CAPITOLA CITY PLANNING COMMISSION MINUTES – AUGUST 2, 2012
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Chairperson Graves called the Regular Meeting of the Capitola Planning Commission to order at 7:03    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 – NONE
B.
Public Comments - NONE
C.
Commission Comments - NONE
D.
Staff Comments - NONE
3.
APPROVAL OF MINUTES

A. July 5, 2012 Regular Planning Commission Meeting
A MOTION WAS MADE BY COMMISSIONER ORTIZ AND SECONDED BY COMMISSIONER SMITH TO APPROVE THE JULY 5, 2012 MEETING MINUTES.
THE MOTION CARRIED ON THE FOLLOWING VOTE:  AYES:  COMMISSIONERS NEWMAN, ORTIZ, ROUTH, SMITH AND CHAIRPERSON GRAVES.  NOES:  NONE.  ABSENT:  NONE.  ABSTAIN:  NONE.

4.
CONSENT CALENDAR

	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
Commissioner Newman recused himself as he owns property within 300 feet of the subject property application.
Senior Planner Bane presented the staff report.

Commissioner Ortiz noted a discrepancy with the plans in the staff report and plan sets in the packet.  The staff report discusses a double-sided monument sign, but plans show a parapet sign.
Senior Planner Bane stated the proposal is for a wall sign and a monument sign. 
The public hearing was opened.

Mardeen Gordon, applicant's representative, spoke in support of the application.  She commented the existing landscaping has become overgrown and covers the view of the building from the street.  She proposed removing all the existing landscaping and installing low growing drought tolerant landscaping.  She questioned who is responsible for maintaining the landscaping the City planted.
Senior Planner Bane responded that the landscaping in front of the building is the responsibility of the property owner, even though it is City owned property.  The applicant would not need approval to remove and replant the landscaping.
The public hearing was closed.

Chairperson Graves stated a good landscape plan will emphasize and draw attention to a well designed sign.  He suggested low growing ground cover so the sign will not be covered, and regulate the amount of landscaping proposed to be removed. 

Commissioner Routh did not support carte blanche for the applicant to remove the landscaping and did not support the sign design as proposed, even though it meets the sign ordinance requirements.
Commission Ortiz stated the Commission is at a disadvantage for reviewing the application without a color and materials board.  It is difficult to see what the sign will really look like without the overall design details.

Commissioner Smith commented that the proposed sign is bright and colorful in comparison to the existing wall sign.  She was supportive of the monument sign with the existing landscaping to be replaced with low growing drought tolerant landscaping.  She did not support having the landscape plan return to the Planning Commission for review, but wanted to ensure staff reviewed and approved a detailed landscape plan.
Chairperson Graves stated a recent change in the law allows the Commission to review and approve only the sign location and design not text.  He did not support the amount of advertising on the proposed sign and suggested the applicant redesign the sign and submit a landscape plan.
Commissioner Routh stated the plans do not accurately represent the sign proposal in the proposed scale drawing.
MOTION WAS MADE BY COMMISSIONER ORTIZ AND SECONDED BY COMMISSIONER SMITH TO CONTINUE PROJECT APPLICATION #12-064 TO THE SEPTEMBER 6, 2012 MEETING. 

Bruce Handloff, applicant, presented a description of the business.  There are several different types of practitioners at the wellness center who are represented on the sign.  The City planted the landscaping and oak tree in front of the building without the consent of the property owner and now the tree is too big for the site.
Commissioner Ortiz suggested that the proposed wall sign be more generalized and represent the overall business; and the monument sign detail the types of healthcare practices, e.g. wellness center at the top of the monument sign and list the services on the lower portion of the sign.  She amended her motion to require the drawings be rendered accurately to scale with the building and a color and materials board submitted for the next hearing.  Commissioner Smith agreed to the amended motion.
Chairperson Graves concurred with Commissioner Ortiz.  He stated that the oak tree and other landscaping are in the city right-of-way and were planted as part of the Capitola Road Streetscape landscape/design plan.
THE MOTION CARRIED ON THE FOLLOWING VOTE:  AYES:  COMMISSIONERS ORTIZ, ROUTH, SMITH, AND CHAIRPERSON GRAVES.  NOES:  NONE.  ABSENT:  NONE.  ABSTAIN:  COMMISSIONER NEWMAN.

	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

Senior Planner Bane presented the staff report.

Commissioner Ortiz supported the icon sign; however, there was too little information about materials, color and quality of the sign to support the application at this time.
The public hearing was opened.

Bo Zimkowski, business owner, stated that the sign will be made of plywood and painted.  A friend will be making a flat sign and attaching the sign to the building wall with screws. 
Chairperson Graves commented on the durability of marine grade plywood and suggested a similar synthetic material available at a local building supplier.
The public hearing was closed.

Commissioner Smith clarified that the lens area of the design will just be painted, not plexiglass as shown on the plans.
Commissioner Ortiz stated that the sign maker typically provides detailed plans.  She supported the overall concept of the proposed icon sign, but stated that the quality of this type of sign determines its success or failure to add to the surrounding village environment.

Commissioner Routh concurred with Commissioner Ortiz and stated the quality of the materials to be used will affect the outcome of the sign.
Chairperson Graves concurred with the Commissioner Ortiz and Routh stating the applicant was on the right tract with the icon sign, but would like to see a better material for the sign.
A MOTION WAS MADE BY COMMISSIONER ORTIZ AND SECONDED BY COMMISSIONER ROUTH TO CONTINUE PROJECT APPLICATION #12-083 TO THE SEPTEMBER 6, 2012 MEETING.
THE MOTION CARRIED ON THE FOLLOWING VOTE:  AYES:  COMMISSIONERS NEWMAN, ORTIZ, ROUTH, SMITH, AND CHAIRPERSON GRAVES.  NOES:  NONE.  ABSENT:  NONE.  ABSTAIN:  NONE.

5.
PUBLIC HEARINGS 

	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
Senior Planner Bane presented the staff report, combining the presentation for Item 5.A and 5.B, and adding a finding pertaining to the Mello Act.
Commissioner Routh clarified that the comments from the Architectural and Site Review Committee regarding the driveway width and the landscaping have been addressed in the revised plans.
Commissioner Ortiz asked if all the palm trees are proposed for removal.
The public hearing was opened.

Peter Tiemann, property owner, spoke in support of the application.  He would like to save the trees for someone to relocate, but all the palms are proposed for removal.
The public hearing was closed.

Commissioner Newman stated that the proposed homes meet the zoning district requirements, and therefore was supportive of the project.  He noted the loss of multiple housing units on the site with the removal of the mobile homes.

Commissioner Routh supported the homes as proposed.

Commissioner Ortiz supported the homes as proposed.  She stated the landscape plan lacks detail and requested that all future project applications provide a final landscape plan inclusive of the species, size, and the number of plantings.  She suggested an amendment to condition #9 to incorporate the size and number of trees required for replanting for each tree removed.  She noted that the interlocking pavers need to be permeable.


Commissioner Smith stated the design of the new homes will be compatible with the surrounding neighborhood and was glad to see the non-conforming use eliminated with this proposal.

Chairperson Graves concurred with Commissioner Ortiz and Smith.  He too, requested full landscape plans for future applications.
A MOTION WAS MADE BY COMMISSIONER ORTIZ AND SECONDED BY COMMISSIONER NEWMAN TO APPROVE PROJECT APPLICATION #12-013 WITH THE FOLLOWING CONDITIONS AND FINDINGS:

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. Two 15-gallon trees shall replace each tree removed. 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 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.
D.
The Planning Commission finds that the Mello Act is not applicable for this project as the underlying R-1 Zoning does not allow for feasible replacement housing on site, nor does the City of Capitola have more than 50 acres of vacant private residential land in the coastal zone available for housing.
THE MOTION CARRIED ON THE FOLLOWING VOTE:  AYES:  COMMISSIONERS NEWMAN, ORTIZ, ROUTH, SMITH, AND CHAIRPERSON GRAVES.  NOES:  NONE.  ABSENT:  NONE.  ABSTAIN:  NONE.

	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

A MOTION WAS MADE BY COMMISSIONER ORTIZ AND SECONDED BY COMMISSIONER NEWMAN TO APPROVE PROJECT APPLICATION #12-014 WITH THE FOLLOWING CONDITIONS AND FINDINGS:

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. Two 15-gallon trees shall replace each tree removed. 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 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.

D.
The Planning Commission finds that the Mello Act is not applicable for this project as the underlying R-1 Zoning does not allow for feasible replacement housing on site, nor does the City of Capitola have more than 50 acres of vacant private residential land in the coastal zone available for housing.
THE MOTION CARRIED ON THE FOLLOWING VOTE:  AYES:  COMMISSIONERS NEWMAN, ORTIZ, ROUTH, SMITH, AND CHAIRPERSON GRAVES.  NOES:  NONE.  ABSENT:  NONE.  ABSTAIN:  NONE.

	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
Commissioner Ortiz recused herself as she owns property within 300 feet of the subject property application.

Chairperson Graves acknowledged receiving an email letter from a neighbor in support of the application.
Senior Planner Bane presented the staff report.

The public hearing was opened.

William Fisher, project architect, spoke in support of the application.

Craig Sala, property owner, spoke in support of the application.  He presented photos of the site and a petition signed by neighbors in support of the application.
John Steggie, neighbor, spoke in support of the application.

Nils Kisling, neighbor, spoke in support of the application.
Jack Karin, neighbor, spoke in support of the application.
The public hearing as closed.
Commissioner Smith clarified the location of the previously existing fence was closer to the street than the proposed fence.  She initially was concerned about the proposed fence, but the number of U-turns out of the Shadowbrook parking lot poses a greater issue than maintaining the open front yard area along the street frontage.
Commissioner Routh stated the design of the fence incorporates the use of the front yard area into the home and the setback from the street allows for some street view.

Commissioner Newman stated that he would not like to see the whole west side of the street with fences and walls similar to east side of street.  This wall would set a precedent for a six foot wall along the front property lines or in the front yard areas.  It would be unfortunate if all neighbors propose walls along the street frontage.
Chairperson Graves stated that the fence is an improvement to what previously existed.  He also would not want to see more walls on the west side of Wharf Road.
A MOTION WAS MADE BY COMMISSIONER SMITH AND SECONDED BY COMMISSIONER ROUTH TO APPROVE PROJECT APPLICATION #12-090 WITH THE FOLLOWING CONDITIONS AND FINDINGS:
CONDITIONS

1. The project approval consists of the construction of a new 6-foot tall stucco wall enclosing the front yard area for the residence at 1823 49th Avenue.

2. The existing landscaping shall remain. If any landscaping is to be removed as a part of the project, the applicant shall provide additional landscaping, to be approved by the Community Development Director prior to construction of the wall.

3. Applicant to obtain a Building Permit for the construction of the wall, from the City of Capitola Building Department.

FINDINGS

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

Both Planning Department Staff and the Planning Commission have reviewed the project and find that the project is consistent with the Zoning Ordinance and General Plan.  Conditions of approval have been included to carry out the objectives of the Zoning Ordinance and General Plan.

B.
This project is categorically exempt under Section 15303 of the California Environmental Quality Act and is not subject to Section 753.5 of Title 14 of the California Code of Regulations.
THE MOTION CARRIED ON THE FOLLOWING VOTE:  AYES:  COMMISSIONERS NEWMAN, ORTIZ, ROUTH, SMITH, AND CHAIRPERSON GRAVES.  NOES:  NONE.  ABSENT:  NONE.  ABSTAIN:  NONE.

	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.
Senior Planner Bane presented the staff report.

Commissioner Ortiz asked if the façade is currently under construction.

Senior Planner Bane responded the façade is under construction and the builder was advised that the design required Planning Commission review.
Public hearing opened and closed.

Chairperson Graves stated the sign facing the freeway is a significant departure from previous signage requirements, but he was supportive due to the location of the building on the site.  He suggested some type of landscaping near the building or up against the new façade, and landscaping on the Gross Road frontage would break up the paving and building on the site.
Stacy Robinson, property representative, spoke in support of the application.  She commented that there is no area for additional planting on the site.  There is a large tree in the corner of the site with a protected drip line.
Commissioner Ortiz suggested asphalt cuts by the building columns to allow for a vine material to grow up a trellis type structure.
Ms. Robinson agreed to consider additional landscaping with the project landscape architect

Commissioner Newman stated that this is a great use for a problematic site and building.  The architecture is a positive change for a difficult corner.

Commissioner Smith concurred with Commissioner Newman's comments.
Chairperson Graves stated that the proposed façade design is a vast improvement for the existing building.
Commissioner Ortiz made a motion to amend condition #4 to incorporate landscaping to soften the facade and that irrigation is mandatory.  Commissioner Smith seconded the motion.
Under discussion, Commissioner Newman stated that he was not supportive of requiring the additional landscaping, but suggested if additional landscaping was feasible then it should be incorporated in a revised site plan.
Commission Ortiz and Commissioner Smith agreed with Commissioner Newman's suggested condition amendment. 
A MOTION WAS MADE BY COMMISSIONER ORTIZ AND SECONDED BY COMMISSIONER SMITH TO APPROVE PROJECT APPLICATION #12-092 WITH 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.  If additional landscaping adjacent to the building is feasible, then it should be incorporated into a revised landscape plan for review and approval by the Community Development Director.
5. Prior to granting of final occupancy, compliance with all conditions of approval shall be demonstrated to the satisfaction of the 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.

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.  

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

6.
DIRECTOR'S REPORT - NONE
7.
COMMISSION COMMUNICATIONS
Commissioner Ortiz requested that the Commission be informed of staff changes.  She requested a status regarding the lack of landscape maintenance and banner at the new orthodontic business on 41st Avenue.  She noted that this is a prominent commercial building in Capitola that completely lacks landscaping and maintenance for the new occupant.

Senior Planner Bane stated that landscape maintenance was not included as a condition of the permit, and the banner is an active code enforcement case.

Commissioner Ortiz recommended standard conditions for all permits to ensure that issues, such as landscape maintenance are not omitted from permits.  She recommended that automatic irrigation systems be required for commercial properties and incorporated as a standard condition for permits.  The landscape requirements for residential, commercial and industrial developments should be considered in the update of the General Plan and Zoning Ordinance.  
Commissioner Newman requested that staff distribute the recent court ruling regarding sign regulations.
8.
ADJOURNMENT

The Planning Commission adjourned the meeting at 8:50 p.m. 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.

Approved by the Planning Commission on September 6, 2012
________________________________

       Danielle Uharriet, Minute Clerk
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