALL zZ FHE|
BE USED TO FREVENT SUCH DISCHA O3 g8
5. AL -, 2D OFF ST EIF0SED DU CONSTRUGTON ACTVITES, I NOT PERMANEITLY =z ge f
£ POTEGTED o1 WULSHING AND/OR PLANTING OF THE  FOLLOWNG Pt 33
scs APPESV[D R0 TotREE G A RATE OF 35 LBS. o 38 )
Q > 2
RESE QVeR ey mocuren) 357 oY ||s3
CREEPING m FESCUE o v >
E Zgls g
5. AL EXCAVATED WATERIAL SHALL BE REMOVED PPROVED S.C. COUNTY DISPOSAL SITE OR OR [7) = © 4
BISPOSED OF ONSTE N A MANNER THAT WILL NOT'CAUSE EROSION: L ug
7. ANT MATERWAL STGGRPILED OU-SITe_SHALL BE GOVERED Wit PLASTC, ESPECIALLY DURING THE WINTER =z H -
8. UPON COMPLETION OF CONSTRUCTION, ALL REMAINING EXPOSED SOILS SHALL BE PERMANENTLY >z I =
REVEGETATED PER LANDSCAPI Z 0 |153
5 EXPOSED SOIL O SLorES GREATER THAN 207 SWALL BE SEEDED, COVERED WITH 2 INCHES OF STRAW, wal||2s
D AN EROSION CONTROI . THE EROSION CONTROL BLANKET SHALL BE STAKED IN PLACE. o 2y <t
10 705 THE DAVELORER'Y AESPONSIBLITY 10 SEC TOAT MDD N MEASURES NEGESSARY 10 COVIRDL =R-AREE
SIE ERODID NT SEDIMENT TRANSPORT OFF~SITE ARE IMPLEMENTED. o 3F
11, ROOF AND SITE DRAINAGE TO PERCOLATE TO LOT AREA, UNLESS NOTED. DOWNSPOUTS TO H o Lr)
SPLASHBLOCKS 10 SURFACE DRAIN O ESTABLISHED LANDSCAPE AREAS A
T ( J
L L~ ~
1
+—
—
<
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SITE HOUSEKEEPING REQUIREMENTS:
CONSTRUCTION MATERIALS

ALL LOOSE STOCKPILED CONSTRUCTION MATERALS THAT ARE NOT ACTIVELY BEING USED (LE.
SOILS, SPOILS, AGGREGATE, FL-ASH, STUCGO, HYDRATED LIME, ETC ) SHALL BE GOVERED AND
BERMED.

ALL CHEMICALS SHALL BE STORED IN WATERTIGHT CONTAINERS (WITH APRROPRIATE
'SECONDARY CONTAINMENT TO PREVENT SPILLAGE OR LEAKAGE) OR IN A STORAGE SHED
(COMPLETELY ENGLOSED)

DIFOSURE OF CONSTRUCTION WATERIALS 10 FRECIPTATION SHALL BE MNMZED.  THSS DOES
NOT INCLUDE MATERIALS AND EQUIPMENT THAT ARE DES|

BXPOSED T, EVIKOUNENTAL GOVDTIONS (16, FOLES. EGUPVENT 7403, CHENETS,
CONDUCTORS, INSULATORS, BRICKS, ETC.).

BEST MANAGEMENT PRACTICES TO PREVENT THE OFF—SITE TRACKING OF LODSE CONSTRUCTION
AND LANDSGAPE MATERALS SHALL BE IMPLEMENTED.

SITE HOUSEKEEPING REQUIREMENTS:
WASTE MANAGEMENT

DISPOSAL OF AUY RINSE OR WASH WATERS OR MATERILS ON INPERVIOUS OR PERVIOLS ST
SURFACES OR INTO THE STORM DRAIN SYSTEN SHALL BE PREVENTEI

SANTATION FAGILITIES SHALL BE CONTANED (EG., PORTABLE TOILETS) TO PREVENT
DISCHARGES OF FOLLUTANTS TO THE STORM WATER DI

STREAM. RIPARIAN AREA OR OTHER DRAINAGE FACILITY.

PLACED AS

COVER WASTE DISPOSAL CONTAINERS AT THE END OF EVERY BUSINESS DAY AND DURING A
RAIN EVENT.

DISCHARCES FROM WASTE DISPOSAL CONTAINERS TO THE STORM WATER DRANAGE SYSTEM
RECENING WATER SHALL BE PREVENTED.

STOCKPILED WASTE MATERIAL SHALL BE CONTAINED AND SECURELY PROTECTED FROM WIND
AND RAIN AT ALL TMES UNLESS ACTIVELY BENG USED.

PROCEDURES THAT EFFECTWELY ADDRESS HAZARDOUS AND NON—HAZARDOUS SPILLS SHALL

IMPLEMENTED.

EQUIPMENT AND MATERIALS FOR CLEANUR OF SPLLS SHALL BE AVALABLE ON SITE AND TH

SPILLS AND LEAKS SHALL BE CLEANED UP INMEDIATELY AND DISPOSED OF PROPERLY.

CONGRETE WASHOUT AREAS AND OTHER,WASHOUT AREAS TWAT MAY CONTAN ADDIIONAL
TANTS

OO THE SURROUNDING AREAS:

e

INAGE SYSTEW OR RECEIVING WATER,
AND_ SHALL BE LOCATED A MINIMUM OF 20 FEET AWAY FROM AN INLET, STREET OR DRIVEWAY.

SANIATION FAGLITIES SHALL BE INSPECTED. REGULARLY FOR LEAKS AND SPILLS AND. CLEANED
R REF NECES:

or

BE

AT

SHALL BE CONTAINED SO THERE IS NO DISCHARGE INTO THE UNDERLYING SOIL AND

10

SITE HOUSEKEEPING REQUIREMENTS:
VEHICLE STORAGE & MAINTENANCE
AND LANDSCAPE MATERIALS

MEASURES SHALL BE TAKEN TO PREVENT OIL, GREASE, OR FUEL TO LEAK IN TO THE GROUND,
STORM DRAINS OR SURFACE WAERS.

ALL EQUIPMENT OR VEHICLES, WHICH ARE TO BE FUELED, MANTANED AND STORED ONSTE
SHALL BE IN A DESIGNATED AREA FITTED WTH APPROFRATE BMPS.

LEAKS SHALL BE IMMEDIATELY CLEANED AND LEAKED MATERIALS SHALL BE DISPOSED OF PROPERLY.

CONTAIN STOCKPILED MATERALS SUCH AS NULCHES AND TOPSOIL WHEN THEY ARE NOT
ACTIVELY BEING USED,

CONTAIN FERTILIZERS AND OTHER LANDSCAPE NATERIALS WHEN THEY ARE NOT ACTIVELY BEING USED.

DISCONTINUE THE APPLICATION OF ANY ERODIBLE LANDSCAPE MATERIAL WITHIN 2 DAYS
FORE A FORECASTED RAN EVENT OR DURING PERIODS OF PREGIPITATION.

APPLY ERODIBLE LANDSCAPE MATERIAL AT QUANTITIES AND APPLICATION RATES ACCORDING
TO MANUFACTURE RECOMMENDATIONS. D ON WRITTEN SPECIICATIONS BY
KNOWLEDGEABLE AND EXPEREENCED FIELD PERSONNEL.

STACK ERODIBLE LANDSCAPE. WATERIAL ON PALLETS AND COVERING OR STORING SUCH
MATERIALS WHEN NOT BEING USED OR APPLED.

@ TYPICAL DRIVEWAY

18 | oM | mvees | wsoan |
|
‘ ‘ . wx

¢
|
| st 7S
loeme” [

PROVIDE FOR
‘DRATNAGE.

25° VERTICAL DRIVE

CENTERLINE PROFILE
[

SehLE

GARaGE sLaB

GARAGE SLAB

NICHAEL & U!%ETH ADAMS|

1725 48TH AVE |
CAPITOLA, CA. 95010]
650—248—-8095]

1725 48TH AVE.

ADAMS RESIDENCE
CAPITOLA, CA 95010
APN 034-022-41

‘\\
fﬁj

FAX 831 478 201

DENNIS NORTON
HOME DESIGN AND
PROJECT PLANNING

12 C CAPITIOLA AV CAPITOLA, CA 95010 - 831 476

N

-

Attachment 1 - 1725 48th Ave - Full Plan Set - Letter (1725 48th Avenue)

SITE PLANNING
DETAILS

Attachment

DRAWN: GG
SeuE. NONE
o8 WO 48TH

Pac

ket Pg. 70




‘Sie devesopment
= 5ol grading/cearing bmits, casernants, sethack, sensitve or oical aneas. reos. dranage cowses, and bulter zones must

dry wealher pericds. plant temporary vege: Pty -
place nifes £nos0n CONPOS betos Fain begina [T———
o d nod at tma
mereury o
Urigss spocifically SEOivad on th prisng. coaring, eeavation y by tking o oca,
Muncipal Code Chaster 16,20 ! ) ! e : e
0 Contred the smoust of Ty deinags + Winsh wates fom ot
ic-suaiss g i, g
o berms where approprae o e . Bt paint for gt
Materials £ Wasle Handling Clean Up-of Surace Coatinay
= Practoe contamanant “Soun l J fithariah e s . wireat, sloem dran, French drain or creek.
Rocytin extass malirials ach a8 conciele. ISERAT. SCH0 Metal, Aohvieh, Cogromses. P 2 i
nalerisls whengver possiie. ewer
] pantout - and
ducosed of waste. Neves by Sirel oF o 4 Sl 01 dramage
chirl Whan thoroughly dry, amcty paint cans,
. &
¥ 1hat Wil iranzport carth, Roacycle. Supple, o - pst ry
% Varnen, Fieners. sohests. g
o cobect et
chamicals i i b ho onsde g g,
Landstaping & Garden Maintenance #Rondwork & Paving
Ot 10 . 00 P L Rgan aad in by siovig tarpe of secured prashc shootng o todies price ko braaking up seshalt o concute.
and o shry prunides. y and protect
1 ¥ gutiers. If shery X
el Lt ot o Dried, by
o any sie
© Wmver dump of ledve 500, Much, o offer lndscape IrOduCES (n the sirest, guiier. of siom drin it Proparty
BendsFountaingPosiSpa Maintenance sy covens i
5 When drsning @ pond, founkan. pook Of spa. any of § 1 the City e o e
of e City . feow 1300 ——
ressctons and backfiow prevention o paves
Hewer et
Water & Runaft hame wnckpde or daposn of n the frash
o enat . by
il the ond of sach day. Snckpios Py o J
seuson, emaicn coniol meassres mosd also b kocatod af af spproprials focabions akng the ske's permedsr and af ol inlets i
o profoct
ari 300t o, i sechenont i o by, Rfer 0 e Erasion & Manuad g
g Qs ¥ R fo Avgust 2002
Marsial of St Associabon of Bay IAG), a0 . S—
TUDAE DRAMNGS FOR | e
LL AND
T | e PROTECTION
DRAWING Mo
g T Ty pm—— BUP-ETRM-&

v tor o, Drepety
Pollution PFrojects fence does M of it
water in e, guitere. and o i of the lonce ¥
Fustmast When delirs sl o ' oust of onane
¥ habdais and end ‘bay ke and ot e cad .
%0 ccean possi with 3 bubdarer] oy ach . riprap, sand protitsted Dried shurry
. Best and ¥ 1 Concrate. cement, straet ita
—— o by " o Tin purpose. 8 used,
Y These DMPs apety | Sédumaciul, fenl, et odors, . by debrs, arcior sadty Mo sk guline, abread. wiormm drin inlet, driininge dchers of waler body
Cuaity iaber Boar) hazands o ¥
urier s Skabe Wil Rasorcm. i urssed matenias propery
o CGP, Io reguste n general, e i, it than et ki Pdgeschons e pjued 1) SecHiasEe with o Wilen B o % conper bl usused T ——
- nciming . chesing, Gradng. Grubitng. of eecntion of e cher the GCP. onshe. Ensurn St nothing has dified fowards the stroet, guor or calch basin
activtes vopects [LUPY) : the CGP #Earth Maving Ac & Heavy E . #3Site Clean Up
SPPP " tracking) ' g i Tl g o Cloan up by posstin T4 garnage
les) mast be done by a qualiied SIPPP developer (Q50), respecivey. More information on the CGF and GS0MSP may ey, ke e ameunt and The street. sidewsit ans olher w0 by concres, sschat, o
e bound # hillg. it i rivows. Do, aquir oher W water
ol = sowrces of hepcted
& ‘sionm diasn poRon. work, materais upby day
iy smasn refernd 3 hersin appses o e clates: Ociober 110 Aprd 30 (e iy season spana My T 1o September 30 ust by o walerway Dieposs ol ol wasles
BMPa i faveter, e rainy W o
v iy soas0n. -] i ledka, and repai cmposed of as hazanious wasie
Gazral Principley 3 " s o wie, drop cot
 Kaveg an onderty se and ensuns good houseknepeg pactons oo ued 5 cach s and spis. Cosect ol spont futs, n
Msistain eaupmest propey. oy whenever possibe. Signed and Ageeed ta by
Coves materiole when Ihey are 1ot n use. Do , Projeet Crwner o General Contmeor
Kt matena, iy from stipots, gutiens sorm deans wed drasrage chancels. g and oo oy or ge
] does ol lean Sined Dote
P o i O 10 Bageing work. Inkom Eragtees Duima Sematiuchon
By i = Remove ensiing vegetaton only when absolulely necessary. Fiant temporary vegetation for erosion contsol on spes of Prit Mame:
1 Reter 1o e foloweng approved rolerences for BMP sslecton. ) ager cresk:
vt ik Ctheraes e n sicpe dra rporary
» Ermon§ uaity rancis ay Rigion gt 2042
Fourth Edibon Augus! 2002 e J -l . n . and
* Manuel of Standarts for Erosion and Sedvmont of Bay "
. ractns (DS Castormia (APl ook, Galiarle Chunity
. i Manusl, Slorm Watnr Caltrars. Amsociabon (CASOAL
ard crogics. o st vk v 2l Cloan Up
pomrid 1 Mairrain a spil clean-up it o sie.
or peoia s wash anta 09 o w ¥ rsrrner SO sbecant
M. et grovel matnrals, cat bt andior rage) |
-~ fr— ) Mo sttt ury them |
13in, and rancll §) U e s b o k. e
ot o Gl 911
State Office: of Emesgency Sevvices.
covar plastic
B
R—— [ [
LLUTION AND I
FROTECTION | |
|
DRAWING . I B ] DRAWING Na.
=y _ BMP STRM.1 _ oesvetie EMP.STRAM.5
poustie. Viater may
g o v

[Revisons: 2
~—
()
=
c
()
S
e, ENREM Ao <
1725 48TH AVE |
CAFITOLA, CA. 95010
650-248-803s| L
-
[e0)
<t
L Lo
O o s
=z ==
[ %% Tl —
(=) <O’1 g N—r
N < o —_
L =9 [)
rle35 8
1 O ()
) 0O
sz -
< % | !
() [} Ty
< Q’
n
C
S
e
g =
z 38 T
Oool | 22| L
Fzz| |2 !
r<z||% )
Ogg s >
211 | <
0eg <
7% | &
z9% § <
oo Te)
0 S N
o~ M~
L _F/ —
1
—
— —
c
e [}
L IS
> S
W | ©
ORSHE=
< = | <
= O —
I<|5
=
o | €
<
= a o
9 £
m <
DRAWN: GG
SeuE. NONE
BT

Pac

ket Pg. 71




LEEANN BUCK,
TRUSTEE of The HERON BUCK
2012 IRREVOCABLE TRUST

Doc. # 2016-0018814

REFERENCES

DOC. #2011-0019121
DOC. #2016-0018814
DOC. #2016-0035011
13M31 (A)

61PM8 (B)

CR#381

HAROLD SHAPERO,

|

I
TRUSTEE OF THE SHAPERO mlNG TRUST |
dated November 2, 2000 as to an undivided 50% LOT 37 !
interest and HEYSA JANSSEN, TRUSTER OF THE HEYSA |
JANSSEN REVOCABLE LIVING TRUST dated
September 21, 1999, as to an undivided 50% interest. I
10' ALLEY  |— Dos # 20160058011 P oo 9038 - |
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| Capitola, California 95010 !
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RESULTS OF A FULL BOUNDARY SURVEY. SANTA CRUZ, CALIFORNIA |
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6.B.2

ARCHIVES

ARCHITEC E

SECRETARY OF THE INTERIOR’S STANDARDS REVIEW
PROPOSED BARN REHABILITATION AND ADDITION PROJECT
atan

HISTORIC RESIDENTIAL PROPERTY

Adams Residence

1725 48th Avenue
(Parcel Number 034-22-041)
Capitola, Santa Cruz County, California

For:

Attn: Katie Herlihy, AICP, Senior Planner
City of Capitola

420 Capitola Avenue

Capitola, CA 95010

Prepared by:

ARCHIVES & ARCHITECTURE LLC
PO Box 1332

San Jose, CA 95109

408.369.5683 Vox
www.archivesandarchitecture.com

Leslie A. G. Dill, Partner and Historic Architect

March 14, 2018
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6.B.2

INTRODUCTION

Executive Summary

With the clarification of window and door materials, the incorporation of one recommended
revision, and the inclusion of recommended language in the building permit plans, this proposed
residential rehabilitation and addition project would meet the Secretary of the Interior’s Standards
for the Treatment of Historic Properties — Rehabilitation Standards (Standards). The
recommendations are presented here, and the analysis is described more fully in the report that
follows:

[t is recommended that the round gable-end window be omitted, as it has the capacity to be
understood as an original feature and create a sense of false historicism (Standard 3).

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 how the existing historic elements are to be protected and preserved during
construction (Standards 6 and 7).

It is recommended that the window, door, and skylight materials be specified in notes or by
schedule (Standard 9).

Report Intent

Archives & Architecture (A&A) was retained by the City of Capitola to conduct a Secretary of the
Interior’s Standards Review of the proposed alterations to the exterior of the historic detached one-
and-one-half-story barn at 1725 48th Ave., Capitola, California. A&A was asked to review the
exterior elevations, plans, and site plan of the project to determine if the proposed design is
compatible 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.

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
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 (Survey). The listing refers to the architecture of the main house, but it is
generally understood and accepted that the barn relates to the period of significance of the
property and should be included in the Standards review analysis. The Survey address includes a
typo (reading 1725 38th Avenue, instead of 48th Avenue); however, the photograph and
description clearly refers to the subject property.
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1725 38th Avenue

Bungalow/Craftsman Influences

c. 1915

Symmetrical with multi-pane window
facade, narrow horizontal siding.

2005 Capitola Architectural Survey — (Note Typo in the Address)

In October, Ms. Dill met with City of Capitola staff, the architect, and the owners of 1725 48th
Avenue met at the site to discuss the parameters of the project. At the end of November, a set of
proposed plans, dated 11/28/17, were forwarded for initial response. The plans were prepared by
Dennis Norton, Home Design and Project Planning. A&A provided comments and suggestions in the
form of a memo dated December 8, 2017. The design was subsequently revised and electronically
forwarded in January, whereupon Ms. Dill requested some additional materials clarification be
included in the submittal. For this report, A&A evaluated, according to the Standards, a set of prints
that included Sheets 1, 1A, 2, 4, 5, 6, 8,9, 11, the BMP, and a property survey.

Disclaimers

2017 Photos of House and Barn by Leslie Dill

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.
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PROJECT DESCRIPTION:

Character of the Existing Resource

The main house is identified in the historic survey, with limited description. To review the design of
the proposed barn rehabilitation and addition project, Archives & Architecture, LLC created an
initial in-house list of character-defining features of the outbuilding and main house. The list of
features of the barn includes, but may not be limited to: the wide rectangular footprint; the low
base; the tall, narrow, two-story center element with its gabled roof; the somewhat asymmetrical
one-story shed-roof side wings; the exposed skip sheathing at the narrow rake eaves; the exposed
rafter tails and outer fascia board at the side eaves; the broad expanses of horizontal lap siding; the
flat-board corner boards. The swinging siding-clad doors at the north corner of the front (east)
facade certainly include historic fabric but may have been altered over time. There are barn doors
stored within the building. The design of the historic barn is minimal; each of these historical
elements has a disproportionate significance because there are so few.

The garage doors are an alteration, as is the rear window. The south wall has been modified with
exterior plywood. The roofing materials are not original. An arbor has been attached to the north
side of the building.

The significance of the main house is based on its distinctive early Craftsman influences, including
the full-depth gabled roof; shed-roof dormer; shallow bell-cast eaves, heavy knee braces; and
exposed rafter tails. The windows of the house are multi-pane, including 4/1 single-hung windows,
paired 2x43 casements in the dormer, and a wide span of glazing that encloses the front sun porch.
The narrow horizontal wood siding matches the barn siding, and there are shingles in the gable
ends. The design is horizontal in emphasis, with heavy trim elements and small-scale repetitive
building finishes.

Summary of the Proposed Project

The existing barn and its second-story loft are proposed to be altered for use as living space. The
proposed rehabilitation will preserve the original form of the roof and walls of the barn while
adding new windows and doors. The proposed design includes the addition of a new one-story,
one-car garage extending to the front of the property from the front of the historic barn. This garage
will be connected to the historic barn by a breezeway roof.

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,
although there is some intensification of use with the inclusion of a secondary unit within
the barn.
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As arule of thumb, a project that meets the subsequent nine Standards can be considered to
meet this Standard as well. A proposed project that preserves significant historic fabric,
provides a compatible new design, and is potentially reversible in the future can be
considered to have a compatible use. In this case, the project does meet those Standards, so
the use can be considered compatible.

“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 barn is proposed for removal; the forms and footprints
of the historic property will be preserved. Almost all the historic fabric will be preserved;
only where the windows are proposed will the siding be removed. The raised central roof
and side shed roofs will be preserved in this project.

The placement of the one-story new garage preserves adequate space surrounding the
historic house. It continues to visually appear as a separate single-family residence, with
setbacks on all sides.

The proposed new garage is separated from the historic barn by a low breezeway,
preserving the autonomy of the historic and new outbuilding spaces.

“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 is one proposed change that has the potential of being mistaken for an
original feature. The form and location of the round accent window in the center of the front
gable end draws considerable attention to an element that is not historically accurate.
Because the building is so modest, the round window added to the fagade design would
have a relatively prominent presence. It is recommended that this window be omitted.

All other new elements have adequate differentiation and are neither conjectural nor
borrowed from other designs (See also Standard 9).

“Changes to a property that have acquired historic significance in their own right will
be retained and preserved.”

Analysis: It is understood that no existing changes to the barn have acquired historic
significance in their own right.

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

Analysis: Distinctive features and finishes that identify the cottage are shown as preserved
on the proposed drawings. Specifically, this includes: the rectangular footprint; the low
base; the gabled center form and the one-story side wings; the original rake eaves with their
exposed rafter tails and fascia boards; the siding and corner boards. The swinging siding-
clad doors will be preserved and affixed.
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“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 barn appears visually to be fair, and most
features are shown as generally preserved in the project drawings.

It is recommended that general notes be added to the final building permit documents,
indicating the historic significance of the property, and specifying that all changes to the
project plans must be reviewed, and noting how the existing historic elements are to be
protected during construction.

“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 project, or
expected, other than preparation for painting.

It is recommended that all planned construction techniques be identified during the
building permit submittal phase.

“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.

“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 alterations and the garage addition are generally compatible with
the historic character of the barn and main house and differentiated by their detailing and
form.

NOTE: The materials of the windows and doors, and the integral color of the skylights, are
not included in the current set of drawings. Although the illustration of these proposed
elements in the elevations has the visual appearance of a material, such as wood or painted
fiberglass, that is in scale with the historic property, no assumptions can be made. It is
recommended that the materials of the windows and doors be added to the drawings.

The proposed new one-car garage is compatible in size, form, scale, and materials with the
historic structures on the property, yet differentiated by massing and size. Its footprint is
set away from, and to the rear of, the historic main house, allowing the Craftsman-style
main house to remain predominant in the composition. It is one-story, relatively small,
narrower, and placed asymmetrically in front of the historic barn, creating a subordinate
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massing and allowing the barn to remain visible from the street and remain more
prominent than the new garage. It is visually separated from the two original buildings,
demonstrating that it is an addition. The hierarchy of the design is that the front main house
is largest and most imposing, as well as most intricate in its detailing, the vertically
designed barn is more modest in massing, although still interesting in its tripartite form,
and the new garage is smallest and lowest and most modest in its detailing. As per the
analysis in Standard 2, the spatial setting of the historic house and garage would be
preserved in this project.

The design of the proposed garage addition is compatible with the historic barn design
using matching and similar materials. The historic building and this modest front addition
will have siding and trim that match the historic siding and trim. The building will have
consistent modern roofing and a matching set of doors and windows. Although the low
breezeway roof physically touches the historic barn, the building is clearly an addition, and
the matching materials would not create a sense of false history.

The alterations to the historic barn are compatible and differentiated with the historic
property. The added windows are a traditional size, scale, and operation compatible with
the windows at the historic house and preserve the sense of utilitarian proportion of the
historic barn. The placement of the new windows preserves most of the expanses of plain
walls that is a character-defining feature of the historic barn. The north and south
elevations remain without windows; the front (east) elevation is proposed to have only one
window (see Standard 3). The proposed new windows are differentiated from the windows
at the historic house be their use of fewer panes and their paired design.

The garage door, shown built of boards and with inset siding panels, is in scale with the
materials of the historic house and barn, but differentiated by the diagonal bracing. The
series of skylights at the historic barn is a modern use of glazing, differentiating the new
materials from the historic palette; however, the size of the skylights is compatible in size to
the sash of the historic surrounding buildings, and compatible in proportion (solid-to-
opening ratio) with local historic designs. It is recommended that the color of the skylight
frame be dark (i.e., anodized) to blend into the roofing materials.

“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 exterior of the barn and
main house would be unimpaired in this project.

CONCLUSION

After the one minor revision recommended within this report, the proposed rehabilitation project
would meet the Secretary of the Interior’s Standards for Rehabilitation. The revision of the front
gable end accent window is recommended for incorporation into the building permit submittal set.
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Capitola City Planning Commission

City of Capitola

3-26-2018

RE: 1725 48" Avenue

First, It is our intension to keep this historic barn intact as much as possible, and complete a rebuild in keeping
with the Secretary of Interior’s standards. You must understand that this structure is not a habitable residence and
never has been. Itis truly a horse barn turned into a garage. It has single wall construction, a dirt floor with a slab
poured over it, and no foundation. The exterior siding that you see is not the original siding. | can never be water
tight in its construction. To rebuild this structure is nearly impossible and economically impractical.

What we are requesting is that we be given a choice during the formulation of this construction project as weather
to remove the entire structure and rebuild to Secretary of Interior standards, reusing the existing exterior materials. Or
attempt to rebuild with the saving of the existing structure intact from the inside. In either case you will end up with
the exterior appearance that is shown in the Plan set for 1725 48™ Avenue.

The following conditions shall be attached to this project .

1. Existing siding to be removed (as needed) and carefully stored to be reused after building has been sheared and
waterproofed with priority given to area visible from the public street.

2. New siding ( where needed) shall be to the same dimensions and surface texture as the existing siding and used
only where existing siding is insufficient to cover

3. Existing trim and details will be maintained and reused as noted in Submitted plans, as much as possible.
Thank you for your consideration
Michael Adams, Owner

Dennis Norton , Designer

Attachment: Attachment 3 - 48th Ave - 1725 - Preservation Plan Proposal (1725 48th Avenue)
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STAFF REPORT

TO: PLANNING COMMISSION
FROM: COMMUNITY DEVELOPMENT
DATE: APRIL 5, 2018

SUBJECT: 4201 Capitola Road #17-0441 APN: 034-121-36 & 37

Tentative Map for a three-lot subdivision, Design Permit for three new
single-family homes, Variance request to allow encroachments into
side yard setbacks, and demolition of two existing structures located at
4201 Capitola Road within the CN (Neighborhood Commercial) zoning
district.

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

Representative: Matthew Thompson, Architect. Filed: 11.09.2017

APPLICANT PROPOSAL

The applicant is proposing three new single-family homes, demolition of one existing home and
detached garage, a tentative parcel map for a three-lot subdivision, and a variance for
encroachments into the side yard setbacks located at 4201 Capitola Road within the CN
(Neighborhood Commercial) zoning district.

BACKGROUND
The Architectural and Site Review Committee reviewed the application on January 10", 2018,
and provided the applicant with the following direction:

Public Works: No additional comments beyond the standard stormwater conditions. Minor
revisions to the proposed tentative map were provided by the Public Works Director to the
applicant.

Building Official: Building Official Fred Cullum stated that, if there are eaves, they should be
limited to 18 inches.

Local Architect: Frank Phanton liked the building design but wanted to see some context in
terms of the location of structures on neighboring properties. In relation to the variance request,
Mr. Phanton also stated that, when a City’s design standards conflict with one of his building
designs, he prefers to “design my way out of it” rather than requesting a variance.

City Planner: Assistant Planner Matt Orbach gave an overview of the project that included an
analysis of the variance request and why City staff could not support it.
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Following the Architectural and Site Review hearing, the applicant chose not to submit revised
plans to address the committee’s comments and to proceed with the variance request. The
applicant revised the tentative map based on the Public Works Director’s requests.

ZONING SUMMARY

The zoning summaries for each of the properties is included as Attachment 5. The new single-
family homes do not comply with the side yard setbacks of the CN Neighborhood Commercial
zone due to the first and second story eaves

DISCUSSION

The existing residence at 4201 Capitola Road is a single-story single-family residence. The
applicant is proposing to demolish the existing residence and create a new subdivision with
three new two-story single-family residences. They are surrounded by single-family homes in
the R-1 Single-Family Residential zoning district to the north, two commercial structures to the
east and west, and Capitola Road to the south.

Design Permit
House One features horizontal siding, open rafters in the eaves, timber detailing for porch work,

klinker brick bases at the bases of the porch columns, and clad wood windows. House Two
features cement plaster walls with a heavy dashed texture, open rafter in the eaves, and clad
wood windows with 2x6 rough-sawn wood head, jamb, and sill trim. House Three features
cement board shingle siding, open rafters in the eaves, and clad wood windows with 2x6 rough-
sawn wood head, jamb, and sill trim.

Variance

The applicant is requesting a variance to the design standards for the CN Neighborhood
Commercial zoning district that would allow the three proposed houses to have roof eaves that
extend into the required side yard setbacks.

Section 17.66.090 of the Capitola Municipal Code states that the Planning Commission may
grant a variance permit when it finds:

A. 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;

B. 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.

As a policy, staff generally does not support variances to development standards for a
subdivision project where the applicant has the ability to design lots nhecessary to accommodate
reasonably sized and well-designed homes. The property is regularly shaped, flat, and of
comparable size (or larger prior to the subdivision) to neighboring properties, and there are no
unusual physical, topographic, or geometric conditions that exist.

When the plans were originally submitted, staff informed the applicant that no encroachments,
including eaves, were allowed in the side setbacks for structures in the CN zone. Instead of
changing the design of the structures, however, the applicant chose to create a composite street
view of the structures with the eaves cut off and request a variance. The variance request
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stated that, “if the variance is not granted, the eaves will be eliminated as shown on sheet five of
the application drawings” (see Attachment 1).

The “special circumstance” listed in the applicant’s letter is that the applicant does not agree
with the development standards for encroachments for single-family homes in the CN zoning
district. The applicant says the variance is justified because “this project is in a single-family
development within an existing single-family neighborhood but in a zone district with the wrong
standards for eaves.” While one of the three lots is adjacent to the R-1 Single-Family
Residential zoning district, all three lots are located within the CN Neighborhood Commercial
zoning district, with two commercial structures to the east and west and Capitola Road to the
south. The project may border an existing single-family neighborhood, but it is clearly within the
CN zone and subject to the development standards of that zone.

The applicant also asserts that granting of a variance would not constitute a “special privilege”
for the property owner because “other single-family houses in the neighborhood have the
benefit of eaves.” This assertion is fundamentally flawed, because the other homes in the
neighborhood he is referring to are in the R-1 Single Family zoning district. Granting the
applicant a variance allowing them to have eaves that encroach into side setbacks would, in
fact, be granting them a special privilege that other properties “in the vicinity and zone in which
the property is situated,” in this case the CN zone, do not enjoy.

With no lot coverage or floor area ratio restrictions in the CN zone, the applicant should be able
to design the structures so that they conform to the development standards and incorporate
aesthetically appealing design elements. Also, given that this application includes a subdivision,
a variance request made based on the proposed lots is the result of a self-imposed hardship.
Staff recommends that the Planning Commission deny the variance request.

Subdivision

The applicant is proposing to subdivide two lots of record, totaling 9,684 square feet, into three
new lots and build one new single-family home on each of the newly created lots. Parcel A will
be 3,355 square feet, Parcel B will be 3,024 square feet, and Parcel C will be 3,026 square feet.
The minor subdivision will create three new lots that face 42" Avenue, with Parcel A also
bordering Capitola Road. Together, the two existing parcels are approximately 84 feet wide by
approximately 113 feet deep. The existing conditions on APN # 034-121-37 include a single-
family home located on the front half of the lot (near Capitola Road) and a detached garage,
and APN #034-121-36 is a vacant lot. The tentative parcel map identifies the front southern lot
as Parcel A, the middle lot as Parcel B, and the rear northern lot as Parcel C.

Lot Area and Dimensions
The follow table outlines the lot area and dimension requirements for development in the CN
(Neighborhood Commercial) Zoning District relative to the application.

Lot area and Dimensions

There is no specific minimum lot area required in the CN zone, except that there shall be
sufficient area to satisfy any off-street parking and loading area requirements.

Code Requirements Proposed

Lot Size: No Minimum Parcel A: 3,355.1 sq. ft.

Parcel B: 3,024.0 sq. ft.

Parcel C: 3,026.9 sq. ft.

Lot Width: No Minimum Parcel A: 40.93 ft.

Parcel B: 36.00 ft.
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Parcel C: 36.07 ft.
Lot Depth: No Minimum Parcel A: 84.00 ft.
Parcel B: 84.00 ft.
Parcel C: 84.00 ft.

Subdivision Design Standards.

Subdivision applications are reviewed for compliance with Chapter 16 of the Municipal Code.
The following analysis includes the underlined design standards for lots (816.24.170) preceding
staff analysis:

A. The size and shape of lots shall be in conformance to any zoning regulations effective in the
area of the proposed subdivision unless an exception is granted by the Planning Commission
pursuant to section 16.24.170(H).

Staff Analysis: Within the CN zoning district there are not minimum lot depth, lot width, or lot
size requirements. As shown in the table above, the application complies with all zoning
regulations.

B. The side lines of all lots, so far as possible, shall be at right angles to the street which the lot
faces, or radial or approximately radial if the street is curved.

Staff Analysis: The lots have been designed so that the side lines of all three lots are at right
angles to 42" Avenue.

C. The Planning Commission may require that building set back lines shall be indicated by
dotted lines on the subdivision map.
Staff Analysis: The tentative parcel map includes the setback lines of the zone for all three lots.

D. No lot shall be divided by a city boundary line.
Staff Analysis: The entire property is located within the City of Capitola limits.

E. Lots without 20 feet or more of frontage on a street will not be permitted. Frontage
requirements for flag lots may be satisfied by a driveway or private road accessing a street of
twenty feet in width or more.

Staff Analysis: Each lot has at least 20 feet of frontage along 42" Avenue.

F. Lots other than corner lots may front on more than one street where necessitated by
topographic or other unusual conditions.
Staff Analysis: Not applicable.

G. In riparian corridors no lots may be created which do not contain adequate building area
outside the riparian or stream setback.
Staff Analysis: Not applicable.

H. With the exception of minimum lot size requirements or subsections D and G above, the
Planning Commission or the City Council may grant an exception to one or more of the design
standards if they find that strict conformance is impractical due to the site’s physical,
topographic, or geometric conditions or if it would result in an undesirable or inferior subdivision

design.
Staff Analysis: The applicant is not requesting any exceptions for the Tentative Map.

Arborist Report
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There are six trees growing within the proposed project boundaries. James P. Allen &
Associates were hired to produce a “Tree Resource Analysis/Construction Impact
Assessment/Tree Protection Plan.” The report identifies three trees (two black acacias and one
walnut) that should be removed due to construction impacts and three trees (one coast
redwood, one palm, and one black acacia) that should be preserved and protected. The report
outlines special treatment and mitigation measures to ensure that the remaining trees are
protected and that the replacement trees survive. The arborist recommendations have been
incorporated into the conditions of approval.

CEQA

Section 15303(a) of the CEQA Guidelines exempts one single-family residence, or a second
dwelling unit in a residential zone. No adverse environmental impacts were discovered during
review of the proposed project.

RECOMMENDATION
Staff recommends the Planning Commission review the application and deny application #17-
0441 without prejudice.

FINDINGS

A. There are no special circumstances applicable to subject property, such as size,
shape, topography, location or surroundings, that would deprive the subject
property of privileges enjoyed by other properties in the vicinity and under the
same zoning classification.

Community Development Staff, the Architectural and Site Review Committee, and the
Planning Commission have all reviewed the project. There are no special circumstances
applicable to the subject property, such as size, shape, topography, location, or
surroundings, that would deprive the subject property of privileges enjoyed by other
properties in the vicinity and under the same zoning classification. In addition, the three
subject properties are being created through a subdivision as part of this project, so any
special circumstances would be a result of a self-imposed hardship.

B. The grant of a variance permit would constitute a grant of special privilege
inconsistent with the limitations upon other properties in the vicinity and zone in
which subject property is situated.

Community Development Staff, the Architectural and Site Review Committee, and the
Planning Commission have all reviewed the project. All other properties in the
surrounding CN (Neighborhood Commercial) zone are subject to the setback
requirements of Capitola Municipal Code §17.24.112 “Side yard setback,” so the grant of
a variance would constitute a grant of a special privilege inconsistent with limitations
upon other properties in the vicinity and zone in which the subject properties are
situated.

ATTACHMENTS:

Attachment 1 - 4201 Capitola Road - Full Plan Set

Attachment 2 - 4201 Capitola Road - Variance Application Letter - 12.02.2017
Attachment 3 - 4201 Capitola Road - Soquel Creek will-serve-letter 3.19.18
Attachment 4 - 4201 Capitola Road - Arborist Report

Attachment 5 - 4201 Capitola Road - Zoning Summary - 3 Houses
Attachment 6 - 4201 Capitola Road - Draft Conditions of Approval

ogkwNE

Prepared By: Matt Orbach
Assistant Planner
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December 6, 2017 RECEIVED

City of Capitola DEC - 6 2017
420 Capitola Avenue

Capitola, CA 95010 CITY OF CAPITOLA

Re: 4201 Capitola Road, Design Permit and Tentative Map
Variance Application

Introduction
This proposed project will anchor the edge of the already impressive 42™ Avenue
residential neighborhood. With the houses set back 33 feet from 42™ Avenue, these

houses will mark the entry to the neighborhood from Capitola Road.

This variance application is odd because the applicant’s request to have eaves on the

three houses would only improve the design quality of this new addition to 42™ Avenue.

Having eaves does not add square footage. Its only value is aesthetic — they are graceful
and add the play of shadows and depth to the houses. A sheltering roof is emblematic
of ‘home’.

The basis for the variance is found in the requirement that zoning regulations must be
consistent and reflect the General Plan, in all its elements. Capitola has engaged in a
huge effort of out-reach in developing up-dates to the General Plan. Ensuring that new
development is compatible with existing residential neighborhoods has been strongly
expressed in this process. Part of protecting compé{trib'irlvity is embracing conventional
residential building patterns, like eaves, within areas where single family homes are a
principally allowed use, as is the case for this project. It is hard to believe that any
Capitola Planning Commission would intentionally make eaves illegal for houses in a
single family neighborhood.

The applicant requests that the proposed house be allowed to have roof eaves extend
into required side yard setbacks. Such eave extensions are allowed by the California
Residential Building Code, as it would apply to this project. Such eave extensions into
required setbacks are allowed and are commonplace in residential zones.

Forty-second Avenue is, by any estimation, a residential street. The use of design
elements that are clearly residential, such as eaves and rafter overhangs, help the
proposed houses become appropriate neighbors — compatible.

'Finally, if the variance is not granted, the eaves will be eliminated as shown on sheet five
of the application drawings. The roof plans show the ‘no-eave’ version as dashed lines
following the exterior walls. The ‘no-eave’ project will be cheaper to build; the
applicant won’t be out anything.

6.C.2
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Findings

I. The special circumstance that justifies this variance is that this project is a single family
development within an existing single family neighborhood but in a zone district with the
wrong standards for eaves. While the single family houses in this project are a
principally permit use in the CN district, they are inappropriately saddled with rules for
eaves that are commercial in character and are incompatible with the prevailing single
family neighborhood character. This outcome is at odds with the General Plan goals in
support of neighborhood compatibility.

2. The grant of this variance does not constitute a grant of special privilege. The other
single family houses in the neighborhood have the benefit of eaves. With the granting of
this variance, the applicant receives no benefit of value. It merely grants the option for
the applicant to improve the residential design quality by investing in eaves to improve
the project aesthetically.

Submitted for the Applicant by
Matthew Thompson
Thacher & Thompson Architects

Y
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6.C.3

(e
J WATER DISTRICT o

J Carla Christensen
Rachél Lather

Ron Duncan, General Manager

March 13, 2018

Sam Peterson

Magnolia Tree Investments, Inc.
39488 Stevenson PL. #100
Fremont, CA 94539

SUBJECT: Water Service Application Approval for Minor Land Division at 4201 Capitola
Road, Capitola, APN 034-121-36 & 37

Dear Mr. Peterson:

In response to the subject application, the Board of Directors of the Soquel Creek Water District
(SqCWD) at their regular meeting of March 6, 2018 voted to grant you a Will Serve Letter for
the proposed minor land division development project to be located at 4201 Capitola Road, so
that you may proceed through the appropriate land use planning entity.

The issuance of this letter corresponds with the completion of the Water Demand Offset (WDO)
requirement for this project. You have fulfilled the WDO requirement for 0.509 acre-feet, which
incorporates a 14.6% reduction in demand based on your voluntary commitment to the Go Green
program. If the requirement is adjusted to be lower (i.e. additional Go Green measures are agreed
upon and/or lot has been deed restricted) after the issuance of this letter, then you will receive a
refund equivalent to the difference in offset. If it is adjusted to be higher (i.e. building plans are
changed or Go Green measures are not completed as listed above) you must complete additional
offsets.

This letter is specifically granted for the project as proposed in regard to uses and densities. Any
changes in the project that result in a change in use or an increase in water demand will require an
application for a modification of this Will Serve Letter.

This Will Serve approval is valid for 4 years from the date of Board approval. If there is no activity
to develop the property (i.e. you have not applied for planning/building permits with the land use
planning agency before the expiration date of this approval), the WDO fees paid will be
automatically refunded at 90%. All conditions are as outlined in the “New Water Service Applicant
Agreement” that you signed when applying for new service.

After you have received a building permit from the land use planning agency, you are responsible
for meeting all applicable SQCWD requirements defined in the attached Requirements Checklist
before the meter can be installed and service can be activated.

Attachment: Attachment 3 - 4201 Capitola Road - Soquel Creek will-serve-letter 3.19.18 (4201 Capitola Road)
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Water Service Application - APN 034-121-36 & 37 9.6

March 13, 2018
Page 2 of 2

Please note that the District no longer performs the installation of water services, as this is now the
applicant’s responsibility. To finalize water service to your project, you will need to hire a pre-
approved contractor to perform the installation and obtain any necessary encroachment permit.
Additionally, you are required to enter into a written “Applicant Installed Service Agreement” with
the District which will itemize the required construction inspection deposit associated with your
contractor installing the water service, meter installation fees, and water capacity fees as
applicable. Prior to installing a meter, SQCWD Conservation staff will need to perform an on-site
verification of compliance if you are participating in the Go Green program. Should you have any
questions about this process or require assistance, please contact Conservation or Engineering staff
at (831) 475-8500.

The Board of the SQCWD also reserves the right to adopt additional policies to mitigate the impact
of new development on the local groundwater basins, which are currently the District’s only source
of supply. Such actions would be in response to concerns about existing conditions that threaten
the groundwater basins and the lack of a supplemental supply source that would restore and
maintain the aquifers. The subject project would be required to comply with any applicable
conditions of service that the District may adopt prior to finalizing water service. As new policies
and/or requirements are developed, the information will be made available by the SQCWD.

Sincerely,
SOQUEL CREEK WATER DISTRICT

m\/

Taj A. Dufour, P.E.
Engineering Manager/Chief Engineer

Attachment: Requirements Checklist for APN 034-121-36 & 37

Enclosures - Yellow (for Commercial, Industrial and Public Development):
1. Overview of the SqCWD Water Use Efficiency Requirements for Tier Il Single Family
Residential, Multi-Family Residential, Commercial, Industrial & Public Development
2. Indoor Water Use Efficiency Checklist
3. Landscape Project Application Submittal Requirements Package

Attachment: Attachment 3 - 4201 Capitola Road - Soquel Creek will-serve-letter 3.19.18 (4201 Capitola Road)
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Requirements Checklist for APN 034-121-36 & 37 Magnolia Tree Investments

6.C.3

Required

Not

Required

Comments

Engineering:

Record Water Waiver (required if water pressure is
not between 40 psi - 80 psi) with the County Recorder
of the County of Santa Cruz to ensure that any future
property owners are notified of the conditions set forth
herein

X

Variance request for property not having frontage on a
water main

New water main to site (required if existing water
main not sized to serve new project)

LAFCO annexation

Off-site water main extension

On-site water system

Backflow prevention

New water storage tank

Booster pump station

Destroy any wells on the property in accordance with
State Bulletin No. 74

Satisfy all conditions imposed by the District to assure
necessary water pressure, flow and quality

Meter all units individually with a minimum size of
5/8-inch by 3/4-inch standard domestic water meter,
except as required by law

Complete fire service requirements form

Sign Service Installation Agreement & pay all fees

Conservation:

Complete Indoor Water Use Efficiency Checklist

Complete Landscape Project Application Submittal
Requirements Package

Complete Commercial Green Credit Application

Recommended

General:

Allow SqCWD Staff to inspect the completed project for
compliance with all the applicable project
requirements prior to commencing domestic water
service

Other requirements that may be added as a result of
policy changes:

Attachment: Attachment 3 - 4201 Capitola Road - Soquel Creek will-serve-letter 3.19.18 (4201 Capitola Road)
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Dedicated to the Preservation of Trees

JamesPAlen 4201 Capitola Road, Capitola, CA
@ Rssociates APN 034-121-36, 37

Tree Resource Analysis/
Construction Impact Assessment/
Tree Protection Plan

Consulting Arborists
611 Mission Street Prepared for
Santa Cruz, CA 95060
’ Katie Herlihy
T B A ol City of Capitola Planning Department
831.234.7739 mobile
831.460.1464 fax

jpallen@consultingarborists.com
www.consultingarborists.com

Attachment: Attachment 4 - 4201 Capitola Road - Arborist Report (4201 Capitola Road)
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6.C.4

ASSIGNMENT/SCOPE OF SERVICES
The construction of 3 single-family residences is proposed at 4201 Capitola Road in Capitola,
APN 034-121-36 & 37. Six trees are located on the site, five of which meet “Protected” criteria. In
order to accurately quantify existing tree resources, assess construction impacts, determine necessary
tree removal and mitigation requirements Katie Herlihy, Senior Planner with the City of Capitola has
requested that I prepare a Tree Resource Analysis/Construction Impact Assessment and Tree
Protection Plan. To complete this assignment the following tasks have been performed:
* Locate, numerically tag, catalog and verify mapped locations of trees greater than 6
inches in trunk diameter growing within the project boundaries
* Identify tree species and measure trunk diameter
¢ Rate individual tree health, structure and preservation suitability as “good”, “fair” or
“poor” :
* Identify trees that meet “Protected” status as defined by Capitola City Code Chapter
12.12
* Review conceptual plans to determine potential impacts to the tree resources
* Define necessary tree removal/retention based on construction related impacts
* Create a Tree Protection Plan for trees suitable for retention
* Determine tree replacement requirements for “Protected” trees, if any
* Define the Maintenance and Monitoring Program
* Provide all findings in the form of a Tree Resource Evaluation/Construction Impact
Assessment/Tree Protection Plan Report accompanied by a Tree Location
Map/Preservation Plan

SUMMARY

Six trees growing within the proposed project boundaries have been assessed and the known impacts
resulting from the construction of proposed improvements defined at this time have been evaluated.

To construct the improvements as presented, the removal of three trees (Trees #2, 3 and 6) growing
within the property boundaries will be necessary. Two of the trees proposed for removal meet
“Protected” criteria.

Special Treatments defined within this report should be implemented to decrease damage resulting
from proposed construction activities including:
* Installation and Maintenance of Tree Protection Structures Prior to Demolition
* Implementation of Required Procedures
Mitigation for the (2) “Protected” trees to be removed in order to construct this project will be
comprised of:
* Tree preservation in the planning stages and protection during construction
* Trees planted as components of the planned landscape
o [Each “protected” tree removed will be mitigated by replanting at a minimum 2:1
ratio, two trees planted for each tree removed
= A total of 4 replacement trees will be replanted, meeting City Code
requirements
* To ensure the survivability and proper growth of the replacement trees a five-year
Maintenance and Monitoring Program (MM&P) has been defined with success criteria to
meet a 100% survival rate.

Construction Impact Assessment/Tree Protection Plan March 2, 2018
4201 Capitola Road, APN 034-121-36 & 37 Page 3
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SUMMARY, continued

Monitoring, by the Project Arborist should occur at the intervals defined within this report to
assure tree protection guidelines are adhered to and unforeseen impacts are resolved prior to
damage occurring.

To ensure the protection of the trees remaining on this site it is imperative that the
recommendations detailed within this document are incorporated as conditions of project
approval.

BACKGROUND

Katie Herlihy, Senior Planner with the City of Capitola contacted me during the month of
August. She inquired of my interest in and cost for preparing the required analysis. I expressed
my interest and sent a proposal that was accepted on September 1, 2015. Mrs. Herlihy forwarded
conceptual plans prepared by Thatcher and Thompson, Architects dated August 1, 2017. A map
file of existing topography prepared by Edmundson and Associates dated August 4, 2018 along
with an undated planting plan prepared by Ellen Cooper, Landscape Architect were provided for
my review. Neither grading nor utility plans were available for my review.

On February 8, 2018 our project team conducted a tree inventory, assessed condition and
preservation suitability with no understanding of the required grading. Impacts to tree resources
resulting from necessary site improvements were determined through review of conceptual plans
presented to date. Matthew Thompson, the Project Architect indicated in conversation that there
would be no significant grade changes within 15 feet of the coast redwood Tree #1. Mr.
Thompson also indicated that the short retaining wall between this tree and the sidewalk would
remain intact.

The exact Limits of Grading will not be known until the grading plan is finalized and field
staking representing cut/fill and disturbance limits are survey located and set in the field by the
project survey team. The exact locations of the proposed grading and other improvements will be
reviewed and evaluated once the site staking is in place. There is a possibility that tree
classification and recommended procedures will change once the exact positions of the proposed
improvements are known. If additional tree removal is necessary a confirming addendum will be
prepared and submitted to the City of Capitola Planning Department.

OBSERVATIONS

Site Description

This project spans a 0.22-acre plot located at 4201 Capitola Road in Capitola (APN 034-121-36
& 37). The project is bound to the south by Capitola Road, to the west by 42nd Avenue, to the
north by an alley and to the east by the adjoining commercial office building facing Capitola
Road. The site is relatively level and holds an existing single-family residence.

Construction Impact Assessment/Tree Protection Plan March 2, 2018
4201 Capitola Road, APN 034-121-36 & 37 Page 4
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6.C.4

OBSERVATIONS, continued
Tree Descriptions
Six trees grow within the project boundary. Tree species represented include:
= black acacia (4cacia sp.)
= coast redwood (Sequoia sempervirens)
= palm (Washingtonia sp.)
= walnut (Juglans sp.)
Five of the 6 inventoried trees meet "Protected"
criteria as defined by the City of Capitola.

There is also a dense row of pittosporum (Pittosporum
sp.) and acacia shrubs growing along the eastern
property boundary, perhaps from the neighboring
property. This shrub row may need to be removed or
severely pruned in order to construct the project as
proposed.

Tree #1, a key tree on the site is a large diameter coast
redwood standing on the southwest corner of the
property. It is in a fair state of health but very poorly
structures due to repeated “pruning” for utility power
line clearance

The tree’s buttress is surrounded and
covered by a concrete walkway and
retaining wall. The existing house is
well within this tree’s Critical Root Zone
(CRZ).

Demolition and grading/excavation
within the CRZ shall follow Tree
Protection Guidelines to minimize
damage to this tree’s trunk and root
system.

Attachment: Attachment 4 - 4201 Capitola Road - Arborist Report (4201 Capitola Road)
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Tree #5 is a poorly structured black acacia
that is proposed for retention. This tree may
be prone to branch and stem failure in the
coming years as a result of weak trunk/stem
_attachments and is poorly suited to be

.. preserved.

The small palm, Tree #4 to be preserved is in
fair condition. This is a species that tolerates
root pruning and should acclimate well to the
proposed development.

Trees proposed for removal include smaller,
multi trunk black acacia and walnut Trees #2,
3 and 6, each with very poor structure.

Tree Inventory Methodology

Each tree was visually assessed from the root crown to the extents of the foliar canopy. The
attached inventory lists information on trees > 4 inches in diameter growing within the property
boundaries. Tree locations are documented on the attached Tree Location Map.

The tree inventory lists species, trunk diameter, tree health, structure and suitability ratings,
Critical Root Zone extents, level of impacts and description, observations, required procedures
and whether the tree meets “Protected” criteria.

Tree health and structure are separate issues that are related since both are revealed by tree
anatomy. A tree’s vascular system is confined in a thin layer of tissue between the bark and
wood layers. This thin layer is responsible for transport of nutrients and water between the root
system and the foliar canopy. When this tissue layer is functioning properly a tree has the ability
to produce foliage (leaves). As long as the tree maintains a connected vascular system it may
appear to be in good health.

When conditions conducive to decay are present, fungi, bacteria or poor compartmentalization,
wood strength is degraded. As decay advances, the tree’s ability to continue standing is
compromised. Thus, a tree can appear to be in good health, but have poor structure.

Critical Root Zone: Individual tree root systems provide anchorage, absorption of
water/minerals, storage of food reserves and synthesis of certain organic materials necessary for
tree health and stability. The Critical Root Zone (CRZ) is the species-specific amount of roots
necessary to continue to supply these elements essential for each tree to stand upright and
maintain vigor. This distance reflects the minimum footage measurement from the trunk required
for the protection of the tree’s root zone. Construction activities proposed within these areas are
subject to specific review and the implementation of recommended special treatments.

Construction Impact Assessment/Tree Protection Plan March 2, 2018
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Description of Construction Impacts
This section describes procedures that are proposed near the individual tree. The influences the
proposed construction activities will have on the tree are classified as None, Low, Moderate or
High. These classifications are defined as follows:

NONE, the tree is not near the impact area of the proposed construction.

LOW, adverse affects from the proposed construction activities are minimal.

MODERATE, this level of impacts will result in loss in tree vigor and/or stability.
Recommended procedures must be implemented to decrease these impacts.

HIGH, requiring tree removal or the understanding that premature tree mortality can be
anticipated. Mitigation is required for trees subject to this level of impacts.

Construction of this project as presented requires the following procedures that impact tree
- health and stability:

Demolition of existing structures

Grading for site stabilization and building construction

Trenching for utility lines and drainage structure construction
Construction of 3 single-family residences with necessary infrastructure
Planned landscape installation

These procedures require alteration of natural grade in the form of cut and/or fill (described
below) at the defined “Limits of Grading”. Roots shattered during this process provide openings
for opportunistic decay causing organisms degrading tree support systems and vigor.

Alteration of natural grade

Cuts, lowering of natural grade, require the removal of soil until the desired
elevation is reached. A cut within the trees Critical Root Zone can remove non-
woody and woody roots. Non-woody (absorbing) roots are responsible for
transporting moisture and nutrients necessary for maintaining tree health. More
significant cuts remove woody roots that provide structural support, compromising
the tree’s ability to stand upright.

Fill, increasing natural grade, often requires an initial cut to “knit in” and stabilize
the material. This material is applied in layers and compacted in the process.
Compaction breaks down soil structure by removing air and adding moisture.
Anaerobic conditions may develop, promoting decay. Absorbing roots can suffocate
from lack of oxygen. Structural roots may be compromised as a result of the decay.

Construction Impact Assessment/Tree Protection Plan March 2, 2018
4201 Capitola Road, APN 034-121-36 & 37 Page 7

6.C.4

Attachment: Attachment 4 - 4201 Capitola Road - Arborist Report (4201 Capitola Road)

James P. Allen & Associates

Packet Pg. 103




Protected Tree Definition

Trees that meet protected criteria were determined as defined in Capitola Municipal Code for
Community Tree and Forest Management, Chapter 12.12 (1) Article I, (2) Article IV Section
12.12.160, and (3) Article IV Section 12.12.190:

(1) A4 "tree" is defined as a "woody plant, distinguished from a shrub by having, at
maturity, comparatively greater height and characteristically, a single trunk rather
than several stems, and a minimum six-inch diameter measured at forty-eight
inches above existing grade or at average breast height (abh)."

(2) With the exception of fruit-bearing trees, " no person may, in the city, cause the
cutting or intentional killing of any tree within the city unless a tree removal
permit has been obtained".

(3) "An approval for tree removal under this chapter shall be conditioned upon the
applicant planting, at some other location on the subject property, replacement
trees to compensate for the removed tree(s) on a ratio of at least two trees or
more for each one tree removed, as determined by the director."

REQUIRED PROCEDURES

The following are procedures recommended to
increase current tree vigor while reducing
demolition and construction related impacts.

Tree Protection Structures are to be in place
prior to demolition and remain in place for the
duration of the project.

Tree #1 requires two separate stages of
Protection Structures
Stage 1, to be in place prior to demolition
* Stand 12’ tall 2x6” boards side by side
surrounding the tree’s trunk secured by
straps or rope
* Armor the bottom of the tree trunk by
standing rice straw bales side to side or
wrapping wattle around the trees trunk,
secured by a strap or rope
* Apply temporary orange fencing to the
face of the straw bales or wattle as
depicted in the example at right

Stage 2, to be installed once demolition has
been completed and before grading begins
Install 6’ tall chain link fencing securely
attached to metal poles driven 18” into the ground.

Trees #4 and S require Stage 2 Protection Structures to be installed before demolition begins
and remain in place for the duration of the project.. Tree Protection Structure locations are
documented on the attached Tree Location Map.

Construction Impact Assessment/Tree Protection Plan March 2, 2018
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6.C.4

REQUIRED PROCEDURES, continued

Demolition of asphalt, concrete and buildings within Critical Root Zones (CRZ) will be done
carefully without the use of mechanized equipment (by hand), or by a skilled, equipment
operator cognizant of the need for tree protection. Special care must be taken to avoid damage to
root systems. Workers and equipment operators must be willing and able to communicate with,
and be directed by the Project Arborist.

Backhoe operation requirements:

1. Position and operate equipment with wheels on asphalt surfaces

2. Reach boom toward building, foundation or asphalt/concrete edge, gently lifting and
pulling sections away from the tree trunk
Dig to only the minimum depth required to the strip materials from the soil surface.
Stack removed spoils on undisturbed sections of the asphalt or concrete
Load spoils into a truck setting on undisturbed remaining asphalt/concrete surface.
. Do not drive on bare soils after asphalt/concrete has been removed

oL s W

Site Stabilization
Within Critical Root Zones topsoil will be scrubbed by hand to remove organic, deleterious
materials.
1. The natural grade will be maintained within Special Treatment Areas, where possible.
2. Structural backfill will be comprised of self-compacting drain rock, or similar materials
with adequate pore space to allow oxygen and moisture penetration.

Preconstruction root exploration is necessary for trees adjacent to trenching, grade reduction
or retaining wall systems that require exposure or removal of soil from designated Critical Root
Zones. Roots should be located using non-invasive procedures. Exploration can be done either
with a probe, by hand, using small tools or an AirSpade®. This tool uses compressed air to
displace soil, exposing roots, without damage. Once exposed, roots can be examined and
determinations can be made regarding the feasibility of removal or severance. If roots
encountered are less than two inches in diameter, they can be pruned following the guidelines
defined below and traditional footings may be used. If roots encountered are greater than two
diameter inches are unearthed they must be preserved, protected and bridged.

Preconstruction root pruning is to be performed by skilled labor. Roots are to be pruned off
cleanly. Bark should adhere to the wood without tearing. Wood fibers should remain intact
without shattering. When completed, the pruned portions should be covered with untreated
burlap or similar absorptive material and kept constantly moist. The following tools (only) may
be used for pruning of roots:

e Hand-pruners

* Loppers

* Handsaw

* Reciprocating saw

* Chainsaw

Attachment: Attachment 4 - 4201 Capitola Road - Arborist Report (4201 Capitola Road)
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REQUIRED PROCEDURES, continued

Necessary Tree Removal is to be performed in a sectional manner in order to avoid damaging
surrounding trees and landscape. Locations of trees to be removed are documented in the
attached 7ree Resource Inventory and on the Tree Location Map file.

Removal due to Construction Impacts is required for trees that are in direct conflict
with the proposed building footprints where plans cannot be modified.
o Trees#2,3 and 6

Tree Canopy Clearance Pruning
Vertical clearance may be necessary to remove conflicts between canopy extents and buildings.
Necessary branch removal shall be kept to a minimum with the approval of the tree owner(s).

A qualified certified arborist, using the following industry guidelines should be contracted to
perform all tree pruning.
* American National Standards Institute A300 for Tree Care Operations-
Tree, Shrub and Other Woody Plant Maintenance-Standard Practices.
o (Part 1)-2001 Pruning
¢ International Society of Arboriculture: Best Management Practices
* American National Standards Institute Z133.1-1994 for Tree Care Operations-
Pruning, Trimming, Repairing, Maintaining, and Removing Trees and Cutting Brush-
Safety Requirements

Required Tree Replacement
Two “protected” trees will be removed to construct the project as currently proposed.
Compensation for tree removal required in order to complete the project will include:

* Preservation and protection of retained trees/tree groups

¢ Implementation of preconstruction treatments

* Tree planting as a component of the planned landscape to be maintained in perpetuity

An undated Landscape Plan prepared by Ellen Cooper, Landscape Architect replanting of 4 trees
as components of the planned landscape. These plantings will serve screening, aesthetic and
biotic function. This number of plantings meets the 2:1 replacement requirements defined in City
Code Chapter 12.12. Additionally 49 shrubs in 5 to 15 gallon container sizes are proposed within
the landscape plan

Proposed replacement tree species, quantity and nursery container size include:
* Chinese pistache (Pistacia chinensis), 2, 24” box
* swamp myrtle (Tristania laurina 'Elegant’), 2, 15-gallon

Nursery stock selected for dominant species shall be standard (single trunk).

Trees planted should be well formed without co-dominant, poorly attached stems. Trees shall be
disease free and absent of swirling or girdling roots.

Qualified professionals adhering to the following guidelines shall plant the replacement trees:

Construction Impact Assessment/Tree Protection Plan March 2, 2018
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Supplemental irrigation will be provided the new trees by means of a temporary “drip” emitter
system for a period of two (2) years. This system shall be designed, installed and maintained by a
qualified professional to provide appropriate moisture levels.

Maintenance and Monitoring Program Criteria
To ensure the survivability and proper growth of the replacement trees success criteria will be
defined to meet a 100% survival rate and implemented as follows.

Implementation of these success criteria shall be a condition of project approval.

6.C.4

Prepare the planting site by excavating 3 times the width and 2 inches less than
the exact depth of the nursery container.

Prune any visible matted or circling roots to remove or straighten them. Cut the
root ball vertically on opposite sides at least half the distance to the trunk.

Free roots from the root ball breaking away some of the soil to provide better
contact between the root ball and the backfill soil.

Backfill with native soil.

After backfilling a two to four-inch layer of tree chip mulch should be applied to
the soil layer. Chips should not be applied within 12 inches of the trunk.

Stakes, for support should be driven opposite sides of the root ball and driven into
the soil. The tree can be secured to the stakes using “Arbortape” or by using the
“ReadyStake” system.

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

Tree health and growth rates will be assessed

Trees suffering poor growth rates or declining health will be identified

Invigoration treatments will be provided

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

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

Attachment: Attachment 4 - 4201 Capitola Road - Arborist Report (4201 Capitola Road)
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6.C.4

TREE PRESERVATION AND PROTECTION

Tree Preservation Specifications included in this report outline specifics for tree protection
structures and other procedures that will provide the best opportunity for their long-term
survivability.

Project Monitoring of the project will be the responsibility of the Project Arborist. Site
inspections will take place at the following intervals;
* Following on-site placement of grade stakes
* During demolition
* During preconstruction root severance
* After Tree Preservation fencing locations have been staked
* Following Tree Protection fencing installation and prior to the commencement of grading
* During all grading activities within Critical Root Zones
* As necessary during the grading activities to ensure compliance with all conditions of
project approval
Site monitoring forms will be submitted to the Capitola Planning Department at regular intervals.

To ensure the protection of the trees remaining on this site it is imperative that the
recommendations detailed within this document are incorporated as conditions of project
approval.

Questions regarding this report may be directed to my office.

espectfully gibmitted,

James P. Allen
Registered Consulting Arborist #390

ANEBICAN i g1y L,
CORBULY ING Anbon)s gy f
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Tree Preservation Specifications
4201 Capitola Road, Capitola CA
APN 034-121-36 & 37
These guidelines should be printed on all pages of the development plans.
Contractors and sub contractors should be aware of tree protection guidelines
and restrictions. Contracts should incorporate tree protection language that
includes “damage to trees will be assessed by the Project Arborist and monetary
fines levied”.

A pre construction meeting with the Project Arborist

A meeting with the Project Arborist, Project Manager and all contractors involved with the project
shall take place prior to the onset of tree removal. Tree removal and preservation specifications will
be reviewed and discussed.

Establishment of a tree preservation zone (TPZ)
Tree Protection Structures will be installed as follows:
Tree #1, Stage 1, to be in place prior to demolition
e Stand 12 tall 2x6” boards side by side surrounding the tree’s trunk secured by straps or rope
*  Armor the bottom of the tree trunk by standing rice straw bales side to side or wrapping
wattle around the trees trunk, secured by a strap or rope
* Apply temporary orange fencing to the face of the straw bales or wattle

Tree #1, Stage 2, to be installed once demolition has been completed and before grading begins
Install 6° tall chain link fencing securely attached to metal poles driven 18” into the ground.

Trees #4 and 5 require Stage 2 Protection Structures to be installed before demolition begins and
remain in place for the duration of the project. Tree Protection Structure Locations are documented
on the attached Tree Location Map.

Restrictions within the Tree Preservation Zone (TPZ)

No storage of construction materials, debris, or excess soil will be allowed within the TPZ. Parking
of vehicles or construction equipment in this area is prohibited. Solvents or liquids of any type should
be disposed of properly, never within this protected area.

Field decisions
The Project Arborist, Soils Engineer and Grading Contractor will determine the most effective
construction methods to maintain tree health and stability.

Alteration of grade

Maintain the natural grade around trees. If trees roots are unearthed during the construction process
the consulting arborist will be notified immediately. Exposed roots will be covered with moistened
burlap until the Project Arborist makes a determination.

Trenching requirements
Any areas of proposed grading and trenching adjacent to preserved trees will be evaluated with the
Project Arborist and the contractor prior to construction.

Tree canopy alterations
Unauthorized pruning of any tree on this site will not be allowed. Necessary tree canopy alterations
will be performed to the specifications established by the Project Arborist.

Construction Impact Assessment/Tree Protection Plan March 2, 2018
4201 Capitola Road, APN 034-121-36 & 37 Page 13
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House #1

Zoning Summary — 4201 Capitola Road

6.C.5

Development Standards

CN Height Regulation

Proposed Height

27 ft. 27 ft.
Yards
CN Regulation Proposed
Front Yard 15 ft. 19 ft.
Side Yard First story: First story (10%): 4 ft. First story: 2 ft 7 in. (north

Lot width: 41 ft.

10% lot width

15% lot width

Second Story:

min.
Second story (15%): 6
ft. 2 in. min.

side). Does not comply.
Second story: 4 ft. (north
side). Does not comply.

Rear Yard 20% lot depth | Lot depth: 84 17 ft.
16 ft. 10 in. min.
Parking
Required Proposed

Residential (2,601 to
4,000 sq. ft.)

2 spaces total - 1 covered, 1 uncovered

2 spaces total - 1
covered, 1 uncovered

Underground Utilities: required with 25% increase in area

Required

House #2

Development Standards

CN Height Regulation

Proposed Height

27 ft. 27 ft.
Yards
CN Regulation Proposed
Front Yard 15 ft. 20 ft.
Side Yard First story: First story (10%): 3 ft. | First story: 2 ft. 6 in. (north
Lot width: 36 10% lot width | 6 in. min. side), 3 ft. 0 in. (south
side). Does not comply.
Second Story: | Second story (15%): 5 | Second story: 3 ft. O in.
15% lot width | ft. 5 in. min. (north & south). Does not
comply.
Rear Yard 20% lot depth | Lot depth: 84 17 ft.
16 ft. 10 in. min.
Parking
Required Proposed

Residential (2,601 to
4,000 sq. ft.)

2 spaces total - 1 covered, 1 uncovered

2 spaces total - 1 covered,
1 uncovered

Underground Utilities: required with 25% increase in area

Required

Attachment: Attachment 5 - 4201 Capitola Road - Zoning Summary - 3 Houses (4201 Capitola Road)
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House #3

6.C.5

Development Standards

CN Height Regulation

Proposed Height

27 ft. 27 ft.
Yards
CN Regulation Proposed
Front Yard 15 ft. 20 ft.
Side Yard First story: First story (10%): 3 ft. | First story: 2 ft. 8 in. (north
Lot width: 36 10% lot width | 6 in. min. side), 4 ft. 0 in. (south
side). Does not comply.
Second Story: | Second story (15%): 5 | Second story: 4 ft. O in.
15% lot width | ft. 5 in. min. (north), 3 ft. 6 in. (south).
Does not comply.
Rear Yard 20% lot depth | Lot depth: 84 17 ft.
16 ft. 10 in. min.
Parking
Required Proposed
Residential (2,601 to 2 spaces total - 1 covered, 1 uncovered | 2 spaces total - 1 covered,
4,000 sq. ft.) 1 uncovered

Underground Utilities: required with 25% increase in area

Required
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CONDITIONS OF APPROVAL

1.

10.

11.

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

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

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

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

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

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

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

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

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

Prior to issuance of building permits, a drainage plan, grading, sediment and erosion
control plan (BMPs), shall be submitted to the City and approved by Public Works. The
plans shall be in compliance with the requirements specified in Capitola Municipal Code
Chapter 13.16.100 Construction Site Storm Water Runoff Control. All improvements
shall be installed prior to the start of construction and shall be maintained throughout
project duration.

Prior to issuance of building permits, the applicant shall submit a stormwater
management plan to the satisfaction of the Director of Public Works which complies with

6.C.6
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12.

13.

14.

15.

16.

17.

18.

19.

CMC 13.16.0900 Post Construction Stormwater Management and implements all
applicable Post Construction Requirements (PCRs) and Public Works Standard Details,
including all standards relating to low impact development (LID).

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

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

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

Prior to a project final, all cracked or broken driveway approaches, curb, gutter, or
sidewalk shall be replaced per the Public Works Standard Details and to the satisfaction
of the Public Works Department. Any existing unused driveway approach shall be
demolished and replaced with curb, gutter and sidewalk. All replaced driveway
approaches, curb, gutter or sidewalk shall meet current Accessibility Standards.

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

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

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

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.
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20.

21.

22.

23.

24,

25.

26.

27.

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

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

The Applicant shall prepare and submit a parcel map showing the original parcel and the
parcels being created by the resubdivision with pertinent supporting data. Said map
shall be filed with the Public Works Department with the appropriate review fees for
review. Said parcel map shall be prepared by a licensed land surveyor who shall be
responsible for responding to comments until the map is acceptable to the Department
of Public Works.

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

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

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

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

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

a. A gualified professional will monitor the newly planted trees at one (1) month
intervals for the first year of growth and every 3 months thereafter for an
additional 4-year period
Tree health and growth rates will be assessed
Trees suffering poor growth rates or declining health will be identified
Invigoration treatments will be provided
Dead trees or trees in an irreversible state of decline will be replaced
At the end of the five-year period the status of the new plantings will be assessed
to make certain that success criteria have been met and all replacement trees
planted are performing well

~oao0o
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6.C.6

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

Zoning Ordinance, General Plan, and Local Coastal Plan.
Community Development Staff, the Architectural and Site Review Committee, and the
Planning Commission have all reviewed the project. The proposed design permit for
three new single-family homes, including demolition of one existing home, and a
tentative parcel map for a three-lot subdivision comply with the development standards
of the CN (Neighborhood Commercial) District. The project secures the purpose of the
Zoning Ordinance, General Plan, and Local Coastal Plan

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

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

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

COASTAL FINDINGS

D. Findings Required.

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

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

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

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

d. An explanation of how imposition of an access dedication requirement
alleviates the access burdens identified.
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e The proposed development conforms to the City’s certified Local
Coastal Plan (LCP). The specific, factual findings, as per CMC Section
17.46.090(D) are as follows:

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

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

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

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

Attachment: Attachment 6 - 4201 Capitola Road - Draft Conditions of Approval (4201 Capitola Road)

Packet Pg. 118



http://www.codepublishing.com/CA/Capitola/cgi/defs.pl?def=17.03.690
http://www.codepublishing.com/CA/Capitola/cgi/defs.pl?def=17.03.690
http://www.codepublishing.com/CA/Capitola/cgi/defs.pl?def=17.03.650
http://www.codepublishing.com/CA/Capitola/cgi/defs.pl?def=17.03.650

6.C.6

the beach; the character, extent, accessibility and usability of the beach; and
any other factors which characterize or affect beaches in the vicinity. Analysis
of the effect of any identified changes of the project, alone or in combination
with other anticipated changes, will have upon the ability of the public

to use public tidelands and shoreline recreation areas;

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

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

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

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

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

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

e The proposed project is located on private property that will not impact
access and recreation. The project does not diminish the public’s use
of tidelands or lands committed to public recreation nor alter the
aesthetic, visual, or recreational value of public use areas.
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by written findings of fact, analysis and conclusions which address all of the
following:

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

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

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

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

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

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

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

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

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

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

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);

Attachment: Attachment 6 - 4201 Capitola Road - Draft Conditions of Approval (4201 Capitola Road)
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6. Project complies with visitor-serving and recreational use policies;

SEC. 30222

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

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

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

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

¢) Visitor-serving facilities that cannot be feasibly located in existing developed
areas shall be located in existing isolated developments or at selected points of
attraction for visitors.

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

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

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

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

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

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

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

10. Demonstrated availability and adequacy of water and sewer services;

6.C.6
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11.

12.

13.

14.

15.

16.

17.

18.

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

Provisions of minimum water flow rates and fire response times;

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

Project complies with water and energy conservation standards;

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

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

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

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

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

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

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

Project complies with Monarch butterfly habitat protection policies;

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

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

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

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

e The project is not in a seismic area, geologically unstable area, or
coastal bluffs. Conditions of approval have been included to ensure

6.C.6
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21.

22.

23.

the project applicant shall comply with all applicable requirements of
the most recent version of the California Building Standards Code.

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

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

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

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

e This use is an allowed use consistent with the Neighborhood
Commercial zoning district.

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

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

Project complies with the Capitola parking permit program as follows:

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

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

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

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

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

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

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

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

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

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

as allowed in the land use plan can be made.

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

permit program.
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