
 
 
1. ROLL CALL AND PLEDGE OF ALLEGIANCE 

Commissioners: Ed Newman, Gayle Ortiz, Mick Routh, Linda Smith and 
Chairperson Ron Graves 

Staff:   Consultant Susan Westman 
   Senior Planner Ryan Bane 
   Minute Clerk Danielle Uharriet 
   

2. ORAL COMMUNICATIONS 
 
A. Additions and Deletions to Agenda 

 
B. Public Comments 

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

 

C. Commission Comments 
 
D. Staff Comments 

 

3. APPROVAL OF MINUTES 
 

A. July 5, 2012 Regular Planning Commission Meeting 
 
4. CONSENT CALENDAR 

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

A. 4895 CAPITOLA ROAD #12-064 APN: 034-023-14 

Sign Permit for a wall sign and monument sign in the CN (Neighborhood Commercial) Zoning 
District. 
Environmental Determination:  Categorical Exemption 
Property Owner:   Bruce Handloff, filed 5/7/12 
Representative:  Mardeen Gordon 

 
B. 215 CAPITOLA AVENUE #12-083 APN: 035-231-07 

Sign Permit for a wall sign in the CV (Central Village) Zoning District. 
Environmental Determination:  Categorical Exemption 
Property Owner:   Paul Ballantyne, filed 6/20/12 
Representative:  Bo Zimkowski 
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5. 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. 205 SACRAMENTO AVENUE   #12-013 APN:  036-125-03 

Coastal Development Permit and Design Permit to discontinue a nonconforming mobile home 
park and construct a two-story single-family residence in the R-1 (Single-Family Residence) 
Zoning District. 
Environmental Determination: Categorical Exemption 
This project requires a Coastal Permit which is appealable to the California Coastal 
Commission after all possible appeals are exhausted through the City. 
Owner:  Peter Tiemann, filed:  2/6/12 
Applicant:  Frank Ho 
 
B. 205 SACRAMENTO AVENUE   #12-014 APN:  036-125-15 

Coastal Development Permit and Design Permit to discontinue a nonconforming mobile home 
park and construct a two-story single-family residence in the R-1 (Single-Family Residence) 
Zoning District. 
Environmental Determination: Categorical Exemption 
This project requires a Coastal Permit which is appealable to the California Coastal 
Commission after all possible appeals are exhausted through the City. 
Owner:  Peter Tiemann, filed:  2/6/12 
Applicant:  Frank Ho 

 
C. 1823 49th AVENUE   #12-090 APN: 034-023-36 

Fence Permit to construct a 6’ stucco wall in the front setback for a single-family residence in 
the R-1 (Single-Family Residence) Zoning District. 
Environmental Determination:  Categorical Exemption 

 Property Owner:   Craig Sala, filed:  7/17/12 
 Representative:  Bill Fisher 
 

D. 2265 41st AVENUE #12-092 APN: 034-191-03 

Design Permit to construct façade improvements to a medical office building, and a Sign 
Permit for wall signs in the CC (Community Commercial) Zoning District.   
Environmental Determination:  Categorical Exemption 
Property Owner:  Capitola ASCRE, filed: 7/19/12 
Representative:  Avila Construction, Inc. 

 
6. DIRECTOR'S REPORT 
 
7. COMMISSION COMMUNICATIONS 
 
8. ADJOURNMENT 
 
Adjourn to a Regular Meeting of the Planning Commission to be held on Thursday, September 6, 
2012 at 7:00 p.m., in the City Hall Council Chambers, 420 Capitola Avenue, Capitola, California. 
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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 can be 
appealed to the City Council within the (10) working days following the date of the Commission action.  If the 
tenth day falls on a weekend or holiday, the appeal period is extended to the next business day. 
 
All appeals must be in writing, setting forth the nature of the action and the basis upon which the action is 
considered to be in error, and addressed to the City Council in care of the City Clerk.  An appeal must be 
accompanied by a one hundred forty two dollar ($142.00) filing fee, unless the item involves a Coastal Permit 
that is appealable to the Coastal Commission, in which case there is no fee.  If you challenge a decision of the 
Planning Commission in court, you may be limited to raising only those issues you or someone else raised at 
the public hearing described in this agenda, or in written correspondence delivered to the City at, or prior to, the 
public hearing. 
 
Notice regarding Planning Commission meetings:  The Planning Commission meets regularly on the 1

st
 

Thursday of each month at 7:00 p.m. in the City Hall Council Chambers located at 420 Capitola Avenue, 
Capitola. 
 
Agenda and Agenda Packet Materials:  The Planning Commission Agenda and complete Agenda Packet are 
available on the Internet at the City's website:  www.ci.capitola.ca.us.  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 at 12:00 Noon on the Saturday following the meetings on 
Community Television of Santa Cruz County (Charter Channel 71 and Comcast Channel 25).  Meetings can 
also be viewed from the City's website:  www.ci.capitola.ca.us 
 



 
 
 
Chairperson Graves called the Regular Meeting of the Capitola Planning Commission to order at 7:00  
p.m.     
 
1. ROLL CALL AND PLEDGE OF ALLEGIANCE 

Commissioners: Ed Newman, Gayle Ortiz, Mick Routh, Linda Smith and  
Chairperson Ron Graves 

Staff:   Consultant Susan Westman 
    Senior Planner Ryan Bane 
    Minute Clerk Danielle Uharriet 
   
2. ORAL COMMUNICATIONS 
 

A. Additions and Deletions to Agenda  
 
Senior Planner Bane stated that Public Hearing Item 5.C was withdrawn by the applicants. 
 

B. Public Comments - NONE 
 

C. Commission Comments - NONE 
 

D. Staff Comments -NONE 
 
3. APPROVAL OF MINUTES 
 

A. June 7, 2012 Regular Planning Commission Meeting 
 
A MOTION WAS MADE BY COMMISSIONER ORTIZ AND SECONDED BY COMMISSIONER 
ROUTH TO APPROVE THE JUNE 7, 2012 MEETING MINUTES WITH CHANGES: 
 

Verbatim minutes of Public Hearing Item 5.C:  Amend Sign Ordinance 17.57, will be included 
in the staff report for the July 12, 2012 City Council meeting. 

 
THE MOTION CARRIED ON THE FOLLOWING VOTE:  AYES:  COMMISSIONERS NEWMAN, 
ORTIZ, ROUTH, AND CHAIRPERSON GRAVES.  NOES:  NONE.  ABSENT:  NONE.  ABSTAIN:  
COMMISSIONER SMITH. 
 
4. CONSENT CALENDAR 

 
A. McGREGOR DRIVE  APN: 036-341-02 

Planning Commission certification that the sale of .16 acres of City owned property on 
McGregor Drive (APN: 036-341-02), to the Soquel Creek Water District is in conformance with 
the City's adopted General Plan. 
 

Consent Calendar Item #4.A to be continued to the September 6, 2012 Planning Commission 
meeting. 

DRAFT MINUTES 
CAPITOLA PLANNING COMMISSION MEETING 

THURSDAY, JULY 5, 2012 
7:00 P.M. – CITY HALL COUNCIL CHAMBERS 
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B. 520 PILGRIM DRIVE 
426 CAPITOLA AVENUE 

#12-077 APN: 035-103-06 
035-141-33 

Lot line adjustment to correct a building encroachment between an R-1 (Single-Family 
Residence) and MHE (Mobile Home Exclusive) Zoning District. 
Environmental Determination:  Categorical Exemption 

 Property Owner:   City of Capitola, filed 6/5/12 
 Representative:     William and Joyce Budisch 

 
Consent Calendar Item #4.B to be continued to the September 6, 2012 Planning Commission 
meeting. 

 
5. PUBLIC HEARINGS  

 
A. 4800 OPAL CLIFF DRIVE #12-035 APN: 034-462-05 

Coastal Permit to install a blufftop stabilization system for a residential condominium complex 
(Opal Cliff West) in the AR/R-1 (Automatic Review/Single-Family Residence) Zoning District. 
This project requires a Coastal Permit which is appealable to the California Coastal 
Commission after all possible appeals are exhausted through the City. 
Environmental Determination:  Mitigated Negative Declaration 
Property Owner:   Opal Cliff West HOA, filed 3/9/12 
Representative:     Suzanne Ise 

 

Senior Planner Bane presented the staff report. 
 
Commissioner Routh commented that the adjacent property bluff had been sloughing.  He questioned 
whether this project will solve or affect the adjacent property. 
 
Senior Planner Bane stated the adjacent property is located in the county and would require a county 
permit.  The subject project does not address the adjacent property. 
 
Commissioner Grave asked if the shotcrete will be seen.  He was concerned about the bluff view from 
the ocean and if the shotcrete would be visible from the water. 
 
Senior Planner Bane stated that there is not shotcrete on any ocean facing wall. 
 
Commissioner Ortiz acknowledged a letter, submitted via email, in support of the project. 
 
The public hearing was opened. 
 
Susan Ise, homeowners' association representative, spoke in support of the application.  She noted 
that the adjacent property has been unable to obtain a county permit.  The proposed project is 
preventative work to avoid future erosion from occurring. 
 
Rick Parks, project geotechnical engineer, explained the details of the proposed retaining wall 
engineering methods. 
 
Commissioner Routh clarified that the shotcrete will be parallel to the existing wall and will be 
approximately five feet in height and one foot wide. 
 
Mr. Parks further detailed the location of the shotcrete area. 
 

2
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Samantha Swan, neighbor spoke in support of the application. 
 
The public hearing was closed. 
 
Commissioner Newman asked if the adjacent neighbor in the county had been contacted regarding 
this project. 
 
Ms. Ise, stated that she had discussed the project with the neighbor, who represented they were in 
support of the project.  
 
Commissioner Grave questioned the immediacy of installing the shotcrete wall since the bluff is not 
currently sloughing off at this property. 
  
Mr. Parks clarified that the applicant's are not requesting for a shotcrete wall, but rather the installation 
of a pier support system.  The shotcrete is part of the future design as the bluff recedes and exposes 
the piers, but this is not the current condition.. 
 
Commissioner Routh recommended an additional condition to ensure the application submit a new 
application for any future shotcrete wall or improvements. 
 
Commissioner Newman noted that issuing a Negative Declaration for this type of project may not be 
sufficient environmental review. 
 
A MOTION WAS MADE BY COMMISSIONER ROUTH AND SECONDED BY COMMISSIONER 
ORTIZ TO APPROVE PROJECT APPLICATION #12-035 WITH THE FOLLOWING CONDITIONS 
AND FINDINGS: 
 
CONDITIONS 
 
1. The project approval consists of a coastal permit to install a blufftop stabilization system for the 

Opal Cliffs West Condominiums at 4800 Opal Cliff Drive   
 
2. Any significant modifications to the approved design must be approved by the Planning 

Commission.  
 
3. The application shall be reviewed by the Planning Commission upon evidence of non-compliance 

with conditions of approval or applicable municipal code provisions. 
 
4. The applicant shall have the blufftop stabilization system inspected by a licensed engineer 

experienced in coastal erosion processes or an engineering geologist with similar experience at 
least every two years after long duration storms or severe seismic shaking to monitor the status of 
the soil pin wall and recommend maintenance if needed. 

 
5. If monitoring inspections reveal exposure of soils between the soil pin piers, the applicant shall 

apply a structural shotcrete section between the soil pins and exposed soils in accordance with 
recommendations of a geotechnical engineer.  The shotcrete should be colored so as to mimic the 
appearance of the adjacent natural bluff.  Prior to installation of any shotcrete material, the 
applicant shall submit an application for a Design Permit to be reviewed by the Planning 
Commission. 

 
6. The applicant shall notice the neighbors within 100’ of the project a minimum of seven days prior 

to the start of construction.  The notice shall describe the project and include the proposed dates 
of construction, construction times, and contact information should issues arise. 

3
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7. The construction site shall maintain good construction site housekeeping controls and procedures 

(e.g., clean up all leaks, drips. and other spills immediately; keep materials covered and out of the 
rain, including covering exposed piles of soil and dispose of all 'wastes properly; place trash 
receptacles on the site, cover open trash receptacles during wet weather; remove all construction 
debris). 
 

8. All erosion and sediment controls shall be in place prior to the commencement of construction as 
well as at the end of each workday At a minimum, silt fences or  equivalent apparatus, shall be 
installed at the perimeter of the construction site to  prevent construction-related runoff and/or  
 

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

Ordinance, General Plan, and Local Coastal Plan. 
 

Planning Department Staff and the Planning Commission have reviewed the project.  The project 
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. A Negative Declaration has been prepared for this project based upon the completion of an 

Initial Study which identified less than significant impacts. 
 

A Negative Declaration has been prepared for this project in accordance with the California 
Environmental Quality Act which concludes that no significant environmental impacts are 
associated with the project as conditioned.  

 
COASTAL FINDINGS 
 

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

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

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

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

• The proposed project is located on the top of a coastal bluff on a private property near the 
intersection of Cliff and Opal Cliff Drive.  The project will not directly affect public access 
and coastal recreation areas as it involves the stabilization of an existing blufftop, with no 
intensification or build out and no affect on public trail or beach access. 
 

(D) (2) (b) Shoreline Processes. Description of the existing shoreline conditions, 
including beach profile, accessibility and usability of the beach, history of erosion or 
accretion, character and sources of sand, wave and sand movement, presence of 
shoreline protective structures, location of the line of mean high tide during the season 
when the beach is at its narrowest (generally during the late winter) and the proximity of 
that line to existing structures, and any other factors which substantially characterize 
or affect the shoreline processes at the site. Identification of anticipated changes to 
shoreline processes at the site. Identification of anticipated changes to shoreline 
processes and beach profile unrelated to the proposed development. Description and 
analysis of any reasonably likely changes, attributable to the primary and cumulative 
effects of the project, to: wave and sand movement affecting beaches in the vicinity of 
the project; the profile of the beach; the character, extent, accessibility and usability of 
the beach; and any other factors which characterize or affect beaches in the vicinity. 
Analysis of the effect of any identified changes of the project, alone or in combination 
with other anticipated changes, will have upon the ability of the public to use public 
tidelands and shoreline recreation areas; 
 
The proposed project is located on the top of a coastal bluff on a private property near the 
intersection of Cliff and Opal Cliff Drive.  The coastal bluff at the project site is about 65 feet 
high and consists of about 23 feet of easily eroded, blufftop terrace deposits overlying 
fractured and jointed siltstone/sandstone bedrock.  A blufftop, structural shotcrete compression 
plate type retaining wall with tieback anchors, and a blufftoe, “concrete-gravity” type seawall 
were constructed on the project site in 1998 to preserve the configuration of the bluff and to 
protect the blufftop parking area.  The shotcrete compression plate retaining wall extends from 
the blufftop parking slab down to the base of the terrace deposits (43 feet elevation).  The bluff 
toe at the adjacent upcoast parcel at 4790 Opal Cliff Drive is protected from wave action 
erosion by a concrete gravity type seawall continuously constructed to the seawall at 4800 
Opal Cliff Drive.  However, the upper bluff face and blufftop at 4790 Opal Cliff Drive is not 
protected by a retaining wall.  

 
According to geotechnical reviews of the site, ongoing blufftop recession at the adjacent parcel 
is beginning to outflank the upcoast edge of the existing blufftop shotcrete wall and will 
undermine the parking area and jeopardize the integrity of the bluff face retaining wall. During 
maintenance monitoring of the existing bluff walls, installation of a soil pin retaining wall at the 
parking lot adjacent to the upcoast property was recommended.  Although, the impact is less 
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than significant, and mitigation measures are not warranted, Conditions of Approval have been 
included to address recommendations in the geologic and geotechnical reports. 

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

• The privately owned site has historically been used as private residences.  There is no 
evidence of use of the site by members of the public for coastal access. 

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

• The proposed project is located on the top of a coastal bluff on a private property near 
the intersection of Cliff and Opal Cliff 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. 

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

• The proposed project is located on the top of a coastal bluff on a private property near 
the intersection of Cliff and Opal Cliff Drive.  The blufftop stabilization system does not 
diminish the public’s use of tidelands or lands committed to public recreation nor alter 
the aesthetic, visual or recreational value of public use areas. 
 

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

a. The type of access potentially applicable to the site involved (vertical, lateral, 
bluff top, etc.) and its location in relation to the fragile coastal resource to be protected, 
the agricultural use, the public safety concern, or the military facility which is the basis 
for the exception, as applicable; 
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b. Unavailability of any mitigating measures to manage the type, character, 
intensity, hours, season or location of such use so that agricultural resources, fragile 
coastal resources, public safety, or military security, as applicable, are protected; 

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

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

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

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

 b. Topographic constraints of the development site; 

 c. 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. 

• No Management Plan is required; therefore these findings do not apply 
 

(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 blufftop stabilization system for an existing residential use.  No 
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new use or change in use is proposed. 

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

• The project involves a blufftop stabilization system for an existing residential use.  No 
new use or change in use is proposed. 

SEC. 30250 

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

 

• The project involves a blufftop stabilization system for an existing residential use.  No 
new use or change in use is proposed. 

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

• The project involves a blufftop stabilization system for an existing residential use.  No 
new use or change in use is proposed. 

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

• The project was reviewed by the Architectural and Site Review Committee and 
complies with the design guidelines and standards established by the Municipal Code, 
as well as the recommendations provided by the Committee.   

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

 
• The proposed project is located on the top of a coastal bluff adjacent to Opal Cliff Drive 

that descends from the parking lot of an existing three-story condominium building to a 
small beach. The City’s General Plan identifies “vista points” along Cliff Drive to the 
east of the project site. Panoramic views of the Monterey Bay, beaches, Capitola 
Wharf and Capitola Village are the prominent visual features in the project area to the 
east of the project site. The existing three-story condominium building on the project 
site blocks views to the ocean from Opal Cliff Drive.  

 
The project site is not within a designated vista point or scenic view. The proposed 
project consists of an underground blufftop retaining wall beneath a concrete parking 
lot. The project would not obstruct or remove scenic coastal views as none exist in the 
area. Views from the beach in the project area are oriented toward the Monterey Bay 
with views of the coastal bluffs in the background. The existing bluff retaining walls on 
the coastal bluff area along the project site are visible from the beach. The project will 
not result in removal of trees or other resources that might be considered scenic 
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resources. Thus, the proposed project would not affect or remove scenic views or 
scenic resources. 

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

• The project involves a blufftop stabilization system for an existing residential use.  No 
water or sewer services will be affected. 

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

• The project involves a blufftop stabilization system for an existing residential use with 
no change in use.   

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

• The project involves a blufftop stabilization system for an existing residential use with 
no change in use. 

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

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

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

residential units on the property will not be changed as part of the project. 
 
(D) (15) Project complies with natural resource, habitat, and archaeological protection 
policies;  
 

• A negative declaration has been prepared that identifies that natural resources, 
habitat and archaeological resources will be protected. 
 
(D) (16) Project complies with Monarch butterfly habitat protection policies; 

 
• The project is outside of any identified sensitive habitats, specifically areas where 

Monarch Butterflies have been encountered, identified and documented. 
 

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

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

• Geologic/engineering reports have been prepared by qualified professionals for this 
project which is located in a geologic hazard zone.  Conditions of approval have 
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been included to ensure the project complies with hazard protection policies.  
 
(D) (19) All other geological, flood and fire hazards are accounted for and mitigated in 
the project design; 
 

• Geologic/engineering reports have been prepared by qualified professionals for this 
project which is located in a geologic hazard zone.  Conditions of approval have 
been included to ensure the project complies with geological, flood, and fire 
hazards and are accounted for and will be mitigated in the project design. 

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

• The proposed project complies with shoreline structure policies. 
 
(D) (21) The uses proposed are consistent with the permitted or conditional uses of the 
zoning district in which the project is located; 
 

• The project involves a blufftop stabilization system for an existing 
residential use with no change in use.   

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

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

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

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

 
THE MOTION CARRIED ON THE FOLLOWING VOTE:  AYES:  COMMISSIONERS NEWMAN, 
ORTIZ, ROUTH, SMITH, AND CHAIRPERSON GRAVES.  NOES:  NONE.  ABSENT:  NONE.  
ABSTAIN:  NONE. 
 

B. 410 BAY AVENUE #12-052 APN: 036-062-35 

Coastal Permit and Tentative Map for a two-lot subdivision in the RM (Multiple-Family 
Residence) Zoning District.  This project requires a Coastal Permit which is not appealable to 
the California Coastal Commission. 
Environmental Determination:  Categorical Exemption 
Property Owner:  Lori Rast, filed: 4/18/12 

 
Senior Planner Bane presented the staff report, commented that applicant was unable to be present. 
 
Chairperson Graves inquired on the code provisions for flag lots. 
 
Senior Planner Bane stated that the Municipal Code is silent on flag lot requirements. 
 
Chairperson Graves spoke with concerns about the creation of the flag lot and the future maintenance 
of the flag portion of the lot.  He asked if the applicant intended on utilizing the existing curb cuts to 
access the rear lot. 
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Senior Planner Bane stated that the flag is part of the rear lot.  The applicant may use one of the 
existing curbs, but it is not required. 
 
Commissioner Newman asked the reasoning for requiring 20’ frontage on public roadway?  
 
Consultant Susan Westman stated that applicant designed the lot split to minimum standards of the 
State Subdivision Map Act. 
 
Commissioner Routh stated concerns about the potential for two units on the rear lot based on the 
building envelope shown on the tentative map. 
 
Senior Planner Bane stated the building envelope shown on the tentative map is for a single family 
residence only and is not an approved envelope, it is shown as a representation. 
 
Chairperson Graves stated the Planning Commission is only reviewing the tentative map and not the 
design of the lots.  The Commission will have the opportunity to review the building designs when an 
application is submitted. 
 
The public hearing was opened and closed. 
 
Commissioner Routh suggested an additional condition clarifying the building envelopes shown on the 
tentative map are for information only. 
 
Commissioner Smith stated the rear parcel will be difficult to build out.  She suggested an additional 
condition specifying that the approval of the tentative map is not an approval for variances on the 
oddly configured rear lot. 
 
A MOTION WAS MADE BY COMMISSIONER  ROUTH AND SECONDED BY COMMISSIONER 
SMITH TO APPROVE PROJECT APPLICATION #12-052 WITH THE FOLLOWING CONDITIONS 
AND FINDINGS: 
 
CONDITIONS 
 
1. The project consists of the subdivision of a 12,191 square foot lot into two residential lots in 

the RM-M (Multiple-Family Residence – Medium Density) Zoning District at 410 Bay Avenue. 
 
2. Prior to the recordation of the parcel map, the applicant shall submit new legal descriptions for 

the two lots for review by the Community Development Department. 
 
3. The subdivider shall comply with all of the provisions of the approved Tentative Map and all 

pertinent provisions of the Municipal Code. 
 
4. All utility easements shall be provided on the parcel map in a configuration which meets the 

requirements of the utility companies and the Director of Public Works and/or City Engineer. 
 
5. Prior to acceptance of the parcel map, the Developer shall contact the Capitola U.S. 

Postmaster to locate in the subdivision placement of “Neighborhood Delivery and Collection 
Boxes (NDCBU’s).  Any required easements shall be dedicated and shown on the parcel map 
within a public utility easement, as approved by City Staff and the Postmaster. 

 
6. Prior to the recordation of the parcel map, compliance with all conditions of approval shall be 

demonstrated to the satisfaction of the Zoning Administrator or Community Development 
Director. 
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7. The building envelops shown on the tentative map prepared by Luke R. Beautz, dated May 

2012, are for information only. 
 
8. Variances would not be granted based on the unusual shape of the lot being created.  
 
FINDINGS 
 
B.  The application, subject to the conditions imposed, will secure the purposes of the Zoning 

Ordinance, General Plan, and Local Coastal Plan. 
 

Community Development Department Staff and the Planning Commission have reviewed the 
project.  The subdivision, together with the provisions for its design and improvement, is consistent 
with the objectives of the Zoning Ordinance, General Plan and Local Coastal Plan. 

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

Ordinance. 
 

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

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

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

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

 
COASTAL FINDINGS 
 

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

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

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

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

• The project will not directly affect public access and coastal recreation areas as it involves 
the subdivision of a privately owned residential property with no intensification or build out 
and no public trail or beach access. 
 

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

• The project is located in a developed neighborhood with no beach access.  The 
approval of the minor land division will not affect the shoreline. 

 
(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 
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proposed development (including but not limited to, creation of physical or 
psychological impediments to public use);  
 

• The privately owned site has historically been used as private residence.  There is no 
evidence of use of the site by members of the public for coastal access. 

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

• The project is located in a developed neighborhood with no beach access.  Beach 
access to the public will not be affected by the project, nor will the development block 
or impede the ability of the public to get to or along the tidelands, public recreation 
areas, or views to the shoreline. 

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

• The project is located in a developed neighborhood with no beach access, and not in 
the vicinity of a public recreation area.  The minor land division does not diminish the 
public’s use of tidelands or lands committed to public recreation nor alter the aesthetic, 
visual or recreational value of public use areas. 
 

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

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

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

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

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

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

 b. Topographic constraints of the development site; 

 c. 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. 

• No Management Plan is required; therefore these findings do not apply 
 

(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 the minor land division of an existing residential use.  No new use 
or change in use is proposed. 

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

• The project involves the minor land division of an existing residential use.  No new use 
or change in use is proposed. 

SEC.  30250 
 

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

 

• The project involves the minor land division of an existing residential use.  No new use 
or change in use is proposed. 

15



CAPITOLA CITY PLANNING COMMISSION MINUTES – JULY 5, 2012  16 
 

P:\Planning Commission\2012 Meeting Packets\8-2-12\Word Docs\7-5-12 PC Draft Minutes.doc 

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

• The project involves the minor land division of an existing residential use with 
no proposed new use at this time.  There are no requirements for alternate means of 
transportation or traffic improvements as part of the minor land division. 

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

• The project was reviewed by the Architectural and Site Review Committee and 
complies with the design guidelines and standards for the VS/R-1 zoning district, as 
well as the recommendations provided by the Committee.   

  
(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; 

 
• No public landmarks or public views to and along the shoreline are affected by the 

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

• The minor land division does not include any additional units at this time, and 
therefore does not require new water or sewer services. 

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

• The minor land division does not include any additional units, and therefore does 
not require new flow rates or fire response times. 

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

• The project will be required to comply with water and energy conservation 
standards for the proposed landscaping and carport as part of the building plan check 
process. 

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

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

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

 
(D) (15) Project complies with natural resource, habitat, and archaeological protection 
policies;  
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• The minor land division does not impact natural resources, habitat, or 
archaeological resources. 

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

 
• The project is outside of any identified sensitive habitats, specifically areas where 

Monarch Butterflies have been encountered, identified and documented. 
 

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

• The project will comply with all 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; 
 

• The project is not located within a geologically unstable area or near a coastal bluff. 
 
(D) (19) All other geological, flood and fire hazards are accounted for and mitigated in 
the project design; 
 

• The project is not located within a geologically unstable area nor flood plain, and 
fire hazard are accounted for and will be mitigated in the project design. 

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

• The 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; 
 

• No uses are proposed at this time. 
 
(D) (22) Conformance to requirements of all other city ordinances, zoning requirements, 
and project review procedures; 
 

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

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

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

 

THE MOTION CARRIED ON THE FOLLOWING VOTE:  AYES:  COMMISSIONERS NEWMAN, 
ORTIZ, ROUTH, SMITH, AND CHAIRPERSON GRAVES.  NOES:  NONE.  ABSENT:  NONE.  
ABSTAIN:  NONE. 
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C. 4140 CAPITOLA ROAD #12-063 APN: 034-111-49 

Conditional Use Permit to establish a yoga studio use in the CC (Community Commercial) 
Zoning District. 
Environmental Determination:  Categorical Exemption 
Property Owner:   Cristina Properties, LLC, filed 5/4/12 
Representative:     CJ Popp & Jeanette LeHouillier 

 

The application was withdrawn by the applicants. 
 
7. DIRECTOR'S REPORT 
 
Consultant Susan Westman clarified a signage question from a prior meeting stating that the Home 
Occupation regulations only allow for a sign that does not exceed one square foot, therefore any 
additional signage for a home occupation located within the CV zoning district is not eligible for any 
additional signs under the new CV sign regulations. 
 
8. COMMISSION COMMUNICATIONS 
 
Commissioner Newman stated the GPAC has discussed the Pacific Cove reuse and has 
recommended to the City Council the temporary use be a parking lot 
 
8. ADJOURNMENT 
 
The Planning Commission adjourned the meeting at 7:50 p.m. to a Regular Meeting of the Planning 
Commission to be held on Thursday, August 2, 2012 at 7:00 p.m., in the City Hall Council Chambers, 
420 Capitola Avenue, Capitola, California. 
 
 
Approved by the Planning Commission on August 2, 2012 
 
 
________________________________ 
       Danielle Uharriet, Minute Clerk 
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Item #: 4.A 

 
 

S T A F F   R E P O R T 
 

TO:  PLANNING COMMISSION 
 
FROM:  COMMUNITY DEVELOPMENT  DEPARTMENT 
 
DATE:  AUGUST 2, 2012 
 
SUBJECT: 4895 CAPITOLA ROAD  #12-064         APN: 034-023-14 

Sign Permit for a wall sign and monument sign in the CN (Neighborhood 
Commercial) Zoning District. 
Environmental Determination:  Categorical Exemption 

  Property Owner:   Bruce Handloff, filed 5/7/12 
  Representative:  Mardeen Gordon 
 
 
PROJECT SUMMARY 
 
The applicant is requesting a sign permit for a new wall sign and monument sign for an office 
building (Capitola Health Center) located at 4895 Capitola Road, in the CR 
(Commercial/Residential) zoning district.   
 
PROPOSAL & DISCUSSION 
 
The subject property is located on the corner of 49th Avenue and Capitola Road.  Per the Sign 
Ordinance, businesses which are located adjacent to two streets (corner) are permitted signage 
to face each street.  The applicant is proposing a wall sign to face 49th Avenue, and a 
monument sign along Capitola Road. It should be noted that the existing wall signs, one facing 
west toward the parking lot and the other facing Capitola Rd., will be removed as part of this 
application. 
 
For the wall sign, the Sign Ordinance requires that the size of wall signs be no greater than one 
square foot of sign area for each foot of linear business frontage.  With approximately 30 feet of 
business frontage along 49th Avenue, the 29.3 square foot sign (8’ x 3.6’) falls within the 
permitted sign area.  The sign will be 1/8” composite aluminum /PVC panel with digitally printed 
graphics.   
 
The monument sign is being proposed in the planter area fronting Capitola Road, adjacent to 
main entry door.  The sign will be setback approximately 2’ from the sidewalk, and will be 
oriented perpendicular to the building so as to be visible while driving along Capitola Road. 
While the property line is approximately 4’ back from the sidewalk, an encroachment permit will 
be issued to allow the sign to encroach in to the city right-of-way approximately 2’.  The Sign 
Ordinance requires that the height of a monument sign be no greater than four (4) feet, and that 
the sign area not exceed 35 square feet.  The proposed sign will be four (4) feet in height and 
will have a sign area of 26.6 square feet (7.5’x 3.5’), meeting the ordinance requirements.  The 
two-sided sign will be made of 1/8” composite aluminum/PVC panel with digitally printed 
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graphics and mounted to 4”x4” pressure treated wood posts.  No lighting is proposed at this 
time. 
 
RECOMMENDATION 
 
Staff recommends that the Planning Commission approve project application #12-064, subject 
to the following conditions and based on the following findings: 
 
CONDITIONS  
 
1.  The project approval consists of a sign permit for a new wall sign and monument sign for an 

office building located at 4895 Capitola Road. 
 
2.  If minor modifications to the signs are desired by the applicant (i.e. lettering, materials, 

colors, illumination, etc.), the changes may be approved by the Community Development 
Department. Any significant changes shall require Planning Commission approval. 

 
3.  The applicant shall obtain an encroachment permit from the Public Works Department to 

allow for the 2’ encroachment into the city right-of-way.  
 
4.  The application shall be reviewed by the Planning Commission upon evidence of non-

compliance with conditions of approval or applicable municipal code provisions. 
 
5.  Prior to building permit sign off, compliance with all conditions of approval shall be 

demonstrated to the satisfaction of the Zoning Administrator or Community Development 
Director. 

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

Zoning Ordinance and General Plan.   
 
 The Planning Commission finds that the proposed wall and monument sign complies with 

the Sign Ordinance regulations in terms of size and design.   
 
B.  The application will maintain the character and integrity of the neighborhood.   
 
 The Community Development Department Staff and Planning Commission have reviewed 

the plans to ensure that the sign maintains the character and integrity of the neighborhood. 
 
C. This project is categorically exempt under the Section 15311(a) of the California 

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

 
This project involves the installation of a wall and monument sign for an existing office 
building.  Section 15311(a) exempts on-premise signs appurtenant to existing commercial 
facilities. 
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ATTACHMENTS 
A.  Sign Plans 

 
 
Report Prepared By:  Ryan Bane 
    Senior Planner 
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Mardeen Gordon I Page 1 of 5 
1201 Dundee Ave Ben Lomond, CA 95005 
Vox: 831-336-8497 Date: 5-3-12 
Fax: 831-336-8498 REV: 6-11-12 

Description: Building site with locations of proposed signs 
Sign area allowed: Building frontage = 53 ft - monument sign may be 35 sq ft 
49th Ave frontage = 30 ft- side wall sign may be 30 sq ft 
All existing signs will be removed 

Location: 
4895 Capitola Rd. 

Capitola, Ca 
APN 034-023-14 
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Mardeen Gordon 
1201 Dundee Ave Ben Lomond, CA 95005 
Vox: 831-336-8497 
Fax : 831-336-8498 

Page 2 of 5 

Date: 5-3-12 
REV:6-11-12 

Description: Building front with proposed monument sign 
(landscaping will be replaced with low drought tolerant ground cover) 
Total area of all proposed signs : 56 sq . ft. 
Total area of all existing signs: 80 sq . ft. 

EXISTING SIGN 4 'X10' 
WILL BE REMOVED 

Location: 
4895 Capitola Rd. 

Capitola, Ca 
APN 034-023-14 
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~1g~17H.D.P.r 
Mardeen Gordon I Page 3 of 5 
1201 Dundee Ave Ben Lomond, CA 95005 
Vox: 831-336-8497 Date: 5-3-12 
Fax : 831-336-8498 REV: 6-11-12 

Description: Building side elevation with proposed wall mounted sign 
Sign Dimensions : 44x96 (Existing sign is 4'x10 ') 
Sign area: 29.3 sq ft (Existing sign area : 40 sq ft) 
Street frontage : 30 ft = Area allowance: 30 sq ft 
Total area of all proposed signs: 56 sq ft 

Location: 
4895 Capitola Rd. 

Capitola, Ca 
APN 034-023-14 
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90" 

. 476-7766 

141" 

PLANTER BED 
WALKWAY UNDER CANOPY 

~~tt;? ... ~ 
~!Q~~,~.QP! 

Mardeen Gordon I Page 4 of 5 
1201 Dundee Ave Ben Lomond, CA 95005 
Vox: 831-336-8497 Date: 5-3-12 
Fax: 831-336-8498 REV: 6-11-12 

42 .5" 

48" 

1/8" COMPOSITE 
ALUMINUM/PVC PANEL WITH 
DIGITALLY PRINTED GRAPHICS 
MOUNTED TO POSTS WITH 
WOOD SCREWS 

18" 

4"X4" PRESSURE 
TREATED DOUGLAS 
FIR POST IN POURED 
QUIKCRETE 

Description: Front projecting sign specs 
Scale: 1"= 1' 
Sign Dimensions: 42.Sx90 
Sign area : 26.6 sq ft 

48" 

Street frontage : 53ft= Area allowance: 35 sq ft Height allowance : 4ft 

SIDE VIEW 

4"X4" PRESSURE 
TREATED DOUGLAS 
FIR POST PAINTED 

SIDEWALK 

DETAIL OF PLANTER AREA 
WITH PLACEMENT OF SIGN 
(not to scale) 

PROPERTY LINE 

Location: 
4895 Capitola Rd. 

Capitola, Ca 
APN 034-023-14 
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96" 

__ ....,.., .............. ''. '" "-----
476-7766 

44" 

Capitola Health Center 

C.~t(""i"' 
~(Q~.~=Q.P.J» 

1/8" COMPOSITE ALUMINUM/PVC PANEL WITH 
DIGITALLY PRINTED GRAPHICS 

Mardeen Gordon I Page 5 of 5 
1201 Dundee Ave Ben Lomond, CA 95005 
Vox : 831-336-8497 Date: 5-3-12 
Fax : 831-336-8498 REV: 6-11-12 

Description: Side wall sign specs 
Scale: 1"=1' 
Sign Dimensions: 44X96 (Existing sign is 4x10) 
Sign area: 29.3 sq ft (Existing sign area : 40 sq ft) 
Street frontage: 30ft= Area allowance : 30 sq ft 

ATTACHMENT DETAIL 

1/8" COMPOSITE ALUMINUM/ PVC 
SIGN MATERIAL MOUNTED TO WALL 
WITH 3" LAG BOLTS AND SHIELDS 
FASTENED WITH EPOXY 

Location: 
4 8 95 Capitola Rd. 

Capitola, Ca 
APN 034-023-14 



Item #: 4.B 

 
 

S T A F F   R E P O R T 
 

TO:  PLANNING COMMISSION 
 
FROM:  COMMUNITY DEVELOPMENT  DEPARTMENT 
 
DATE:  AUGUST 2, 2012 
 
SUBJECT: 215 CAPITOLA AVENUE  #12-083         APN: 035-231-07 

Sign Permit for a wall sign in the CV (Central Village) Zoning District. 
Environmental Determination:  Categorical Exemption 

  Property Owner:   Paul Ballantyne, filed 6/20/12 
  Representative:  Bo Zimkowski 
 
 
PROJECT SUMMARY 
 
The applicant is requesting a sign permit for a new wall sign for Vanity by the Sea retail store 
located at 215 Capitola Avenue, in the CV (Central Village) zoning district.   
 
DISCUSSION 
 
The sunglasses shaped wall sign will be located on a first story wall above an existing window 
facing Capitola Avenue.  The Sign Ordinance requires that the size of wall signs be no greater 
than one square foot of sign area for each foot of linear business frontage.  With approximately 
16’ of linear frontage along Capitola Avenue, the 10.8 square foot (5’-5” x 2’) sign falls well 
within the Sign Ordinance requirements in terms of size.  
 
The sign is to be made of 3/8” marine grade plywood and be painted with oil based paint, with 
the exception of the sunglass lenses which are to be 1/8” tinted plexiglass.  The sunglass 
frames will be painted white and black, with green plexiglass lenses.  All edges of the sign are to 
be sanded and beveled.  No lighting is being proposed at this time.  The sign meets the 
requirements of the Sign Ordinance and the Central Village District Design Guidelines, relating 
to the village surroundings in terms of size, shape, and character.  
 
RECOMMENDATION 
 
Staff recommends that the Planning Commission approve project application #12-083, subject 
to the following conditions and based on the following findings: 
 
CONDITIONS  
 
1.  The project approval consists of a sign permit for a new wall sign for Vanity by the Sea retail 

store located at 215 Capitola Avenue. 
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2.  If minor modifications to the signs are desired by the applicant (i.e. lettering, materials, 
colors, illumination, etc.), the changes may be approved by the Community Development 
Department. Any significant changes shall require Planning Commission approval. 

 
3.  The applicant shall obtain a building permit for the sign prior to installation. 
 
4.  Prior to building permit sign off, compliance with all conditions of approval shall be 

demonstrated to the satisfaction of the Zoning Administrator or Community Development 
Director. 

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

Zoning Ordinance, General Plan and Central Village Design Guidelines.   
 
 The Planning Commission finds that the proposed sign complies with the Sign Ordinance 

regulations and the Central Village Design Guidelines in terms of size, shape, color, texture, 
lighting and design.  

 
B.  The application will maintain the character and integrity of the neighborhood.   
 
 The Planning Commission finds that the project, as conditioned, complies with the Sign 

Ordinance and the Central Village Design Guidelines, which were developed to ensure 
projects maintain the character and integrity of this area of the City. The sign is 
complimentary to the overall design of the building and is not in visual competition with other 
conforming signs in the area.  

 
C. This project is categorically exempt under Section 15311(a) of the California 

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

 
This project involves the installation of an on-premise sign.  Section 15311(a) exempts on-
premise signs appurtenant to existing commercial facilities. 

 
 
ATTACHMENTS 

A.  Sign Plan 
B.  Sign Elevation 

 
 
Report Prepared By:  Ryan Bane 
    Senior Planner 
                 
 
 
 
 
 
 
 
 
 
 
 
P:\Planning Commission\2012 Meeting Packets\8-2-12\Word Docs\4.B_215_Capitola_Avenue.docx 
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Item #: 5.A and #5.B 

 
 

S T A F F   R E P O R T 
 

TO:  PLANNING COMMISSION 
 
FROM:  COMMUNITY DEVELOPMENT  DEPARTMENT 
 
DATE:  AUGUST 2, 2012 
 
SUBJECT: 205 SACRAMENTO AVENUE           #12-013        APN:  036-125-03 

Coastal Development Permit and Design Permit to discontinue a nonconforming 
mobile home park and construct a two-story single-family residence in the R-1 
(Single-Family Residence) Zoning District. 

  Environmental Determination: Categorical Exemption 
This project requires a Coastal Permit which is appealable to the California 
Coastal Commission after all possible appeals are exhausted through the City. 
Owner:  Peter Tiemann, filed:  2/6/12 
Applicant:  Frank Ho 

 
205 SACRAMENTO AVENUE             #12-014        APN:  036-125-15 
Coastal Development Permit and Design Permit to discontinue a nonconforming 
mobile home park and construct a two-story single-family residence in the R-1 
(Single-Family Residence) Zoning District. 
Environmental Determination: Categorical Exemption 
This project requires a Coastal Permit which is appealable to the California 
Coastal Commission after all possible appeals are exhausted through the City. 
Owner:  Peter Tiemann, filed:  2/6/12 
Applicant:  Frank Ho 

 
 
PROJECT SUMMARY 
 
The applicant has discontinued a nonconforming mobile home park use (Gemini Trailer Court) 
located on two legal lots of record, and is proposing to construct two new single-family homes 
on each parcel at 205 Sacramento Avenue in the R-1 (Single Family Residence) zoning district. 
The uses are consistent with the General Plan, Zoning Ordinance and Local Coastal Plan. 
 
BACKGROUND 
 
On March 26, 1985 the City Council approved a 30-year amortization period for the 
nonconforming six unit mobile home park use.  A “Permit and Agreement to Abide By Terms of 
Permit to Continue Nonconforming Use” (Attachment A) was recorded whereby it was agreed 
that the nonconforming use could continue until September 27, 2015, at which time it must be 
terminated without further notice.  In accordance with the agreement, the applicant has 
proceeded with the closure of the park.  All six units were owned by the property owner, and 
tenants have left the property over the past year.  The coaches were removed soon after, and 
the property is now vacant with the exception of the utility hook-ups and driveway. 
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ARCHITECTURAL AND SITE REVIEW COMMITTEE 
 
On April 25, 2012, the Architectural and Site Review Committee reviewed the applications.   
 

• City Architect Derek Van Alstine expressed that he didn’t care for the massing on the 
front of the homes, specifically stating that the entries were too large.  He suggested 
breaking up the amount of stucco by incorporating a different exterior material for the 
first or second floors.  He also recommended that the stucco bands around the windows 
be eliminated, that the windows be mulled together, and that earth tone colors be used. 

• City Landscape Architect Susan Suddjian suggested more and larger plants to soften 
the front entry area.  She also recommended more vertical shrubbery, that the paths be 
permeable, that drainage be directed to the landscaping, and that boulders/rocks be 
incorporated. 

• Public Works Director Steve Jesberg conditioned that a drainage plan be developed and 
that the development implement at least one low impact development BMP from the 
Slow it. Spread it. Sink it. Homeowner’s Guide to Greening Stormwater Runoff by the 
Resource Conservation District of Santa Cruz County.   

• Senior Planner Bane noted that utilities would need to be undergrounded, and that the 
applicant should contact PG&E and the Soquel Creek Water District to begin approvals 
through those entities.  He also noted that an additional off-street parking space would 
be required, that a second story setback was not being met, and that the type of 
windows should be identified on the plans. 

 
In order to address the committee’s comments, the applicant revised the drawings, making the 
following changes: 
 

• The front entry for the left house (APN 036-125-003) was lowered. 
• Horizontal wood siding has been incorporated on the second floor exteriors of both 

houses. 
• Windows have been mulled together, and stucco bands removed. 
• The color boards have been changed to earth tone colors. 
• Additional landscaping has been added to the entry ways. 
• The driveways have been widened to provide the three off-street parking spaces 

required.  However in the process, the required 2’ of landscape planting between the 
parking area and the side property line has been reduced.  A condition requiring the 
minimum 2’ of landscaping has been added to the conditions of approval. 

 
DISCUSSION 
 
The subject site is a fairly flat pair of parcels within a developed single-family neighborhood.  
With the mobile home units removed, all that remains on the parcels is the shared driveway, 
utility hook-ups and three 16’ palm trees that are proposed to be removed.  The application is to 
construct two new single-family homes, one on each legal lot of record.   
 
APN 036-125-003 
 
The larger of the two lots is a standard 4,000 square foot parcel.  The new two-story home will 
consist of 1,941 square feet of living space and a 214 square foot one-car garage.  The 
proposed house is a vernacular style, employing a mix of materials including a stucco first floor, 
horizontal wood siding for the second floor, brown Milgard vinyl frame windows, and a tiled roof.  
A color and materials board will be available for review at the Planning Commission meeting.   
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All new landscaping is proposed for the front of the home, as indicated on the landscape plan 
provided.  The project is located in a curb, gutter, and sidewalk exempt area, therefore no street 
improvements are proposed.  Utilities will be required to be undergrounded.  The proposed 
house conforms to the R-1 single-family development standards, including height, setbacks, 
parking, and floor area ratio (FAR). 
 
STRUCTURAL DATA – APN 036-125-03 
 
SETBACKS Required Proposed  
Front Yard     
 Driveway 18’ 20’  
 1st Story 15’ 19’  
 2nd Story 20’ 33’-7”  
Rear Yard     
 1st Story 20’ 26’-1”  
 2nd Story 20’ 26’-1”  
Side Yard     
 1st Story 4’ (l) & 4’ (r) 4’ (l) & 4’ (r)  

 2nd Story 6’ (l) & 6’ (r) 8’-6” (l) & 6’ (r)  

     
HEIGHT  25’ 24’-9”  
     
FLOOR AREA RATIO Lot Size MAX (54%) Proposed (54%)  
     

  4,000 sq. ft   2,160 sq. ft. 2,155 sq. ft  
 
 Habitable 

Space 
Garage Covered 

Porch 
Total 

Proposed First Story 1,254 sq ft. 214 sq. ft. 58 sq. ft.** 1,468 sq. ft. 

Proposed Second Story 687 sq. ft. - - 687 sq. ft. 

Proposed TOTAL  1,941 sq. ft. 214 sq. ft. 58 sq. ft.** 2,155 sq. ft. 
 
PARKING Required Proposed  
 3 off-street spaces, one of 

which must be covered 
1 covered space 
2 uncovered space 

 

Total 3 spaces 3 spaces  
   
** There is a credit of 150 sq. ft. for first floor covered porches. Therefore, the 58 sq. ft. does not 
count towards the projects FAR. 
 
APN 036-125-015 
 
The smaller of the two lots is 3,800 square feet.  The new two-story home will be 1,836 square 
feet with a 211 square foot attached one-car garage.  Similar in design, the vernacular style 
employs a mix of materials including a stucco first floor, horizontal wood siding for the second 
floor, stone wainscoting, brown Milgard vinyl frame windows, and a tiled roof.  A color and 
materials board will be available for review at the Planning Commission meeting.   
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All new landscaping is proposed for the front of the home, as indicated on the landscape plan 
provided.  The project is located in a curb, gutter, and sidewalk exempt area, therefore no street 
improvements are proposed.  Utilities will be required to be undergrounded.  The proposed 
house conforms to the R-1 single-family development standards, including height, setbacks, 
parking, and floor area ratio (FAR). 
 
STRUCTURAL DATA – APN 036-125-15 
 
SETBACKS Required Proposed  
Front Yard     
 Driveway 18’ 25’-6”  
 1st Story 15’ 18’-6”  
 2nd Story 20’ 25’-6”  
Rear Yard     
 1st Story 20’ 30’-2”  
 2nd Story 20’ 36’-3”  
Side Yard     
 1st Story 3’-10” (l) & 3’-

10” (r) 
4’ (l) & 4’ (r)  

 2nd Story 5’-8”(l) & 5’-8”  
(r) 

8’-6” (l) & 5’-8” 
(r) 

 

     
HEIGHT  25’ 24’-3”  
     
FLOOR AREA RATIO Lot Size MAX (54%) Proposed (54%)  
     

  3,800 sq. ft   2,052 sq. ft. 2,047 sq. ft  
 
 Habitable 

Space 
Garage Covered 

Porch 
Total 

Proposed First Story 1,160 sq ft. 211 sq. ft. 42 sq. ft.** 1,371 sq. ft. 

Proposed Second Story 676 sq. ft. - - 676 sq. ft. 

Proposed TOTAL  1,836 sq. ft. 211 sq. ft. 42 sq. ft.** 2,047 sq. ft. 
 
PARKING Required Proposed  
 3 off-street spaces, one of 

which must be covered 
1 covered space 
2 uncovered space 

 

Total 3 spaces 3 spaces  
   
** There is a credit of 150 sq. ft. for first floor covered porches. Therefore, the 42 sq. ft. does not 
count towards the projects FAR. 
 
RECOMMENDATION 
 
Staff supports the application as it discontinues a nonconforming use and brings the properties 
in to conformity with the underlying R-1 zoning district.  It is recommended that the Planning 
Commission approve project applications #12-013 and #12-014 based on the following 
Conditions and Findings for Approval: 
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CONDITIONS  
 
1.  The project approval consists of the termination of a nonconforming mobile home park use 

(Gemini Trailer Court) located on two legal lots of record, and construction of two new two-
story single-family residences on each lot at 205 Sacramento Avenue. 

 
2.  Any significant modifications to the size or exterior appearance of the structure must be 

approved by the Planning Commission. 
 
3.  A minimum of two feet of landscape planting shall be required in the front yard setback 

between the parking area and the side property line.  This revision shall be included in the 
plans submitted for building permit approval. 

 
4.  Hours of construction shall be Monday to Friday 7:30 a.m. – 9:00 p.m., and Saturday 9:00 

a.m. – 4:00 p.m., per city ordinance. 
 
5.  The utilities shall be underground to the nearest utility pole in accordance with PG&E and 

Public Works Department requirements.  A note shall be placed on the final building plans 
indicating this requirement. 

 
6.  An encroachment permit shall be acquired for any work performed in the right-of-way. 
 
7.  A drainage plan or design shall be submitted with the final building plans, to the satisfaction 

of the Public Works Director. 
 
8.  The project shall implement Low Impact Development BMP’s outlined in the Slow it. Spread 

it. Sink it. Homeowner’s Guide to Greening Stormwater Runoff by the Resource 
Conservation District of Santa Cruz County.  The applicant shall provide details on the 
bmp’s implemented and with a goal of not allowing more than 25% of total impervious area 
from discharging directly from the site. 

 
9.  The final landscape plan shall be submitted with the building permit application and will 

include the specific number of plants of each type and their size, as well as the irrigation 
system to be utilized. Front yard landscaping shall be installed prior to final building 
occupancy. 

 
10. Affordable housing in-lieu fees shall be paid as required to assure compliance with the City 

of Capitola Affordable (Inclusionary) Housing Ordinance.  Any appropriate fees shall be paid 
prior to building permit issuance. 

 
11. Prior to granting of final occupancy, compliance with all conditions of approval shall be 

demonstrated to the satisfaction of the Zoning Administrator or Community Development 
Director. 

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

Zoning Ordinance, General Plan, and Local Coastal Plan. 
 

Planning Department Staff, the Architectural and Site Review Committee, and the Planning 
Commission have all reviewed the project.  The project generally conforms to the 
development standards of the R-1 (Single Family Residence) Zoning District.  Conditions of 
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approval have been included to carry out the objectives of the Zoning Ordinance, General 
Plan and Local Coastal Plan. 

 
B.  The application will maintain the character and integrity of the neighborhood. 
 

Planning Department Staff, the Architectural and Site Review Committee, and the Planning 
Commission have all reviewed the project.  The project generally conforms to the 
development standards of the R-1 (Single Family Residence) Zoning District.  Conditions of 
approval have been included to ensure that the project maintains 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 not subject to Section 753.5 of Title 14 of the 
California Code of Regulations. 

 
This project involves construction of two new single-family residences in the R-1 (single 
family residence) Zoning District.  Section 15303 of the CEQA Guidelines exempts the 
construction of up to three single-family residences in an urbanized area. 

 
 
 
ATTACHMENTS 

A.  Permit and Agreement to Abide by Terms of Permit to Continue Nonconforming Use 
B.  Project Plans for 5.A (APN:  036-125-003) 
C.  Project Plans for 5.B (APN:  036-125-015) 

 
 
Report Prepared By:  Ryan Bane 
    Senior Planner 
  

 
 
 
                         
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
P:\Planning Commission\2012 Meeting Packets\8-2-12\Word Docs\5.A_5.B_205_Sacramento_Avenue.docx 
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ing at the request of 
when recorded mail to: 

City of Capitola 
420 Capitola Avenue 
Capitola, California 

~-

_ ......... 

-d ll 

0 

CJi 

"'\ FI)R RECORDER' S _ USE ONLY 

PERMIT AND AGREEMENT TO ABIDE BY TERHS OF 
PERHIT TO CONTINUE NONCONF0&.'1ING USE 

RECITALS: 

1. "Prooerty" as used herein means that certain real 
property commonly known as 205 Sacramento, City of Capitola, and more 
particularly described in that certain grant deed wherein Carlos 
Coronado and Jennie Coronado are the grantors and Florine A. Katz 
and Lana Locoshonas are the grantees, a copy of which was recorded 
on January 5, 1971 in Book 2064 at Page 223, and in that certain grant 
deed wherein Lana Locoshonas is the grantor and Anna A. Gamboa is 
the grantee, a copy of which was recorded on July 16, 1973 in Book 
2329 at Page 632 of the Santa Cruz County Records. 

· 2. The undersigned, Anna A. Gambo·a and Florine A. Katz 
are the owners of the property. 

3. They carry on a business (described below in Para-
graph 3) under Capitola City Business License Nrr. 1529. The current 
"use" of the property as that term as currently used under the zoning 
ordinances of the City of Capitola (Title 17 of the Capitola Munici­
pal Code) is as follows: 

Six spaces exist on the property. Upon those spaces 
are located travel trailers. Some of those spaces 
are occupied by persons who own the coaches located 
upon the space; other spaces are occupied by persons 
who rent both the space and the trailer. 

1-f. The property is presently zoned "R-1," as clef ined 
and regulated by Chapter 17. 15 of the Capitola Municipal Code. 
The above described use. is neither a "permitted" nor a "conditional" use 
in an R-1 zone, but rather is a "nonconforming" use within the meaning 
of Hunicipal Code Section 17. 72.01-fO. Under Hunicipal Code Section 
17.72.060A, said nonconforming use would have to be expeditiously 
terminated upon notice by the City to the property owner. However, 
that section allows the City Council, upon application, to approve 
a longer period of time during which the nonconforming use may continue. 
On September 26, 1985, the Capitola City Council heard such an appli­
cation and approved it upon the terms stated below: 
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PERMIT: 

he· of Caoitola hereby grants permission to said Anna 
and Florine A. Katz, and their successors in interest, to 

the above described business on the following terms and 

(a) The use described in Paragraph 3 may continue until 
~eptember 27, 2015, at which time it must be terminated without 
further notice. 

(b) Said use may not be enlarged, extended, reconstructed, 
structurally altered or otherwise changed, however, existing coaches 
may be replaced with other coaches of approximately the same size 
and the identity of the tenants of the spaces and coaches may 
change from time-to-time. 

(c) Except as expressly herein provided, this Agreement 
shall not limit the police powers of the City or the applicability 
of its zoning ordinances to such property. 

AGREEHENT 

We, Anna A. Gamboa and Florine A. Katz, in consideration 
of receiving the above-described permit, hereby agree to abide 
by and be bound by conditions (a), (b) and (c) set forth above. 
We further agree to that said conditions shall_run with the land 
and be binding upon our successors in intere 

Dated: ~-/f.~ g~ 
---=--------------

Dated: 

Dated: CITY OF CAPITOLA, a Municipal 

BY St~ 
City Manager 

-.,. nnnnn\/nl nc UTt..IIITCC 
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Item #: 5.C 

 
 

S T A F F   R E P O R T 
 

TO:  PLANNING COMMISSION 
 
FROM:  COMMUNITY DEVELOPMENT  DEPARTMENT 
 
DATE:  AUGUST 2, 2012 
 
SUBJECT: 1823 49th AVENUE   #12-090         APN: 034-023-36 

Fence Permit to construct a 6’ stucco wall in the front setback for a single-family 
residence in the R-1 (Single-Family Residence) Zoning District. 
Environmental Determination:  Categorical Exemption 

  Property Owner:   Craig Sala, filed 7/17/12 
  Representative:  Bill Fisher 
 
 
PROJECT SUMMARY 
 
The applicant is requesting a fence permit for a new stucco wall for a single-family residence 
located at 1823 49th Avenue, in the R-1 (Single-Family Residence) zoning district.   
 
BACKGROUND 
 
On May 14, 2012 a red tag was issued for construction of a new fence in the front portion of the 
subject property.   While a 5’-7” wood fence had existed in the same location (Attachment A), it 
is unclear when the fence was constructed, or if a fence permit had been issued.  Following the 
red tag, the owner contacted the Community Development Department regarding the approval 
process for the 6’ fence and has submitted an application. 
 
PROPOSAL & DISCUSSION 
 
Under the Fence Ordinance, the Planning Department is authorized to issue fence permits for 
fences up to 3½ feet high in a front yard.  Pursuant to Code Section 17.54.020B, “Alternative 
locations, height, and material for fences shall be approved by the Planning Commission.”  With 
the proposed wall being 6’ and located in the front yard, Planning Commission approval is 
required. 
 
The proposed fence is a 6’ stucco garden wall that will serve to enclose the front yard and 
create a garden patio area.  The wall would be setback approximately 21’ from the back of curb, 
or about 5’-6” from the front property line. 
 
Many of the homes along the east side of Wharf Road have taller walls in the front yard.  This 
development pattern is due to the properties being located on the slopes adjacent to Soquel 
Creek, therefore the structures have been developed closer to Wharf Road.  Their reduced front 
setbacks and close proximity to the road has warranted the taller walls along that side of the 
street.   
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The subject property is located on the west side of Wharf Road, where many of the structures 
have fairly standard front yards and a substantial setback from the street.  The development 
pattern along the western side of Wharf Road between Clares Street and Capitola Road 
consists of mostly open front yards, with several containing fences less than 3½’ in height.   
 
RECOMMENDATION 
 
Staff does not support the proposed 6’ wall, as it is not consistent with the development pattern 
along that portion of Wharf Road.  It is recommended that the Planning Commission deny 
application #12-090. 
 
ATTACHMENTS 

A.  Street elevation photo prior to removal of the previous fence 
B.  Front yard wall plans 

 
 
Report Prepared By:  Ryan Bane 
    Senior Planner 
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Item #: 5.D 

 
 

S T A F F   R E P O R T 
 

TO:  PLANNING COMMISSION 
 
FROM:  COMMUNITY DEVELOPMENT  DEPARTMENT 
 
DATE:  AUGUST 2, 2012 
 
SUBJECT: 2265 41ST AVENUE                          #12-092                             APN 034-191-03 

Design Permit to construct façade improvements to a medical office building, and 
a Sign Permit for wall signs in the CC (Community Commercial) Zoning District.   

  Environmental Determination:  Categorical Exemption 
  Property Owner:  Capitola ASCRE, filed: 7/19/12 
  Representative:  Avila Construction, Inc. 
 
 
PROJECT SUMMARY 
 
The applicant is proposing exterior modifications and new signage for a medical office building 
at 2265 41st Avenue in the CC (Community Commercial) zoning district.  No additional square 
footage or change of use is proposed.  The use is consistent with the General Plan and Zoning 
Ordinance. 
 
BACKGROUND 
 
On November 3, 2100 the Planning Commission approved a Conditional Use Permit for an 
outpatient surgical center and medical office at the subject site.  While there were extensive 
interior improvements approved as part of the application, exterior improvements were limited to 
new walkways adjacent to the building. 
 
PROPOSAL & DISCUSSION 
 
The project involves exterior improvements to the existing medical office as well as two new wall 
signs.  A new stucco wall façade at the southwest corner of the building will help to update the 
older building which previously had an awning type cover that extended from the exterior wall 
(see Attachment A).  The new parapet wall and columns will extend 6’ from the existing building, 
providing cover over the new walkway and entrance.  The wall will be approximately 20’ in 
height, increasing the height of the entrance to the building by approximately 4’-6”, and 
providing a more pronounced entrance to the new medical office.  In addition to the building 
improvements, new landscaping is being planted. 
 
Signage 
The subject property is surrounded on three sides by roadways, Gross Road, 41st Avenue and 
the Highway 1 off ramp.  Per the Sign Ordinance, businesses which are located adjacent to two 
streets (corner) are permitted one additional sign to the primary, which can face the second 
adjacent street.  The applicant is proposing two wall signs, one to face Gross Road, and the 
other to face the Highway 1 off ramp.  
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The Sign Ordinance requires that the size of wall signs be no greater than one square foot of 
sign area for each foot of linear business frontage.  With approximately 60 feet of business 
frontage along Gross Road, the 20 square foot “Capitola Surgery Center” sign facing Gross 
Road falls within the permitted sign area.  In addition, with approximately 60 square foot of 
business frontage facing Highway 1, the 30 square foot “Capitola Surgery Center” sign facing 
the off ramp falls within the permitted sign area.  Both signs will consist of individual stainless 
steel fabricated letters 1.5” deep to be attached to the stucco wall.  Both will also be externally lit 
with gooseneck lighting located above each sign.   
 
RECOMMENDATION 
 
Staff recommends that the Planning Commission approve application #12-092, subject to the 
following conditions and findings: 
 
CONDITIONS 
 
1.  The project approval consists of exterior modifications and new signage for a medical office 

building at 2265 41st Avenue.   
 
2.  Any significant modifications to the proposed plan must be approved by the Planning 

Commission.  Similarly, any significant change to the use itself, or the site, must be 
approved by the Planning Commission. 

 
3.  The application shall be reviewed by the Planning Commission upon evidence of non-

compliance with conditions of approval or applicable municipal code provisions. 
 
4.  All landscaping must be maintained and non-maintenance will be a basis for review by the 

Planning Commission. 
 
5.  Prior to granting of final occupancy, compliance with all conditions of approval shall be 

demonstrated to the satisfaction of the Zoning Administrator or Community Development 
Director. 

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

Zoning Ordinance, General Plan, and Local Coastal Plan. 
 

Community Development Department Staff, the Architectural and Site Review Committee, 
and the Planning Commission have all reviewed the project.  The project conforms to the 
development standards of the CC (Community Commercial) Zoning District and the 41st 
Avenue Design Guidelines. Conditions of approval have been included to carry out the 
objectives of the Zoning Ordinance and General Plan. 

 
B. The application will maintain the character and integrity of the neighborhood. 
 

Planning Department Staff, the Architectural and Site Review Committee, and the Planning 
Commission have all reviewed the project.  The project conforms to the development 
standards of the CC (Community Commercial) Zoning District and the 41st Avenue Design 
Guidelines.  Conditions of approval have been included to ensure that the project maintains 
the character and integrity of the area. 
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C. This project is categorically exempt under Section 15301(e)(2) of the California 
Environmental Quality Act and is not subject to Section 753.5 of Title 14 of the 
California Code of Regulations. 

 
Section 15301(e)(2) of the CEQA Guidelines exempts interior or exterior alterations to 
existing structures.  No adverse environmental impacts were discovered during review of the 
proposed project.   

 
 
ATTACHMENTS 

A.  Street elevation photo prior to construction 
B.  Project Plans 
C.  Sign Plans 

 
 
Report Prepared By:  Ryan Bane 
    Senior Planner 
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