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1. Roll Call and Pledge of Allegiance

Commissioner TJ Welch: Present, Commissioner Linda Smith: Present, Chairperson Edward Newman: Present, Commissioner Susan Westman: Present, Commissioner Sam Storey: Present
2.
Oral Communications

A.
Additions and Deletions to Agenda 
Request to continue Item 4.B. was heard under Public Hearings
B.
Public Comments – None
C.
Commission Comments

Commissioner Storey, in his role as Commission representative, provided an update from the last Art and Cultural Commission meeting regarding the rail in front of Bella Roma on Capitola Avenue.
D.
Staff Comments – None
3. Approval of Minutes

A.
Planning Commission - Special Meeting – Feb. 16, 2017 6:00 PM

RESULT:
APPROVED [UNANIMOUS]
MOVER:
Linda Smith, Commissioner
SECONDER:
Susan Westman, Commissioner

AYES:
Newman, Smith, Storey, Welch, Westman
B.
Planning Commission - Regular Meeting - March 2, 2017 7:00 PM
RESULT:
APPROVED [UNANIMOUS]
MOVER:
Susan Westman, Commissioner
SECONDER:
TJ Welch, Commissioner

AYES:
Newman, Smith, Storey, Welch, Westman
4.
Consent Calendar

A.
Revised Environmentally Sensitive Habitat Area Map


Revised Environmentally Sensitive Habitat Area Map for the Comprehensive Zoning Code update (Municipal Code Chapter 17).  

The Zoning Code serves as the Implementation Plan of the City’s Local Coastal Program and therefore must be certified by the Coastal Commission.  

Environmental Determination: Addendum to the General Plan Update EIR

Property: The Zoning Code update affects all properties within the City of Capitola.

Representative: Katie Herlihy, Senior Planner, City of Capitola

Commissioner Storey pulled item from Consent Calendar for discussion and was heard after Public Hearings

MOTION: Approve Revised Environmentally Sensitive Habitat Map
RESULT:
APPROVED [4 TO 1]
MOVER:
Susan Westman, Commissioner
SECONDER:
TJ Welch, Commissioner

AYES:
Newman, Smith, Welch, Westman

NAYS:
Storey
B.
2205 Wharf Road
#16-041

APN: 034-141-34
Minor land division to create two lots of record and a design permit for a new Single-Family Residence for a property located in the RM-LM (Residential Multi-Family – Low-Medium Density) Zoning District.  

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

Environmental Determination: Categorical Exemption

Property Owner: Christopher Wright

Representative: Dennis Norton, filed: 3/14/16


MOTION: Continue to next regular Planning Commission meeting on June 1, 2017
RESULT:
CONTINUED [UNANIMOUS]
Next: 6/1/2017 7:00 PM
MOVER:
Susan Westman, Commissioner
SECONDER:
TJ Welch, Commissioner

AYES:
Newman, Smith, Storey, Welch, Westman

5. Public Hearings

A.
1649 41st Avenue

#16-224


APN:
034-151-09
Design Permit to replace the existing convenience store with a new 2,573 sf convenience store and sign permit with variance for two new wall signs at the Shell gas station, located in the CC (Community Commercial) zoning district. 

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

Environmental Determination: Categorical Exemption

Property Owner: Peninsula Petroleum, LLC 

Representative: M. J. Castelo, filed: 12/19/16
Senior Planner Herlihy provided the staff report. Don Johnson from Peninsula Petroleum addressed the Commission to request that it approve the variance as the project is well under the sign size specified for the building proposed. He explained that the “Great Goods” sign is the brand of the convenience store and consumers can identify it by the brand.  

MOTION: Deny variance without prejudice and approve Design Permit with the following amended conditions:
CONDITIONS

1.  The project approval consists of construction of a 2,573 square-foot convenience store. The proposed project is approved as indicated on the final plans reviewed and approved by the Planning Commission on May 4, 2017, except as modified through conditions imposed by the Planning Commission during the hearing. The applicant was denied a variance for a wall sign. There is currently one wall sign on the car wash and two Shell logo wall signs on the canopy. The applicant may remove existing wall signs in order to install wall sign(s) on the convenience store as long as the site complies with the maximum allowance of two wall signs for the site and the wall sign is relative to the size and materials proposed in the application. Any significant change in the proposed sign size shall be approved by Planning Commission. 
2.  Prior to construction, a building permit shall be secured for any new construction or modifications to structures authorized by this permit. Final building plans shall be consistent with the plans approved by the Planning Commission. All construction and site improvements shall be completed according to the approved plans
3.  At time of submittal for building permit review, the Conditions of Approval must be printed in full on the cover sheet of the construction plans. 
4.  At time of submittal for building permit review, Public Works Standard Detail SMP STRM shall be printed in full and incorporated as a sheet into the construction plans. All construction shall be done in accordance with the Public Works Standard Detail BMP STRM. 
5.  Prior to making any changes to approved plans, modifications must be specifically requested and submitted in writing to the Community Development Department. Any significant changes to the size or exterior appearance of the structure shall require Planning Commission approval. 
6.  Prior to issuance of building permit, all Planning fees associated with permit #​16-224 shall be paid in full.

7.  Prior to issuance of a building permit, the applicant must provide documentation of plan approval by the following entities: Santa Cruz County Sanitation Department, Santa Cruz Water District, and Central Fire Protection District. 
8.  Prior to issuance of building permits, a drainage plan, grading, sediment and erosion control plan, shall be submitted to the City and approved by Public Works. The plans shall be in compliance with the requirements specified in Capitola Municipal Code Chapter 13.16 Storm Water Pollution Prevention and Protection.
9.  Prior to issuance of building permits, the applicant shall submit a stormwater management plan to the satisfaction of the Director of Public Works which implements all applicable Post Construction Requirements (PCRs) and Public Works Standard Details, including all standards relating to low impact development (LID).

10.  Prior to any land disturbance, a pre-site inspection must be conducted by the grading official to verify compliance with the approved erosion and sediment control plan. 
11.  Prior to any work in the City road right of way, an encroachment permit shall be acquired by the contractor performing the work. No material or equipment storage may be placed in the road right-of-way.

12.  During construction, any construction activity shall be subject to a construction noise curfew, except when otherwise specified in the building permit issued by the City. Construction noise shall be prohibited between the hours of nine p.m. and seven-thirty a.m. on weekdays. Construction noise shall be prohibited on weekends with the exception of Saturday work between nine a.m. and four p.m. or emergency work approved by the building official. §9.12.010B
13.  Prior to a project final, all cracked or broken driveway approaches, curb, gutter, or sidewalk shall be replaced per the Public Works Standard Details and to the satisfaction of the Public Works Department. All replaced driveway approaches, curb, gutter or sidewalk shall meet current Accessibility Standards.

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

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

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

FINDINGS

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



Community Development Department Staff and the Planning Commission have reviewed the application and determined that the proposed expansion of the convenience store may be granted a design permit within the CC Zoning District. The proposed structure complies with the development standards of the Community Commercial Zoning District. Conditions of approval have been included to ensure that the use is consistent with the Zoning Ordinance and General Plan.

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

Community Development Department Staff and the Planning Commission have reviewed the proposed design and determined that the use complies with the applicable provisions of the Zoning Ordinance and therefore maintain the character and integrity of this area of the City. Conditions of approval have been included to carry out these objectives. 

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

The proposed convenience store is within an existing commercial development, the Shell Gas Station. No adverse environmental impacts were discovered during project review by either the Planning Department Staff or the Planning Commission.

D. A variance has been denied because there are no special circumstances applicable to subject property, including size, shape, topography, location or surroundings, that the strict application of this title is not found to deprive subject property of privileges enjoyed by other properties in the vicinity and under identical zone classification; 

There are no special circumstances applicable to the subject property that the strict application of the wall sign regulations that would deprive the subject property of privileges enjoyed by other properties in the vicinity and under identical zone classifications. However, there are two examples of gas stations in the vicinity (Chevron and Coast) that have multiple wall signs on the canopy, additional wall signs on the store, and a monument sign along the frontage.

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

The grant of a variance would not constitute a grant of special privileges inconsistent with the limitation upon other properties (Chevron and Coast) in the vicinity and zone in which the Shell station is situated.  

RESULT:
APPROVED [4 TO 1]
MOVER:
Susan Westman, Commissioner
SECONDER:
Linda Smith, Commissioner

AYES:
Newman, Smith, Welch, Westman

NAYS:
Storey
B.
212 Monterey Avenue
#16-111
035-261-11
Design Permit application for an exterior remodel and addition of 304 square feet to an existing two-story multi-family residential building, with a variance request to height, located in the CV (Central Village) Zoning District. 

This project is in the Coastal Zone and requires a Coastal Development Permit, which is appealable to the California Coastal Commission after all possible appeals are exhausted through the city.

Environmental Determination: Categorical Exemption

Property Owner: Joe Mingione

Representative: Derek Van Alstine, filed: 5/31/16
Assistant Planner Safty provided the staff report. Applicant’s representative Derek Van Alstine responded to the Commission urging it to approve the project with the variance. He addressed the concerns of Steve Ross, who lives in the house in the back, to be included as part of the record. Mr. Ross’s concerns included the following: 1) that the roof not become useable as a deck; 2) the lighting on the building, which is currently non-directional and stays on too long; and, 3) he also had concerns regarding the amount and collection of garbage. In addition, Mr. Van Alstine explained that the parking spaces that are proposed are far greater and more useable than what is there now. They are proposing five spaces and at a more appropriate angle to the street.
MOTION: Continue the application to next regular Planning Commission meeting of June 1, 2017, and directed applicant to install orange netting at the proposed roof height prior to the next meeting.
RESULT:
CONTINUED [4 TO 1]
Next: 6/1/2017 7:00 PM
MOVER:
Sam Storey, Commissioner
SECONDER:
Susan Westman, Commissioner

AYES:
Newman, Smith, Storey, Westman

NAYS:
Welch
C.
4530 Garnet Street
#16-157
034-034-02
Design Permit application for a remodel and 497 square foot addition to an existing single-family residence located in the R-1 (Single-Family Residential) zoning district.

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

Environmental Determination: Categorical Exemption

Property Owner: Clark Cochran

Representative: Dennis Norton, filed: 8/15/16

Assistant Planner Safty provided an overview of the project. Representative Dennis Norton and owner Susan Cochran addressed some of the concerns over the conditions of approval and uses. The Planning Commission concurred with removing language regrading accessory dwelling unit.
MOTION: Approve the project with the following amended conditions:

CONDITIONS OF APPROVAL

1. The project approval consists of a remodel and addition to an existing one-story residence at 4530 Garnet Street. The existing kitchen in the detached accessory structure will be removed from the accessory structure.  There shall be no sleeping quarters within the accessory structure. The project consists of a 497-square foot addition to an existing 550-square foot residence and 376-square foot detached accessory structure. The maximum Floor Area Ratio for the 3,200-square foot property is 57% (1,824 square feet). The total FAR of the project is 44% with a total of 1,423 square feet of floor area, compliant with the maximum FAR within the zone. The proposed project is approved as indicated on the final plans reviewed and approved by the Planning Commission on May 4th, 2017, except as modified through conditions imposed by the Planning Commission during the hearing.

2. Prior to construction, a building permit shall be secured for any new construction or modifications to structures authorized by this permit. Final building plans shall be consistent with the plans approved by the Planning Commission.  All construction and site improvements shall be completed according to the approved plans. 
3. At time of submittal for building permit review, the Conditions of Approval must be printed in full on the cover sheet of the construction plans. 
4. At the time of submittal for building permit review, Public Works Standard Detail Storm Water Best Management Practices (STRM-BMP) shall be printed in full and incorporated as a sheet into the construction plans.  All construction shall be done in accordance with Public Works Standard Detail Storm Water Best Management Practices (STRM-BMP). 

5. The detached accessory structure may not be used as a secondary dwelling unit. The detached accessory structure is prohibited from having a kitchen., gas line, 220 electric plug, and a sink drain-size over one and one-half inches in diameter. If any of these features currently exist in the accessory structure, the building plans must identify the existing features being removed at time of building permit submittal.  

6. Prior to making any changes to approved plans, modifications must be specifically requested and submitted in writing to the Community Development Department.  Any significant changes to the size or exterior appearance of the structure shall require Planning Commission approval. 
7. Prior to issuance of building permit, a final landscape plan shall be submitted and approved by the Community Development Department.  Landscape plans shall reflect the Planning Commission approval and shall identify type, size, and location of species and details of irrigation systems, if proposed.  Native and/or drought tolerant species are recommended. The landscaping may not displace either of the two required uncovered parking spaces.      
8. Prior to issuance of building permit, all Planning fees associated with permit #​16-157 shall be paid in full.
9. Affordable Housing in-lieu fees shall be paid prior to issuance of building permit, in accordance with chapter 18.02 of the Capitola Municipal Code. 

10. Prior to issuance of building permits, the building plans must show that the existing overhead utility lines will be underground to the nearest utility pole.  
11. Prior to issuance of building permits, the building plans must show that the existing secondary driveway approach (eastern property edge) be removed and replaced with a standard City curb which meets state accessibility requirements. 
12. Prior to issuance of a building permit, the applicant must provide documentation of plan approval by the following entities: Santa Cruz County Sanitation Department, Soquel Water District, and Central Fire Protection District.  

13. Prior to issuance of building permits, a drainage plan, grading, sediment and erosion control plan, shall be submitted to the City and approved by Public Works.  The plans shall be in compliance with the requirements specified in Capitola Municipal Code Chapter 13.16 Storm Water Pollution Prevention and Protection.
14. Prior to issuance of building permits, the applicant shall submit a stormwater management plan to the satisfaction of the Director of Public Works which implements all applicable Post Construction Requirements (PCRs) and Public Works Standard Details, including all standards relating to low impact development (LID).
15. Prior to any land disturbance, a pre-site inspection must be conducted by the grading official to verify compliance with the approved erosion and sediment control plan.
16. Prior to any work in the City road right of way, an encroachment permit shall be acquired by the contractor performing the work.  No material or equipment storage may be placed in the road right-of-way. The removed curb cut requires an encroachment permit which must be completed prior to certificate of occupancy. 

17. During construction, any construction activity shall be subject to a construction noise curfew, except when otherwise specified in the building permit issued by the City.  Construction noise shall be prohibited between the hours of nine p.m. and seven-thirty a.m. on weekdays. Construction noise shall be prohibited on weekends with the exception of Saturday work between nine a.m. and four p.m. or emergency work approved by the building official. §9.12.010B
18. Prior to a project final, all cracked or broken driveway approaches or street edge shall be replaced per the Public Works Standard Details and to the satisfaction of the Public Works Department.  All replaced driveway approaches shall meet current Accessibility Standards.
19. Prior to issuance of a Certificate of Occupancy, compliance with all conditions of approval shall be demonstrated to the satisfaction of the Community Development Director.  Upon evidence of non-compliance with conditions of approval or applicable municipal code provisions, the applicant shall remedy the non-compliance to the satisfaction of the Community Development Director or shall file an application for a permit amendment for Planning Commission consideration. Failure to remedy a non-compliance in a timely manner may result in permit revocation.
20. This permit shall expire 24 months from the date of issuance.   The applicant shall have an approved building permit and construction underway before this date to prevent permit expiration.   Applications for extension may be submitted by the applicant prior to expiration pursuant to Municipal Code section 17.81.160.
21. The planning and infrastructure review and approval are transferable with the title to the underlying property so that an approved project may be conveyed or assigned by the applicant to others without losing the approval. The permit cannot be transferred off the site on which the approval was granted.
22. Upon receipt of certificate of occupancy, garbage and recycling containers shall be shielded and placed out of public view on non-collection days. 

FINDINGS
A.
The project, subject to the conditions imposed, secures the purposes of the Zoning Ordinance, General Plan, and Local Coastal Plan.
Community Development Staff, the Architectural and Site Review Committee, and the Planning Commission have all reviewed the project. The proposed addition complies with the development standards of the Single-Family District.  The project secures the purpose of the Zoning Ordinance, General Plan, and Local Coastal Plan.
B.
The project will maintain the character and integrity of the neighborhood.
Community Development Staff, the Architectural and Site Review Committee, and the Planning Commission have all reviewed the application for the remodel and addition.  The exterior of the home will be updated completely with board and batt siding and a new roof. The project will maintain the character and integrity of the neighborhood.  

C.
This project is categorically exempt under Section 15303 of the California    Environmental Quality Act and is subject to Section 753.5 of Title 14 of the California Code of Regulations.
Section 15301(e) of the CEQA Guidelines exempts additions to existing structures provided that the addition will not result in an increase of more than 10,000 square feet. This project involves the remodel and 497 square foot addition to an existing residence and removal of an existing kitchen from a detached accessory structure within the R-1 (Single-Family Residential) zoning district. No adverse environmental impacts were discovered during review of the proposed project. 

RESULT:
APPROVED [UNANIMOUS]
MOVER:
Susan Westman, Commissioner
SECONDER:
Sam Storey, Commissioner

AYES:
Newman, Smith, Storey, Welch, Westman
D.
Capitola Mall Redevelopment - Request to Continue to June 1, 2017

ACTION: Commission consensus to continue to next Planning Commission meeting on June 1, 2017
6.
Director's Report

Director Grunow provided an update to the Planning Commission on the Zoning Code update, the code enforcement efforts in the Village, and the free energy efficiency upgrade program, which would be funded through our CDBG allocation. 
7.
Commission Communications

None.
8.
Adjournment
Approved by the Planning Commission at the regular meeting of July 20, 2017.

___________________________________

Jacqueline Aluffi, Clerk to the Commission
FINAL APPROVED MINUTES
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