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Item: 57.

CONTINUED public hearing lo consider amendments to General Plan/Local
Coastal Program Policy 2.16.7 and Chapter 13.10 of the Santa Cruz County Code
to modify standards for holels and motels in commercial districts. Chapter 13.10 is
a coastal implementing ordinance;

(1) reopened the November 5, 2013 public hearing on the proposed General
Plan/LCP and ordinance amendments;

(2) closed public hearing;

(3) ADOPTED RESOLUTION NO. 16-2014 adopting the Negative Declaration
(Attachment 6), approving the General Plan/LCP amendment (Attachment 2);

(4) approved “in concept” the proposed ordinance amendments to return on
February 11, 2014 for a second reading in order to finalize the amendment process;
and

(5) directed staff to submit the General Plan/LCP and ordinance amendments to the
Coastal Commission
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CONTINUED PUBLIC HEARING TO CONSIDER AMENDMENTS TO THE COUNTY
GENERAL PLAN AND CHAPTER 13.10 OF THE COUNTY CODE TO MODERNIZE HOTEL
DEVELOPMENT STANDARDS

Members of the Board:

On November 5, 2013, your Board held a public hearing to consider amendments to the General
Plan and County Code that would modemize hotel development standards. Your Board
modified the proposed amendments and directed staff to retum to the Planning Commission for
consideration and recommendation of the modifications.

The Planning Commission reviewed your Board's modifications at a public hearing on December
11, and voted unanimously to recommend adoption of the proposed amendments as modified.
The Commission also determined that the proposed modifications do not require recirculation of
the Negative Declaration.

Background

The proposed amendment was developed to establish hotel development standards that are
more consistent with current hotel industry standards and the land use codes of many other
jurisdictions. The amended code would rely on minimum setbacks, maximum height, parking
requirements, environmental constraints, and design review to limit the intensity of development,
rather than relying on a prescribed density to limit the number of rooms. The proposed
amendment would establish parking standards for hotels in commercial districts that reflect
common sense and evidence-based parking demand. A review of recent hotel development in
the incorporated areas of the County showed that the average room density of new facilities is
roughly half the minimum County standard (Attachment 7). The county parking standard for
extended slay hotels, which often have rooms greater than 400 square feet in area, can be twice
that of other jurisdictions.

Your Board held the first public hearing regarding the proposed ordinance on Oclober i, 2013,
and continued the hearing to November 5, 2013, to allow staff to develop a response lo public
comments that were received shortly before the initial hearing. On Novernber 5, your Board
reviewed the proposed ordinance and took action to remand it back to the Planning Commission
with revisions inserited to address public and Coastal Commission concems,
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Modifications to the Proposed Ordinance

The modifications incorporated into the proposed ordinance (Attachment 4: strikeout in
Attachment 5) before your Board have not changed since your Board's review on November 5,
and are as follows:

= Stories. The original amendment would have remaved limits on the number of stories but
retained existing height restrictions. Under current code, commercial buildings are limited
to 35 feet, and an increase to a maximum height of 40 feet may be allowed with a
discretionary permit approved by the Zoning Administrator at a public hearing. The
modified amendment would allow a hotel or motel to exceed three stories only if
approved in conjunction with a discretionary permit application to increase the height
fimit.

« Employee housing. The original ordinance would have allowed any number of
employee housing units based on demonstrated need. The proposed medification
would limit hotel employee housing on commercial parcels to one dwelling unit.

+ Low-cost accommodations. On request of the Coastal Commission, the proposed
General Plan amendment was modified to require that the Visitor Accommodations
zone district “shall, as feasible, protect, encourage and provide lower cost visitor-
serving uses.” The current County Code requires that “a diversity of all types of visitor
accommodations shall be provided in the Coastal Zone." The proposed ordinance
was modified to specify that hotel or molel development in commercial districts shall
be reviewed to ensure that lower cost visitor-serving uses shall, as feasible, be
protected, encouraged and provided..

CEQA

The differences between the amendments proposed on Oclober 1st and the modified versions
make the proposed regulations more stringent and therefore do not create any potentially
significant impacts. Recirculation of the Initial Study and proposed Negative Declaration is not
required,

A proposed Initial Study / Negative Declaration (IS/ND, Attachment &) based on the original
proposal to modernize hotel regulations was first provided to your Board for the October 1st
hearing. The law fim of Wittwer / Parkin commented (Aftachment 11) that the impacts
associated with the proposed amendments were potentially significant and an Environmental
impact Report should be prepared. Staff reviewed the Wittwer / Parkin letters and recommended
no change to the IS/ND. Staff responses to Wittwer / Parkin were presented in the staff letter to
your Board on November 5 (Aftachment 10) and in the letter to the Planning Commission on its
agenda of December 11, 2013 (Attachment 9).

Conclusion and Recommendations

As stated in the Board letter of November 5, the proposed ordinance amendments would
modemize County standards, and remove the density standard ior "Type A" hotel development
in Visitor Accommodations (VA), Tourist Commercial (CT) and Community Commercial (C-2)
zone districts. The proposed amendments would bring the County Code into closer alignment
with industry standards and the approach taken by many jurisdictions, including cities within
Santa Cruz County.
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It is therefore RECOMMENDED that your Board take the following actions:

1. Reopen the public hearing on the proposed General Plan / LCP and ordinance
amendments;

2. Adopt the Resolution (Attachment 1) adopting the Negative Declaration (Attachment 6),
approving the General Plan / LCP amendment (Attachment 2);

3. Approve in concept the proposed ordinance amendments (Attachment 4);

4. Direct the Clerk of the Board to bring the ordinance back to your Board for a second
reading on the next meeting agenda in order to finalize the amendment process; and

5. Direct staff to submit the General Plan / LCP and ordinance amendments to the Coastal
Commission.

COMMENDED,

SUSAN A. MAURIELLO
County Administrative Officer

Resolution adopting the Negative Declaration and approving the GP / LCP Amendment
General Plan / LCP amendment

General Plan / LCP amendment, strikeout version

Proposed ordinance

Proposed ordinance, strikeout version

Initial Study / Negative Declaration (Printed packets include summary only. Complete IS /
ND available on Planning Department home page.)

Graph: Parcel area per unit of area hotels built or approved, 2000-2013

Planning Commission Resolution #2013-17 of December 11, 2013

Planning Commission letter from meeting of December 11, 2013

. Board of Supervisors letter from meeting of November 5, 2013
. Letters from Wittwer & Parkin (Due to its length, letter of November 4, 2013, available online

only, in Board of Supervisors agenda for January 28).

cc. County Counsel
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ATTACHMENT 1

BEFORE THE BOARD OF SUPERVISORS 0318
OF THE COUNTY OF SANTA CRUZ, STATE OF CALIFORNIA

RESOLUTION NO. 16-2014

On the motion of Supervisor Coonerty
duly seconded by Supervisor McPherson
the following Is adopted:

RESOLUTION ADOPTING AN INITIAL STUDY / NEGATIVE DECLARATION; AND AMENDING
POLICY 2.16.7 AND ASSOCIATED PROGRAM “A” OF THE GENERAL PLAN / LOCAL
COASTAL PROGRAM TO ELIMINATE DENSITY STANDARDS FOR HOTELS AND MOTELS IN
COMMERCIAL ZONING DISTRICTS, AMENDING COUNTY CODE CHAPTER 13.10 TO
REMOVE DENSITY STANDARDS, ALLOWING LIMITED CONSIDERATION OF FOUR
STORIES AS A HEIGHT EXCEPTION, AND REVISING PARKING STANDARDS FOR HOTELS
AND MOTELS IN COMMERCIAL DISTRICTS

WHEREAS, hotels and motels provide public access o recreation opporiunities and are a
key component of Santa Cruz County's tourism economy; and serve other needs of visitors for
accommodation within Santa Cruz; and

WHEREAS, the importance of a wide diversity of types of overnight accommodations is
recognized by Policy 2.16.3 of the County General Plan / LCP, which mandales that a variety of
visitor-serving uses be allowed in the Visitor Accommodations designation; and

WHEREAS, Coastal Act section 30213 requires protection, encouragement and provision
of lower cost visitor and recreational facilities as feasible, and

WHEREAS, hotel and motel development must conform with design review guidelines, site
development standards and parking regulations in the Santa Cruz County Code; and

WHEREAS, the standards in the Santa Cruz County Code regarding density for hotel
rooms are not in alignment with modem industry standards, and specifically are inconsistent with
the regulations of neighboring city jurisdictions in Santa Cruz County, and of other California
coastal communities; and

WHEREAS, the Zoning Ordinance conlains maximum height limitations expressed as a
maximum number of feel, but also as number of stories; and it is desirable to allow for flexibility
and the possibility of a fourth story within the existing regulations and existing maximum number of
feet for commercial developments through the height exceptions process, which requires Zoning
Administrator approval and findings for approval of any height exception; and

WHEREAS, the current parking standard for hotels and molels exceeds evidence-based
standards, does not align with parking requirements in neighboring jurisdiclions, penalizes
installation of suites and extended stay accommodations, and does nol factor in annual occupancy
rates that at times are below 65%; and

WHEREAS, the county's existing standards restricting the site density of visitor
accommaodation units, limiting the number of stories and imposing excessive parking requirements
may be making it more difficult for the holel industry to propose hotel projects that would contribute
to the supply of modern hotel rooms with adequate amenities in the unincorporated County; and
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Board of Supervisors Resolution, Hotel Standards ATTACHMENT 1

WHEREAS, visitor accommodations with kitchens can be more affordable for visitors -
desiring extended stays, and current room number and room size restrictions that apply to certaif® 19
Type A visitor accommodation units may inhibit provision of such accommodations in the C-2, VA
and CT commercial districts and thereby may inhibit implementation of Coastal Act section 30213,
addressing lower cost visitor and recreational (acilities; and

WHEREAS, revising the parking standard for hotels and motels and providing a process for
consideration of an additional slory if existing height limits and other requirements are met, which
would apply to hotels and motels on commercially zoned properties where zoning allows hotel and
motel development (VA, C-2, and CT), and removing the densily standard for those projects, may
improve the feasibility of constructing modern, diverse and affordable hotel and resort
accommodations without compromising design quality or reducing neighborhood compatibility; and

WHEREAS, at its regular meeting on September 11, 2013, the Planning Commission
conducted a duly noticed public hearing to consider proposed amendments to chapter 13.10 of the
County Code, Policy 2.16.7 of the General Plan / LCP and Program “a" under Objective 2.16 of the
General Pian / LCP, that would affecl hotel and motel room density, parking standards and story
limits, and considered all testimony and evidence received at the public hearing; and

WHEREAS, the Planning Commission adopted Resolution 2013-13 on September 11,
2013, finding the proposed amendments to the Santa Cruz County Code to be consistent with
other provisions of the County Code, with the policies of the GP/LCP and with State law; and
further finding that the proposed ordinance amendments comprise amendments to the County
Local Coastal Program and were consistent with the California Coastal Act; and recommending
that the Board of Supervisors adopt the Initial Study / Negative Declaration (Attachment 6 of Board
malerials), approve the proposed amandments to the County General Plan and Local Coastal
Program (Attachment 2 of Board materials), adopt the proposed ordinance amendments
(Attachment 4 of Board materials) and submit the amendments to the Coastal Commission; and

WHEREAS, at public hearing on November 5, 2013, continued from October 1, 2013, the
Board of Supervisors reviewed the proposed ordinance and GP / LCP amendments recommended
by the Planning Commission, along with modifications proposed subsequent to the Planning
Commission hearing on September 11", and took action to remand the proposed modifications
back to the Planning Commission for review and recommendation, and continued the public
hearing before the Board of Supervisors to January 28, 2014; and

WHEREAS, at its regular meeting on December 11, 2013, the Planning Commission
reviewed the currently proposed modifications to the previously reviewed ordinance and
GP/LCP amendments relating to visitor accommodations in commercial districts; and

WHEREAS, the Planning Commission adopted resolution 2013-17 (Attachment 8 of Board
materials) on December 11, 2013, finding that the proposed ordinance amendments with the
proposed modifications, and proposed GP/LCP amendments with the proposed modifications, are
consistent with the policies of the GP/LCP and with State law; that the proposed ordinance
amendments as modified and amendments to the GP/LCP as modified are consistent with the
California Coastal Act; and recommending that the Board of Supervisors: determine that the
proposed modifications to the proposed ordinance and GP/LCP amendments do not create any
potentially environmental impacts and that recirculation of the Negative Declaration is not required;
approve the proposed amendments to the County General Plan and Local Coastal Program as
madified (Attachment 2 of Board materials), adopt the proposed ordinance amendmenis as
modified (Attachment 4 of Board materials) and submil the amendments 1o the Coastal

Commission; and
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Board of Supervisors Resolution, Hotel Standards ATTACHMENT 1

WHEREAS, environmental review was completed for the proposed amendments, and the
County of Santa Cruz Environmental Coordinator has determined that the proposed ordinance and
amendments to the General Plan and Local Coastal Program will not have a significant impact on
the environment, and a Negative Declaration was prepared in accordance with the California
Environmental Quality Act (CEQA), which was circulated for public comment and reviewas 0370
required, and all public comments received regarding the environmental review have been
considered and do not change the determination that no significant impacts will result from this
project; and

WHEREAS, the Board of Supervisors finds that the proposed amendments to the County
Code and fo the General Plan / LCP are consistent with all other provisions of the County Code
and the General Plan / LCP, and with State law: and

WHEREAS, Chapter 13.10 of the County Cods is an implementing ordinance of the LCP
and amendments of these chapters constitule amendments o the LCP; and

WHEREAS, the Board of Supervisors finds that the proposed ordinance amendments and
proposed GP / LCP amendments, as modified, are consistent with the Coastal Act;

WHEREAS, at its regular meeting of January 28, 2014, the Board of Supervisors re-
convened the public hearing continued from November 5, 2013, to consider the recommendation
of the Planning Commission, the proposed ordinance and GP/LCP amendments as modified, and
the proposed adoption of the Negalive Declaration, and considered the documents and public
testimony prior to taking action; and

NOW, THEREFORE, BE IT RESOLVED AND ORDERED, that the Board of Supervisors heraby
adopts the Negative Declaration, and approves the General Plan and Local Coastal Program
amendment, based on the following findings:

1. The Project that was the subject of environmental review includes but is nol limited to
the following components:

Amend Policy 2.16.7 and associated Program “a" of the General Plan / Local Coastal
Program, and amend County Code Chapter 13.10, to remove density standards for
Type A hotels and motels in commercial zoning districts, to allow limited consideration
of four stories within the existing maximum number of fee! through the height
exceplion process, and ito revise parking standards for hotels and motels in
commercial districts.

2 Environmental review completed for the Projact determined that the proposed project
will not have a significant impact on the environment, and therefore a Negative
Declaration has been prepared in accordance with the California Environmental
Quality Act (CEQA), which was circulated for public comment and review. All public
comments received regarding the environmental review have been considered and do
not change the determination that no significant impacts will result from this project.
The Board of Supervisors has considered the Negative Declaration and all public
mm?it:ﬁ and through adoption of this resolution hereby adopts the Negative

ara X

3. The Board of Supervisors finds that the proposed modifications to the proposed
General Plan and County Code amendments do not require recirculation of the
Negative Declaration, as the proposed changes only render the proposed
amendments more protective of the environment, consistent with California

:r 57 Environmental Quality Act Guidelines §15073.5(c)(2); and
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Board of Supervisors Resolution, Hotel Standards ATTACHMENT 1
0321

4, The Board of Supervisors determines thal adoption of the proposed ordinance and
proposed GP/LCP amendments regarding hotel standards does not have the poteniial
for effects on fish, wildlife or habitals, as there are no reasonably foreseeable holel or
visitor accommodations projects that may occur as a result of adoption of the
ordinance, and any future projects will be subject to environmental review and
determinations regarding whether the projects have the potential for effects on fish,
wildlife or habitats:

5. The Board of Supervisors finds, on the basis of the whole record before it, that there
is no substantial evidence that the project will have a significant effect on the
environment, and that the Negative Declaration reflects the independent judgment
and analysis of the County of Santa Cruz.

6. The Board of Supervisors has considered the whole record and through adoption of
this resolution hereby adopts the proposed amendment to General Plan / LCP Policy
2.16.7 and related Program "a" lisled under General Plan / LCP Objective 2.16, and
directs staff to submit the adopled amendments to the Caiifornia Coastal Commission.

T. The Board of Supervisors has determined that outside the Coastal Zone the proposed
amendments to the General Plan and County Code shall take effect on the 31st day
after the date of final passage, and inside the Coastal Zone the amendments shall
take effect on the 31st day after the date of final passage or upon certification by the
California Coastal Commission, whichever date is later.

8. The material which constitutes the record of proceedings upon which the Board of
Supervisor's decision is based shall be located in the offices of the Planning
Department, located at 701 Ocean Street Santa Cruz, California.

PASSED AND ADOPTED by the Board of Supervisors of the County of Santa Cruz, Stale

of California, this 28th  dayof _ January , 2014, by the following vote:
AYES: SUPERVISORS Coonerty, McPherson and Friend
NOES: SUPERVISORS Lecpold and Caput

ABSENT. SUPERVISORS Nome
ABSTAIN: SUPERVISORS None

ZACH FRIEND

Chairperson of the Board of Supervisors
STATE OF CALIFORNIA )
TESS FITZG ERALD COUNTY OF SANTA CRUZ § %
_ I SUSAN A, MAURIELLO, County Administrative
Officer and ex-oficio Clerk of the Boar Supar-
Clerk of the Board wsors of the Gountrcﬂsmﬁ'ﬁz.d:hud

CaMlorna do hereby certify that the toregaing s

APPROVED AS.T M: i |4 tue and comect copy of the resokution pessad
md adopled by and antered in the mines of the
sad board. In wilhe WIHME—M
/V ;El my hand angd A €2 1 ol
nard on L N
CGU rw sug I = h -#&

DISTRIBUTION: County Counsel By i Jeputy
Planning Department 7

ATTEST
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General Plan / LCP Amendmem, .1otels Attachment 2

GENERAL PLAN / LOCAL COASTAL PROGRAM AMENDMENT 0322

2,16.7 Design of Visitor Accommodations

(LCP) Ensure quality of design for visitor accommodations through Commercial
Development Permit procedures, including the Zoning ordinance, to regulate density
as appropriate, signage, landscaping, buffering, on-site circulation and access,
parking, and site and building design.

Program “a" under Objective 2.16, Visitor Accommodations Designation (C-V)

a. Maintain a Visitor Accommodations zone district as part of the Santa Cruz County
Code to implement the Visitor Accommeodations land use designation which
provides for a variety of overnight or extended stay lodging for visitors and which
shall, as feasible, protect, encourage and provide lower cost visitor-serving uses.
(Responsibility: Planning Department, Planning Commission, Board of
Supenvisors)



General Plan and LCP Amendni..it, Hotels - Strikethrough version Attachment 3

STRIKEOUT | UNDERLINE VERSION, GENERAL PLAN / LCP AHENDMEHTG 103

2.16.7 Design of Visitor Accommodations

(LCP) Ensure gquality of design for visitor accommodations through Commercial
Development Permit procedures, including the Zoning ordinances, to regulate density
as appropriate, signage, landscaping, buffering, on-site circulation and access,
parking, and site and building design.

Program “a" under Objective 2.16, Visitor Accommodations Designation (C-V)

a. Maintain a Visitor Accommodations zone district as part of the Santa Cruz County
Code to implement the Visitor Accommodations land use designation.—The zone
distnet-shall-spesily-allowable-densities- which provides for a variety of overnight or
extended stay lodging for visitors: and which shall, as feas|bie, protect, encourage and

rovide lower visitor-serving uses. (Responsibility. Planning Department,
Planning Commission, Board of Supervisors)
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approved "in concept" Jar y 28, 2014 to return on Februs 11, Ei"h
for final adoption ACHMENT I[-

ORDINANCE No. 0324

ORDINANCE AMENDING SECTIONS 13.10.333, 13.10.335, 13.10.355 AND 13.10.552
OF THE SANTA CRUZ COUNTY CODE RELATING TO VISITOR ACCOMMODATIONS

SECTION1

Footnote 2 of Santa Cruz County Code Section 13.10.333(A) is hereby amended to read as follows:

(2) Subject to exceptions as provided in subsections (B) and (C) of this section.

SECTION I

Section 13.10.333(C), “Development standards for commercial districts,” of the Santa Cruz County Code
is hereby amended to renumber existing section 13.10.333(C) to become section 13.10.333(D), acd to
amend section 13.10.333(C), to read as follows:

(C) Stories, Exception. In any applicable commercial zone district, a proposal to exceed three
stories in a hotel or motel may be considered in conjunction with a proposa! o increase the
height limit by up to five feet pursuant to 13.10.510(D)2).

(D) Other Regulations. Other development standards applicable to commercial zone districts
are contained in the following sections of this code:

SCcC
Agricultural buffers/setbacks 16.50.095
Design review 13.11.010, et seq.
Fences 13.10.525
General sitc standards 13.10.510, et seq.
Minimum parcel sizes 13.10.510(G)
Parking 13.10.550, et seq.
Signs - 13.10.580, et s0q.
Trip reduction requirements {developmeni projects for 50 or more  }5.52
employees)
|Use of nondevelopable land 13.10.671
|Use of urban open space land 13.10.672

Y



Ordinance Amendment, Howels Attachment 4

SECTION III 0325

Subsection (B) of Section 13.10.335 of the Santa Cruz County Code is hereby amended to read as
follows:

{B) Visitor Accommodations Use Standards,

Visitor accommodations referenced in this section are as defined in 13.10.700-V, under “Visitor
accommodations (VA) unit™ and “Visitor accommodations, Types A and B.”

(1) Allowed Densities.

(a) Type A visitor accommodations are not subject to a maximum density standard.

(b) Type B Visitor Accommodations.*
(i} RV or tent camps: 1 site/1,300 net developable square feet
(ii} Hostels: 1 bed/325 net developable square feet
(iii) Group quarters: 2 beds/1,300 net developable square feet

* Each square foot of net developable area shall be counted only once for the purpose of
caleulating the number of beds or the number of sites,

{c) Employee Housing.

All onsite residential units shall be reserved for exclusive use by owners and employees,
shall not substantially reduce or degrade the use of the site for visitor accommodations, and

shall comply with the following requirements:
(i) Employees for Type A units; Maximum of one employee dwelling unit per sitc.

{ii) Employees for Type B units: The number of employee dwelling units shall be
based on a demonstrated need for residential employees and approval of such
shall be stated as a permit condition. Permanent residential units for site
personnel shall be in place of density credits for Type B visitor accommodations
units at the rate of one kitchen and up to five permanent residents per 3,000 net
developable square fieet.

{d) Density Determinations.

(i) All values given in SCCC 13.10.335(B)(1)(b) are max:mums and may be reduced
as follows:

A. When Type A uses are combined with Type B uses on a site, the tota] number
of visitor accommodations rooms or units shall reflect service and access
constraints, parking availability, environmental impact mitigation and
compliance with SCCC Chapter 13.11.

X



Ordinance Amendment, Howis Attachment 4

8%

(2) Permit Review.

B. Inside the Coastal Zone, the performance standards in Figure 2-5 in the Local
Coastal Program Land Use Plan for priority accommeodations sitcs also apply.

0326

(a) Development permits for visitor accommodations shall be evaluated for consistency
with the following policies:

(1)

(1)

(111)

(iv)

A diversity of all types of visitor accommodations shzll be provided in the
Coastal Zone consistent with Local Coastal Program Land Use Plan policy.

Visitor accommodation projects on priority sites shall serve primarily the
general public, rather than any particular group or organization.

Visitor accommodations development in areas designated for neighborhood or
community commercial use shall not adversely affect the integrity of retail
commercial centers.

Lower cost visitor-serving uses shall, as feasible, be protected, encouraged and
provided.

{b) The following standards shall apply to all visitor accommodations projects and shall be
incorporated into conditions of approval;

(1)

(i)

All visitor accommodations projects shall be managed for short-term occupaney
with occupancy limited to not more than 29 consecutive days and limited to 29
days in any one calendar year by an individual or group of occupants, except
that single-ownership units may be occupied by the owner(s) up 1o 45 days in
any one calendar year.

A. Notwithstanding the foregoing, visitor accommodations described as
follows may be occupied by the owner(s) up lo 90 days in one calendar
year: units located on coastal bluff property which has been the subject of
litigation in which a remittitur was issued by the California Court of Appeal
on or before April 25, 1983, in a decision requiring the County of Santa
Cruz to grant exther “compensating densities” in excess of “the base
densities™ thereon, or to grant “'some other transfer of development rights.™
and which litigation has been settled by “Stipulation for Judgment and
Judgmemnt Thereon.”

Centralized, on-site management shall be provided at all times for the
maintenance and operation of the visitor accommodations, releted facilities, and
the property. Such mnagement may be provided by the property owner or by a
separate management {inn under contract. Plans for management shall be
submitted to and approved by the Planning Director and a transienl occupancy



Ordinance Amendment, Howas Attachment 4

iax permit obtained from the Treasurer-Tax Collector by such management prior
to the issuance of building permits.
0327
(ii1) Deed restrictions running with the property and limiting use to short-term
occupancy and providing for the maintenance of centralized rental and
management of the facility shall be recorded prior to issuance of building

permits.

(iv) All visitor accommodations shall be subject 1o any County uniform transient
occupancy tex ordinance or a special tax on ume-share units, camping units, or
other visitor accommodations. Reports ol the occupancy of visitor
accommodations together with payment of transient occupancy taxes or any
other taxes due from the use of visitor accommodations shall be made in
accordance with SCCC 4.24.080.

SECTION IV

Subsection (B) of Section 13.10.355 of the Santa Cruz County Code, “Special standards and conditions,”
ig hereby amended to read:
(B) Permit Review.,

(1) Permits for Type A facilities and tent and RV camping sites shall be reviewed and conditioned

as provided in SCCC 13.10.335(B)(2).

(2) Permit conditions for hostels and group quarters shall be as follows:

(a) This permit shall run with the property owner and shall not be transferred without a
permit amendment.

(b) A management plan shall be submitted to the Planning Director for revicw and
approval prior to the issuance of a building permit or occupancy of an existing structure
for this use.

{c) An annual report shall be prepared and submitied by the owner or his agent to the
Planning Director to substantiate the occupancy and other conditions of this permit.

(d) This site is subject to an annual inspection for which a fee, set by the Board of
Supervisors, may be charged.

SECTION YV

In Subdivision (B) of Section 13.10.552, of the Santa Cruz County Code, the use, “Motels, hotels, lodging
houses, visitor accommodations with or without kitchens™ is hereby amended, and below it is hereby
added the use "Motels, hotels and visitor accommodations Type A only, in the C-2, VA or CT districts”
with specified parking requirements, to read as follows:
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Ordinance Amendment, Howels

Attachment 4

n328

\USE |REQUIREMENTS

{ Auto Parking Spaces Bicycle Parking Spaces
:Mc-tels. hotels, lodging houses, |1 per habitable room as defined by | 0.2 per unit and storage
| visitor accommodations Types | 13.10.700-H necessary Lo accommaodate them;
A and B, with or without |2 minimum

kitchens (except Type A as i

below)

Motels, hotels, and visitor 1 per visitor accommodations (VA) 0.2 per unit and storage
accommodations Type A only, |umit, as defined by 13.10.700-V but | necessary to accommodate them;

in the C-2, VA or CT districts

not including lodging houses. For
parking purposes, VA studio units
shall count as no less than one visitor
accommodations unit in the C-2, VA

2 mimimum

SECTION V]

Outside the Coastal Zone this Ordinance shall take effect on the 31st day afier the date of final passage.
Inside the Coastal Zone it shall take effect on the 31st day after the date of final passage or upon
certification by the California Coastal Commission, whichever date is later.

PASSED AND ADOPTED this _ day of , 2013, by the
Board of Supervisors of the County of Santa Cruz by the following vote:
AYES: SUPERVISORS
NOES: SUPERVISORS
ABSENT: SUPERVISORS
ABSTAIN:  SUPERVISORS
Chairperson, Board of Supervisors

ATTEST:
Clerk of the Board

Copics to; County Counsel

Planning Depariment




ATTACHMENT &

Strikethrough / Underline Version of a Proposed Ordinance to Amend 0329
Subdivisions 13.10.333, 13.10.335, 13.10.355 and 13.10.552 of the Santa Cruz County Code
Relating to Visitor Accommodations
SECTION 1

Footnote 2 of Santa Cruz County Code Section 13.10.333({A) is hereby amended 1o read as foliows:

(2} Subject to exceptions as provided in subsections (B) and (C) of this section.

SECTIONTI

Section 12.10.333(C), “Development standards for commercial districts,” of the Santa Cruz County Code 15
hereby amended to renumber existing section 13.10.333(C) to become section 13.10.333(D), and to amend

section 13.10,333(C), to read as follows:

five feet pursuant to 13.10.510(DX2).

(D) Other Regulations. Other development standards applicable to commercial zone districts are
contained in the [ollowing sections of this code:

scce 1

Agricultural buffers/setbacks 16.50.095

Design review 13.11.010, et seq.

Fences 13.10.525 |
General sile standards 13.10.510, et seq,

Mirimum parcel sizes 13.10.51(G)

Parking 13.10.550, et seq.
|Signs 13.10.580, ct seq.

'Trip reduction requirements (development projects for 50 ormore  [5.52

employees) ]
Use of nondevelopable land 13.10.671

Use of urban open space land 13.10.672

SECTION 11

Subsection (R} of Section 12.10.335 of the Santa Cruz County Code is hereby amended to read as follows:

(B) Visitor Accommodations Use Standards.

87



Strikethrough version, Hotel Orainance Amendment Attachment 5

(1) Allowed Densities-Ghast.

e
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Strikethrough version, Hotel Orainance Amendment
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() Al visitor accommodations units projects shall be managed for shon-lerm occupancy with
occupancy limited to not more than 29 consecutive days and limited to 29 days in any one
calendar year by an individual or group of occupants, except that single-ownership units may be
occupied by the owner(s) up to 45 days in any one calendar year.



Strikethrough version, Hotel Ordinance Amendment Attachment 5
0332

A. Notwithstanding the foregoing, visitor sccommodations uaits described as follows may be
occupied by the owner(s) up to 90 days in one calendar year: units located on coastal bluff
property which has been the subject of litigation in which a remittitur was issued by the
California Count of Appeal on or before April 25, 1983, in a decision requiring the County
of Santa Cruz to grant either “‘compensating densities” in excess of “the base densities™
thereon, or to grant “some other transfer of development rights,” and which litigation has
been settled by “Stipulation for Judgment and Judgment Thereon.”

(edi} Centralized, on-site management shall be provided at all times for the maintenance and
operation of the visitor accommodations, related facilities, and the property. Such management
may be provided by the property owner or by a separale management firm under contract. Plans
for management shall be submitted to and approved by the Planning Director and a transient
occupancy tax permit obtained from the Treasurer-Tax Collector by such management prior to
the issuance of building permits.

(&-iii) Deed restrictions mnning with the property and limiting use to short-term occupancy and
providing for the mainienance of centralized rental and management of the facility shall be
recorded prior to issuance of building permits.

{eiv) All visitor accommodations esss shall be subject to any County uniform transient occupancy
tax ordinance or a special tax on time-share units, camping units, or other visitor
accommodations-usits, Reports of the occupancy of visitor accommodations esits-logether with
payment of transient occupancy taxes or any other taxes due from the use of visitor
accommodations waits shall be made in accordance with SCCC 4.24.080,

SECTION 1V

Subsection (B) of Section 13.10.355 of the Santa Cruz County Code, “Special standards and conditions,” is
hereby amended to read:

(B) Permit Eandﬂmﬂ-m

{2] Permu mnd.mﬂns for hostels nnd group quarten shall be as follows:

{a) This permit shall run with the property owner and shall not be transferred without a permit
amendment.
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G333
(b) A management plan shall be submitted to the Planning Director for review and approval
prior to the issuance of a building permit or occupancy of an existing structure for this use,
{¢) An annual report shall be prepared and submitted by the owner or his agent (o the Planning
Director to substantiate the occupancy and other conditions of this permit.
(d) This site is subject to an annual inspection for which a fee, set by the Board of Supervisors,

may be charged,

SECTION V

In Subdivision (B) of Section 13.10.552, of the Santa Cruz County Code, the use, “Motels, hotels, lodging houses,
visitor accommodations with or without kitchens” is hereby amended, and below it is hereby added the use
"Motels, hotels, and visitor accommodations Type A only, in the C-2, VA or CT districts" with specified parking
requirements, to read as follows:

'USE REQUIREMENTS

Auto Parking Spaces h!kyth Parking Spaces

Motels, hotels, lodging houses, visitor | 4-+-perunic-or] per habitable 0.2 perunit and storage necessary [o
accommodations Types A and B, with | room as defined by 13.10.700-1; | accommodate them; witha 2

or without kitchens (except Type A as | whicheveris-more minimum ef2
below)
Motels, hotels, and visitor i ] T unit and storage necessa;
ons Tyee A caly. in 1. 28 defined 1 tate them: 2 ming
1C-2, VA or CT disiricts .700-V 1§ i
Yodginie} Rar gk
VA studio uni
count as 0o less thap one visitor
tati it in the C-2
YA and CT districts.
SECTION V1

Outside the Coastal Zone this Ordinance shall take effect on the 31st day after the datc of final passage. Inside
the Coastal Zone it shall take effect on the 31st day after the date of final passage or upon certification by the
Califomnia Coastal Commission, whichever date is later.

PASSED AND ADOPTED this day of , 2013, by the Board of
Supervisors of the County of Santa Cruz by the following vote:
AYES: SUPERVISORS
NOES: SUPERVISORS

ABSENT.  SUPERVISORS
ABSTAIN:  SUPERVISORS

Chairperson, Board of Supervisors

o7
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ATTACHMENT 6

ATTACHMENT 6, the Initial Study / Negative Declaration (1S/ND) for
proposed amendments to the hotel ordinance and General Plan / LCP, is
available online only. The IS/ND reviewed and recommended for adoption by
the Planning Commission on September 11, 2013, and on December 11,
2013, is not proposed for revision or recirculation.

To view the draft Initial Study / Negative Declaration, go to the County of
Santa Cruz Planning Department home page at http://www.sccoplanning.com.
The IS/ND is the third item under News and Announcements.

The IS/ND is also part of the Board of Supervisors agenda packet. To see the
identical copy there, go to the County Government Home Page. Under
Popular Links, click on Board of Supervisors' Meeting Agendas & Minutes.
Then click on Year 2014, January, and 01-28-2014. Find the Hotels item on
the Regular Agenda, click on the agenda item number and scroll down to
Attachment 6.

To request a paper copy of this document, please contact Jerry Busch, at 831-
454-3234.

/2814
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COUNTY OF SANTA CRUZ .-

= s f} RECEIVED PLANNING DEPARTMENT
= AR POARD 701 OcEAN STREET, 4™ FLOOR, SANTA CRUZ, CA 95060
(AN 29 201 (831)484-2580 Fax: (831)454-2131 Too: (831)454-2123
Sy KATHLEEN MOLLOY PREVISICH, PLANNING DIRECTOR
BOARD L= SUFERVISORS hitp:fiwww.sccoplanning. com/
COUNTY OF SANTA CRUZ
NEGATIVE DECLARATION
Owner/Applicant: County of Santa Cruz Application No.: NIA

Staff Planner: Todd Sexauer; (831} 454-3511

Zone District: Multiple
Project Location: The proposed project is located in the unincorporaled County of Santa Cruz and is applicable o “Type A’ (lodging
house/hotelimotelinnforizontal motel) vistor accommodation. The County of Santa Cruz is bounded on the north by San Mateo
County, on the south by Monterey and San Benito counties, on the east by Santa Clara County, and on the south and wesl by the
Monterey Bay and the Pacific Ocean
Project Description: County General Plan Policy 2.16.7, associated program (a), and Section 13.10.335 of the County Code regulate
the number of allowed hotel and motel rooms on any given parcel by requiring a minimum amount of net developable area for each
room o unil. However, the County Code includes height limilations, minimum setbacks, design standards and parking requirements
which also mit the number of allowed rooms. The proposed amendments, detalled below, are intended to preserve the limits imposed
by the height limitations, minimum setbacks design standards and perking requirements while removing the minimum required parce!
area.

Specifically, the proposed amendmenis, which apply to Type A accommodations in the commercial districts VA, C-2, and CT would:

i Remove the existing density requirement of 1,300 square feet per habitable room with & kilchen and 1,100 square fest per
habitable room without a kifchen;

2. The number of stories would no longer be limited o three by the provision of subsection (A) of Section 13 10.333, but structures
would remain sublect to the limits on height in 13.10.333 and to design standards in Chapler 13.11,

3. Amend Sections 13.10.355 and 13.10.510 for consistency with the changes proposed in Section 13.10 335,

4. Reduce parking requirements from 1.1 spaces per unit to 1 space per unit 85 cutined in Subdivision (B} of Section 13.10.552, of
the Code. Quiside commercial districts, eliminate the 1.1 spaces per unit standard and rely solely on the existing standard
requining 1 space per habitable room.

The project will be considered at 8 public hearing by the County of Santa Cruz Planning Commission on September 11, 2013 and at a

public hearing by the Board of Supervisars on October 1, 2013 in the Board of Supervisors Chambers. The time, date, and location

have nol been set mnmmsm.mmmhammdmﬂmmmmwmm

Fmd mmmmmmungmmmmmmmmwsmmmtmm and; thal the
decrsion-making body has reviewed and considered the information contained in this Mitigated Negatve Declaration and the comments
received during the public review period; and, that revisions in the project plans or proposals made by or agréed 1o by the project
applicant would avoid the effects or mifigate the effects to a point where clearly no signficant effects would occur; and, on the basis of
the whole record before the decision-making body {including this Mitigated Negative Declaration) that there is no substantial evidence
that the project as revised will have a significant effect on the environment. The expected environmental impacts of the project are
documented in the attached Initial Study on file with the County of Santa Cruz Planning Department located at 701 Ocean Street, 4%
Floor, Santa Cruz, Califomia.

mmpmm-wj

_— ey pEBE ’7 / _";?_f.kffj

Hum This Docurmant is mmdaredﬂriﬂumi i
! it is Adopted by the Appropriate Counly of | o
Saﬂra C‘mr Docmm—MaH Bady :

3 ok isisominany:.  TODD SGZ'EA runman‘"l Coordinator

(831) 454-3511
" A
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COUNTY OF SANTA CRUZ s

PLANNING DEPARTMENT

701 OCEAN STREET, 4™ FLOOR, SANTA CrUZ, CA 95060
{831) 454-2580 Fax: (831)454-2131 TooD: (831}454-2123
KATHLEEN MOLLOY PREVISICH, PLANNING DIRECTOR
hitp:/iwwew sceoplanning. com/

NEGATIVE DECLARATION

OwnerlApplicant: County of Santa Cruz Application No.: N/A
Staff Planner: Todd Sexauver; {831) 454-3511

Zone Districl: Multiple

Project Locatlon: The proposed project is located in the unincorporated County of Santa Cruz and is applicabie fo “Type A" (lodging
househotel motelinnhonizontal motel) visiior accommodation.  The Counly of Santa Cruz is bounded on the north by San Maleo
County, on the south by Monterey and San Benito counties, on the east by Santa Clara County, and on the south and wes! by the
Monlterey Bay and the Pacific Ocean

Project Description: County General Plan Policy 2.16.7, associated program (a), and Section 13.10.335 of the County Code regulate
the number of allowed hotel and motel rooms on any given parcel by requiring a minimum amount of net developable area for each
room or unil. However, the County Code includes height limitations, minmum setbacks, design standards and parking requirements
which also limit the number of allowed rooms. The proposed amendments, detaled below, are intended lo preserve the limits imposed
by the height mitations, minimum setbacks. design standards and parking requirements while removing the minimum required parcel
area.

Specifically, the proposed amendments, which apply to Type A accommodations in the commercial districts VA, C-2, and CT would:

1. Remove the existing density requirement of 1,300 sguare feel per habitable room with a kiichen and 1,100 square feet per
habitable room without a kitchen,

2 The number of stones would no longer be fimited to three by the provision of subsection (A) of Section 13 10.333, bul structures
would remain subject to the limits on height in 13.10.333 and to design standards in Chapter 13 11,

3 Amend Sections 13.10.355 and 13.10.510 for consistency with the changes proposed in Section 13.10 335,

4. Reduce parking requirements from 1.1 spaces per unit to 1 space per unit as outlined in Subdivision (8) of Section 13 10.552 of
the Code Cutside commercial distncts, efiminate the 1.1 spaces per unit standard and rely solely on the existing standad
requiring 1 space per habitable room

The project will be considered at a public hearing by the County of Santa Cruz Planning Commission on September 11, 2013 and at a

public hearing by the Board of Supervisors on Oclober 1, 2013 in the Board of Supervisors Chambers. The time, date, and location

have not been set mwnmfudulkgduﬁm.hseilemﬂ!huhﬁmdm;ﬂwhitl'ﬁarhgmﬂceﬂurﬂm

California Environmental Qual igated Negative Declaration Findings

Find, matmismgammaﬂmmmmmwmmnmmufsmmumwmmmmm
decision-making body has reviewed and considered the information cantained In this Mitigated Negative Declaration and the comments
received during the public review period; and, that revisions in the project pians or proposals made by or agreed to by the project
applicant would avoid the effects or mitgate the effects to a point where clearly no significant effects would occur, and, on the basis of
the whole record before the decision-making body {including this Mitigated Negative Declaration) that there is no substantial evidence
that the project as revised will have a significant effect on the environment  The expected environmental impacts of the project are
documented in the attached Insal Study on file with (he Courty of Santa Cruz Planning Department located al 701 Ocean Street, 4%
Floor, Santa Cruz, Califomia

Raview Fannd Ends. Auvgust 30, 2013 ; y
e - " } IB
: Hota T!us Dmumenr is mnsdemd Draft untid Date: = f!—
1 il {5 Adopted by the Appropriafe County of -’7 j’" £
San.'a- Cr:.r Dﬂmsmn-MnkJ' Bndr g bk
L o o assememmrnend TODD SEKAUER‘EanmenF‘I Coordinator
(831)454-3511
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County of Santa Cruz o=

PLANNING DEFARTMENT
701 CceAN STREET, 4™ FLOOR, SANTA Cruz. Ca 95060
(831)454-2580 Fax: (831)454-2131 TDD; (B31)454-2123
KATHLEEN MOLLOY PREVISICH, PLANNING DIRECTOR

NOTICE OF INTENT TO ADOPT A
NEGATIVE DECLARATION

NOTICE IS HEREBY GIVEN that the County of Santa Cruz is propesing to adopl a Negative Declaration in accordance
with Section 15072 of the California Environmental Quality Act for the following project. The proposed Mitigated

Negative Declaration can be reviewed on tbg[nlamﬂuhgpm_sgmmdu the County of Santa Cruz
Planning Department Records Room. 701 Ocean Street, 4 Floor, Sinta Cruz, California 95060 during normal businsss
hours. Comments on the proposed Negative Declaration must be sent 10 Todd Sexauer at the address listed above, and
should reference “Visitor Accommodations Ordinance Amendment.”

Owner/Applicant: County of Santa Cruz Application No.: N/A

Staff Planner: Todd Sexaver; (831) 434-3511

Zone District: Multiple

Project Location: The proposed project is located in the unincorporated County of Santa Cruz and is applicable to

“Type A" (lodging house/hotel/motelinn/horizontal motel) visitor accommodation. The County of Santa Cruz is bounded

on the north by San Mateo County, on the south by Monterey and San Benito counties, on the east by Santa Clara County,

and on the south and west by the Monterey Bay and the Pacific Ocean.

Project Description: County General Plan Policy 2.16,7, associated program (a), and Section 13.10.335 of the County

Code regulate the number of allowed hotel and motel rooms on any given parcel by requiring a minimum amount of nel

developable area for each room or unit. However, the County Code includes height limitations, minimum setbacks, design

standards and parking requirements which also limit the number of allowed rooms. The proposed amendments, detailed
below, are imtended to preserve the limits imposed by the height limitations, minimum setbacks, design standards and
parking requircments while removing the minimum required parce] area.

Specifically, the proposad amendments, which apply to Type A accommodations in the commercial districts VA, C-2, and

CT would:

1. Remove the existing density requirement of 1,300 square feet per habitable room with a kitchen and 1,100 square feet
per habitable room without a kitchen;

2. The number of stories would no longer be limited to three by the provision of subsection (A) of Section 13.10.333, but
structures would remain subject to the Hmits on hefght in 13.10.333 and to design standards in Chapter 13.11;

3. Amend Sections 13.10.355 and 13,10.510 for consistency with the changes proposed in Section 13.10.335;

4. Reduce parking requircments from 1.1 spaces per unit 1o | space per unit as outlined in Subdivision (B) of Section
13.10.552, of the Code. Outside commercial districts, eliminate the 1.1 spaces per unit standard and rely solely on the
existing standard requiring 1 space per habitable room.

Public Review Period and Comment: Written comments on the propoesed Negative Declaration must be received

no later than August 30, 2013 at 5:00 p.m. (a 30-day public review period hegioning on August 1, 2013). For

additional information, please contact Todd Sexaner, Environmental Coordinator at (831) 454-3201 or by e-mail at
plnd58@Eco-santa-cruz.ca.us. The County of Samta Cruz does not discriminate on the basis of disability, and no person
shall, by reason of a disability, be denied the benefits of its services, programs or activities. If you reguire special

assislance in order o review this information, please contact Bemice Romero at (831) 454-3137 (TDD number (831) 454-

2123 or (831) 763-8123 (o make amangements.

Public Hearing: The project will be considered by the County of Santa Cruz Planning Commission on Scptember 11,

2013, and at a public hearing by the Board of Supervisors on October 1, 2013 in the Board of Supervisors Chambers. The

time has not been set. When scheduling does occur, these items will be included in afl public hearing notices for the

project. ﬂg/(?l,
¥B
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County of Santa Cruz

PLANNING DEPARTMENT 0337
701 OceaAN STREET, 4™ FLOOR, SANTA CRUZ, Ca 35080
(831) 454-2580 FAX: (831)454-2131 ToD: (831) 454-2123
KATHLEEN MOLLOY PREVISICH, PLANNING DIRECTOR

www sccoplanning com

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA)
ENVIRONMENTAL REVIEW INITIAL STUDY

Date: July 30, 2013 Application Number: N/A
Staff Planner: Todd Sexauer Visitor Accommodations Ordinance Amendment
. OVERVIEW AND ENVIRONMENTAL DETERMINATION

APPLICANT:

County of Santa Cruz APN(s): Countywide

OWNER: N/A SUPERVISORAL DISTRICT: All

PROJECT LOCATION: The proposed project is located in the unincorporated County of
Santa Cruz and is applicable to “Type A" (lodging house/hotel/motel/inn/horizontal motel)
visitor accommodation (Figure 1). The County of Santa Cruz is bounded on the north by San
Mateo County, on the south by Monterey and San Benito counties, on the east by Santa Clara
County, and on the south and west by the Monterey Bay and the Pacific Ocean.

SUMMARY PROJECT DESCRIPTION:

County General Plan Policy 2.16.7, associated program (a), and Section 13.10.335 of the
County Code regulate the number of allowed hotel and motel rooms on any given parcel by
requiring @8 minimum amount of net developable area for each room or unit. However, the
County Code includes height limitations, minimum setbacks, design standards and parking
requirements which also limit the number of allowed rooms. The proposed amendments,
detailed below, are intended to preserve the limits imposed by the height limitations,
minimum setbacks, design standards and parking requirements while removing the
minimum required developable area and maximum number of stories.

Specifically, the proposed amendments, which apply to Type A accommodations in the
commercial districts VA, C-2, and CT would:
l. Remove the existing density requirement of 1,300 square feet per habitable room
with a kitchen and 1,100 square feet per habitable room without a kitchen;
2. The number of stories would no longer be limited to three by the provision of

subsection (A) of Section 13.10.333, but structures would remain subject to the limits
on height in 13.10.333 and to design standards in Chaprer 13.11;

o7
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3. Amend Secuon 13.10.355 for conmsistency with the changes proposed in Section
13.10.335;

4. Reduce parking requirements from 1.1 spaces per unit to 1 space per unit as outlined
in Subdivision (B) of Section 13.10.552, of the Code, for hotels and motels in
commercial districts. Outside commercial districts, eliminate the 1.1 spaces per unit
standard and rely solely on the existing standard requiring 1 space per habitable
room.

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: All of the following

potential environmental impacts are evaluated in this Initial Study. Categories that are
marked have been analyzed in greater detail based on project specific information.

[ Geology/Soils < Noise

[X] Hydrology/Water SupplyMWater Quality <] Air Quality

[X] Biological Resources [X] Greenhouse Gas Emissions
[[] Agriculture and Forestry Resources X Public Services

[ ] Mineral Resources [] Recreation

[<] Visual Resources & Aesthetics Utilities & Service Systems
[ Cultural Resources X1 Land Use and Planning

[X] Hazards & Hazardous Materials [L] Population and Housing

D{ Transportation/Traffic [] Mandatory Findings of Significance
DISCRETIONARY APPROVAL(S) BEING CONSIDERED:

<] General Plan/LCP Amendment [T] Coastal Development Permit
[] Land Division [] Grading Permit

] Rezoning [} Riparian Exception

[[] Development Permit [X] Other: Ordinance Amendment
NON-LOCAL APPROVALS:

Other agencies that must issue permits or authorizations: California Coastal Commission

DETERMINATION: (To be completed by the lead agency)
On the basis of this inihal evaluation:

<] 1 find that the proposed project COULD NOT have a significant effect on the
environment, and a NEGATIVE DECLARATION will be prepared.

[ 1 1 find that although the proposed project could have a significant effect on the
environment, there will not be a significant effect in this case because revisions in
the project have been made or agreed to by the project proponent. A MITIGATED
NEGATIVE DECLARATION will be prepared.

D | find thal the proposed project MAY have a significant effect on the environment,
and an ENVIRONMENTAL IMPACT REPORT is required.

5 fﬂmnmdm Ordinance Amendment Application Number: N/4



Attachment 8

wlierie L7 Ecrene et haslty Act [CEA 0339

| Bty T

D | find that the proposed project MAY have a “polentially significant impact” or
“potentially significant unless mitigated” impact on the environment, but at least
one effect 1) has been adequately analyzed in an earier document pursuant to
applicable legal standards, and 2) has been addressed by mitigation measures
based on the earlier analysis as described on aftached sheets. An
ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the
effects thal remain to be addressed.

!:l | find that although the proposed project could have a significant effect on the
environment, because all potentially significant effects (a) have been analyzed
adequately in an earlier EIR or NEGATIVE DECLARATION pursuant to applicable
standards, and (b) have been avoided or mitigated pursuant to that earfier EIR or
NEGATIVE DECLARATION, including revisions or mitigation measures that are
impused upon /wu pmpused project, nothing further is required.

7’31: /e

Todﬁm&er g Date’
Emvironmental Coordinator

Visitor Accommodations Ordinance Amendment Application Number N/A 5 7
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ll. BACKGROUND INFORMATION
EXISTING SITE CONDITIONS:

Parcel Size (acres): Countywide

Existing Land Use: C-V,C-C, and C-N

Vegetation: N/A

Slope in area affected by project: [ ] 0-30% [ | 31— 100% <] N/A
Nearby Watercourse; Countywide

Distance To: N/A

ENVIRONMENTAL RESOURCES AND CONSTRAINTS:

Water Supply Watershed: N/A Fault Zone: N/A

Groundwater Recharge: N/A Scenic Corridor: N/A -

Timber or Mineral: N/A Historic: N/A

Agricultural Resource: N/A Archaeology: N/A

Biologically Sensitive Habitat: N/A Noise Constraint: N/A

Fire Hazard: N/A Electric Power Lines: N/A

Floodplain: N/A Solar Access: N/A

Erosion: N/A Solar Orientation: N/A

Landslide: N/A Hazardous Materials: N/A

Liquefaction: N/A Other:

SERVICES: '

Fire Protection: All Drainage District: All

School District: All Project Access: N/A

Sewage Disposal: All Water Supply: Water Districts and
Private Wells

PLANNING POLICIES:

Zone District: see Table 1 Special Designation: None

General Plan: C-V, C-C, and C-N

Urban Services Line: Inside Outside

Coastal Zone: % Inside % Outside

ENVIRONMENTAL SETTING AND SURROUNDING LAND USES:
Natural Environment

Santa Cruz County is uniquely situated along the northern end of Monterey Bay
approximately 55 miles south of the City of San Francisco along the Central Coast. The
Pacific Ocean and Monterey Bay to the west and south, the mountains inland, and the prime
agricultural lands along both the northern and southern coast of the county create
limitations on the style and amount of building that can take place. Simultaneously, these

Visitor Accommodations Ordinance Amendment Application Number: N/A
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natural features create an environment that attracts both visitors and new residents every
year. The natural landscape provides the basic features that set Santa Cruz apart from the
surrounding counties and require specific accommodations to ensure building is done in a
safe, responsible and environmentally respectful manner.

The California Coastal Zone affects nearly one third of the land in the urbanized area of the
unincorporated County with special restrictions, regulations, and processing procedures
required for development within that area. Steep hillsides require extensive review and
engineering to ensure that slopes remain stable, buildings are safe, and water quality is not
impacted by increased erosion. The farmland in Santa Cruz County is among the best in the
world, and the agriculture industry is a primary economic generator for the County.
Preserving this industry in the face of population growth requires that soils best suited to
commercial agriculture remain active in crop production rather than converting to other
land uses.

PROJECT BACKGROUND:

The 1994 County of Santa Cruz General Plan Objective 2.16, Program (a) states, “Maintain a
Visitor Accommeodations zone district as part of the Santa Cruz County Code to implement
the Visitor Accommodations land use designation. The zone district shall specify allowable
densities for a variety of overnight or extended stay lodging for visitors." General Plan
Policy 2.16.7 states, “Ensure quality of design for wisitor accommodations through
Commercial Development Permit procedures, including the Zoning Ordinance, to regulate
density, signage, landscaping, buffering, on-site circulation and access, parking, and site and
building design.”

The existing General Plan language discussed above and Section 13.10.335 of the Counry
Code are intended to regulate the density of visitor accommodations. However, existing
height limitations, setbacks, design standards and parking requirements also serve to limit
the number of rooms that may be developed. In order to allow potential project proponents
to work within the parameters of height limits, design, and parking requirements, rather
than parcel size, the proposal would remove the existing density requirements of 1,300
square feet per habitable room with a kitchen and 1,100 square feet per habitable room
without a kitchen. This is a typical approach to regulating the intensity of wvisitor
DETAILED PROJECT DESCRIPTION:

The Santa Cruz County Code currently limits hotel room density in commercial districts to
one habitable room per 1,100 square feet of developable area (1,300 square feet if kitchens
present), and considers a room greater than 400 square feet to be more than one room. These
rules are inconsistent with the metrics and standards of modern hotel development in
general, and with recent hotel developments that have occurred within the incorporated
cities of Santa Cruz County. Seven hotels built or approved since 2000 within incorporared

5 1 Visitor Accommodations Ordinance Ameandment Application Number: N/A
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areas of the County have hud an average density of 1 unit/677 square feet. Hotel
development in neighboring coastal counties and cities is regulated by site standards, parking
requirements and design review rather than by density. Across the country, limits on hotel
room density range from 250 1o 600 square feet per room in the uncommon instances where
such standards occur.

A limited number of new hotels have been approved and constructed in the unincorporated
area of the county, particularly in the higher quality end of the market, and this has limited
the County's ability to attract the demographic of the tourist market that can contribute most
to local economic development.

The number of hotel rooms allowed on various parcels could increase through the removal of
the density limitation, yet would remain constrained by setback requirements, design
standards and availability of parking. Outside the Urban and Rural Services Lines, availability
of services would be an additional limitation. The project consists of regulatory changes,
which by themselves will have no physical effect on the environment. It is speculative how
the proposed revisions would affect a particular development that might be proposed in the
furure on a particular parcel. However, to provide an overview of the parcels to which the
revised regulations would apply, Table 1 has been prepared. Table 1 provides a list of existing
commercial parcels allowing the visitor accommodations use within the unincorporated
County. Note that approximately 20 of the 34 parcels are currently developed or partially
developed with visitor accommodation uses.
The zoning ordinance also has a three-story limit on commercial buildings, which is in
addition to an overall height limit of 35 feet. Currently, height may be extended by an
additional five feet under the following circumstances as outlined in Section 13.10.510 of the
County Code:
“In any commercial or industrial zone district, a building may exceed the height limit as
established by the zone district by up to five feet, subject to review and recommendation
by the Urban Designer and approval by the Zoning Administrator following a public
hearing. In addition to the findings required in Chapter 18.10 SCCC for discretionary
approvals, the project shall be subject to the following additional findings:

(a} The additional height complements or completes the architectural design.

(b) For properties located in the Coastal Zone, the proposed project complies with

LCP policies, including policies protecting scenic corridors and public viewsheds.”

The project proposes to delete the three-story limit for hotels and motels in commercial
districts only. This would allow the possible design and construction of a four-story hotel as
long as design standards and the overall exasting height limit could be met. In most coastal
jurisdictions, story limits occur only in special districts such as harbor or beach areas, The
City of Santa Cruz, for example, limits hotels to two stories only in the harbor area. In the

Visitor Accommodations Ordinance Amendment Application Number: N/A
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County's jurisdiction, village plans, coastal regulations and Design Review already prescribe
adequate design guidelines in special areas (13.20.130 through 13.20.147; 13.11).

5 1ﬂsﬂur Accommedations Crdinance Amendment Application Number. N/A
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motels, which is | parking space per habitable room or 1.1 spaces per unit, whichever is
greater. This standard does not align well with modern hotel products, which have a higher
percentage of suites than in the past. When applied to suites, the parking requirement bused
on “habitable rooms™ amounts to 2 spaces per unit in an all-suites hotel and about 1.2 spaces
per unit in a hotel with 20 percent suites. Further, this standard does not consider the fact
that the average annual occupancy rate of County hotels and motels is generally in the 60-
65% range, specifically 60.5% in 2012 and projected 62% in 2013. Together these factors
show that the parking requirement is overly conservative and this contributes to modern
hotels being considered economically infeasible in the County, Lastly, the current parking
standard exceeds most demand samples compiled by the Institute of Transportation
Engineers (ITE). The ITE data suggest a peak-hour demand of 0.85 to 0,91 parking spaces per
room, on average. Eighty-five percent of the 12 motels sampled by the [TE experienced peak
demand below 0.85 spaces per room High proportions of paved parking areas can reduce
room counts, render projects infeasible, detract from the visual environment and affect water
quality (Institute of Transportation Engineers, 2004).

In commercial districts, the project proposes to reduce “Type A" hotel parking requirements
(including motels, hotels, lodging houses, and visitor accommodations with or without
kitchens) from 1.1 spaces per unit to 1 space per unit as outlined in Subdivision (B} of Section
13.10.552, of the Santa Cruz County Code in the C-2, VA or CT districts. OQOutside
commercial districts, the 1.1 spaces per unit standard would be eliminated, relying solely on
the existing standard requiring 1 space per habitable room.

The following amendments are proposed to the Santa Cruz County Code and General

Plan/Local Coastal Program. The amendments are shown in strikeout text for deletions and
underlined text for additions.

Santa Cruz County. Gode
Footnote 2 of SCCC 13.10.333(a) is hereby amended to read as follows:
(2) Subject to exceptions as provided in subsections (B) and (C) of this section.

Section 13.10.333 of the Santa Cruz County Code is hereby amended to renumber the
existing section 13.10.333(C) w number 13.10.333(D), and to substitute a new section
13.10.333{C), to read as follows:

not subject

(€D) Other regulations, Other development standards applicable to commercial zone
districts are contained in the following sections of this code:

Visitor Accommodations Ordinance Amendment Appiication Numnber. ~5 7
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Agricultural buffers/sctbacks 16.50.095
Design review 13.11.010, et seq.
Fences 13.10.525
General site standards 13.10.510, et seq.
Minimum parcel sizes S 13.10.510(G)
Parking _ 13.10.550, et seq.
Signs B 13.10.580), ct seq.
Trip reduction requirements (development projects for 50 or more 15.52
employecs)
Use of nondevelopable land 1310671
Use of urban open space land 13.10.672

Subdivision (B)(1) of Section 13.10.335 of the Santa Cruz County Code is hereby amended to
read as follows:

(B} Visitor Accommodations Use Standards

Visitor Accommodations Ordinance Amendment Application Number: N/A
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Subdivision (B)(2) of Section 13,10.335 of the Santa Cruz County Code is herby deleted as
follows:
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Subdivision (B)}3) of Section 13.10.335 of the Santa Cruz County Code is hereby amended 1o
read as follows:

{i) Al visitor accommodations units shall be managed for short-term occupancy

with occupancy limited to not more than 29 consecutive days and limited to

29 days in any one calendar year by an individual or group of occupants,

except that single-ownership units may be occupied by the owner(s) up to 45
days in any one calendar year.

A. Notwithstanding the foregoing, visitor accommodation units described as

follows may be occupied by the owner(s) up to 90 days in one calendar

year: units located on coastal bluff property which has been the subject of

Visitor Accommodations Ordinance Amendment Application Number: N/A
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litigation in which a remirritur was issued by the California Court of
Appeal on or before April 25, 1983, in 2 decision requiring the County of
Santa Cruz to grant either “compensating densities” in excess of “the base
densities” thereon, or to grant “some other transfer of development rights,”
and which litigation has been settled by “Stipulation for Judgment and
Judgment Thereon.”

_.-:': I ;'.”""'.; ¥ [H-ed

(edi) Centralized, on-site management shall be provided at all times for the
maintenance and operation of the wvisitor accommodations, related
facilities, and the property. Such management may be provided by the
property owner or by a separate management firm under contract. Plans
for management shall be submitted to and approved by the Planning
Director and a transient occupancy tax permit obtained from the
Treasurer-Tax Collector by such management prior to the issuance of
building permits.

(éHiil} Deed restrictions running with the property and limiting use to short-term
occupancy and providing for the maintenance of centralized rental and
management of the facility shall be recorded prior to issuance of building
permits.

(e<iv) All visitor accommodations units shall be subject to any County uniform
transient occupancy tax ordinance or a special tax on time-share units,
camping units, or other visitor accommodation units. Reports of the

occupancy of visitor accommodations units together with payment of

transient occupancy taxes or any other taxes due from the use of visitor

accommodations units shall be made in accordance with SCCC 4.24.080.

»

Visitor Accommodations Ordinance Amendment Appiication Number: N/A 5 7
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Subsection (B) of Section 13.10.355 of the Santa Cru: Cumu}r Code, “Special standards md
conditions,” is hereby amended to read:

(B) Permit Gondidens-Review.
(1 -

— ——— - e ——— e 8

(2) Permit conditions for hostels and group quarters shall be as follows:
(a) This permit shall run with the property owner and shall not be transferred
without a permit amendment.

(b) A management plan shall be submitted to the Planning Director for review
and approval prior to the issuance of a building permit or occupancy of an
existing structure for this use.

(¢) An annual report shall be prepared and submitted by the owner or his agent
to the Planning Director to substantiate the occupancy and other conditions
of this permit.

(d) This site is subject to an annual inspection for which a fee, set by the Board
of Supervisors, may be charged.

In Subdivision (B) of Section 13.10.552, of the Santa Cruz County Code, the use, “Motels,
hotels, lodging houses, visitor accommodations with or without kitchens” is hereby
amended, and below it is hereby added the use “motels and hotels (Type A only) in the C-2,
VA or CT districts” with specified parking requirements, to read as follows:

USE REQUIREMENTS
Auto Parking Spaces Bicycle Parking Spaces
Monels, hotels, lodging houses, +i-perunit-or] per habitable 0.2 per unit and storage necessary
visitor saccommodations with or room-whichover is more to accommodate them; swith-s 1
without kitchens (except as below). | (defimition: 13:10.700-H) minimum ef
Motels, hotels and lodging houses | Lper visitor accommeodation unit Lan
(Type A only) in the C-2, VA (F ki fios shall ki shibme 3 sites
2. VA and CT districts.)

Qutside the Coastal Zone this Ordinance shall take effect on the 31st day alter the date of
final passage. Inside the Coastal Zone it shall take effect on the 31st day after the date of
final passage or upon certification by the California Coastal Commission, whichever date is
later.

5 7 Visitor Accommodations Ordinance Amendment Application Number: N/A
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Sanim Cruz Gounty General Plen end Local Cosstal Program

The current Santa Cruz County General plan includes a program to 1) maintain a Visitor
Accommodations zone district as part of the Santa Cruz County Code to implement the
Visitor Accommodations land use designation, and 2) to require that the Visitor
Accommodations zone district specify allowable densities for a variety of overnight or
extended stay lodging for visitors. The proposed amendment would retain the program to
maintain a Visitor Accommodations zone district, but would delete the program requirement
that the Visitor Accommodations zoning district set limits that tie the maximum number of
overnight accommodation units that can be allowed to the net developable site area. Rather,
other existing limits on the number of rooms would be allowed to govern. Section 2.16.7 and
Program (a) of the General Plan would be amended as follows:

2.16.7 Design of Visitor Accommodations

(LCP) Ensure quality of design for wisitor accommodations through Commercial
Development Permit procedures, including the Zoning ordinance, to regulate
density as appropriate, signage, landscaping, buffering, on-site circulation and
access, parking, and site and building design.

Program

8. Maintain a Visitor Accommaodations zone district as part of the Santa Cruz County
Code to implement the Visitor Accommodations land use designation. +he-sene

Sedidenn fasialiamn:
(Responsibility: Planning Department, Pianning Commission, Board of Supervisors)

Visttor Accommodations Ordinance Amendment Appiication Number: N/A 5 7
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. ENVIRONMENTAL REVIEW CHECKLIST

A, GEOLOGY AND SOCILS
Would the project:

1. Expose people or struclures (o
potential substantial adverse effects,
including the risk of loss, injury, or
death involving:

A.  Rupture of a known earthquake [] ] [] X
fault, as delineated on the most
recent Alquist-Priolo Earthquake
Fault Zoning Map issued by the
Stale Geologist for the area or
based on other substantial
evidence of a known fault? Refer
to Division of Mines and Geology
Special Publication 42.

[
]
X

B.  Strong seismic ground shaking? []

C. Seismic-related ground failure,
including liquefaction? L] J - L

D. Landslides? ] ] ] X

Discussfon (A through Dj: The project consists of regulatory amendments that would
apply Countywide. However, all of the parcels that would be affected by the proposed
project are located several miles from the San Andreas fault zone and the County mapped
fault zone. While the San Andreas fault is larger and considered more active, each fault is
capable of generating moderate to severe ground shaking from a major earthquake.
Consequently, large earthquakes can be expected in the future. The October 17, 1989 Loma
Prieta earthquake (magnitude 7.1) was the second largest earthquake in central California
history.

I'he project proposes to amend General Plan Policy 2.16.7 and Program (a), in addition to
County Code Sections 13.10.333, 13.10.335, 13.10.355, and 13.10.552. These amendments
would not themselves result in physical impacts to the environment. All future projects to
construct or rehabilitate visitor accommodations within the County unincorporated area
would require a future discretionary approval, and at that point site specific issues relating
Lo soils and geology would be considered. In addition, future projects would be required to

Visitor Accommodations Ordinance Amendment Application Number: N/A
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comply with the California Building Code. No adverse impacts are anlicipated.

2. Be located on a geologic unit or soil ] ] ] 34
that is unstable, or that would become

unstable as a result of the project, and
potentially result in on- or off-site
landslide, lateral spreading,
subsidence, fiquefaction, or collapse?

Discussion: See response to A-1 above.

3. Develop land with a slope exceeding ] ] [] ]
30%7?

Discussion: The project proposes to amend General Plan Policy 2.16.7 and Program (a),
in addition to County Code Sections 13.10.333, 13.10.335, 13.10.355, and 13.10.552. These
amendments would not themselves result in physical impacts to the environment. All
furure projects to construct or rehabilitate visitor accommodations within the Counry
unincorporated area would require a future discretionary approval. Some existing purcels
zoned to accommodate visitor accommodations may contain slopes exceeding 30 percent.
All future projects would be required to meet the requirements of Chapter 16,20 of the
County Grading Ordinance. In addition, future projects would be required to comply with
the California Building Code, No adverse impacts are anticipated.

4. Resull in substantial soil erosion or the [ ] ] O X
loss of topsoll?

Disuussion:  See discussion under A-2 above. Best management practices would be

implemented for any future development. No impacts from soil erosion or loss of topsoil

would occur.

5. Be located on expansive soil, as
defined in Section 1802.3.2 of the D D E D

California Building Code (2007),

creating substantial risks to life or

property?
Discuasion: The project propeses to amend General Plan Policy 2.16.7 and Program (a), in
addition ro County Code Sections 13.10.333, 13.10.335, 13.10.355, and 13.10.552. These
amendments would not themselves result in physical impacts to the environment All
future projects to construct or rehabilitate visitor uccommodations within the County
unincorporated area would require a future discretionary approval. In addition, future
development to construct or rehabilitate visitor accommodation would require the
preparation of a soils report. The sails report would provide conditions of approval that

Wsit&ﬂ:::aw_nmnd;fbns Dranmm Amendment Applicalion Number: N/A 5 7
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would mitigate the effects of expansive soils on future development. No adverse impacts are

anticipated.

6. Place sewage disposal systems in ] O X []
areas dependent upon soils incapable
of adequately supporting the use of

septic tanks, leach fields, or alternative
waste waler disposal systems where
sewers are not available?

Dtscussion: The majority of visitor accommodation properties are located within the
Urban Services Line and have access to sanitary sewer. However, future projects that
require the installation of septic systems would be required to acquire an Individual Sewage
Disposal System permit from the County of Santa Cruz Environmental Health Services, and
to comply with Section 7.38.040 of the County Code. A less than significant impact is
anticipated.

7. Result in coastal cliff erosion? ] ] (] X

Discuesion: Future development would be required to comply with Section 16.10.070 of
the Geologic Hazards Ordinance. And therefore, no impacts would occur to coastal cliffs or
bluffs. No impact is anticipated.

8. HYDROLOGY, WATER SUPPLY, AND WATER QUALITY
Would the project.

1. Place development within a 100-year ] 0 X
flood hazard area as mapped on a =

federal Flood Hazard Boundary or
Flood Insurance Rate Map or other
flood hazard delineation map?

Discussion: All future development would be required by the Planning Department to be
located outside of the mapped 100-year federal Flood Hazard Boundary as shown on the
Federal Emergency Management Agency (FEMA) National Flood Insurance Rate Map.
Subsequent environmental review would ensure that no encroachment into the 100-vear
flood hazard area occurs. No impact is anticipated,

2. Place within a 100-year flood hazard ] (] ] X
area structures which would impede or
redirect fiood flows?
Dizcusefon: See discussion under B-2 above. No future project would be designed in a
manner that would impede or redirect flood flows within a 100-year flood hazard area.

5 7 Visitor Accommodations Ordinance Amendment ‘ Application Number- N/A
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Therefore, no impact is anticipated.
3. Be inundated by a seiche, tsunami, or ] ] X ]
mudflow?
Discussion:

There are two primary types ol tsunami vulnerability in Santa Cruz County. The first is a
teletsunami or distant source tsunami from clsewhere in the Pacific Ocean. This type of
tsunami is capable of causing significant destruction in Santa Cruz County. However, this
type of tsunami would usually allow time for the Tsunami Warning System for the Pacific
Ocean 1o warn threatened coastal areas in time for evacuation (County of Santa Cruz 2010).

The greater risk to the County of Santa Cruz is a tsunami generated as the result of an
earthquake along one of the many earthquake faults in the region. Even a moderate
earthquake could cause a local source tsunami from submarine landsliding in Monterey Bay.
A local source tsunami generated by an earthquake on any of the faults affecting Santa Cruz
County would arrive just minutes after the initial shock. The lack of warning time from
such a nearby event would result in higher causalities than if it were a distant tsunami
{County of Santa Cruz 2010,

The project proposes to amend General Plan Policy 2.16,7 and Program (a), in addition to
County Code Sections 13.10.333, 13.10.335, 13.10.355, and 13.10.552. These amendments
would not themselves result in physical impacts to the environment. All future projects to
construct or rehabilitate visitor accommodations within the County unincorporated area
would require a future discretionary approval at which time risks from tsunami would be
considered on a site specific basis.

According to the 2010 County of Santa Cruz Local Hazard Mirtigation Plan, Santa Cruz
County s currently providing the following measures to reduce the effects of any future
tsunami impact the area. The County is,

* Coordinating a communication system with other agencies and cities, including
evacuation operations for homes and businesses within specific areas.

o Providing management of an early warning system including a defined public
information process including establishing a reverse 911 system that will notify all
homes and businesses within the tsunami inundation areas, and a public address
protocal to have local and regional radio, TV and cable outlets announce evacuation
notifications to the community.

e {/pdating tsunami maps, and

* Fncouraging the investigation of the tsunami threat to the County of Santa Cruz, and
updating development regulations based upon this investigation.

‘;".-'.m‘mr Acmmmu&éﬁuns Ordinarce Amendment Application Number: N/A 5 1
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There is potential for a future visitor accommodation project 1o be impacted by a tsunami.
However, due to the implementation of the measure included in the County of Santa Cruz
Local Hazard Mitigation Plan, impacts would be less than significant.

4. Substantially deplete groundwater (] ] [] X
supplies or interfere substantially with
groundwater recharge such that there
would be a net deficit in aquifer
volume or a lowering of the focal
groundwater table level (e.g., the
production rate of pre-existing nearby
wells would drop to a level which
would not support existing land uses

or planned uses for which permits

have been granted)?
Discussion: : The project proposes to amend General Plan Policy 2.16.7 and Program (a),
in addition to County Code Sections 13.10.333, 13.10.335, 13.10.355, and 13.10.552. These
amendments would not themselves result in physical impacts to the environment., All
future projects to construct or rehabilitate visitor accommodations within the County
unincorporated area would require a future discretionary approval.

Any future development in the County of visitor accommodations would be required to
comply with Policy 7.18.3, which states, “Review all new development proposals to assess
impacts on municipal water systems, County water districts, or small water systems.
Require that either adequate service is available or that the proposed development provide
for mitigation of its impacts as a condition of project approval.” New development would
also be required to comply with Policy 7.18.5, which states, “Promote water management in
the Pajaro Valley and Santa Margarita groundwater basins and the Soquel-Aptos area to
protect the long-term security of water supplies and to safeguard groundwater quality and
maintain stream baseflows.” Finally, future development would be required to comply with
Policy 7.18.6, which states, "Utilize the best available methods for water conservation in
new developments. Work with all water purveyors to implement demand management
programs and water conservation measures. In areas where shortage or groundwater
overdraft has been substantiated by the water purveyor, require water conservation
measures for new and existing uses. Require the use of water-saving devices such as ultra
low-flow fixtures and native drought-resistant planting in new development projects to
promote ongoing water conservation.”

No impact to groundwater resources would occur from project implementation.

5.  Substantially degrade a public or ) [] ] X
private water supply? (Including the

5 1Vhﬂnr Accommodations Ordinance Amendment Application Number: N/A
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contribution of urban contaminants,
nutrient enrichments, or other
agricultural chemicals or seawater
intrusion).

Discussion: The project proposes to amend General Plan Policy 2.16.7 and Program (a), in
addition to County Code Sections 13.10.333, 13.10.335, 13.10.355, and 13.10.552. These
amendments would not themselves result in physical impacts to the environment. All
furure projects to construct or rehabilitate visitor accommodations within the County

unincorporated area would require a future discretionary approval.

Any future development in the County of visitor accommodations would be required to
comply with the following policies: Policy 5.7.1, which states, “Prohibit new development
adjacent to marshes, streams and bodies of water if such development would cause adverse
impacts on water quality which cannot be fully mitigated.” Policy 5.7.2, “Prohibit
installation of septic tanks or leach fields within 100 feet of all natural waterways including
perennial or intermittent streams, seasonal water channels and natural bodies of standing
water,” Policy 5.7.4, “"New development shall minimize the discharge of pollutants into
surface water drainage by providing the following improvements or similar methods which
provide equal or greater runoff control” (a) include curbs and gutters on arterials, collectors
and locals consistent with adopted urban street designs; and (b) oil, grease and silt raps for
parking lots, land divisions or commercial and industrial development.” Therefore no
impact is anticipated.

6. Degrade septic system functioning? ] ] D g

Discussion: The project proposes to amend General Plan Policy 2.16.7 and Program (a).
in addition to County Code Sections 13.10.333, 13.10.335, 13.10.355, and 13.10.552. These
amendments would not result in physical impacts to the environment. All future projects
to construct or rehabilitate visitor accommodations within the County unincorporated area
would require a future discretionary approval. All future projects would be required 10
comply with section 7.38, Sewage Disposal, of the County Code. In addition, the project
would be required to comply with General Plan Policy 5.7 2, which states, “Prohibit
installation of septic tanks or leach fields within 100 feet of all natural waterways including
perennial or intermittent streams, seasonal water channels and natural bodies of standing
water,” No impacts are anticipated.

7. Substantially alter the existing ] | 4| O]
drainage pattern of the site or area,

including through the alteration of the
course of a stream or river, or
substantially increase the rate or
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amount of surface runoff in a manner
which would resuit in flooding, on- or
off-site?

Discussion: The project proposes to amend General Plan Policy 2.16.7 and Program (a), in
addition to County Code Sections 13.10.333, 13.10.335, 13.10.355, and 13.10.552. These
amendments would not result themselves in physical impacts to the environment, All
future projects to construct or rehabilitate visitor accommodations within the County
unincorporated area would require a future discretionary approval.

Any future proposed project would be required to comply with the County of Santa Cruz
Grading Ordinance contained in Section 16.20 of the County Code, and the Riparian
Cornidor and Wetland Protection Ordinance contained in Section 16.30. In addition, the
project must be consistent with Objective 5.2, Riparian Corridors and Wetlands, which
states, “To preserve and restore all riparian corridors and wetland for the protection of
wildlife and aquatic habitat, water quality, erosion control, open space, aesthetic and
recreational values and the conveyance and storage of flood waters.

Impacts from the project would be less than significant.

8. Create or conltribute runoff water which
would exceed the capacity of existing D D E D
or planned storm water drainage
systems, or provide subsiantial
additional sources of polluted runoff?

Discussion: See discussions under B-5 and B-7 above. No significant impact is

anticipated.

9.  Expose people or structures to a ] ] ] X
significant risk of loss, injury or death

involving flooding, including flooding
as a result of the failure of a levee or

dam?
Discussion: Refer to responses B-1 and B-2 for discussion on flood risk. No impact would
occur.
10.  Otherwise substantially degrade water [] M [] B
quality?

Discugsion: Please see discussion under B-5 above. No impacts are anticipated.
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C. BIOLOGICAL RESOURCES
Would the project:
1. Have a substantial adverse effect, ] [] X ]
either directly or through habitat
maodifications, on any specles
identified as a candidate, sensitive, or
special status species in local or

regional plans, policies, or regulations,
or by the California Department of Fish
and Game, or U.S. Fish and Wildlife
Service?

[Mzcussiornr The project proposes to amend General Plan Policy 2.16.7 and Program (a),
in addition to County Code Sections 13.10.333, 13.10.335, 13.10.355, and 13.10552. These
amendments would not themselves result in physical impacts to the environment. All
future projects o construct or rehabilitate visitor accommodations within the County
unincorporated area would require a future discretionary approval.

Any future project would be required to comply with Section 16.32 of the County Code
protecting sensitive habitat. Therefore, impacts to candidate, sensitive, or special starus
species in local or regional plans, policies, or regulations, or for species listed by the
California Department of Fish and Game, or US. Fish and Wildlife Service would be less
than significant.

2. Have a substantial adverse effect on
any riparian habitat or sensitive natural l:l I:] E [:I
community identified in local or
regional plans, policies, regulations
(e.g., wetland, native grassland,
special forests, intertidal zone, etc.) or
by the California Department of Fish
and Game or U.S. Fish and Wildlife
Service?

Discussion. The project proposes to amend General Plan Policy 2.16.7 and Program (a), in
addition to County Code Sections 13.10.333, 13.10.335, 13.10.355, and 13.10.552. These
amendments would not themselves result in physical impacts to the environment. All
future projects to construct or rehabilitate visitor accommodations within the County
unincorporated area would require a future discretionary approval.

Any future proposed project would be required to comply with the County of Santa Cruz
Riparian Corridor and Wetland Protection Ordinance and the Sensitive Habitat Protection
Ordinance contained in Section 16.30 and 16.32 of the County Code, respectively. In
addition, the project must be consistent with Objective 5.2, Riparian Corridors and

Visitor Accommodations Ordinance Amendment Appilications Number: N/A 5 7
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Wetlands, which states, “To preserve and restore all riparian corridors and wetland for the
protection of wildlife and aquatic habitat, water quality, erosion control, open space,
aestheric and recreational values and the conveyance and storage of flood waters. Impacts
from project implementation would be less than significant. Future development would
also need to be consistent with Policies 5.1.5, Land Division and Density Requirements in
Sensitive Habitats, and 5.1.6, Development within Sensitive Habitats, of the County of Santa
Cruz General Plan.

Impacts from the project would be less than significant.

3. Interfere substantially with the ] L] X []
movement of any native resident or
migratory fish or wildlife species, or
with established native resident or
migratory wildlife corridors, or impede
the use of native or migratory wildlife
nursery sites?
Disgussicn: See discussion C-2 above. Impacts from the project would be less than

significant.

4. Produce nighttime lighting that would N ] & ]
substantially luminate wildlife
habitats?

Discussion: See discussion C-2 above. Impacts from the project would be less than
siznif

5.  Have a substantial adverse effect on ] ] ] <]

federally protected wellands as

defined by Section 404 of the Clean

Water Act (including, but not fimited to

marsh, vernal pool, coastal, etc.)

through direct removal, filling,

hydrological interruption, or other

means?
Discusszicn: No wetlands within potential building footprints are expected Lo occur on
existing sites with visitor accommodatons development potential. If development is
proposed in the future the sites will be evaluated in detail and the provision of Chapter
16,32, Sensitive Habitat Protection Ordinance, as well as General Plan policies protecting
wetlands, will be applied. No impacts are anticipated.

6. Conflict with any local policies or ] ] 4 ]
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ordinances prolecting biological

resources (such as the Sensitive

Habitat Ordinance, Riparian and
Weilland Protection Ordinance, and the
Significant Tree Protection
Ordinance)?

Discuselon: See discussion C-2 above. Tmpacts from the project would be less than
significant.

7. Conflict with the provisions of an ] ] ] <]
adopted Habitat Conservation Plan,
Natural Community Conservation
Plan, or other approved local, regional,
or state habitat conservation plan?

Discussion: The proposed reuse would not conflict with the provisions of any adopted
Habitat Conservation Plan Natural Community Conservation Plan, or other approved local,
regional, or state habitat conservation plan. Therefore, no impact would occur.

D. AGRICULTURE AND FOREST RESOURCES

In delermining whether impacts to agricultural resources are significant environmental
effects, lead agencies may refer to the California Agricultural Land Evaluation and Site
Assessment Model (1997) prepared by the California Department of Conservation as an
optional model to use in assessing impacts on agriculture and farmfand. In determining
whether impacts to forest resources, including timberland, are significant environmental
effects, lead agencies may refer to information compiled by the California Department of
Forestry and Fire Protection regarding the state's inventory of forest land, including the
Forest and Range Assessment Project and the Forest Legacy Assessment Project, and
forest carbon measurement methodology provided in Forest Protocols adopted by the
California Air Resources Board. Would the project:

1. Convert Prime Farmland, Unigue
Farmiand, or Farmiand of Statewide R " . 4
Importance (Farmiand), as shown on
the maps prepared pursuant to the
Farmiand Mapping and Monitoring
Program of the California Resources
Agency, to non-agricultural use?

Discuszion: Any future development of visitor accommodations is not expected to impact
prime farmland or farmland of statewide importance. Parcels designated for visitor
accommodations are not intended for agricultural uses and would not contain any lands
designated as Prime Farmland, Unique Farmland, or Farmland of Statewide Importance as
shown on the maps prepared pursuant to the Farmland Mapping and Monitoring Program
of the California Resources Agency. In addition, these parcels would not contain Farmland

Visitor Accommodations Ordinance Amendment Application Number: N/A 5 7
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of Local Importance. Therefore, no Prime Farmland, Unique Farmland, Farmland of
Statewide or Farmland of Local Importance would be converted to a non-agricultural use.

No impact would occur from project implementation.

2. Conflict with existing zoning for ] ] L] 4
agricultural use, or a Williamson Act

contract?
Discussion: See discussion for D-1 above. No impact is anticipared.

3. Conflict with existing zoning for, or |:| L] D X
cause rezoning of, forest land (as

defined in Public Resources Code
Section 12220(g)), timberland (as
defined by Public Resources Code
Section 4526), or timberland zoned
Timberiand Production (as defined by
Government Code Section 51104(g))?

Dzcusefon Future visitor accommodations would be located on parcels designated for
such uses. Therefore, no timber resources would be impacted by potental future projects.
No impacts would occur.

4. Result in the loss of forest land or
conversion of forest land to non-forest D D D E
use?

Discussion: See discussion under D-3 above. No impact is anticipated.

5. Involve other changes in the existing [] ] [] ]
environment which, due to their

location or nature, could result in
conversion of Farmland, to non-
agricultural use or conversion of forest
land to non-forest use?

Discusgion: See discussion under D-3 above. No impact is anticipated.
E. MINERAL RESOURCES

Would the project:

1. Resultin the loss of availability of a ] ] ] X
known minera! resource that would be
of value to the region and the
residents of the state?

Discussiom The site does not contain any known mineral resources that would be of

51 Visitor Accommodations Grdh:w; Amendment Application M;n'nb;r NA
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vilue to the region and the residents of the state. Therefore, no impact is anticipated from
project implementation.

2. Result in the loss of availability of a ] ] [] 4

locally-important mineral resource

recovery site delineated on a local

general plan, specific plan or other

land use plan?
Discusgion: The subject parcels are primarily zoned Visitor Accommodations (VA) and
Community Commercial (C-2), which are not considered to be an Extractive Use Zone (M-
3) nor do they have a Land Use Designation with a Quarry Designation Overlay (Q)
(County of Santa Cruz 1994). Therefore, no potentially significant loss of availability of a
known mineral resource of locally important mineral resource recovery (extraction) site
delineated on a local general plan, specific plan or other land use plan would occur as a
result of proposed future development. No impact is anticipated.

F. VISUAL RESQURCES AND AESTHETICS

Would the project:
1, Have an adverse effect on a scenic ] [] < ]
vista?

Discussion: The project proposes to amend General Plan Policy 2.16.7 and Program (a),
in addition to County Code Sections 13.10.333, 13.10.335, 13.10.355, and 13.10.552, These
amendments themselves would not result in physical impacts to the environment. All
future projects located within visual resource areas, public vistas, ocean vistas, and open
beaches and blufftops would be required to maintain consistency with Section 5.10 Visual
Resources of the County of Santa Cruz General Plan. All future projects to construct or
rehabilitate visitor accommodations within the County unincorporated area would require a
future discretionary approval and visual resources would be evaluated in detail at that time..
Impacts from the proposed project would be considered less than significant.

2. Substantially damage scenic
resources, within a designated scenic N - = J

corridor or public view shed area
including, but not limited to, trees. rock
outcroppings, and historic buildings
within a state scenic highway?

Discussicn: Please see discussion for F-1 above. Impacts would be considered less than
significant.

3. Substantially degrade the existing ] O X O
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visual character or quality of the site
and ifs surroundings, including

substantial change in topography or
ground surface relief features, and/or

development on a ridgeline ?
Digcusalen: Please see discussion for F-1 above. Impacts would be considered less than

significant.

4.  Creale a new source of substantial ] ] X ]

light or glare which would adversely

affect day or nighttime views in the

area?
Discussion: The project proposes to amend General Plan Policy 2.16.7 and Program (a), in
addition to County Code Sections 13.10.333, 13.10.335, 13.10.355, and 13.10.552. These
amendments would not themselves result in physical impacts to the environment, All
future projects o construct or rehabilitate visitor accommodations within the County
unincorporated area would require a future discretionary approval. Future development
would be required to comply with Section 13.10 of the County Code. ITmpacts are expected
to be less than significant.

3. CULTURAL RESOURCES
Would the project:

1. Cause a substantial adverse change in [ ] [] B ]
the significance of a historical resource
as defined in CEQA Guidelines
Section 15064.57

Discussion: The project proposes to amend General Plan Policy 2.16.7 and Program (a), in
addition to County Code Sections 13.10.333, 13.10.335, 13.10.355, and 13.10.552. These
amendments would not themselves result in physical impacts to the environment. All
future projects Lo construct or rehabilitate visitor accommodations within the County
unincorporated area would require a future discretionary approval. Any eligible or
potentially eligible historic structure(s) would be evaluated to determine potential impacts
from any future proposed project. Any properties containing historic resources would be
required to be consistent with Section 5.20 of the County General Plan and Chapter 16.42
of the County Code. Impacts are expected to be less than significant.

2 Cause a substantial adverse change in [ | ] 4 1
the significance of an archaeological =
resource pursuant fo CEQA
Guidelines Section 15064.5?

Visitor Accommodations Ordinance Amendment Application Number: N/A
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Discussion: The project proposes to amend General Plan Policy 2.16.7 and Program (a),
in addition to County Code Sections 13.10.333, 13.10.335, 13.10.355, and 13.10.552. These
amendments would not result in physical impacts to the environment. All future projects
1o construct or rehabilitate visitor accommodations within the County unincorporated area
would require a future discretionary approval. Any archaeological site would be evaluated
to determine potential impacts from any furure proposed project. Future projects would be
required to comply with Section 5.19 of the County General Plan and Chapter 16.40 of the
County Code. ITmpacts are expected to be less than significant.

Senate Bill 18 requires cities and counties to notify and consult with California Native
American Tribes about proposed local land use planning decisions for the purpose of
protecting Traditional Tribal Cultural Places. Due to the proposed General Plan
amendment, the County notified and consulted with five Native American tribal contacts
provided by the Native American Heritage Commission to comply with Senate Bill 18.
Following the end of the specified 30 day consulting period, no comments were received.

3. Disturb any human remains, including [] [] £ ]
those interred outside of formal
cemeteries?

Mzepssion: See response to G-2 above. Impacts are expected to be less than significant.

4. Directly or indirectly de a unique
paleontological mmc?:ry site or - l:l = -
unigue geologic feature?
Discussion:  Any future projects would be required to comply with Section 5.9
(Hydrological, Geological and Paleontological Resources) of the General Plan, and Section
16.44 (Paleontological Resource Protection) of the County Code. Impacts are expected to be
less than significant.

H. HAZARDS AND HAZARDOUS MATERIALS
Would the project:

1. Create a significant hazard to the ] ] ] X
public or the environment as a result of
the routine transport, use or disposal
of hazardous materials?

fizcussgion: The project proposes to amend General Plan Policy 2.16.7 and Program (a),
in addition to County Code Sections 13,10.333, 13.10.335, 13.10.355, and 13.10.552. These
amendments would not themselves result in physical impacts to the environment. All
future. projects to construct or rehabilitate visitor accommodations within the County
unincorporated area would require a future discretionary approval. Any proposed future

Visitor Accmnmdm_m_ Uﬂﬁ"lﬂ'?t:ﬂ_._ Amendment Application Number: N/A 5 7
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visitor accommodations would not transport, use, or dispose of hazardous materials. No
impact is anticipated.

2. Create a significant hazard to the =1 ] ] X
public or the environment through
reasonably foreseeable upset and
accident conditions involving the
release of hazardous materials into the
environment?

Dizcusgion: Please see discussion under H-1 above. No impact is anticipated.

3. Emit hazardous emissions or handle ] [] L] X
hazardous or acutely hazardous
materials, substances, or waste within

one-quarter mile of an existing or
proposed school?

Discussion: Please see discussion under H-1 above. No impact is anticipated.

4. Be located on a site which is included ] | ] X [ ]
on a list of hazardous materials sites
compiled pursuant to Government
Code Section 65962.5 and, as a
result, would it create a significant
hazard to the public or the
environment?

[Mzscussion: The project proposes to amend General Plan Policy 2.16.7 and Program (a), in
addition to County Code Sections 13.10.333, 13.10.335, 13.10.355, and 13.10.552. These
amendments would not themselves result in physical impacts to the environment. All
future projects to construct or rehabilitate visitor accommodations within the County
unincorporated area would require a future discretionary approval.

During development review, any future visitor accommodations site that has had previous
uses involving hazardous malerials would be checked against the current Santa Cruz
County Site Mitigation List maintained by Santa Cruz County Environmental Health
Services as a best management practice. Any open cases would be coordinated with
Environmental Health Services. Impacts are expected to be less than significant.

5, For a project localed within an airport [] ] ] ]
land use plan or, where such a plan
has not been adopted, within two miles
of a public airport or public use airport,
would the project result in a safety

5? Visitor Accommodations Ordinance Amendment Application Number: N/A
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hazard for people residing or working
in the project area?

Discusgsion: No visitor accommodations would be located within rwo miles of the
Wartsonville Airport. No impact is anticipated.

6.  For a project within the vicinity of a ] ] X ]
private airsirip, would the project result
in a safety hazard for people residing
or working in the project area?

Discuseion; Potential future projects would not be located within the vicinity of a private

airstrip.  Although future projects could be located near the Dominican Hospital heliport,
no significant impacts are anticipated.

7. Impair implementation of or physically
interfere with an adopted emergency D D —~ =

response plan or emergency

@vacualion plan?
Discuggion, Any future visitor accommodations project would not interfere with any
adopted emergency response plan or evacuation plan. No impact is anticipated.

8. Expose people to electro-magnetic []
fields assaociated with electrical - D E

transmission lines?
Discussion: The project proposcs to amend General Plan Policy 2.16.7 and Program (a), in
addition to County Code Sections 13.10.333, 13.10.335, 13.10.355, and 13.10.552. These
amendments would not result in physical impacts to the environment. All future projects
to construct or rehabilitate visitor accommodations within the County unincorporated area
would require a future discretionary approval.

Any [uture development would be required to be consistent with the policies contained
within Section 6.8 (Electric and Magnetic Field Exposure Hazards) of the County General
Plan. No significant impacts are anticipated.

9. Expose people or structures lo a ] ] ] 4
significant risk of loss, injury or death

involving wiidland fires, including
where wildlands are adjacent to
urbanized areas or where residences
are intermixed with wildlands?

[¥iscisssicn: The project proposes to amend General Plan Policy 2.16.7 and Program (a), in
addition to County Code Sections 13.10.333, 13.10.335, 13.10.355, and 13.10552. These

Visitor Accommodations Ordinance Amendment Appiication Number: NA 5 7
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amendments would not result in physical impacts to the environment. All future projects
to construct or rehabilitate visitor accommodations within the County unincorporated area
would require a future discretionary approval, would incorporate all applicable fire safety
code requirements, and include fire protection devices as required by the local fire agency.
No impact is anticipated.

l. TRANSPORTATION/TRAFFIC
Would the project:

1. Conflict with an applicable plan, ] [] X [ ]
ordinance or policy establishing
measures of effectiveness for the
performance of the circulation system,
taking into account all modes of
transportation including mass transit
and non-motorized travel and relevant
components of the circulation system,
including but not limited to
intersections, streets, highways and
freeways, pedestrian and bicycle
paths, and mass transit?

Diszisesion: The project proposes to amend General Plan Policy 2.16.7 and Program (a), in
addition to County Code Sections 13.10.333, 13.10.335, 13.10.355, and 13.10.552. These
amendments would not result themselves in physical impacts to the environment. All
future projects 1o construct or rehabilitate visitor accommodations within the County
unincorporated area would require a future discretionary approval and potential site specilfic
changes in traffic would be evaluated at that time,

Any future development would be required to be consistent with County of Santa Cruz
General Plan Policy 3.12.1, Level of Service (LOS) Policy. In reviewing the traffic impacts
of the proposed development project, LOS C would be considered the objective, with LOS D
as the minimum acceptable (where costs, right-of-way requiremeénts, or environmental
impacts of maintaining LOS under this policy are excessive, capacity enhancement may be
considered infeasible). Impacts are expected to be less than significant.

2. Result in a change in air traffic [] L] [] X
patterns, including either an increase
in traffic levels or a change in location
that results in substantial safely risks?

Discisssian: The project proposes to amend General Plan Policy 2.16.7 and Program (a), in
addition to County Code Sections 13.10.333, 13.10.335, 13.10.355, and 13.10.552. Thesc
amendments would not result in physical impacts to the environment. All future projects

57 W;‘ffﬂf A;mmmodamr;s_ﬂrdhme Amendment Application Number: N4
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to construct or rehabilitate visitor accommodations within the County unincorporated urea
would require a future discretionary approval.

No change in air traffic patterns would result from project implementation. Therefore, no
impact is anticipated.

3. Substantially increase hazards due to
a design feature (e.g., sharp curves or D D D E
dangerous intersections) or
incormnpatible uses (e.qg., farm
equipment)?
Discuwsgion: The proposed project does not include roadway construction; therefore, no
impact is anticipated.

4. Resultin inadequate emergency | ] ] X

access?

Discuzsion: The project proposes to amend General Plan Policy 2.16.7 and Program (a),
in addition to County Code Sections 13.10.333, 13.10.335, 13.10.355, and 13.10.552, These
amendments would not result in physical impacts to the environment. All future projects
to construct or rehabilitate visitor accommodations within the County unincorporated area
would require a furure discretionary approval. As a result, no impacts on emergency access
are anticipated.

5. Cause an increase in parking demand
which cannot be accommodated by R H = l:l

existing parking facifities?
Discussion: The current parking standard for hotels and motels is 1 parking space per
habitable room or 1.1 spaces per unit, whichever is greater. This standard does not align
well with modern hotel products, which have a higher percentage of suites than in the past.
‘When applied to suites, the parking requirement based on “habitable rooms” amounts to 2
spaces per unit in an all-suites hotel and about 1.2 spaces per unit in a hotel with 20 percent
suites. This is the case even though suites are not associated with additional cars much of
the time. Further, this standard does not consider the fact that the average annual
occupancy rate of County hotels and motels is generally in the 60-65% range, specifically
60.5% i 2012 and projected 62% in 2013. Together these factors show that the current
parking requirement is overly conservative. Lastly, the current parking standard exceeds
most demand samples compiled by the Institute of Transportation Engineers (I'TE). The I'TE
data suggest a peak-hour demand of 0.85 to 0.91 parking spaces per room, on average.
Eighty-five percent of the 12 motels sampled by the ITE experienced peak demand below
0.85 spaces per room High proportions of paved parking areas detract from the visual

Visitor Accommodations Ordinance Amendment Application Number- N/A 5
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environment and affect water quality.

The project proposes to reduce “Type A" hotel parking requirements (including motels,
hotels, lodging houses, and visitor accommodations with or without kitchens) from the
current requircment to 1 space per unit when the property is in the C-2, VA or CT districts.

Because the proposed amendments would require more parking spaces than most parking
demand samples compiled by the ITE, takes into account vacancy rates and the fact that
suites frequently do not generate more parking demand than standard rooms, impacts from
project implementation would be considered less than significant.

6.  Conflict with adopted policies, plans, ] [] ] X
or programs regarding public transit,
bicycle, or pedestrian facilities, or
otherwise decrease the performance
or safety of such facilities?

Discussion: Any furture visitor accommodation projects would be required to comply with
current road requirements to prevent potential hazards to motorists, bicyclists, and/or
pedestrians. No impact would occur.

7.  Exceed, either individually (the project ] ] [] X
alone) or cumulatively (the project
combined with other development), a
level of service standard established

by the County General Pian for
designated intersections, roads or
highways?
izcuzsion: See response [-1 above. No impact is anticipated.
J. NOISE
Would the project result in:
1. A substantial permanent increase in ] [] < ]

ambient noise levels in the project

vicinity above levels existing without

the project?
Discussion: The project proposes to amend General Plan Policy 2.16.7 and Program (a), in
addition to County Code Sections 13.10.333, 13.10.335, 13.10.355, and 13.10.552. These
amendments would not result in physical impacts to the environment. All future projects
to construct or rehabilitate visitor accommodations within the County unincorporated area
would require a future discretionary approval. All new development would be required to
meet the General Plan Noise Element standards. In significant impact is anticipated.

57 Visitor Accommodations Ordinance Amendment Application Number: N/A
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2. Exposure of persons to or generation ] ] ] X
of excessive groundborne vibration or
groundborne noise levels?

tMseussion: 'The proposed project would not expose persons to any groundborne
vibration, or generate groundborne vibration. No impact would occur,

3. Exposure of persons to or generation ] O 4 ]
of noise levels in excess of standards

established in the General Plan or
noise ordinance, or applicable
standards of other agencies?

Discussion: The project proposes to amend General Plan Policy 2.16.7 and Program (a),
in addition to County Code Sections 13.10.333, 13.10.335, 13.10.355, and 13.10.552. These
amendments would themselves not result in physical impacts to the environment. All
future projects to construct or rehabilitate visitor accommodations within the County
unincorporated area would require a future discretionary approval. All new development
would be required to conform to the Land Use Compatibility Guidelines of the General Plan
(Figure 6-1). All proposed future projects would be required to conform to a noise exposure
standard of 60dB L. (day/night average noise level) for outdoor noise and 45 dB Las for
indoor noise. New development of land that cannot be made to conform to this standard
will not be permitted under the General Plan. All future development will also be required
to conform to General Plan policies 6.9.2 (Acoustical Studies), 6.9.3 (Noise Sensitive Land
Uses), and 6.9.4 (Commercial and Industrial Development). Impacts are anticipated to be
less than significant.

4. A substantial temporary or periodic ] [] X []
increase in ambient noise levels in the
project vicinity above levels existing
without the project?

Dizcuission. See discussion under J-1 above. Noise generated during future project
construction may increase the ambient noise levels in adjacent areas. Construction would
be temporary, however, and given the limited duration of this impact it is considered to be
less than significant.

5. For a project located within an airport
land use plan or, where such a plan O] D - E
has not been adopted, within two miles
of a public airport or public use airport,
would the project expose people
residing or working in the project area
to excessive noise levels?

Visitor Accommodations Ordinance Amendment Application Number: N/A 5 7
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Dizcussion: No ftuture projects are expected to occur within two miles of a public airport.
No impact is anticipated.

6.  For a project within the vicinity of a ] ] ] )
private airstrip, would the project
expose peaple residing or working in
the project area fo excessive noise
levels?

Discussian: No future projects are expected to occur within two miles of a private airstrip.
No impact is anticipated.

K. AIR QUALITY
Where available, the significance criteria established by the Monterey Bay Unified
Air Pollution Control District (MBUAPCD) may be relied upon to make the following
determinations. Would the project:
1. Violate any air quality standard or
contribute mbs?anﬂgbr to an existing [:] D @ D
or projected air quality violation?
Dizeussion: The project proposes to amend General Plan Policy 2.16.7 and Program (a), in
addition to County Code Sections 13.10.333, 13.10.335, 13.10.355, and 13.10.552. These
amendments would not result in physical impacts to the environment. All furure projects
to construct or rehabilitate visitor accommodations within the County unincorporated area
would require a future discretionary approval.

The North Central Coast Air Basin does not meet state standards for ozone and particulate
matter (PMi). Therelore, the regional pollutants of concern that would be emitted by the
project are ozone precursors (Volatile Organic Compounds [VOCs] and nitrogen oxides
[NO:]), and dust.

No substantial increase in traffic trips would be expected from future projects. As a result,
there is no indication that new emissions of VOCs or NO: would exceed MBUAPCD
thresholds for these pollutants and therefore there would not be a significant contribution
to an existing air quality violation.

Future construction or remodeling of an existing structure may result in a short-term,
localized decrease in air quality due to generation of dust. However, standard dust control
best management practices would be implemented during construction. Impacts are

expected to be less than significant.

2. Confiict with or obstruct ]
implementation of the applicable air D D E
quality plan?

5 Visitor Accommodations Ordinance Amendment Appiication Number: Ni/A
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Discussion: The project would not conflict with or obstruct implementation of the
regional air quality plan. See K-1 above.
3. Result in a cumulatively considerable
net increase of any criteria poliutant for D - I:I E
which the project region is non-
attainment under an applicable federal
or state ambient air quality standard
(including releasing emissions which
exceed quantitative thresholds for
0Zone precursors)?
Dizcugslon: The proposed project would not result in a cumulatively considerable net
increase in criteria pollutants. No impact would occur.

4.  Expose sensitive receptors to ] ] ] X
substantial poliutant concentrations? '

Discugsion: Future development or remodeling of visitor accommodations would not
expose sensitive receptors Lo substantial pollutant concentrations. No impact would occur.

5. Create objectionable odors affectinga ~ [] ] ] X
substantial number of pecple ?

Discuszion: Future development or remodeling of visitor accommodations would not

create objectionable odors. No impact would occur.

L. GREENHOUSE GAS EMISSIONS

Would the project:

1. Generale greenhouse gas emissions, D D E D
either directly or indirectly, that may
have a significant impact on the
environment?

Oizcussion: The future development or remodeling of visitor accommodations would not
result in a substantial increase in greenhouse gas emissions. Very little fossil fuel would be
required for construction. In addition, all project construction equipment would be
required to comply with the Regional Air Quality Control Board emissions requirements for
construction equipment. As a result, impacts associated with the temporary increase in
greenhouse pas emissions are expected to be less than significant. In addition, future
development or remodeling would be consistent with the 2010 Green Buildings Standards
Code for improved energy efficiency, water efficiency, and material conservation and
resource efficiency, As a result, impacts associated with greenhouse gas emissions generated
during the operational phase of future projects are expected to be less than significant.

Visitor Accommodations Ordinance Amendment Application Number: N/A
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2. Confiict with an applicable plan, policy ] ] (] X
or regulation adopted for the purpose
of reducing the emissions of

greenhouse gases?
Discusnlon: See the discussion under 1-1 above. No impacts are anticipated.

M. PUBLIC SERVICES
Would the project:

1. Result in substantial adverse physical
impacts associated with the provision
of new or physically altered
governmental facilittes, need for new
or physically altered governmental
facilities, the construction of which
could cause significant environmental
impacts, in order to maintain
acceptable service ralios, response
times, or other performance objectives
for any of the public services:

a. Fire protection? O O X L]

b. Police protection? O O X O

c. Schools? ] ] ]

d. Parks or other recreational ] ] X )
activities?

e. Other public facilities; including ] ] D W

the maintenance of roads?
Dizcusslon {a through )
The project proposes to amend General Plan Policy 2.16.7 and Program (a), in addition to
County Code Sections 13.10.333, 13.10.335, 13.10.355, and 13.10.552. These amendments
would not result in physical impacts to the environment. All future projects to construct or
rehabilitate visitor accommodations within the County unincorporated area would reguire a
future discretionary approval.

Although there would be an incremental increase in demand for public services following

57 Visitor Accommodations Ordinance Amendment Appiication Number: NA
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furure development with project implementation, it would not be considered a substantial
change. As a result, impacts would be considered less than significant.

N. RECREATION
Would the project:
1. Would the project increase the use of ] Il ] 24
existing neighborhood and regional
parks or other recreational facilities
such that substantial physical
deterioration of the facility would occur
or be accelerated?

Discussion: The addition of visitor accommodations is not expected to increase the use of
existing neighborhood and regional parks or other recreational facilities. No impact would

ocour.

2. Does the project include recreational ji'd [] ] X
facilities or require the construction or
expansion of recreational facilities
which might have an adverse phyafcaf
effect on the environment?

Diseusgion. The proposed project does not propose the expansion or construction of
additional recreational facilities. No impact would occur.

0. UTILITIES AND SERVICE SYSTEMS
Would the project:
1. Require or resulf in the construction of ] ] ] ]
new storm water drainage facilities or
expansion of existing facilities, the
construction of which could cause
significant environmental effects?

Disvussion: The project proposes to amend General Plan Policy 2.16.7 and Program (a),
in addition to County Code Sections 13.10.333, 13,10.335, 13.10.355, and 13.10.552. These
amendments would not result in physical impacts to the environment. All future projects
to construct or rehabilitate visitor accommodations within the County unincorporated area
would require a future discretionary approval.

The future development or rehabilitation of visitor accommodations would not result in
significant effects. All future development would be required to conform to policies
contained in Section 7.23 (Flood Control and Drainage) of the County General Plan. Where
it is not possible to alleviale drainage problems through on or off-site improvements
required by Policy 7.23.1 of the General Plan, on-site stormwater detention sufficient to

Visitor Accommuodations Ordinance Amendrment Application Number: N/A
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maintain, at a minimum, post-development peak flows at predevelopment levels would be
required. The improvements would be designed for the selected design rainstorm for all
development projects greater than one acre in area, and to alleviate current drainage
problems. In additon, Policy 7.23.4 would require the applicant of amy proposed
development project within the County Urban Services Line to conduct a downstream
impact assessment and submit an engineered drainage plan. The assessment would require
the design of any improvements needed to upgrade the storm drain system such that local
flooding due to insufficient capacities would be eliminated for the appropriate design

rainstorm. No significant impacts are anticipated.

2. Require or result in the construction of (] ] X ]
new watler or wastewaler treatment
facilities or expansion of existing
facilities, the consiruction of which
could cause significant environmental
effects?

Diszusgion: The project proposes to amend General Plan Policy 2.16.7 and Program (a), in
addition to County Code Sections 13.10.333, 13.10.335, 13.10.355, and 13.10.552. ‘These
amendments would not result in physical impacts to the environment. All future projects
to construct or rehabilitate visitor accommeodations within the County unincorporated area
would require a future discretionary approval.

All future development would be required to conform to General Plan policies contained in
Sections 7.19 (Sanitation facilities within the Urban Services Line), 7.20 Sanitation Facilities
within the Rural Services Line, and 7.21 Sanitation Facilities in Rural Areas. Impacts are

expected to be less than significant.

3. Exceed wastewater treatment ] [] ] [
requirements of the applicable
Regional Water Quality Controf
Board?

Discussion: The project proposes to amend General Plan Policy 2.16.7 and Program (a), in
addition to County Code Sections 13.10.333, 13.10.335, 13.10.355, and 13.10.552. These
amendmenits would not result in physical impacts to the environment. All future projects
to construct or rehabilitate visitor accommodations within the County unincorporated area
would require a future discretionary approval. See discussion under O-2 above. No impacts

are anticipated.
4, Have sufficient water supplies I:l D E D
available to serve the project from

existing entitierents and resources, or

5 7 Wﬂurincmw;d_afbns Ordinance Amendment Application Number: A
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Discussion: All future development withour water service would require a “will serve”
letter from their local water purveyor to ensure water service. In addition, future projects
would be required to comply with the General Plan policies contained in Section 7.18
Water Supply. Tmpacts are expected to be less than significant.

5. Result in determination by the
wastewater treatment provider which N - = =
serves or may serve the profect that it
has adequate capacity to serve the
project’s projected demand in addition
to the provider's existing
commitments?

DNiscussion: Please sce discussion under O-2 above. No significant impact is anticipated.

6.  Be served by a landfill with sufficient ] ] X i |
permitted capacity lo accommodate
the project’s solid waste disposal
needs?

Discussion: The project proposes to amend General Plan Policy 2.16.7 and Program (a), in
addition to County Code Sections 13.10.333, 13.10.335, 13.10.355, and 13.10.552. These
amendments would not result in physical impacts to the environment. All future projects
to construct or rehabilitate visitor accommodations within the County unincorporated area
would require a future discretionary approval. Any future visitor accommodation projects
are not expected to generate excessive amounts of solid waste. No significant impacts are
anticipated.

7. Comply with federal, state, and local ] [] ] X
statutes and regulations related fo

solid waste?
Riscussion: The proposed project would be in compliance with solid waste regulations.
No impact would occur.

P. LAND USE AND PLANNING

Would the project:

1. Conflict with any applicable land use ] ] ] X
pian, policy, or regulation of an agency
with jurisdiction over the project

(including, but not limited to the
general plan, specific plan, local

Visitor Accommodations Ordinance Amendrment i Application Number: Mss 7
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coastal program, or zoning ordinance)
adopted for the purpose of avoiding or
mitigating an environmental effect?

[iscussion: The project proposes to amend General Plan Policy 2.16.7 and Program (a),
in addition to County Code Sections 13.10.333, 13.10.335, 13.10.355, and 13.10.552. These
amendments would not themselves result in physical impacts to the environment, = All
future projects to construct or rehabilitate visitor accommodations within the County
unincorporated area would require a future discretionary approval and findings of
compliance with the General Plan and zoning ordinance would have to be made.

Although the project proposes to amend the General Plan and sections of the County Code,
all environmental impacts associated with future development would be required to avoid,
minimize or mitigate those environmental effects. Impacts area expected to be less than

significant.

2, Conflict with any applicable habitat [] D ] X
conservation pfan or natural

community conservation plan?

Oiscussion: The proposed project would not conflict with any applicable habitat
conservation plan or natural community conservation plan. No impact would occur.

3. Physically divide an established ] O O 24
community?

Discussion: The project would not include any element that would physically divide an

established community. No impact would occur.

Q. POPULATION AND HOUSING
Would the project:

1. Induce substantial population growth ] [] ] 4
in an area, either directly (for example,
by proposing new homes and
businesses) or indirectly (for example,
through extension of roads or other
infrastructure)?

scusgior: The proposed project would not induce substantial popularion growth in an
area because the project does not propose any physical or regulatory change that would
remove a restriction to or encourage population growth in an ares including, but limited 1o
the following; new or extended infrastructure or public facilities; new commercial or
industrial facilitics; large-scale residential development; accelerated conversion of homes to
commercial or multi-family use; or regulatory changes including specific plan amendments,

5 7 iﬂa.*t-d_r A?mmr;adnﬁunsﬂ_'ﬂmw_ Amendment Application Number: N/A
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sewer or water annexations; or Local Agency Formation Commission annexation actions.
Although the project proposes @ General Plan and Zoning Ordinance Amendment, it would
not induce population growth. No impact would occur.

2. Displace substantial numbers of ] ] ] =4
existing housing, necessitating the
construction of replacement housing
elsewhere?

Discussion. The proposed project would not displace any existing housing since the
project is intended to accommodate existing parcels currently zoned to accommodate visitor
accommodations. No impact would occur.

3. Displace substantial numbers of [] ] [] X
people, necessitating the consiruction
of replacement housing elsewhere?
Discussion: The proposed project would not displace a substantial number of people
since the project is intended to only apply to parcels intended to accommodate visitor
accommodations. No impact would occur,

mmimmm Ordinance Amendment Application Number: N/A
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degrade the quality of the environment,
substantially reduce the habitat of a fish or
wildlife species, cause a fish or wildlife
population to drop below self-sustaining
levels, threaten to eliminate a plant or
animal communily, reduce the number or
restrict the range of a rare or andangered
plant or animal community, reduce the
number or restrict the range of a rare or
endangered plant or animal or eliminate
important examples of the major periods of
California history or prehistory?

Diseussion: The potential to degrade the quality of the environment, substantially reduce
the habitat of a fish or wildlife species, cause a fish or wildlife population to drop below self-
sustaining levels, threaten to eliminate a plant or animal community, reduce the number or
restrict the range of & rare or endangered plant or animal or eliminate important examples of
the major periods of California history or prehistory were considered in the response to cach
question in Section [1I of this Initial Study. No natural resources have been evaluated as being
significantly impacted by the project. And therefore, no mitigation has been included. Asa
result of this evaluation, there is no substantial evidence that significant effects associated
with this project would result. Therefore, this project has been determined not to meet this

Mandatory Finding of Significance,
Tria dhan
Poientially Significint Lrsp than
Significant with Signifiesnt [
Impact iy stion I pact Impaat
2. Does the project have impacts that are D D D E

individually limited, but cumulatively
considerable? (“cumulatively considerablse”
means that the incremental effects of a
project are considerable when viewed in
connection with the effects of past projects,
the effects of other current projects, and the
effacts of probable future projects)?

5 7 Visitor Accommodations D;nanm Amendmeni Application Hunm: -ﬁ};
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Dizcussion. In addition to project specific impacts, this evaluation considered the projects
potential for incremental effects that are cumulatively considerable. As a result of this
evaluation, there were determined to be no potentially significant cumulative effects related
to the proposed project. As a result of this evaluation, there is no substantial evidence that
there are cumulative effects associated with this project. Therefore, this project has been
determined not to meet this Mandatory Finding of Significance.

1 than

Forcamally Signiflcant Taws than
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3. Does the project have environmental effects D D D E
which will cause substantial adverse effects
on human beings, either directly or

indirectly?

Discussion: In the evaluation of environmental impacts in this Initial Study, the potential
for adverse direct or indirect impacts to human beings were considered in the response to
specific questions in Section II. As a result of this evaluation, it was determined that no
potentially significant effects to human beings would occur with the implementation of the
proposed project. As a result of this evaluation, there is no substantial evidence that there are
adverse effects to human beings associated with this project. Therefore, this project has been
determined not to meet this Mandatory Finding of Significance.

Visitor Accommodations Ordinance Amendment Application Number. n.:ms 7
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V. REFERENCES USED IN THE COMPLETION OF THIS
ENVIRONMENTAL REVIEW INITIAL STUDY

County of Santa Cruz, 1994
1994 General Plan and Local Coastal Program for the County of Santa Cruz, California.
Adopted by the Board of Supervisors on May 24, 1994, and certified by the California
Coastal Commission on December 15, 1994,

County of Santa Cruz, 2010

County of Santa Cruz Local Hazard Mitgation Plan 2010-2015. Prepared by the County
of Santa Cruz Office of Emergency Services.

Institute of Transportation Engineers, 2004
Parking Generation, 3¢ Edition. An Informational Report of the Institute of
Transportation Engineers.

5 7 Visitor Accommodations Ordinance Amendment Appiication Number- N/A
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WATER DEPARTMENI
212 Locust Street, Suite C, Santa Cruz, CA 95060 « (831) 420-5200 » Fax (831) 420-5201

August 29, 2013

Todd Sexauer
Environmental Coordinator
Gmntyofsmc;uz

701 Ocean Street, 4™ Floor
Santa Cruz, CA 85060

RE: Draft Negative Declaration: Visitor Accommodations Ordinance Amendment

Dear Mr. Sexauer.

The City of Santa Cruz Water Department has reviewed the Draft Initial Study and Negative
Declaration (IS/ND) for the Visitor Accommodations Ordinance Amendment proposed by the
County of Santa Cruz.  As you know, our department supplies water to portions of the County
that would be affected by the proposed ordinance amendment. [t is our understanding that the
proposed ordinance amendment could potentially increase the number of hotel rooms allowed on
various parcels and could, therefore, potentially change water demands In our service area.

County of Santa Cruz General Plan Policy 7.18.1 requires the County to “coordinate with all water
purveyors and water management agencies to ensure that land use and growth management
decisions are linked directly to the availability of adequate, sustainable public and private water
supplies.”" The IS/ND should, therefore, provide the following information:

e A description of affected parcels and changes in build out potantial that could occur in the
City's water service area as a result of the proposad ordinance amendment;

s Potential changes in projected water demand in the Cily's water service area associated
with the proposed ordinance amendment;

= An analysis of the ability of the City’s water system fo meet any new demands.

The City's Water System relies entirely on rainfall, runoff, and groundwater within watersheds
located in the County, As a result, the City's system Is vuinerable to shortages In dry years.
Compounding the problem are new requirements to provide more water for steelhead and coho
salmon in the surface waters that our system relies on to supply water. The City has, therefore,
been pursuing a three tiered approach for water planning that includes conservation, curtallment
during droughts, and development of a new water supply.

We encourage you io ulilize in your analysms the vast amount of information already contained in
our 2010 Urban Water Management Plan (2011); Integrated Water Plan (2005); General Plan

07
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2030 Final Environmental impact Report (2012); and the Draft Environmental Impact Report for
the Proposed scwd” Regional Seawater Desalination Project (May 2013).

Thank you for giving us the opportunity to comment on the initial study and negative declaration.
if you have any questions please contact Melissa Hetrick, our Environmental Projects Analyst
(831-420-5322; mhetrick@cityofsantacruz.com), or Toby Goddaerd, our Water Conservation
Manager (831-420-6232; fgoddard@cityofsantacruz. com).

Bill Kocher
Director
City of Santa Cruz Water Department

Ce:  Linette Almond, Deputy Director, City of Santa Cruz Water Department
Toby Goddard, Water Conservation Manager, City of Santa Cruz Water Depariment
Melissa Hetrick, Environmental Projects Analyst, City of Santa Cruz Water Department
Juliana Rebagfiati, Director, Planning and Community Development, City of Santa Cruz
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August 14, 2013 re: VA Negative Declaration

lames Peterson
PO Box 6641
incline village, NV. B3450

| am a partner in APN#042-022-12 zoned VA

Lot originally was res.

Although | agree with your declaration, it is apparent to me that this still doesn’t help with parking.
Parking is the main reason that the lots there in the Seacliff Village are still vacant. Thos lots are:
APN#042-021-13 owned by the Botelho Bros. and our lot APN# 042-022-12.

| have made a list of problems and solutions [Attached).

| have been involved in the listing and attempts to develop the two lots mentioned and also the Seacliff
Trailer Park owned by the Clausens.

Since 1935 when | obtained the streets (Broadway, North, East and all the alleys therein) from the title
co. who owned them, | have NEVER heard from any agency of the county to help solve the mess In that
area. The county spent a lot of time and money and didn"t do ANYTHING to solve the problems. It would
seem odd that the county would not like to help the stakeholders in order to increase the tax base and
improve the cosmetics of Seacliff Village.

| have lived In Seacliff for over 38 years. It has been a dumping ground for negative activities.

The Seacliff improvement Association has attempted all along to deal with these problems and have had
some success. They need more support from all agencies of the county.,

A parking district similar to Santa Manica Pier would be a great help. If this cannot be attzined in a
reasonable amount of time, then rezone rnv property back to residential where it originally was for four
low income houses,

1 would be very happy to be involved in this process.

I remain very excited about the possibility that we could overcome the parking problem once and for all,
develop the properties and help raise a tax base to help the County of Santa Cruz.

My phone number here in NV is 775-832 ?E-l?

Respectfuily,

James Peterson

Attachments: plot plan and items for consideration of VA zoning
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ITEMS TO BE CONSIDERED IN PLANNING TO FINISH THE
SEACLIFF VILLAGE PLAN 0389

OVER VIEW

e PLAN OKAS A START

e NEEDS TO COVER MORE ISSUES

* PARKING PROBLEMS

e TRAFFIC PROBLEMS

e« NO HANDICAP PARKING

e NO BICYCLE RACKS

« ENTIRE COMMERCIAL AREA NOT IN THE UNDERGROUND UTILITIES PROGRAM

« MEETINGSWITH OWNERS OF COMMERICIAL LAND NEEDS TO BE CONDUCTED TO FIND
OUT WHAT THE COUNTY IS WILLING TO DO TO “FINISH” THE SEACLIFF VILLAGE PLAN.

* MORE DIAGONAL PARKING.

» USE SEACLIFF STATE PARK PARKING AREA FOR PARKING DURING LUNCH TIME AND
DINNER TIME.

* FORM PARKING DISTRICT

e COUNTY /STATE TO GET A GRANT FOR PARKING AT SEACLIFF STATE PARK TO DEVELOP
MULTI STORY PARKING.

DO NOTHING AND LIVE WITH THE PRESENT PROBLEMS. BUT WE NEED:

1. HANDICAP PARKING

2, BICYCLE PARKING

3. MORE DIAGONAL PARKING

4. USE SEACLIFF STATE PARK FOR LUNCH & NIGHTIME PARKING

5. ENCOURAGE LOT DEVELOPMENT TO INCLUDE TAX BENEFITS.

6. UNDERGROUND UTILITY PROGRAM TO INCLUDE ALL OF THE COMMERCIAL
PROPERTIES OR CONVERT THOSE PROPERTIES BACK TO RESIDENTIAL USE. THIS

INCLUDES THE TRAILER PARK.
(CONTINUED)
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ITEMS TO BE CONSIDERED IN PLANNING TO FINISH THE
SEACLIFF VILLAGE PLAN 2390

DO SOMETHING TO IMPROVE SEACLIFF ONCE AND FOR ALL:

1. FINISH ALL THE UNDERGROUNDING INCLUDING ALL COMMERCIAL PROPERTIES

2, FINISH THE COSMETICS TO INCLUDE ALL COMMERCIAL PROPERTIES.

3. MEET WITH THE VACANT LAND OWNERS TO HELP THEM “FINISH” THE SEACLIFF
VILLAGE PLAN. LET'S PUT THAT TO BED ONCE AND FOR ALL.

4. MEET WITH THE PRESENT COMMERCIAL BUSINESSES AND FIND OUT WHAT THEY
NEED TO EXPAND THEIR BUSINESSES.

5. MEET WITH ALL THE COMMERICAL LAND OWNERS TO FORM A PARKING DISTRICT
WITH THE SEACLIFF STATE PARK FACILITY,

6. FINANCING FOR THE DISTRICT COULD BE:

a. GRANT MONEY AVAILABLITY

b. PARKING METERS
c. PARKING METERS WITH COMMERCIAL STORES TO PICK UP TICKET COST.
d. LEASING THE PARKING SPACE TO A PRIVATE GROUP TO OPERATE.
e. STATE TO OPERATE THE PARKING FOR ADDITIONAL FUNDS.
7. THE PARKING COULD BE A DOUBLE DECK BUILDING PERHAPS WITH A RESTAURANT

ON TOP.

57 Page 2 of 2



Local Hotel Development, 2000-2013
Parcel Area Per Visitor Accommodation Unit

1,400

[ county standards
B Hotels since 2000
£ Average density,

1300
e

parcel area / unit

Parcel area per unit, in square feet

160
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BEFORE THE PLANNING COMMISSION 1397
OF THE COUNTY OF SANTA CRUZ, STATE OF CALIFORNIA ¥

RESOLUTION NO. 2013-17

On the motion of Commissioner Shephard
duly seconded by Commissioneriemard
the following is adopied:

PLANNING COMMISSION RESOLUTION RECOMMENDING THAT THE BOARD OF
SUPERVISORS ADOPT, AS MODIFIED, AMENDMENTS OF POLICY 2.16.7 AND ASSOCIATED
PROGRAM “A" OF THE GENERAL PLAN / LOCAL COASTAL PROGRAM REGARDING
HOTELS AND MOTELS IN COMMERCIAL DISTRICTS; ADOPT, AS MODIFIED, COUNTY
CODE AMENDMENTS REGARDING VISITOR ACCOMMODATIONS; DETERMINE THAT
ADOPTION OF THE ORDINANCE DOES NOT CREATE THE POTENTIAL FOR EFFECTS ON
FISH, WILDLIFE AND HABITATS; AND DETERMINE THAT THE INITIAL STUDY /| NEGATIVE
DECLARATION DOES NOT REQUIRE RECIRCULATION

WHEREAS, hotels and moteis provide public access to recreation opportunities and are a
key component of Santa Cruz County's tourism economy; and serve other needs of visitors for
accommodation within Santa Cruz; and

WHEREAS, the importance of a wide diversity of types of ovemnight accommodations is
recognized by Policy 2.16.3 of the County General Plan / Local Coastal Program (GP/LCP), which
mandates that a variety of visitor-serving uses be allowed in the Visitor Accommadations
designation; and

WHEREAS, visitor accommodations with kitchens can be more affordable for visitors
desiring extended stays, and current room number and room size resfrictions that apply to cerlain
Type A visitor accommodalion units may inhibit provision of such accommaodations in the C-2, VA
and CT commercial districts and thereby may inhibit implementation of Coastal Act section 30213,
regarding protection, encouragement and provision of lower cost visitor and recreational facilities
as feasible; and

WHEREAS, the standards in the Sanla Cruz County Code regarding density for hotel
rooms are inconsistent with typical hotel development practices and specifically are inconsistent
with the regulations of neighboring city jurisdictions in Santa Cruz Gounty, and of cther California
coastal communities: and

WHEREAS. the Zoning Ordinance contains maximum structural height expressed as a
maximum number of feet, but also as a number of stories; and it is desirable to allow for flexibility
and the possibility of a fourth story within the existing regulations and within the existing maximum
number of feet for commercial developments through the existing height exceptions process, which
requires design review and findings for approval of any height exception; and

WHEREAS, the current parking standard for hotels and motels exceeds evidence-based
standards, does not align with parking requirements in neighboring jurisdictions, penalizes
installation of suites and extended stay accommodations, and does not factor in annual occupancy
rates that at times are below 65%: and

WHEREAS, the county’s existing hotel regulations pertaining to density, story limitation and
excessive parking requirements are not in alignment with modemn industry standards, and may be

5 7 1 EXHIBIT A
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making it more difficult for the hotel industry to propose hotel projects that would contribute 1o the
supply of modem hotel rooms with adequate amenities in the unincorporated County; and 343

WHEREAS, revising the parking standard for hotels and motels and providing a process for
consideration of an additional story or partial story if existing height limits and other requirements
are met, which would apply to hotels and motels on commercially zoned properties where zoning
allows hotel and mote! development (VA, C-2, and CT), and removing the density standard for
those projects, may improve the feasibllity of constructing modern hotel accommodations without
compromising daesign quality or reducing neighborhood compatibility; and

WHEREAS, at its regular meeling on September 11, 2013, the Planning Commission
conducted a duly noticed public hearing to consider propased amendments to the County Code
and GP / LCP that would affect hotel and motel room density, parking standards and story limits,
and considered all testimony and evidence received at the public hearing: and

WHEREAS, the Planning Commission adopted Resolution #2013-13 on September 11,
2013, finding proposed amendments to the Santa Cruz County Code to be consistent with other
provisions of the County Code, with the policies of the GP/LCP and with State law; and further
finding that proposed ordinance amendments comprise amendments to the County LCP and were
consistent with the California Coastal Act, and recommending that the Board of Supervisors adopt
the Initial Study / Negative Declaralion, approve proposed amendments to the County General
Plan and Local Coastal Program, adopt proposed ordinance amendments and submit the
amendmaents to the Coastal Commission; and

WHEREAS, at public hearing on November 5, 2013, continued from October 1, 2013, the
Board of Supervisors reviewed the proposed ordinance and GP / LCP amendments recommended
by the Planning Commission, a'ong with modifications proposed subsequent to the Planning
Commission hearing on September 11", and took action to remand the proposed modifications
back to the Planning Commission for review and recommendation, and continued the public
hearing before the Board of Supervisors lo January 28, 2013; and

WHEREAS, at its regular meeting on December 11, 2013, the Planning Commission
reviewed the cumrently proposed modifications to the previously reviewed ordinance and
GP/LCP amendments relating to standards for visitor accommodations in commercial districts;
and

WHEREAS, the Planning Commission finds that the proposed modifications to the
proposed General Plan and County Code amendments do not require recirculation of the Negative
Declaration, as the proposed changes only render the proposed amendments more protective of
the environment, consistent with California Environmental Quality Act section 15073.5(c)(2); and

WHEREAS, the Planning Commission finds that the proposed ordinance amendments
with the proposed modifications, and proposed GP/LCP amendments with the proposed
modifications, are consistent with other provisions of the County Code and GP/LCP, and with
Stale law: and

WHEREAS, the Planning Commission finds that adoption of the currently proposed
amendments does not have the potential to affect fish, wildlife or habitats; and

WHEREAS, the Planning Commission finds that the proposed ordinance amendments

comprise amendments fo the County Local Coastal Program; and further finds that the proposed
ordinance amendments as modified and amendments to the GP/LCP as modified, are consistenl

with the California Coastal Act.
2 EXHIBIT A 5 7
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NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission recommends
that the Board of Supervisors take action to: Sia
a) Determine that the proposed modifications to the proposed ordinance and GPALCP
amendments regarding hotel standards do nol create any new or substantially more
severe environmental impacts than have been discussed and identified by the Initial
Study, and that recirculation of the Negative Declarafion due to these changes in the
proposed project, or any public comments that have been recelved, is not required,

b) Determine that adoption of the proposed ordinance and proposed GP/LCP
amendments regarding hotel standards dees not have the potential for effects on fish,
wildlife or habitats, as there are no reasonably foreseeable hotel or visitor
accommodations projects that may occur as a result of adoption of the ordinance, and
any future projects will be subject to environmental review and delerminations regarding
whether the projects have the patential for effects on fish, wildlife or habitats;

c) Adopt the proposed crdinance, with proposed modifications, amending Chapter
13.10 of the Santa Cruz County Code (Exhibit B);

d) Adopt the proposed amendments to the General Plan/Local Coastal Program with the
proposed modifications (Exhibit D};

e) Detarmine that outside the Coastal Zone the proposed amendments to the General Plan
! Local Coaslal Program and County Code shall take effect on the 31st day after the
date of final passage, and Inside the Coastal Zone the General Plan / Local Coastal
Program and County Code amendments shall teke effect on the 315t day afier the date
of final passage or upon certification by the California Coastal Commission, whichever
date is later; and

f) Direct staff to submit the amendments to the California Coastal Commission.

PASSED AND ADOPTED by the Planning Commission of the County of Santa Cruz, State

of California, this __11th day of _December , 2013 by the following vote:
AYES: COMMISSIONERS Perlin, Hewmard, Dzon, Lazenby and Shepherd
NOES: COMMISSIONERS Hone

ABSENT: COMMISSIONERS None
ABSTAIN: COMMISSIONERS None j

RACHEL DANN, Chairperson
ATTEST:

7
o 1

-~ AL

/ I:‘:’(._ r‘, . PO 4

Ken Harl, Secratary

3 EXHIBIT A
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COUNTY OF SANTA CRUZ

PLANNING DEPARTMENT 0295

701 Ocean STREET - 47" FLOOR, SanTa CAuz, CA 95060
(831) 454-2580 Fax: (B31)454-2131 ToD: (831) 454-2123

KATHLEEN MOLLOY PREVISICH, PLANNING DIRECTOR

December 3, 2013
AGENDA DATE: December 11, 2013

Agenda Ttem #:8
Planning Commission
County of Santa Cruz
701 Ocean Street
Santa Cruz, CA 95060

MODIFICATIONS TO PROPOSED AMENDMENT OF THE SANTA CRUZ COUNTY
CODE AND GENERAL PLAN/LOCAL COASTAL PROGRAM TO MODERNIZE
STANDARDS FOR HOTELS AND MOTELS IN COMMERCIAL DISTRICTS

Members of the Commission:

As you may recall, on September 11, 2013, your Commission held a public hearing to
consider proposed amendments to the County Code and General Plan / Local Coastal
Program (GP/LCP) to update certain hotel regulations in commercial districts. The four
Planning Commissioners present at the meeting voted unanimously to recommend that
the Board of Supervisors adopt the proposed amendments and the proposed Negative
Declaration. The full text of the ordinance and General Plan amendments that your
Commission reviewed are attached as Exhibits F and G, respectively,

Board of Supervisors Public Hearing

On Ociober 1, 2013, the Board of Supervisors opened a noticed public hearing regard-
ing the recommended amendments. The Board continued the public hearing to Novem-
ber 5™ in order to allow staff to respond to public comments submitted in a letter dated
September 30™, from Wittwer & Parkin, representing the Aptos Council. Two additional
letters dated November 1% and November 4" were later submitted by Wittwer & Parkin,
All three of these letters are attached as Exhibit K. Note that the attachment to the letler
dated November 4", consisting of 93 pages of other jurisdictions’ zoning ordinances,
has not been reproduced here because of its length, but is available in the online ver-
sion of the Planning Commission agenda packet. Analysis of those ordinances with re-
gard to the comments made by Wittwer & Parkin s included within this report.

The Board of Supervisors considered the amendments at the public hearing held on No-
vember 5, 2013. The proposal before the Board differed somewhat from the proposal con-
sidered by your Commission, because staff had incorporated refinements into the proposal
after a meeting with Mr. Bill Parkin. Therefore the Board direcled that the modificaticns be
scheduled for a review and recommendation by your Commission before retuming to the
Board as the subject of a continued public hearing on January 28, 2014,

1
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Responses to Public Comment and Modifications to the Proposed Ordinance

Responses to public comments, including identification of how the proposed ordinance
has been modified in response to public comments, are provided below.

Density
The September 30" Wittwer & Parkin letter states that staff had not provided sufficient

information to support the idea that hotels are not typically regulated by a density stan-
dard. The November 4" letter attaches excerpts from many ordinances and asserts
that these jurisdictions do regulate density of hotels. However, analysis of the ordin-
ances reveals that nearly all in fact do pot regulate density or net site area per room for
hotels/motels.

The ordinances of other jurisdictions, which were attached to the November 4% Wittwer
& Parkin letter, address density as follows:

JURISDICTION ZONING DISTRICT DENSITY STANDARD FOR HOTELS?
City of Santa Cruz RT(A)Tourist Residential = | No minimum net lot area per holel room; thal
_ Medium Density Residential | standard applies only to dwelling units
. AT(B)Tourist Residential ~ | No minimum net lot area per hotel room; that
Cily of Santa Cruz | \yoie! Residential standard applies only to dwelling units
. RT(C)Tourist Residential = | No minimum net lot area per hotel room; that
City of Santa Cruz | ggach Commercial standard applies only to dwelling units
City of Santa Cruz RT{D)Tourist Residential — | No min net lot area / Bed & Breakfast Room -
Beach Residential that standard applies only to dwelling units |
Scotts Valley C-S Service Commercial No min net lot area or density sid for hotels
v ~ Visito : g
County of Monterey Cﬁﬁﬁmﬂ 13 m;msiﬂfa No min net lot area or density std for hotels
| County of Monterey gﬁﬂ;{m General ::ruhrgi::et lot area per room or density std
County of Monterey ;{;-r;dbg;acsa mmercial No min net lot area or density std for hotels
County of Monterey | HC — Heavy Commercial No min net lot area or density std for hotels
County of Monterey :%;mﬁ;gg / No min net lot area or density std for hotels
: : One story: 1,000 min site area/sleeping unit
City of Monterey g:; ;;mtm ACCORMOCKAN. | yur, story: 800 min site area/sleeping unit
Three story or more: 500 min/sleeping unit
Santa Barbara City | R-4 Hotel-Mote-MultiFamily gﬁﬂ?ﬂ‘t‘; o Soee pex vk i ehoiing e
’ HRC- & HRC-2 Hotel and :
Santa Barbara City Relatid Cammercs No min net lot area or density std for hotels
3 ... | Dwelling units and “guest buildings®, no more
Barbara Cit Pkt ﬂva:lay for ‘Spauﬂad than 6 awellings / no more than 12 bedrooms.
Santa i msmﬁgj Hotel Sleeping units per acre range between 5 — 40
s o » depending upon underlying residential zone
City of San Luis - 36 units/net acre for dwelling units; but does
| Obispo C-R Retail Commercial | 4 250y 1o hotel or motel units of the site
City of San Luis : . 12 units/net acre for dwelling units; but does
Obispo T Tourtsi Comnordial not apply to hotel or matel units of the site
Y 2
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The primary method that these other jurisdictions regulate hotels and motels in com-
mercial districts is by setbacks, heights, and parking requirements, which is the ap-
proach being recommended for “Type A" visitor accommodations in commercial areas
of the County. Some codes also include a maximum lot coverage standard, which is
not a development standard in the existing Santa Cruz County Code for any develop-
ment in the PA, VA, CT, C-1, C-2, C-4, M-1, M-2 or M-3 non-residential zoning districts.

The existing County Code regulations for hotels distinguish between “Type A" visitor ac-
commodations which are typically in commercial areas, and “Type B” visitor accommo-
dations which include RV or tent camps, hostels, and group quarters which are typically
located in more rural open space and recreational areas. The number of rooms for
each type of visitor accommodation is currently regulated by a “net developable area
per habitable room" (density) standard. The original proposed ordinance amendment,
which remains the currently proposed approach, was to delete the density standard for
Type A, while retaining the density approach for Type B accommodations.

Exhibit L attached to this report is a graph that shows the “parcel area per visitor ac-
commodation unit” for 10 hotels that have been developed within the Santa Cruz area
since the year 2000, and contrasls those numbers with the County’s existing standard
of 1,100 sf per room without a kitchen, and 1,300 sf per room with a kitchen. The num-
bers range from 355 square feet of site area per room for the Holiday Inn Express, to
985 for a Holiday Inn, averaging 638 sf per room for the 10 hotels evaluated.

In summary, staff continues to recommend the deletion of the net site area per hotel unit
for “Type A" visitor accommodations in the VA, CT and C-2 commercial zoning districts.

Setbacks

It is important to note that the proposed ordinance amendment does nol include
chanq.as to any existing County Code development setback regulations. In the Novem-
ber 4™ Wittwer & Parkin letter, it is stated in the County Code “setbacks in commercial
areas for side and rear setbacks is zero in a large majority of instances.” That slate-
ment is not true. The Santa Cruz County Code requires the following minimum set-
backs for development within the C-2, CT, VA districts (which are the commercial dis-
tricts that are proposed 1o no longer contain a net site area per hotel room standard).

Front Setback:10 feet *
Side Setback: 10 feet on street side; 0 for interior *
Rear Setback: 10 feet *

* Setbacks are increased from the above minimums as follows:

On sites abutling on and fronting on the same street, or across a street or alley from,
property in an R District (residential) or A District {(agricultural), the minimum front yard shall be
20 feet.

On a reversed comer lot adiocining a key lot in an R or A District, the minimum side yard
adjoining the street shall be not less than one-half of the required front yard on the key lot.

The minimum side or rear yard abutting any residential or agricultural zoning district shall
be 30 feet in CT and C-2 Districts, and the Same as the abutting R or A District in the VA dis-
trict. '

X
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Stories
The November 4™ Wittwer Parkin letter states that “Currently, under the County General
Plan and the zoning code no buildings in Santa Cruz County may exceed three storigs.”

The General Plan does not actually contain policy language limiting the number of sto-
ries for non-residential development; most policies related to height are for residential
developments. The term “maximum structural height” is used in most cases (as shown
by underlining below), rather than the term “stories”. Policies speak to ensuring compa-
tibility of design through the variety of zoning and environmental review tools that apply
to a proposed deveiopment. Helevant General Plan policies, with underlining included
for emphasis, include the following (also see attached Exhibit M):

GP Land Use Element Cbjective 2.14 "Community Commercial Designation (C-C)" Policy 2.14.6
Quality of Commercial Design (LCP) _

Ensure quality commercial development through Commercial Development Permit procedures
to regulate signage, landscaping, bulfering, on-site circulation, parking, drainage, site and build-
ing design, and traffic patterns and access. Require commercial facilities to be compatible with
adjacent land uses and neighborhood character, to utilize and complement the scenic and natu-
ral setting of the site and area, and to provide proper management and protection of the envi-
ronment. (See Chapter 8: Community Design)

GP Land Use Element Objective 2.16 “Visitor Accommodations Designation (C-V)" Policy 2.16.1
Location of Visitor Accommodation Designations (LCP)

Designate on the General Plan LCP Land Use Maps those areas existing as or suitable for Visi-
tor Accommaodations. Require all vi to be located where adequate access
and public services and facilities are aualhhle to ba design ted

with adjacent land uses, including residential uses, to utilize and complement the scenic and
natural setting of the area, and to provide proper management and protection of the environ-
ment.

GP Land Use Element Objective 2.16 "Visitor Accommodations Designation (C-V)" Policy 2.16.3
Allowed Uses in Visitor Accommodations Designation

Allow a variety of visitor-serving uses in the Visitor Accommodations Designation, including mo-
tels, hotels, inns, lodges, recreational vehicle parks, hostels, commercial camping, and, where
appropriate, limited appurtenant public restaurants, visitor services and retail shops. Allow child
care facilities intended to service both visitors and employees of the visitor-serving develop-
ment. Require a Commercial Development Permit to establish and maintain such uses and

closely monitor each use to prevent significant adverse impacts on adjacent residential areas.

GP Community Design Element, Objective 8.1 “Quality Design” Policy 8.1.3

Residential Site and Development Standards Ordinance

Maintain a Residential Site and Development Standards ordinance for the purpose of protecting
light, solar opportunities, air and open space for public and private properties; and require all
residential projects lo comply with the standards of maximum structural height.

GP Community Design Element, Objective 8.5 “Commercial and Industrial Design” Policy 8.5.2
Commercial Compatibility with Other Uses (LCF)

Ensure the compatibility of commercial and industrial uses with adjacent uses through applica-
tion of the Site, Architectural and Landscape Design Review or similar ordinance. Give careful

attention to landscaping, signing, access, site and building design, visual impacts, drainage,
parking. on site circulation, karﬁc pattama and umare apphcab!e. avaﬁabirty nf water sewaga

ﬂstamcapacitr.fmcmgand Ors, Vis ecls i
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GP Community Design Element, Objective 8.5 *Commercial and Industrial Design® Policy 8.5.3

Areas with Unique Design Guidelines (LCP)

Require commercial and industrial projects located within the boundaries of Coastal Special

Communities, adopted village, town, community or specific plans to be consistent with the
i for these arcas. (See Objective 8.8 and the related policies of this chapter and

Village, Town, Community and Specific Plans within the Land Use Chapter).

GP Community Design Element Policy 8.6.2

Residential Development Standards Ordinance

Require all residential structures to comply with the Residential Development Standards ordin-
ance which includes maximum structural height and minimum structural setbacks. Unnecessary
grading for the purpose of meeting height restrictions is prohibited.

GP Community Design Element Policy 8.6.3

- icitl staled in the Residential Site and Develop-
mant S‘tanda:ds m‘ﬂhance or Gumbmmg Dls!m:I site slandards

The existing Zoning Ordinance contains a Commercial Site and Structural Dimensions
Chart in Section 13.10.333 which establishes development standards for the PA, VA,
CT, C-1, C-2 and C-4 commercial districts. The right column of the Chart is titled "Max-
imum Building Height Limit (feet)”. For each zoning district, the current standard states:
“3 stories, but not lo exceed 35 feet’. The Chart, however, also contains footnoted ref-
erences to the “General Site Standard” of the County Code which can modify the basic
requirements, including Section 13.10.510(D){(2) which contains provisions for Height
Exceptions. One of the height exception provisions of this section states:

In any commercial or industrial zone district, a building may exceed the height limit as estab-
lished by the zone district by up to five feet, subject to review and recommendation by the Urban
Designer and approval by the Zoning Administrator following a public hearing. In addition to the
findings required in Chapter 18.10 SCCC for discretionary approvals, the project shall be sub-
ject to the following additional findings:

(a) The additional height complemeants or completes the architectural design.

(b) For properties located in the Coastal Zone, the proposed project complies with LCP

policies, including policies protecting scenic corridors and public viewshads.

Originally staff had proposed that the County Code be amended to state that hotels and
motels in commercial districts would not be subject to the story limit but remain subject
to its maximum structural height limit. After considering the Wittwer & Parkin public in-
put, the proposal was modified, and the currently proposed ordinance instead provides

that “In any applicable commercial zone district. a proposal to exceed three stories in a
hotel tel ma ered in unction wi roposal ase th i

limit by up to five feet pursuant to 13.10.510(D)(2)." The existing "maximum structural
height" that can be approved under the current County Code is retained, such that only

up to 40 fest in height can be considered (unless a variance is proposed), and the ap-
plicable findings must be made. The structural “volume” would be the same, even if
some or ali of a proposed structure might be four stories rather than three stories, if ap-
proved by the Zoning Administrator or other decision-making body.
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The November 4™ letter from Wittwer & Parkin discussed and attached various ordin-
ances from other jurisdictions. These ordinances address height and stories as follows:

JURISDICTION ZONING DISTRICT HEIGHT LIMIT FOR HOTELS?
: .. |3 stones; 36 feet; Planned Development
City of Santa Cruz ﬂ;ﬁ}g’“ﬂm‘ e 1o | Permit may allow one additional story or 20%
= iy e additional height in feel over base zone
. _ | 3 stories; 36 feet; Planned Development
City of Santa Cruz | 1\ Eﬁ;:;ﬁfﬁ;sﬂﬂmlﬁl Permit may allow one additional story or 20%
— additional height in feet over base zone.
3 stories; 36 feet; Planned Development
. _ | Permit may allow one additional story or 20%
City of Santa Cruz | E1(CITounst Residential = | 5 ygiional height in feat over base zone.
Architectural elements up to 15% of roof area
- allowed additional 10 feet with design review.
AT(C)YPER All of above, with additional excoptions: if
Tourist Residential — 25% of net lot area dedicated to public use or
Clty of Santa Cruz Beach Commercial - performance space; or if a conference/hotel
Performance Overlay Zone | facility, then maximum height is 48 feet.
Residential District allows 2-1/2 stories; 30
City of Santa Cruz RT(D)Tourist Residential = | feet; Planned Development Permit may allow
Beach Residential one additional story or 20% additional height
in feet over base zone.
35 feet; no “story” limit. Added height possi-
2 ble over first floor parking with findings.
Scotts Valley C-S Service Commercial Planned  Development Zoning may allow
added height.
. 35 feet; no "story” limit. Greater heights al-
: lowed in Commercial and Industrial Districts if
County of Monterey gg’g“? Z) _-Esntur SI “:"ﬂfa “cubical content” of higher building same as
one that meets height requirements, and with
. Planning Commission approval.
County of Monterey mﬂ GZ(CEL—;iGuastal General Same as above.
County of Monterey ;?ﬂ;dmmmerdal Same as above.
County of Monterey | HC — Heavy Commercial Same as above.
County of Monterey grcuf;:mgrmu fﬁ d Same as above.
o : Reference to one, two and “three and more®
City of Monterey gﬁﬂ\;lsltm Accommodation stories; no apparent height limit in max feet or
stories.
Santa Barbara City | R-4 Hotel-Motel-MultiFamily | 3 stories; 45 fest.
HRC- & HRC-2 Hotel and ;
Santa Barbara City Related Commerce 3 storles; 45 feat.
. A-H Not higher in feet than maximum for underly-
Santa Barbara City | gocon Residential Hotel | ing zoning district. Eal
City Saniuis Obispo_| C-R Retaii Commerciai 45 feet; no “story” imit.
City SanLuis Obispo | C-T Tourist Commercial 45 feet; no “story” limit.

In summary, staff believes that the current maximum structural height standards of the
Santa Cruz County Code that are applicable in commercial districts, which is 40 feet

57

6



Attachment 9

upon approval of a height exception at a noticed public hearing by the Zoning Admini§-'"’
trator after review by the Urban Designer, is an appropriate approach in substantial con-
formance with many other codes. The method of considering a possible fourth story
has been medified after the meeting with Mr. Parkin, to tie it into the height exception
process, which involves a discretionary permit. A variance approval would be neces-
sary for any proposed heights greater than 40 feet.

Employee Housing

The existing County Code includes the following provision regarding employee housing
within visitor accommodation units: “Permanent residential units for site personnel shall
be in place of densily credits for visitor accommodations use at the rate of one kitchen
and up to five permanent residents per 3,000 nel developable square feel.” The earlier
proposed ordinance reviewed by the Planning Commission retained the above standard
for Type B units, but for Type A units the initial proposal provided: “approval of any
number of employee dwelling units shall be based on a demonstrated need for residen-
tial employees and stated as a condition of project approval.” After the meeting with Mr.
Parkin, staff modified the proposal to eliminate the possibility of more than one em-
ployee unit in Type A developments in the C-2, VA or CT districts, with Section
13.10.335(B){ 1)(c)(i) now proposed to read as follows:

“Employees for Type A units: Maximum of one employee dwelling per site.”

Parking
The existing County Code contains the following Auto Parking Spaces requirement in
Section 13.10.552(B):

Motels, hotels, lodging houses, visitor accommodations 1.1 per unit, or 1 per habitable
with or without kitchens room, whichever is more

Related 13.10.700 definitions of “Habitable room", “Hotel", “Lodging house”, “Motel”,
“Visitor accommodations, Types A and B" and “Visitor accommodation (VA) unit" are
not proposed to be amended, and will remain as follows: -

13.10.700-H: *Habitable room” means a visitor accommodation consisting of any room which
can be used for sleeping accommodations, including living rooms, but not including bathrooms
and kitchens. A unit over 400 square feet in total square footage, including bathrooms and
kitchens, creates a presumption of more than one habitable room.

13.10.700-H: "Hotel" means a structure or portion thereof in which there are six or more com-
pletely furnished individual guest rooms or suites, which maintains an interior lobby through
which tenants must pass to gain access to guest rooms or suites, usually occupied on a tran-
sient basis, where lodging with or without meals is provided for compensation and in which
more than 60 percent of the guest rooms or suites are without kitchens.

13-10-700-L: “Lodging house” means a dwelling in which lodging or lodging and meals are pro-
vided for compensation for more than three but not more than 15 persons other than members

of the resident family excepting a nursing home as detined herein.

13.10.700-M: "Motel’ means a structure or portion thereof or a group of attached or detached
structures containing completely fumished individual guest rooms or suites, usually with garage
attached or parking spaces located in proximity 10 each unit, where lodging is provided for com-
pensation, and in which more than 60 percent of the guest rooms or suites are without kitchens. 5 7
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13.10.700-V: “Visitor accommodations, Types A and 8" means visitor serving facilities for over-
night or exiended stay use, such as hotels, motels, horizontal hotels, inns, lodges, recreational
vehicle parks, hostels, commercial camping, and appurtenant uses.

Type A = lodging house/motelhotel/horizontal hotel

Type B = camping, group quarters, hostel, RV parks, where designated”

13.10.700-V: *“Visitor accommodations (VA) unit" means a visitor serving unit not exceeding
four rooms, one of which is a bathroom, and one of which may be a kitchen or an additional
bathroom, and not exceeding 600 square feet overall. A studio with bath and kitchenette counts
as three-quarters unit.

The proposed amendment is only for Type A accommeodations in the C-2, VA or CT dis-
tricts. It would establish the parking requirement based on “visitor accommodation
units” only (no longer refer to "habitable rooms") and reduce the requirement from 1.1
space per unit or habitable room, 1o 1 space per visitor accommodation unit.

Type A accommodations in other zoning districts, and Type B accommodations, would
be subject to the current parking requirement. However, this section is clarified in order
remove the “moot” reference to “units™ (all units will have at least one room, and more
than one room will lead to the "habitable room” requirement), and to add a reference to
the applicable definition of “habitable room.” In preparing this material for the Planning
Commission’s review, it was also noticed “lodging houses” was inadvertently included
within the group for which the requirement is being changed, and so that was removed
so that the higher parking requirement will be retained for lodging houses. Also, a ref-
erence to the definition of “visitor accommodation (VA) unif* would be helpful to clarify
the applicable definition for the Type A unit requirement in commercial districts which is
being changed from 1.1 per unit or 1 per habitable room, to 1 per VA unit, so that refer-
ence was added.

Therefore, the currently proposed parking amendment that staff recommends that the
Planning Commission recommend be adopted by the Board of Supervisors, is as fol-
lows:

USE REQUIRFMENTS ﬂ
Amnto Parking Spaces llicy:l_t Parking Spaces
Motels, hotels, lodging houses, visi- |3-3-perunit-ee 1 per habitable 0.2 per unit and storage necessary
tor accommaodations T'ypes A and B, |room as defined by 13.10.700- |to accommodate them; with-a2
with or without kitchens {except T -sdprebm e rpeoipe minimum a£2
Type A as below)
Moteis, hotels, and visitor accom- | 1 per visitor accommodations 0.2 per uni
modations I'vpe A only, inthe C-2. ((VA) unit, as defined by le 2 2 mini-
VA or CT districts .700-V but includi L)
lodging houses, For parking
VA studio yzits shall
iatioas wiit
! -i !ﬂ i;ﬂ ! I‘ﬂl‘ﬁ‘tu‘El!_
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In communications with Coastal Commission staff, they have requested that the regula-
tions clearly reflect Coastal Act policy that lower cost visitor-serving uses be protected,
encouraged and provided. It should be noted that the Santa Cruz County Code does
provide for a wide range of visitor accommodation types, and that the proposed
amendments regarding density and parking would only be for motels, holels and visitor
accommaodations, Type A only, in the applicable commercial (C-2, VA or CT) districts.

Existing County Code Section 13.10.335(B)(3)(f) language provides: “Visilor accom-
modation projects shall be evaluated to ensure that a diversity of all types of visitor ac-
commodations is provided in the Coaslal Zone consistent with Local Coastal Program
Land Use Plan policy. Visitor accommodation projects on priorily sites shall primarily
provide accommodatlions available to the general pubfic.” That language will be re-
tained and further qualified, and relocated into the reformatted ordinance, as explained
and shown below.

In response to the Coastal Commission staff request, staff has proposed to add a (iv) to
Subsection 13.10.335(B)(2)}(a)(i — iii) of the proposed Code, so that the whole of
13.10.335(B)(2)(a) would read as follows:

(2) Permit Review.
(a) Development parmits for visitor accommodations shall be evaluated for consistency
with the following policies:

(i) A diversity of all types of visitor accommodations shall be provided in the Coastal
Zone consistent with Local Coastal Program Land Use policy.

(i) Visitor Accommodation projects on priority sites shall serve primarily the general
public, rather than any particuiar group or organization.

(i) Visiter accommodations development in areas designated for neighborhood or
community commercial use shall not adversely affect the integrity of retail com-
mercial centers.

(iv) Lum'; cost visitor-serving uses shall, as feasible, be protected, encouraged and
provided.

Existing General Plan policies from the Land Use Element, as well as the Parks,
Recreation and Public Facilities Element, are attached as Exhibit M, including Table 2-5
regarding Coastal Priority Sites. The proposed General Plan and LCP Amendment in-
volves only Policy 2.16.7 “Design of Visitor Accommodations™ and Program “a" under
Land Use Objective 2.16. The same new policy language regarding lower cost visitor-
serving uses was also incorporated into the now-proposed General Plan/LCP amend-
ment of program “a" under Objective 2,16, to insure that the Visitor Accommodations
zone district shall, as feasible, protect, encourage and provide lower cost visitor-serving
uses.

Therefore, the currently proposed General Plan/Local Coastal Program Amendment,
that staff recommends that the Planning Commission recommends that the Board of
Supervisors adopt, is shown by the following strike-out/delete language showing
changes from the current GP/LCP;

. &7
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2167 Design of Visitor Accommodations pa0s

(LCP) Ensure quality of design for visitor accommodations through Commercial Development
Permit procedures, including the Zoning ordinance, to regulate density as approoriate,
signage, landscaping, buffering, on-site circulation and access, parking, and site and
building design.

Program “a" under Objective 2.16, Visitor Accommodations Designation (C-V)

a. Maintain a Visitor Accommodations zone district as part of the Santa Cruz County
Goda to Jmplem-ent the Visitor Accommodations land use designation—Fhe-zere-dis-
_ﬁk:ﬂ_mﬂlﬂ_@_fﬂr a vanety of nven'lght ur ex—

tended stay lodging for visitors. & i & : € 8 and
i [ visjtor- (Ftespntm‘bimy Fianning Depanmanl Piaw
ning Commission, Board of Supervisors)

| .
Letters from Wittwer & Parkin call for preparation of a full environmental impact report,
citing potential impacts to water, traffic and visual environment, as well as a concern
that the County is “segmenting” the hotel amandment from the larger project of regulato-
ry reform. Staff has reviewed all comments on the Initial Study and Negative Declara-
tion that was circulated for public review, and has determined that no changes are

neaded.

A full analysis and responses to the CEQA comments can be reviewed in the attached
staff report to the Board of Supervisors of its November 5, 2013 public hearing, under
the “Comments Regarding CEQA” on pages 3 - 5 of that document (Exhibit H).

No changes to the proposed Initial Study / Negative Declaration are necessary because
public comment did not identify or document any potential impacts not already ad-
dressed by the document. It is also recommended that the Planning Commission find,
and recommend that the Board of Supervisors find, that there will be no potential effects
on fish, wildlife and habitat that occur as a result of adoption of the ordinance. The
modifications to the proposed General Plan and County Code amendments do not re-
quire recirculation of the Negative Declaration, as the proposed changes only render the
proposed amendments more protective of the environment.

RECOMMENDATION
It is therefore RECOMMENDED that your Commission take the following action:

Adopt the attached resolution (Exhibit A) recommending that the Board of Supervi-
sors adopt the ordinance amendment (Exhibit B) and General Plan/LCP amendment

(Exhibit D).

Sincerely, A

57 10
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Exhibits:

(A) Resolution recommending that the Board of Supervisors adopt the Negative Declaration
and proposed General Plan / LCP and Zoning Ordinance amendments with modifica-

tions
(B) Clean copy of currently proposed ordinance
(C) Underline/Strikeout copy of currently proposed ordinance
(D) Clean copy of currently proposed Genaral Plan / LCP amendment
(E) Underline/Strikeout copy of currently proposed General Plan / LCP amendment
{F) Underine / strikeout copy of ordinance reviewed by Planning Commission on 9-11-2013

(G) Underline / strikeout copy of GP/LCP amendment reviewed by Planning Commission on
9-11-2013

(H) Board of Supervisors letter of November 5, 2013 agenda
(I} Planning Commission letter of September 11, 2013 agenda

(J) Initial Study / Negative Declaration (no changes proposed). Online only: see December
11, 2013, Planning Commission agenda. Go to http://www.sccoplanning.com; under
Quick Links, click on Planning Commission.

(K) Letters from Wittwer & Parkin, dated September 30, November 1 and November 4,
2013. Complete Wittlwer & Parkin letter of November 4", including references to other
government codes, is available online only, within the December 11, 2013 Planning
Commission onlfine agenda materials (see address in J above).

(L) Density of hoteis built or approved since 2000 in County cities based on parcel size

(M) Related Policies and Programs from existing General Plan Land Use Element and
Parks, Recreation and Public Facilities Element, including Figure 2-5 related to Coastal

Priority Sites

Cc: County Counsel
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COUNTY OF SANTACRUZ ...

PLANNING DEPARTMENT

701 OCEAN STREET, 4™ FLOOR, SANTA CRUZ, CA 95060
(831) 454-2580 Fax:(831)454-2131 ToD:(831)454-2123
KATHLEEN MOLLOY PREVISICH, PLANNING DIRECTOR
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October 24, 2013
AGENDA DATE: November 5, 2013

Board of Supervisors
County of Santa Cruz
701 Ocean Sireet
Santa Cruz, CA 95060

SUBJECT:  CONTINUED PUBLIC HEARING TO CONSIDER AMENDING THE SANTA CRUZ
COUNTY CODE AND GENERAL PLAN / LOCAL COASTAL PROGRAMTO MODIFY STANDARDS
FOR HOTELS AND MOTELS IN COMMERCIAL DISTRICTS

Members of the Board:

The purpose of today’s public hearing is to provide addilional malerial for your Board's consideration
regarding proposed amendments to the Counly Code and General Plan/Local Coastal Program
(GP/LCP) related to “Type A" holel and molel development in commercial zoning districts. This pro-
posal was the subject of a public hearing before your Board on October 1, 2013, which was continued
to this November 5, 2013 date. Staff subsequently met with Mr. Bill Parkin of Wittwer & Parkin to re-
view the concerns raised in that firm's letter dated September 30, 2013 which was written on behalf of
the “Aptos Council”, As a resull of that meeting, staff has incorporated refinements into the proposai.
This report reviews those refinements and responds to the concerns in the September 30” letter.

Introduction

The goal of the proposed amendments is to modemize County hotal regulations to reflect current stan-
dards, both within the hotel industry and in place within the land use codes of many other jurisdictions
throughout the country. The unincorporated area contains a variety of visitor accommodations, but
economic consultants have found that there is a need for modern, well-designed visitor accommodation
rooms and suites.” While it is difficult to conclude that the county’s current hotel regulations are the
main reason that there has been very limited new hotel or motel development in the unincorporated
area for many years, updating the Code to reflect modern industry standards and a more typical regula-
tory approach in use by many other jurisdictions is a worthwhile objeclive, consistent with the Board of
Supervisor's goal of modemizing and streamlining the county's land use regulations. The proposed
approach involves the “Type A" lype of accommodations that are typically located within urban and
tourist areas. The proposal reflects standards used by each of the cities located in the County, which
have experienced more interest and approvals of new visitor accommodations®.

The current code limits the number of rooms in any hotel or motel by density, which is the relationship
between the number of rooms and the net developable area on the parcel. The single standard of
1,100 square feet of property for each room without a kilchen applies countywide for “Type A” accom-

' The *Santa Cruz County Economic Vitality Strategy Phase 1 Economic Trends Report” prepared by BAE Urban
Economics in 2013 found that the quality of hotel stock has not kept pace with improvements in other areas that
ounpeia with the County for tourism.

? Attachment 7 shows hotel developments 2000-2013 along with the amount of developeble area per visitor ac-
commodation unit.
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modations. Staff believes that a more typical regulatory approach in use throughout the country would
also work for the unincorporated area. That approach is similar to how most other non-resideniial de-
velopment is regulated, which is not direcily by employee density or customer density or how many
people use the site, but by minimum setbacks, maximum height, parking requirements, envircnmental
constraints, and dasign raview. Market demand and availability of financing also determine the type of
hotel or motel that might be proposed for development, and how many rooms, and the size and nature
of those rooms given the type of customer the hotel product is oriented to.

The basis for and purpose of the county's existing density standard is not clear. Removing a “one size
fits all" site area per room approach would better allow for a hotel product to be proposed that would
“match” the number of rooms to the particular product type and setting of the property. This is a2 com-
mon approach to regulating hotel development’. The proposed amendments would therefore mest
another geoal, which is for County regulations to be more similar to the approach taken by most other
jurisdictions than is currently the case. If there are strong reasons for different regulations that is cer-
fainly fine, but staff cannot articulate a need for a hotel density standard for Type A hotels in the county.
Staff is wary of simply selecting another number to replace the current standard. For example, if it were
500 square feet of site area per hotel room, then that might establish a developer expeciation that the
County "must” allow a result of that calculation to be approved in a project. Yet there could be a scena-
rio where application of other zoning standards, along with design review and environmental review,
result in county staff recommending approval of a hotel project that would require more than 500
square feet of net developable area per hotel room.

Summary of Refinements to Proposed Amendments

The differences between the proposed amendments that were before your Board on October 1% and
the amendments before your Board today are as follows:

= Section 13.10.335 (BY1) was originally proposed to be changed to allow more than one on-site
employee housing unit within “Type A" hotel developments if warranted based on need. That
has been modified to allow only one employee dwelling per site.

« Currently the County Code allows a building in a commercial district to exceed the height limit
by up to five feet subject to review and recommendation by the Urban Deslgner and approval by
the Zoning Administrator following a public hearing. This provision is Section 13.10.510(D)2.
Originally staff had proposed that Section 13.10.333 be changed to state that the three story
limit would no longer apply to hotels and motels. Instead, the proposal is.lo have the provisions
state that 2 building that exceeds three stories may be considered, but only as part of a height
exception request made pursuant to 13.10.510(D)2 which requires a noticed public hearing, and
findings that the additional height complements or completes the architectural design, and com-
plies with applicable LCP policies, including those protecting scenic corridors and public view-
sheds. Any four-story development would most likely be pursuing the exira five feet allowed by
Section 13.10.510(D)2, so requiring the height exception is consistent with that approach.

Responses to Concerns of Wittwer & Parkin Letter dated September 30, 2013

This letter was received the day before the October 1st hearing and though it was provided to Board
members the comments were not able to be addressed at that time.

Maad for the Amendments

The staff report for the October 1* Board meeting (Attachment 10) documented the density of recent
hotel developments that have been approved or completed in the incorporaled cities of the County.
This indicates that the County standard of 1300 and 1100 square feet of developable property for each

* Attachment 8 shows whether local jurisdictions regulate hotels by density or by design and site standards. 5 7



General Plan and Ordinance Am nents o Holel Standards Attachment 10
Board of Supervisors Agenda

room, with and without kitchen respectively, is out of line with the modern average density. The recent
average in the cities is approximately 640 square feet per room. With regard to only using examples
from the incorporated areas, “Type A" accommodations within the unincorporated area would probably,
though not exclusively, be located in the urban areas of Live Oak, Soquel and Aptos/Rio del Mar.
These are urban areas and therefore the comparison to urban hotel development is relevant. Regard-
ing holei redevelopment and new hotels in rural areas, it is important to note that environmental con-
straints, such as minimum septic requirements and riparian or slope setbacks, would continue to oper-
ate and may have the effect of limiting room count,

As a clarification of the staff report, the need for “higher quality” rooms in the County is more accurately
stated as a need for modern rooms that would meet current industry standards for quality and ameni-
ties. This need is not confined to rooms in any particular cost range. An additional need, not discussed
in the previous staff report, is for the County’s hotel regulations to allow hotel designers more flexibility
in the types of rooms that they offer. This will help ensure thal smaller modemn rooms as well as larger
modem rooms and suites could be proposed.

As stated earlier, zoning development standards including minimum setbacks, maximum height and
parking requirements; along with environmental constrainis, the design review process, and market
demand and availability of financing will continue to be the primary factors that determine the type of
hotel or motel that might be proposed for development, in terms of the number of rooms, and the size
and nature of those rooms given the type of customer the hotel product is oriented to. Whether or not
improvements such as restaurants, gyms, meeting rooms and gardens are proposed as part of the ho-
tel site development also affects the number of rooms and cansequent “density” of the development.

Commenis ardin

The market for different types of hotel products is dynamic, and because it is not possible to foresee
when a project may be proposed one cannot predict the type of hotel product that might be pursued, or
the environmental conditions that will exist al thal time. As a resull, staff does not believe that any rea-
sonably foreseeable specific environmental impacts will result from the proposed code amendments.

Staff did consider the status of the two most prominent vacant sites in the unincorporated area that are
zoned for Visitor Accommodation (VA). Dominican Hospital, the owner of the Poor Clares property in
Seaciiff, states that they have no foreseeable plans to sall the property or to pursue a hotel develop-
ment project. Regarding the County-owned parcels on 7" Avenue near Brommer Street in Live Qak, it
is not clear what type of VA project might be proposed or in what time frame. The site must be dis-
posed of in accordance with state legislation governing dissolution of redevelopment agencies and sale
of unencumbered real properly assets. There is Lherefore nothing on which to base an analysis of im-
pacts that might resull from development on either of these properties and how it might be affected by
the proposed code amendments. It would be speculative to try to define a possible visitor accommoda-
tion project in terms of the amenities that might be included with a project, and the nature and number
of rooms that might be proposed.

The comment letter refers to the “relaxation of standards” and states that the ordinance “increases al-
lowable density”. It is important to note that site development standards (e.g. height and setbacks),
parking requirements, design review and environmental review will establish parameters for the number
of rooms in a future project, along with market considerations and what types of amenities may be in-
cluded within a project, as discussed above. Projects could be proposed at a range of “densities”, and
might be “lower density” on a site with proposed conference and restaurant space. Therelore, while
modemn rooms with standard amenities may be facilitated as a result of these code amendments, it is
not a given that density will increase. As noted previously, the type of hotel product and specific design
will determine how any given development proposal may affected by the amendment.
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The comment letter also refers to the October 1* proposal to allow a fourth story on hotels as long as
the overall height limit is respected and the design meets design review guidelines, as a “relaxation of
standards”. Staff continues to believe that allowing an additional slory does not “relax standards” in the
way that phrase is typically understood to mean a lowering of standards. The existing maximum height
regulations are not changing. The current code sets a 35-foot height limit, but allows a buliding in a
commercial district to exceed the height limit by up to five feet subject to review and recommendation
by the Urban Designer and approval by the Zoning Administrator following a public hearing. This provi-
sion is Section 13.10.510(D)2. Originally staff had proposed that Section 13.10.333 be changed to
state that the three story limit would no longer apply to hotels and molels. Instead, the current proposal
is to have the provisions state that a building that exceeds three stories may be considered, but only as
part of a height exception requesl made pursuant to 13.10.510{D)2 which requires a noticed public
hearing, and findings that the additional height complements or completes the architectural design, and
complies with applicable LCP policies, including those protecting scenic corridors and public view-
sheds. Any four-story development would most likely be pursuing the extra five feet allowed by Section
13.10.510(D)2, so requiring the height exception is consistent with that approach.

The comment letter specifically refers to water supply as an environmental impact thal should have
been evaluated in an Environmental Impact Reporl. Staff has previously noted that there are several
General Plan policies that address potential impacts on water supply with which any project must be
found o be consistent. These amendments do not change that. The General Plan policies are de-
scribed in section B.4 of the Environmental Review Initial Study (Attachment 6). In addition, no project
may go forward without a “will serve” letter from the applicable water purveyor and without complying
with all conservation measures, including water offsets, as administered by the purveyor. Parcels thal
have a private water supply must comply with County conservation measures. Staff believes that there
is no impact on water supply that can be characterized as reasonably foreseeable (see earlier sections
of this letter), and that existing reviews, as well as project specific CEQA review, will ensure full evalua-
tion.of any project relative to polential impact on water suppfy.

Finally, the comment letter, as with the comment letter related to the proposed sign exceptions ordin-
ance, stales that by referring to these amendmenis as part of an ongoing effort toward “regulatory
reform” they become part of an exisling program that is well defined enough to constitute a “project”
under CEQA. Stalf disagrees strongly with this characterization. The tarms “regulatory reform” or “code
modernization” refer to a broad goal that has been identified by your Board and the Department, which
is that the land use codes should be modernized, made more clear, and include streamlined permitting
approaches as appropriate in order to reduce the time and money it takes lo obtain permits, and there-
by reduce the level of unpermitted construction activity that occurs. In pursuit of this goal, the Planning
Department has been identifying confusing and/or overly complicated parts of the codes, and then stat-
ing a particular objective and developing a proposed project (code amendment) that would meet that
objective. This activily occurs at a pace that reflects resource availability (staff ime). There are larger
objectives that lead to larger “packages” of amendments, such as “Update Zoning District Use Charts
and Development Standards™. This package necessarily includes the “Update of Chapter 18.10 Permit
and Approval Procedures” due to the current structure of the use charts. That is a large package that is
complicated and still coming together, with the hope of having draft ordinances available for Board re-
view and acceptance as the “project description” early in 2014, so that the CEQA review of that large
package can begin.

At times, when staff identifies what it believes is a smaller, more-focused project objective that could be
prepared and processed more quickly, those smaller proposals are brought forward for consideration.
That is the case with this current proposal to modemize certain hotel development regulations. An Ini-
tial Study has been prepared and circulated, and no reasonably foreseeable potential for a significant
environmental impact has been idenlified that would result from adoption of the proposed code
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initial Study and Proposed Negative Declaration Circulated

An Initial Study and Negative Declaration (IS/ND) were completed for the version of the ordinance
amendments and GP/LCP amendments that were proposed on October 15t (Attachment 6), The differ-
ences between the version of the amendments that were proposed on October 1st and the current ver-
sion make the proposed regulations more stringent and therefore do not create any new or substantially
more severe significant impacts. Because new potentially significant impacts were not identified and
there were no previously identified potentially significant impacts that could be exacerbated by the dif-
ferencas, recirculation of the Initial Study and proposed Negative Declaration is not required.

Planning Commission Recommendation

As described in the Board packet of Oclober 1st, on September 11, 2013 the Planning Commission
held a duly noticed public hearing to consider the proposed ordinance. The four Planning Commis-
sioners present at the meeting voted unanimously to recommend that your Board adopt the attached
Initial Study / Negafive Declaration, (Attachment 8), approve the proposed amendment to General Plan
{ LCP Policy 2 16.7 and related Program "a” listed under General Plan / LCP Objective 2,16 (Attach-
ment 2), approve the proposed ordinance amendments [Attachment 4; strikeout-underline as Attach-
ment 5); and direct staff to submit the adopled amendments to the California Coastal Commission

Recommendations

Staff believes that the proposed ordinance amendments would modernize County standards for “Type
A" hotel development in VA, CT and C-2 zone districts and would bring the County Code into closer
alignment with industry standards and the approach taken by many jurisdictions, including cities within
Santa Cruz County. This will be accomplished by relying on site development standards, parking limits,
design review, environmental site constraints, and the market for product types to determine the num-
ber of allowable rooms within a2 holel development, rather than on a formula of density, by allowing a
fourth story to be considered as part of an application for the Urban Designer to approve five additional
feet of height, which is a process allowed in the current code; and by modemizing parking standards

It is therefore RECOMMENDED that your Board take the following actions:

1. Conduct a pubiic hearing on the proposed General Plan / LCP and ordinance amendments;

2. Adopt the Resolution (Attachment 1) adopting the Negative Declaration (Attachment 6), adopting
and General Pian / LCP amendment (Attachment 2), and directing staff to submit the amendments
to the Coastal Commission;

3. Approve in concept the proposed ordinance amendments (Attachment 4); and

4. Dirgct the Clerk of the Board to bring the ordinance approved in concept back to your Board for a
second reading on the next meeling agenda in order to finalize the amendment process.

MMENDED:

SUSAN A. MAURIELLOD
Countv Administrative Officer

1. Resolution .
2. Clean copy of General Plan / LCP amendment
2. Underline/Strikeout copy of General Plan amendment
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4. Clean copy of ordinance 0411
5. Underline/Strikeout copy of ordinance
B. Initial Study / Negative Declaration
7. Updated parcel area per unit of area hotels built or approved 2000 - 2013
8. Table indicating whether density is a factor in hotel regulation in local jurisdictions
9. Letter of Wittwer & Parkin, LLP, dated September 30, 2013
10. Selected seclions of Oclober 1, 2013 Board packel
11. Selected sections of Planning Commission packet from hearing of September 11, 2013

cc: County Counsel
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TELEPHOMNE. (851) 4294055 gé12

September 30, 2013
VIA EMAIL, AND HAND DELIVERY

Board of Supervisors
701 Ocean Street
Santa Cruz, CA 95060

Re: Agenda item: Comments on Revisions to Hotel Stendards Crdinazce, Generzl
Pian/L.CP Amendments and Comments on Iniiisl Study

Dear Board of Supervisors:

This office represents the Aptos Council and this lefter is written on its behalf,
concerning the proposed revisions to the County’s hotel development standards on the October 1,
2013 Agenda. The Planning Department has set forth a conclusory proposal to weaken standards
for hotel development, with no supporting evidence demonstrating the need for such relaxation
of standards in the first place, and further, without adequate environmental review of the
potential impacts of such relaxation of standards, which is required under the California
Environmental Quality Act (CEQA- Public Resources Code 21000 ef seg.)

A, The S:all Report Felis to Provids Adequste Information 2d Evidence
Regarding the Proposed Modificetions

The staff report paints a picture of the use of hotel room density restrictions as outdated
and “inconsistent with the metrics and standards of modem hotel development in general[,]” but
fails to provide any data to support this presumption. Instead, the staff report just states a broad
generality about the fact that greater hotel densities exist “{a]cross the country,” with no
supporting evidence. The only locally relevant examples of higher density hotels are from the
incorporated areas of the County, areas which may have different constraints, levels of
urbapization, or other restrictions that could potentially make density restrictions less crucial.
Clearly density has been an important consideration in the unincorporsted areas, in particular in
the Coastal zone, as evidenced by the LCP language the County proposes to delete in these
modifications: “Maintain a Visitor Accommodations zone district as part of the Santa Cruz

9%
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County Code to implement the Visitor Accommodations land use designation. The zone district

shall specify allowable densities for a variety of ovemight or extended stay lodging for visitors.™

The staff report also fails to identify the need for such a change, by for example,
identifying the putative “higher quality market scgments™ that are supposedly hampered by the
current density criteria. The staff report states that “[flew new hotels are constructed in the
unincorporated area...and this has limited the County’s ability to attract the demographic of the
tourist market that can contribute most to local economic vitality.” However, nowhere in the staff’
report are there any logical links made between hotel density and story restrictions and lagging
hotel development. The lack of this information begs questions that Board members would
presumably want to know — where, in their districts, higher density, four-story hotels with
reduced parking requirements could be developed, and what the covironmental and economic
impact of such development will be.

These revisions, like those to the County’s Sign Ordinance before the Board, are part of
the County’s self-proclaimed “Regulatory Reform Efforts™ which constitute a suite of prior,
pending and future County Code amendments contemplated by the Planning Department.
However, rather than perform the required environmental review of this project as a whole, the
County has engaged in a pattern and practice of segmenting or “piecemealing” these “Regulatory
Reform Efforts” by splitting the project up into numerous smaller segments in order to avoid
environmental review, in violation of CEQA. CEQA Guidelines §15378; Bozung v. Local
Agency Farmation Commission (1975) 13 Cal.3d 263.

B. The Failere to Prepare an EIR Violates CEQA

Although the County performed an Initial Study (IS) and Negative Declaration for these
revisions, the Initial Study/ND is fatally flawed in its required analysis of all Environmental
Factors Potentially Affected (IS at 2) because it defers all environmental review to a later time
when a “future project[] to construct or rehabilitate visitor accommodations within the
County...would require a future discretionary approval...” (IS at 18). This skirting of analysis is
expressly prohibited by CEQA.. As discussed in Californie Unions for Reliable Energy v. Mojave
Desert Air Quality Management Dist, (2009) 178 Cal. App. 4th 1225, in the context of an air
quality management district’s adoption of a rule concerning the use of road paving to offset
increases in airtborne dust:

! Program “&” under Objective 2.16, Visitor Accommodations Designation (C-V). The last
sentence is proposcd for deletion.
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Piecemeal envirommental review that ignores the environmental impacts of the cnd result
is not permitted. [Citations.]... The scope of review under CEQA is not confined to
immediate effects but extends to reasonably joreseeable indirect physical changes to the
environment. [Citations.] An agency action is not exempt from CEQA simply because it
will not have an immediate or direct effect on the environment. CEQA applies if it is
reasonably foreseeable that environmental impacts will ultimately result. [Citations.]'"...
the focus must be not on the project alone, but rather on the project’s regsonably
foreseeable direct and indirect physical effects. While the adoption of Rule 1406 did not
cause any road paving by itself, certainly it encouraged third purties to pave roads. It is
reasonably foreseeable that, if the District allows applicants to obtain PM10 offsets by
paving roads, at least some applicants will do so. Otherwise, why adopt the rule?

178 Cal. App. 4th at 1242, 1244 (emphases added).

The County therefore cannot simply state that because the project “consists of regulatory
changes, which by themselves will have no physical effect on the environment”™ that the revisions
are therefore exempt from full CEQA review. (Staff Report at 3). Indeed, why would the County
adopt such revisions if not to encourage, foster and increase the number of hotels developed?
Here, the County even specifically admits that “[i]f the density limitation is removead, the number
of hotel rooms allowed on various sites could increase...” This acknowledgement supports the
need for preparation of an Environmental Impact Report (EIR). An EIR is required whenever
substantial evidence in the record supports a “fair argument” that significant impacts may occur
as a resnlt of the project. Public Resources Code §§ 21080, 21100; CEQA Guidelines, §15064.
The “fair argument” standard creates a “low threshold” for requiring preparation of an EIR.
Architectural Heritage Assn. v. County of Monterey (2004) 122 Cal. App. 4th 1095, 1110 (*This
test establishes a low threshold for initial preparation of an EIR, which reflects a preference for
resolving doubts in favor of environmental review.[Citations]."”)

Moreover, the County inappropriately alludes to programmatic EIRs as justification for
not completing full environmental review at this time; "CEQA provides a process for performing
environmental review on a programmatic level for projects such as ordinance amendments.
When a particular development is proposed, it will be subject to full CEQA review...” Staff
Report at 2. The County has not however, completed a programmatic EIR on which to rely in
this matter. A negative declaration does not provide the same level of analysis of environmental
impacts and does not require mitigations.

Fuor example, the County punls on & arucial assessment of impacts and mitiganion

measures for water resources, an issue highlighted by the City of Santa Croz Water Department
i its letter. The staff report states: “When a particular development is proposed, it will be subject
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to full CEQA review, and at that time water supply availability and any impact on water supply
can be evaluated and addressed.™ Clearly however, an ordinance amendment that increases the
aliowable density and storics of hotels (i.e., a relaxation of standards), will have 2 cumulative
impact on waier supplies — a hotel under the new ordinance with the same footprint can now
accommodate a significantly greater number of water users. This issue alone requires the full
analysis of impacts and mitigation measures afforded by the EIR process. See California Unions,
178 Cal. App. 4th at 1240, supra (“Rulemaking proceedings cannot be found exempt, however,
when the rule has the effect of weakening environmental standards.™) See also International
Longshoremen’'s & Warehousemen'’s Union, Local 35 v. Board of Supervisors (1981) 116

Cal. App.3d 265 (an air district rule relaxing nitrous oxide emission standards was not
categorically exempt from environmentzl review because there was the potential for a significant
adverse environmental impacts caused by affirmative governmental agency action altering the
status guo.)

As another example, although the IS defers all analysis of “Visual Resources and
Aesthetics™ to future projects, allowing four stories could have a visual impact on aesthetics in
the County. While the Planmng Department staff point out that “[w]ell designed, attractive four-
story hotels could be constructed [within existing height limitations,]” the Negative Declaration
does not even include a mitigation measure to enforce this perceived standard. Indeed, there are
no mitigations whatsoever proposed here. There are numerous other examples, including impacts
to “Transportation and Traffic.” By increasing hotel density and decreasing parking, clearly there
could be potentielly significant impacts on traffic and parking. which are inadequately analyzed
in the IS, due to the fact that analysis of those issues is simply being deferred to future projects.
Indeed, this deferral of review infects the entire anzalysis of all potential impacts.

In sum, the Planning Department has failed to provide County decision makers with
adequate evidence and data supporting the proposed reluxation of hofel development standards.
Maoreover, the County’s IS is legally inadequate — an EIR is required not only due to the fact that
the modifications constitute a relaxztion of envirommental standards, but also because the
County cannot piecemeal large-scale regulatory reform such as this by simply hiding behind the
notion that impacts will be addressed at a later time. Accordingly, we respectfully reguest that
the County perform full environmental review for these proposed changes as required under
CEQA.

Pursuant to Public Resources Code § 21167(1f), 1 am requesting that the County forward a
Notice of Determination to me if and when the Project is finally approved. That section

provides:
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1f a person has made a written request to the public agency for a copy of the notice
specified in Section 21108 or 21152 prior to the date on which the agency approves or
determines to carry out the project, then not later than five days from the date of the
agency's action, the public agency shall deposit a written copy of the notice addressed to
that person in the United States mail, first class postage prepaid.

Thank you for your consideration of these comments.

Very truly yours,
WITTWER & PARKIN, LLP

Ol

Nicole G. Di Camillo

cc: Chris Cheleden, County Counsel
Client
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VIAHAND DELIVERY AND EMAIL

Board of Supervisors
County of Santa Cruz

701 Ocean Street, 5 Floor
Santa Cruz, CA 95060

Ra:  Agends Iten: 35; Coutinuwed Public Hearing to Consider Amending Local
Consial Frogram Policy 2.16.18 sed Chapier 13.19 of the Baziz Cruz County
Code Concerning Hotsls sud Moiels in Commiercial Diniricts

Dear Members of the Board:

As you know, this office represents the Aptos Council with respect to the above
referenced matter. This letter is to respond to a Staff Report to you dated October 24, 2013 (that
was just released publicly yesterday). While wre appreciate the Staff’s willingness to meet with us
concerning these amendments (and the sign ordinance amendments also on your agenda), we
stand by our previous communication to you on September 30, 2013 concerning this item, and
incorporate that previous letter by reference. Nothing in the additional Staff Report, or the
revisions, since you last reviewed this item changes the assertions in our letter.

We note that the addition of language (since the last time you reviewed these
amendments) requiring thet permission for a four-story hotel must be considered as part of a
height exception really adds nothing of subsiance to the amendments. A height exception is
needed to exceed the 35-fool maximum height limitation, and it is impractical to build a four-
story hotel within 35 feet. So as a practical matter, a height exception would always be needed
for a four-story hotel even under the iteration of the amendmenis presented to you at your
October 1, 2013 meeting. We note that the General Plan and the zoning code currently do not
allow four story buildings anywhere in unincorporated Santa Cruz County. This will cause a
potential radical visual change that will conflict with other development adjacent to such
projects, or lead to calls for other uses to have the same ability to build four-story structures.
Thus, we strongly urge the Board to leave ihe restriction on stories in place.

Finally, we disagree with the Staff Report’s analysis concerning piecemeal environmental
review. In fact, the Board is also considering separaiely on the same agenda as this item that
joosens resirictions for signs (agenda ilem 36). The County is clearly piecemealing zoning code
changes with Negative Declarations and Exemptions. The scope of changes proposed require

WITTWER PAREIN LLP [ 147 5. RIVER ST., 5TE. 211 | sAnNTA cRUZ, CA ,l'gjnf‘m / H31.420.4055%
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maore robust environmental review in the form of an EIR with public review and comment.
Moreover, the cumulative effect, including the cumulative visual impact, of allowing higher
density motels und hotels with four stories in conjunction with less restrictive requirements in
other code provisions (such as the allowance of more signs if you also approve agenda item 36)
must be addressed.

Thank you for your consideration of these comments.

Very truly yours,
PARKIN LLP

P Parkin

cc: Kathy Previsich (via email only)
Chris Cheleden, Esqg. (via email only)
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November 4, 2013
VIiA HAND DELIVERY AND EMAIL
Board of Supervisors
County of Santa Cruz
701 Ocean Street, 5* Floor
Santa Cruz, CA 95060

Re:  Ageoda Iiem 35; Contiuned Public Hesriug to Consider Amendiang Local
Coastal Program Policy 2.16,10 and Chapter 13,10 of the Serta Cruz Counnty
Code Comcarning Hotels and Motels in Commercizl Disiricts

Dear Members of the Board:

As you know, this office represents the Aptos Council with respect to the above
referenced agenda item. One of the reasons touted for removing the density standards for hotels
and motels is that other jurisdictions do not regulate density for these types of development. We
reviewed a sampling of other codes along the coast from Santa Cruz County to the City of Santa
Barbara. What we found is that other jurisdictions along this siretch of coast regulate hotel and
motel density through limits on units per lot area, lot coverage standards and/or floor area ratios.
Moreover, many of these jurisdiciions limit height to 35 feet and/or three storics. For your
convenience we are attaching some of the ordinances we reviewed from these jurisdictions.
Even the City of Santa Cruz heavily regulates height and density of hotels and motels in most of
its zoning designations. Thus, the County's current approach is not inconsistent with other
jurisdictions in Santa Cruz County or the region. Thus, if you adopt the proposed amendments,
Santa Cruz Coumty will be far less restrictive than other jurisdictions.

Currently, under the County General Plan and the zoning code no buildings in Santa Cruz
County may exceed three stories, If these revisions are epproved by the Board, the County is
embarking on an entirely new direction for development in Santa Cruz County. The effects of
eliminating any limitation on the number of units and allowing four storics has not been properly
analyzed in the Negative Declarstion. Indeed, the only limitation on density for botels and
motels will be parking. And if a developer proposed underground parking, there will be little
limitation on the number of units. This is particularly true since setbacks in commercials areas
for side arid rear setbacks is zere in a large majority of instances.

There will be potentially significant impucts to water supply, aesthetics, traffic, etc. which
have been deferred until there is an actual project proposed. As our previous correspondence

WITTWER PARKIN LL? [ 147 8. RIVER 8T., sTE. 221 [ sANTA CRUZ, €A [ n5060 [ B31.429.4055
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explained, the effects of the regulatory changes must be analyzed now befare the Board approves
amendments to the General Plan and the County Code. Therefore, the Negative Declaration fails
to comply with the California Environmental Quality Act. California Unions for Reliable
Energy v. Mojave Desert Air Quality Management Dist. (2009) 178 Cal. App. 4th 1225

Thank you for your consideration of these additiona! materials.

Very truly yours,
ER PARKIN LLP

William F Parkin
Encl.

ce: Kathy Previsich (via email only)
Chris Cheleden, Esq. (via email only)
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Attachment 11

Attachment to Wittwer & Parkin Letter
Dated November 4, 2013

The Wittwer and Parkin Letters, Attachment 11, include a 93 page
attachment regarding other jurisdictions’ zoning ordinances, available online
only.

The attachment is provided in the online Board of Supervisors agenda packet.
To view the full attachment, please go to the County Government Home Page.
Under Popular Links, click on Board of Supervisors' Meeting Agendas &
Minutes. Then click on Year 2014, January, and 01-28-2014 agenda. Find the
Hotels item on the Regular Agenda, click on the agenda number, and scroll
down to Attachment 11.

To request a paper copy of this document, please contact Jerry Busch at 831-
454-3234.

EXHHﬂTKEi
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1. The amenity level of the development, the quality of the architecture, and the
landscaping provided substantially enhance the site; 0423

2. The bulk, massing, height, and roofiines of the proposed development are found to
be consistent with the Design Criteria and add to the architectural quality of the

neighborhood; and

3. The sifing, landscaping, access, and design of the proposed development
demonstrate a sensitive relationship to the San Lorenzo River and maximize the nstural
attributes of this riverside location,

(Ord. 2000-18 § 6 (part), 2000).
Part 7: R-T TOURIST RESIDERTIAL DISTRICT

24.10.600 PURPOSE.

The purpose of the R-T Tourist Residential District is to establish a zoning district to
accommodate a mix of residential, motel, and commercial land uses end to preserve historical
buildings and trees within the district. Recognizing this variety of lend uses and the desire fo
utilze existing land uses, the R-T District Is divided into five subdistricts: Medium-Density
Residential, Motel Residential, Beach Commercial, Beach Residential, and High/Medium
Censity Residential. Each subdistrict is designed to ensure compatibility of uses, upgrade the
ares by ensuring a high quality of new developments, and promote a suitable environment for
residential and tourist-oriented uses. This section of the Zoning Ordinance Is also part of the
Local Coastal Implementation Plan,

(Ord. 2000-18 § 4 (part), 2000: Ord. 94-33 § 32, 1994: Ord. 85-05 § 1 (part), 1985).

24.10,504 Repesled iy Crd. 200C-18 § 4.
Part 7A: R-T(A) SUBDISTRICT A — MEDIUM-DENSITY RESIDENTIAL

2£.10.5302 PURPOSE.

The purpose of Subdistrict A is 1o establish standards for medium-density residential uses
which promole and protect the residential characteristics of the subdistrict and provide a
suitable environment for its residents. To preserve the architectural and historic eharacter of
this subdistrict, all new development will be reviewed fo ensure high-quality design compatible
with surrounding residential uses, in compliance with the Beach Hill Design Guidelines of the
Beach and South of Laurel Comprehensive Area Plan.

(Ord. 2000-18 § 4 (part), 2000: Ord. 85-05 § 1 (parf), 1885).

24.10.503 PRINCIPAL PERMITTED LUSES.

1. The following uses are subject io approval of a2 design permit and other requirements of

the Municipal Code. (Numerical references at the end of these categories reflect the general

usea classifications lisled in the city's land use codes. Further refinement of uses within these

catagories can be found in the lznd use codes, but they are not intended to be an exhaustive

list of potential uses.)
a. Duplexes; (810)
b. Small family day care facility in single-family home or duplex (510a);

o7
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c. Accessory Uses. Other uses and buildings customarily appurtenant to a
permitted use, subject to the provisions of Section 24.12.140, accessory buildings. 6424

2. Accessory dwelling units subject to the provisions of Chapter 24.16 Part 2, except
accessory dwelling units are not subject to approval of a design permit.

(Ord. 2003-17 § 6 (part), 2003; Ord. 2003-16 § 6 (part), 2003: Ord. 2000-18 § 4 (part), 2000).

24,10.604 USE PERMIT REQUIREMENT.

1. The following uses are subject to approval of an administrative use permit and a design
parmit and other requirements of the Municipal Code. (Numerical references at the end of
these categories reflect the general use classifications listed in the city's land use codes.
Further refinement of uses within these categories can be found in the land use codes, but they
are not intended to be an exhaustive list of potential uses.):

a. Single-family dwellings; (810)

b. Accessory bulldings centaining plumbing fixtures subject to the provisions of
Section 24.12.140.

c. Muliiple dwellings, townhouse dwelling groups, and condominiums (three to nine
units}); (830}

d. Accessory dwelling units subject to the provisions of Chapter 24.16 Part 2,
except that accessory dwelling units are not subject to approval of a design permit.

2. The following uses are subject to approval of a special use permit and a design
permit and other requirements of the Municipal Code. (Numerical references at the end of
these calegories reflect the general use classifications listed in the city’s land use codes,
Further refinement of uses within these categories can be found In the land use codes,
but they are nol intended to be an exhaustive list of potential uses.):

a. Bed-and-breakfast inns, subject to the requirements contained ' Part 9, Chapter
24.12; (300c)

b. Large community care facilities; (850e)
c. Large family daycare facilities; (510a)
d. Group care homes; (B50e)

e. Mulliple dwellings, townhouse dwelling groups, and cendominiums, ten units or
more; (840)

f. Public and private commercial parking,

g. Public and private noncommercial recreation areas, buildings and facilities such
as parks; {710)

h. Pubiic and guasi-public buiidings and uses including recreational, educational,
religious, cultural or public utility or service nature; but not induding corporation
yards, storage or repair yards, and warehouses; (500, 510, 530, 540, 570)

i. Retirement homes or centers. (BS0b)
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(Ord. 2005-15 § 4, 2005: Ord. 2003-17 § 6 (part), 2003; Ord. 2003-16 § 6 (part), 2003: Ord.
2002-25 § 6, 2002: Ord. 2000-18 § 4 (part), 2000: Ord. 96-38 § 7, 1996: Ord. 88-50 § 10, 1988;
Ord. B8-25 § 5, 1988; Ord. 85-66 § 9, 1985: Ord. 85-05§ 1 (pat), 1985).

0425
24.10.806 USE DETERMINATION.
Any other use or service establishment determined by the zoning administrator to be of the
same general character as the foregoing uses, and which will not impair the present or
polential use of adjacent properlies, may be permittad. A use permil shall be requirad and
processed pursuant to Part 1, Chapter 24.08, Use Permits, of this tithe,
(Ord. 2000-18 § 4 (part), 2000: Ord. 85-05 § i (part), 1385).
24,10.608 DISTRICT REGULATIONS.
1. General
Dwelling Unit Type
Provision 3or Othar
One-remily Detached Duplex more
Uses
unks
a. Maximum Heaight of Buildings
» Number of Stories 2 2 3 3
= Principal buildings (feet) 30 30 36 36
= Accessory bulldings {feet) 15 15 18 15
b. Milnimum lot area (net) (square
feet) 5,000 5,000 8,000 8,000
c. Mmimum lol area (net) per i
dweliing unit (squere feet) 5.000 2,500 1,450 -
d. Minimum lot width (feet) 50 50 65 85
e, Usable open space per dwelling
unit (square fest) - - 400 =

2. Setback Reguiremenis,

a. The minimum front yard setback shall be fifleen feet or one fool of setback for
each three feet of height, or portion thereof, of a structure, whichever is greater,
except that the front yard may be reduced o not less than six feet for a portion not to
exceed fifty parcent of the building frontage, providing that a total of ten square feet
of front yard is provided for each lineal foot of fotal lot frontage. Such reduction of
front yard depth shall not be permitied on a corner lot, within twelve feet of any side

streat lot line.

b. The minimum rear sethack shall be fen feet, or one foot of setback for each three
feet of heighl, or portion thereof, of structure, whichever (s greater,

¢ The minimum side yard setback shall be five feet for the first story and one foot
of setback for each fhree feet of height, or portion thereof, of structure, whichever is
greater for the second slory and above.

o7
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d. There shall be no side yard required for townhouses, or interior lots except there
shall be a minimum side yard setback at the interior end of a towrnhouse group of five
feel or one fool of setback for each three feet of height, or portion thereof, of a

structure, whichever |8 greater. 0426

e. The minimum exterior side yard setback shall be eight feet, or one foot of
setback for each three feet of height, or portion thereof, of a structure, whichewver is

greater.

f. The Minimum Distance Between Buiidings on the Same Lot. Between main
buildings, induding accessory dwelling units, shall be ten feet, or one foot of setback
for each two feet of height of the tallest building, or portion therecf, whichever is
greaier; between main buildings and cne-story accessory buildings, six feet: between

accessory buildings, six feet.

g. Forany attached garage or carport fronting on a front or exterior side property
line, the setback shall be twenty feet from said property line.

3. Other Requirements. Other regulafions which may be applicable to site design in this
Zone are st forth in General Site Design Standards, Parl 2, Chapter 24,12, and the
Design Guidelines of the Beach and South of Laurel Comprehensive Area Plan,

4. Al new development adjacent to a "COMN — Neighborhood Conservation District”
overlay zone shall comply with Section 24,10.4050 standards for new construction on
sites abutting overlay district boundaries, to ensure compatibility with the established

district.

(Ord. 2003-02 § 2, 2004: Ord. 2000-18 § 4 (part), 2000; Ord, 88-41 § 2, 1988; Ord. 88-24 § 5,
1988: Ord. 85-05 § 1 (part), 1985).

Part YB: R-T(B) SUBDISTRICT B — MOTEL RESIDENTIAL

24.50.570 PURPOSE.

The purpose of Subdistrict B is lo establish and control uses to ensure a compatible mixture of
uses addressing the needs of residents and tourists. Dominant uses contemplated are motel
and medium-density residential uses. To encourage development which is attractive to both
permanent residents and tourists, emphasis will be placed on compatibility of desian,
landscaping, and a comprehensive review of site planning in compliznce with the Design
Guidelines of the Beach and South of Laurel Comprehensive Area Plan,

(Ord. 2000-18 § 5 (part), 2000: Ord. 85-05 § 1 (part), 1985).

24.10.611 PRIHCIPAL PERMITTED USES.
1. Accessory dwelling uniis subject to the provisions of Chapter 24,18 Par 2.

(Ord. 2003-17 § 7 (part), 2003; Ord. 2003-16 § 7 (part), 2003).

24.10.512 USE PERMIT REQUIREMENTS.

1. The following uses are subject to approval of an administrative use permit and a design
permit and other requiremanis of the Municipal Code, {Numerical references at the end of
these categories reflect the general use classifications listed in the city's land use codes.
Further refinement of uses within these categories can be found in the land use codes, but they
are not intended to be an exhaustive list of potential uses.}
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a. Mulliple dweliings, townhouse dwelling groups, and condominiums, nine units or
fewer (830).
0427
b. Single-family and duplex dwellings (800, 810).
c. Storage and equipment structures.
Temporary struciures and uses.

e. The providing of board and room for not mare than two paying guests per
dwelling unit, when located within principal building,

f. Accessory buildings containing plumbing fidures subject io the provisians of
Section 24,12.140.

g. Wireless telecommunication facilities, subject o the regulations in Part 15 of
Chapter 24,12.
2. The following uses are subject to approval of a speclal use permit and a design
permit and other requirements of the Municipal Code. (Numerical references at the end of
these calegories reflect ihe general use classifications listed in the cily's land use codes.
Further refinement of uses within these calegories can be found in the land use codes,
but they are not intended to be an exhaustive list of potential uses.)

a. Coffes shops subjecl to the live enteriainment regulations in Part 2 of Chapter
24.12 (280g).

b. Large community care facilifies (850e).
c. Large family daycare facilities (510a).

d. Motel, hotel and bed-and-breakfast inn uses subject fo annual business license
review (300}

e, Multiple dwellings, townhouse dwelling groups, and condominiums, ten units or
more (840),

f. Public and private commercial parking {840, 850).
g. Public and private noncommercial recreation areas, buildings and facilifies such
as parks (710).

h. Public and quasi-public buildings and uses of an administrative, recreational,
religious, cultural or public utility or service nature; bui not induding corporation
vards, slorage or repair yards, and warehouses (500, 510, 530, 540, 570).

I. Retiremant homes or centers (850b).

(Ord. 2005-30 § 1, 2005; Ord. 2005-15 § 5, 2005: Ord. 2004-27 § 4, 2004: Ord. 2004-02 § 4,
2004; Ord. 2003-17 § 7 (part), 2003; Ord, 2003-16 § 7 (part), 2003: Ord. 2002-25 § 7, 2002:
Ord. 2002-02 § 1 (part), 2002: Ord. 2000-18 § § (part), 2000: Ord, 96-38 § §, 1886: Ord. 83-21
§ 1, 1993; Ord. 88-80 § 11, 1988; Ord. 88-25 § 6, 1988; Ord. 85-66 § 10, 1985: Ord, 85-05§ 1

(part), 1985).
24.10,614 USE DETERMINATION.

o7
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Any other use or service establishment determined by the zoning administrator to be of the
same general characler as the foregoing principal permitted uses, and which will not impair the

present or potential use of adjacent properties, may be permitted. A use permit shall be
required and processed pursuant to Part |, Chapter 24.08, Use Permits, of this title, G428

(Ord. 2000-18 § 5 (part), 2000: Ord. 85-05 § 1 (part), 1985).

24.10.616 DISTRICT REGULATIONS,
1. General.
- Dwelling Unit Vype Medium Density Residzntisl
Provision Jor |
mora Other
One-Family Detached Duplex units Uses
a. Maximum Height of Buildings
|+ Number of Stories 2 2 3 3
= Principal buildings (feet) 30 30 a6 36
| = Accessory buildings (feef) 15 15 15 16
b. Minimum lot area (net) (square ;
fesat) 5,000 5000 8,000 8,000
¢. Minimum lot area (net) per
dwelling unit (square feet) 5,000 2,500 1,450 -
d. Minimum lof width (faet) 50 50 1] 65
e. Usable open apace per dwelling
unit (square feet) - - 400 | -

2. Setback Requirements.

a. The minimum front yard setback shall be fifteen feet or one fool of setback for
each three feet of height, or portion thereof, of a structure, whichever is greater;
axcept that the front yard may be reduced fo not less than six fee! for a portion not to
exceed fifty percent of the building frontage, providing that a total of ten square fest
of front yard is provided for sach lineal foot of tolal lot frontage, Such reduction of
front yard depth shail not be permitted on a corner lot, within twelve feet of any side
strest lot line.

b, The minimum rear sathack shall be ten feet, or one foot of sethack for each three
feet of height, or portion thereof, of a structure, whichever is greater.

c. The minimum side yard setback shall be five feet for the first story and one foot
of selback for each three jest of height, or portion thereof, of structure, whichever is
greater, for the second story and above,

d. There shall be no side vard reguired for fownhouses on interior lots except thers
shall be a minimum side yard setback at the interior end of & townhouse group of five
feet or one foot of setback for each three feet of height, or portion thereof, of a
structure, whichever is greater

Y
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e. The minimum exierior side yard setback shall be sight feet, or one foot of

seiback for each three feet of height, or portion thereof, of a structure, whichever is
greater. 5420
f The Minimum Distance Between Buildings on the Same Lot. Between main

buildings, including accessory dwelling units, shall be ten feet, or one foot of setback
for each two feet of height of the tallest building, or portion thereof, whichever is

greatar; between main buildings and one-story accessory buildings, six feel; behween
accessory buildings, six feet

0. For any attached or detached garage or carport fronting on a front or exierior
side properly line, the setback shall be twenty feet from said property line.

3. Other Requirements. Other regulations which may be applicable to site design in this
zone are set forth in General Site Design Standards, Part 2, Chapter 24.12. and the
Design Guidelines of the Beach and South of Laurel Comprehensive Area Plan.

4. All new development adjacent to a "CON - Neighborhood Conservation District”
overlay zone shzll comply with Section 24.10.4060 standards for new construction on
sites abutting overlay districi boundaries, ta ensure compatibility with the established

district
(Ord. 2004-02 § 5, 2004: Ord. 2000-18 § 5 (part), 2000: Ord. 88-41 § 3, 1968; Ord. 86-24 § 6,
1988: Ord. 85-05 § 1 (part), 1985).

Part 7B.1: R-T (EYPER — MOTEL RESIDENTIAL PERFORMANGCE OVERLAY

24.10.617.1 PURPCSE.

The purpose of the Mozl Residential Performance Overay district is to establish and control
uses to ensure developmant which profects neighborhood Integrity while supporting
appropriate uses, The goal of the RTB/PER District is to limit the future development of hotel or
motel rooms in the district, but to allow ancillary hotel support faciiities as well as additional
residential development

(Ord. 2000-18 § 8 (pari), 2000).

24.10.817.2 USE PERMIT REQUIREMENT.
The cverlay district allows all of the uses identified in the underlying RTB zone with the
exception that new motel or hotel rooms will not be allowed.

The following uses are alflowed in the overlay district subject to a Special Use Permit and a
Design Permit, in compliznce with the Design Guidelines of the Beach and South of Laurel
Comprehensive Area Plan.

8. Indoor and outdoor recraation facilities and other facilities related to existing.
hotei or motel faciliiies.

b. Bed and Brealfast Inns.
{Ord. 2000-18 § 9 (part), 2000).

24.10.61T7.3 DISTRICT REGULATIONS.
1. General.

o7
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Dwelling Unit Type 0430
e unn::::-? Duplex 3 ol | Gl Uoss

a. Maximum Height of Buildings
= Number of Storles 2 2 3 3
» Principal buildings (feet) 30 30 36 38
« Accessory buildings (feet) 15 15 15 15
b. Minimum lof area (net) (square feet) 5,000 5,000 8,000 8,000
c. Minimum lot area (net) per dwelling unit 5,000 2,500 1,450 -
(square feet)
d. Minimum lot width (feet) 50 50 85 B85
;}Uuhi& open space per dwelling unit (sq. - - 400 -

2. Setback Regquirements.

o7
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a.  The minimum front yard setback shall be fifleen feet or one foot of setback for
each three featl of height, or portion thereof, of a structure, whichever is greater;
except that the front yard may be reduced to not less than six feet for a portion not to
exceed fifty parcent of the building frontage, providing that a total of ten square feet
of front yard is provided for each lineal foot of total lot frontage. Such reduction of
frant yard depth shall not be permitted on a corner lot, within twelve feet of any side
street iot line.

b. The minimum rear setback shall be len feel. or one fool of setback for each three
feet of height, or portion thereof, of a structure, whichever is greater.

c. The minimum side yard setback shall be five feet for the first story and one foot
of setback for each three feet of height, or portion thereof, of structure, whichever is
graater, for the second story and above.

d. There shall be no side yard required for townhouses on Interlor lols except there
shall be a minimum side yard sethack al {he interior end of a townhouse group of five
feat or one fool of setback for each three feet of height. or portion thereof, of a
structure, whichever is greater.

€. The minimum exterior side yard setback shall be eight feet, or one foot of
setback for each three feet of height, or portion thereof, of a structure, whichever is
greater.

f. The winimum Distance Between Buildings on the Same Lot. Between main
buildings, including accessory dwelling units, shall be ten feet, or one foot of setback
for aach two feet of height of the taliest building, or portion thereof, whichever is
greater; between main buildings and one-story accessory buildings, six feet: between
accessory buildings, six feet.

g. Forany attached or detached garage or carport fronting on a front or exterior
side property line, the seiback shall be twenty feet from said property line.

11/472013



Chapter 24.10 LAND USE DISTRICTS Page 37 of 131
Attachment 11

3. Other Requirements. Other regulations which may be applicable to site design in this
zone are set forth In General Site Design Standards, Part 2, Chapter 24.12, and the | 0431

Design Guidelines of the Beach and South of Laurel Comprehensive Area Plan. In
addition, development on sites located within the district which fronts on West CHiff Drive

shall canform fo design slandards governing development on West CIiff.
4. Siting.

8. Development shall be designed to create plazas and pedestrian spaces featuring
amenities such as shade, banches, outdoor dining, fountains, gardens and

performance spaces.

b. Buiding facades shall be articulated with wall offsets, recesses openings
omameniation, and appropriate colors and materials to add texture and detail to the

strealscape.

¢ Any third slory element of residential or support development shall be stepped
back from the two story element by at least 15 feet, from the property lines at the
streets.

d. Buildings design shall be encouraged to include significant building modulation
and roof form arficulation as specified within the Design Guidalines.

e. Al required fron! setback areas shall be landscaped in sccordance with he
standards or the Design Guidelines.

5. Al new development adjacent fo a “CON — Neighborhood Conservation Disfrict”
overlay zone shall comply with Section 24.10.4080 standards for new construction on
sites abutting overlay district boundaries, to ensure compatibility with the established
district.

(Ord, 2000-18 § 9 (part), 2000).
Part 7C: R-T(C) SUBDISTRICT C - BEACH CCMMERCIAL

24.10.698 PURPOSE.

The purpose of the R-T(C) Subdistrict is to establish standards for development of residential
vses mixed with neighborhood commercial, motel, and regional tourist commercial use. These
standards are designed both to improve existing usas and encourage new developments in a
manner that maintains a harmonious balance between residential and regional commercial
uses. It is the intent of this zoning that preservation of La Bahia be conducted in accordance
with the measures described in the certified final Environmental Impact Report for the Beach
and South of Laurel Comprehensive Area Plan.

(Ord. 2000-18 § 7 (part), 2000: Ord. 83-21 § 2, 1993: Ord. 85-05 § i (part), 1985).

24.70.619 PRINCIPAL PERFSITTED USES.

1. The following uses are aliowed, subject to a Design Pammit and other requirements of the
Municipal Code. {(Numerical references at the end of these categories refiect the general use
classifications sted in the cily's land use codes. Furiher refinement of uses within these
categories can be found in the land use codes, but they are not iniended to be an exhaustive

list of potential uses.)
a. Food and beverage stores (sxcept liquor stores) (240); 5 7
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b. Motel, hotel, and bed-and-breakfast inn uses subject to annual business license
review (300); 0432

c. One or two multiple-family units when located above the first fioor of permitted
commercial uses with no additional parking required (820);

d. Ofi-gite parking fewer than five spaces (930);
e. Small family day care facility In single-family home or duplex,

f. Eating and drinking establishments without alcohol sales and subject to the live
entertainment regulations in Part 2 of Chapter 24.12 (280),

2. Accessory Uses. Other uses and buildings customarily appurlenant to a permitted
use, subject 1o the provisions of Section 24 12,140, accessory buildings, and Section
24.10620.

(Ord. 2005-30 § 2 (parf), 2005 Ord. 2000-18 § 7 (part), 2000: Ord. 96-39 § 9, 1996: Ord, 93-21
§ 3, 1993).

24.10.620 USE PERMIT REQUIREMENT.
{1} The following uses require an administrative use permit and design permit and are
subject 1o other applicable requirements of the Municipal Code. (Numerical references at
the end of these categories reflect the general usa classifications listed in the city's land
use codes Subcataegories of uses within these use categories can be found in the land
use codes, but they are not intended to be an exhausiive list of potential uses.)

(a) Accessory buildings containing plumizing fixtures subject to provisions of Section
24 12 140;

{b) Acting/artimusic/dancefstudios/schools (510);

{c) Apparel and accessory stores (250);

(d) Churches (500},

(e} Community oroanizations, associations, clubs and meating halls (570},

(i Convenience siores, subject to alcohol regulations in Part 12 of Chapter 24.12 (240B);

(g) Developed parks (710);
{h) Undeveloped parks and open space (700};

(i} Esating and drinking establishments {except bars and fast-food restaurants) subject fo live
entartainment and alcohol regulations of Chapter 24.12 (280);

() Educational facilies (public/private) (510);

(k) General merchandisas stores (drug and department stores) (230);

{) Government and public agencies (530);

{m) Home fumishings (270);

{n) Liguor slores, subject to alcohol regulations in Part 12 of Chapter 24 12 (2408),

o7
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(o) Mixed residential, and commercial developments when multiple family units are located
above first floor of commercial uses, subject to the R-T{A) Districi regulations (830), 6433

(p) Muitiple dwellings, lownhouse dwelling groups and condominiums (three 1o nine units)
subject o the R-T(A) District regulations (830);

(@ Museum and art galleries (600),

() Professional offices associaled with a visitor-serving use (400),

(s} Repairs, akerations, maintenance services to household items (except boat repair) (340);
(1) Single-room occupancy (SRO) housing, fiteen units or fewer (880);

(u) Specalty retail supply stores (280),

(vi Temporary structures and uses;

(w) Video rental (3608);

{x) Sports and recrealion facilities, without alcohol sales (720);

{y) Wireless lelecommunications facilities, subject to the regulations in Part 15 of Chapter
24.12.

(2) The following uses require a special use permit and design permit and are subject {o
other applicable requirements of the municipal code. (Numerical refarances at the end of
these categories refiect the general use classifications listed in the city’s land use codes.
Subcategories of usas within these use categories can ba found in the land use codes,
but they are not intended to be an exhaustive lisl of poteniial uses. )

(a) Barsfavems subject to aicohol regulations in Part 12 of Chapler 24.12 (280C);
{b) Communication and information (550);

(c) Large family daycare facilities;

(d) Fast-food restaurants subject lo alcohol regulations in Part 12 of Chapter 24.12 (260H);
(e) Professional offices (400), except as associated with a visitor-serving use;

(h Multiple dwellings, townhouse dwelling groups and condominiums ten units or more
subject to the R-T(A) District reguletions (840);

{g) Marine facilities and related uses (S60E):
(i) Related ressarch faciiities (400L);

(i) Related storage and warehousing (330);
(i) Fish’seafood wholesale sales (200F),

(h) Mixed resicential and commercial developments with non-commercaal uses on the ground
floor, subject to the R-T(A) District regulations (830),

”Mg?
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(i} Nightciubs/music halls, subject to live entertainment and alcohol regulations in Part 12 of
Chapler 24.12 (630),

(Il Ofi-site public/private parking facilities, five or more spaces (830);

(k) Single-family residences if iot size does not allow multifamily development (800);

0434

{I) Single-room occupancy (SRO) housing, sixteen units or more (B60),

{m) Sports and recraation facilities subject to alcohol regulations in Part 12 of Chapter 24,12
(720);

(n) Theaters (620);

(c)} Utilities and resources (540);

(p) Professional offices (400);

(g} Duplexes (810);

{r) Personal services (except contractors yards and mortuaries) (310);
(s) Triplaxes (B20);

(t) Educational facilities (public/private) (510);

(u) Financial, insurance, real estate offices (420),

{v) Medicaihealth offices (410).

(Ord. 2005-30 § 2 (part), 2005: Ord. 2005-15 § 6, 2005; Ord. 2004-27 § 5, 2004; Ord. 2000-18
§ 7 (part), 2000: Ord. 96-39 § 10, 1996: Ord. 96-08 § 1, 1996: Ord. 95-04 § 1, 1995: Ord. 93-21
§ 4, 1893; Ord. 88-39 § 3, 1889; Ord. 88-60 § 12, 1988; Ord. 88-41 § 4, 1988; Ord. B8-26 § 1,
1988; Ord. 88-25 § 7, 1988; Ord. B7-22 § 1, 1987; Ord. 85-56 § 12, 1885; Ord. 85-05 § 1 {part),
1985).

24.10.622 USE DETERMINATION.
Any other use or setvice establishment determined by the zoning administrator to be of the

same general character as the foregoing principal permitted uses, and which will not impair the
present or potential use of adjacent properties, may be permitted. A use permit shall be
required and processed pursuant to Part 1, Chapter 24 08, Use Permits, of this titie.

(Ord. 2000-18 § 7 (part), 2000: Ord. 85-05 § 1 (part), 1985).

24.10.624 DISTRICT REGULATIOHS.
1. General
Dweelling Unit Type
Provision One- Jor I
Family Duplesx More | Other
Deiached unis | U
8. Maximum Height of Buildings

|« Number of Stories 2 2 3 3

57

http://'www.codepublishing. com/CA/SantaCruz/himl/SantaCruz24/SantmCruz24 1 0.htm) 11747203



Chapter 24.10 LAND USE DISTRICTS Page 41 of 131

Attachment 11
Dwelling Unit Type kit
Provision One- Jor
Family Duplex More "l I""‘
Datached Units
* Principal buildings (feet) 30 30 38 36
» Accessory buiidings (feet) 15 15 15 15
b.  Minimum ot area (net) (square 5,000 5,000 8,000 5,000
feet)
. Minimum lot area (net) per 5,000 2,500 1,460 -
dwelling unit {sguare feet)
d.  Minimum lof width (feet) 50 50 B5 65
@, Usable open space per dwelling - - 400 -
unit (square feet)

2. Other Reguirements.

a. When located across a street from Subdistrict A, parking and loading fagiities shall
be at leas! izn feet distant from said property line, and bulldings and structures st least
fifleen feet from said property line.

b. The minimum distance betwsen buildings on the same lof shall be ten feet, or one
foot of sethack for each two feet of height of, or portion thereof, a structure, whichever s

greater.

¢. For any attached garage or carport fronting on a front or exterior side property line,
the setback shall be twenty feet from said property line, to the entrance of the garage.

d. Other regulations which may be applicable to site design in this zone are sel forth in
General Site Design Standards, Part 2, Chapter 24.12.

. Height:

e.1. Maximum Building Height: Uninhabitable mechanical penthouses shall be
limited to ten percent of the roof area and will be permitted an additional ten-foot
height allowance; provided, that they are set back from the face of the building by =
minimum of twenty feet 20 as not to be visible by pedestrians.

+ Archiiectural elements such as bell towers, spires, turrets, cupolas, chimneys,
dormers, flag poles, etc., are limited to fiteen percent of the roof area and may
extend ten feet above the height limitation, subject to design permit review.

e.2. Minimum Building Height: iNot less than two stories, of which the first floor
retail, restaurant and enlertainment uses must have a minimum floor-to-floor height of
fifteen feel.
f. Design: All development must be in compliance with adopted design guidelines.
Regulations which may be applicable to site design in this zone are set forth in General

Site Design Standards, Part 2. Chapter 24.12 and the Design Guidelines of the Beach
and South of Laurel Comprehensive Area Plan,

o7
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f1. The design of all new structures shall be based upon “Spanish Colonial 0436
Revival® architeclure as well as Mission Revival and Mediterranean architecture as
described in the design guidelines. “Fantasy Victorian” |s encouraged for recreational

and entertainment development.

f.2. Bulidings shall be designed with stucco walls, courtyards, arches, towers,
balconies, wood doors and windows, or appropriate materials that emulate the scale,
proportions and look of wood, decorative iron and tile detalls or other features typical
of Spanish Colonial Rewvival style,

f.3. Bullding forms shall suggest thick masonry reminiscent of Spanish Colonial
Revival architecture and incorporsts features such as recessed doors and windows.

-4, Building walls shall be stucco and colored white, off-white or very light value,
warm-toned hues. Multiple color combinations may be used, provided they are subtle
and consist of a limited number of colors. Variations in shade or tone can be used to

arficulate architectural features.

f.5. Roofs shall be hipped terra cofta tile roofs or fiat roofs completely surrounded
by a parapet. This parapet shall incorporate curvilinear decorative shapes and
moldings.

f6. Fiat roofed buildings shall incorporate porches, window overhangs, trellises,
‘#rall and opening arficulation or other features o avoid a bare-box appearance.
g. Siting:

g.1. Dewvelopmant shall be designed to create plazas and pedestrian spaces
featuring amenities such as shade, benches, outdoor dining, fountains, gardens and

performance spaces.

g.2. Al store fronts, theater entries, and hotel lobbies shall be located along streets,
plazas, courtyards, or sidewalks in order fo creaie visual inferest to the pedestrian.

@.3. Buiiding facades shall be articulated with wall offsets, recasses, openings,
omementation, and appropriate colors and materials to add texture and detail to the

streelscape.
h. Accessibility:

h.1. All retall uses must be directly accessible from a sidewalk, plaza, courtyard or
other pubiic open spaces.

h.2. Access must be aesthetically inlegrated within the development.

i. Setbacks: Development on this site should be designed o encourage and support
activities thal unify both sides of Beach Streel. For that reason, development shall be
required to build to the property line adjacent to Beach Street. Significant planter boxes
and other narrowscape concepts should be usad to soflen this edge but provide active

pedestrian socess,
j. Parking.

[Iwww.codepublishing . com/CA/SantaCruz/htm|/SantaCruz24/SantaCruz24 10, him! 11/472013



Chapler 24.10 LAND USE DISTRICTS Page 43 of 131
Attachment 11

j-1. Surface or structured parking may be constructed if the parking is visually
screaned and/or separated from the strest by commercial development of al least 5437
fifty feet in depth.

J2. Parking structure exderiors shall maintain the same high-quality architectural
design and construction standards as all other commercial buildings.

= The large scale and mass of parking structures shall be alleviated through
wall offsets, pilasters, arched openings and other distinctive design elements.

* Decorative elements such as comices, balustrades, finish materials, colors
and lighting shall be used to add interest and integrate the structures within the
design character of the area.

j-3.  Parking shall not be the dominant visual element of the site. Existing and/or
expanded surface parking which is visible from the street or other areas exposed o
public view must be screened and softened by landscaping, low screen wall or a
combination of these alements.

j4. Surface lots must be planted with trees to reduce heat and glare, that include at
least fifteen parcent of the surface area fo provide visual relief from broad expanses
of paving. Shade trees shall be planted around the perimeter and within the lot.

j5. Offsite parking may be permitted within this subdistrict i

- The city establishes a parking district for the area, the district develops a
suitable parking facility, and the development pays an In-lieu parking fee; or

The development identifies and develops a sultable parmanent parking
facility; or

* The development secures and provides evidence of a long-term lease from a
suitable permanent parking facifity.

k. Landscaping:

k.1. Interior courtyards and passages are encouraged and shall be planted with
colorful perennial and annual plant species. A combination of trees, shrubs and
groundeovers ghall be used to frame, soften and embellish the quality of the
development, to screen undesirable views and fo define development boundaries.
Landscaping shall be maintained in an atiractive condition.

k.2. Permanent containers for flowering plants, such as window boxes and planters,
are encouraged for use in limiled space areas, at entries and in courtyards and
pl=zas, and along the frontages of Baach Street and Riverside Avenue.

I. Transit: Al development proposals within the RTC shall:

= discourage employee automotive use by instituting one or more of the
following: carpocling requiremenis, transit subsidies, employee shuttie service,

and/or

- provide a contribution andfor cost-sharing for shutlle and/or parking such as
on the depot site.

&7
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3. All new development adjacent to a “CON — Neighborhood Conservation District” overlay
zone shall comply with Section 24,10.4060 standards for new construction on sites abutling
overlay district boundaries, to ensure compatibility with the established district.

(Ord. 2007-24 § 1, 2007: Ord. 2006-10 § 2, 2006: Ord. 2002-41 § 1, 2002: Ord. 2000-23 § 2,
2000: Ord. 2000-18 § 8 (part), 2000),

24.10.624.1 FINDINGS REQUIRED.
in addition to required Use and Design Permit findings, any development permit must also
meet the following findings. The propesed project:

1. Can be coordinated with existing and proposad development of the surrounding
areas, and, if appropriate, particularly addressing the Issue of transition to the adjacent

RTA and RTB neighborhoods; and

2. Shall provide the amenity level of the devalopment, the quality of architecture, and
the landseaping o meet the requirements listed above.

U438

3. Shall be found to contribute lo the overall economic health, vitality and general mix of
uses in the beach area by providing diverse retail and merchandising for the area.

(Ord. 2000-18 § 7 (part), 2000).

Pait 7C.1: R-V(C)/PER: S8UBDISTRICT C - BEACH COMMERCIAL/PERFORMANCE
OVERLAY ZONE

24.10.625.0 PURPOSE.

The purpose of the Beach Commercial Performance Overlay Zone is to dentify areas of critical
public interest in the Beach Commercial Area, and to provide regulations and standards
necessary to achieve planning goals for development and/or redevelopment in &8 manner which
protects neighborhood integrity while stimulating appropriate economic development.

The goal of RTC/PER is to promote the General Pian policy for the development of regional
visitor serving uses in the Beach Area while accomplishing the directives of the adopted Beach
and South of Laurel Comprehensive Area Plan. The Beach Commercial Perfformance Overlay
zone establishes the requirement that a master plen for the entire 7.5 acre site developed
under the Planned Development process before any new buildings are constructed on the site.

(Ord. 2000-18 § 8 (part), 2000).

24.10.625.1 INTENT OF THE ZONE.
The RTC/PER is designed to accomplish the following:

{a) Toincorporate a public process o ensure that development meets adopted public policy
poals in terms of uses, design and public benefits;

(b} To permi a flexible development response to the local market as well as the regional
visitor market, and to allow for the development of a variety of land uses and public activites to
meet the needs and requirements of visitors, residents and workers;

{c) To provide a density of development which will be compatible with uses adjacent fo the
Beach Commerclal Ares;

{d) Toencourage design which produces a desirable relationship between the development
on this site and adjacent residential and commercial areas;
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{e) To ensure conformance with the approved "Beach Commercial Design Guidelines”
regarding facades, public spaces, location of store fronts, architeciutal variation, height, 5439

rooflines, and landscaping; and

() To aliow change of use of existing buildings on the aite that comply with the following
permit requirements.

(Ord. 2000-18 § 8 (part), 2000).

24.10.625.2 APPLICABILITY.

The RTC/FER overlay zone shall be applied to all the parcels that comprise the Main Beach
Parking lol, which is bounded by Baach Street, Riverside Avenue, Second and Cliff Streets and
shall be subject to a community based planning process that is carried out to review the
proposed uses, densities and design of proposed development within the Overlay district
through a Planned Development process subject to the criteria and standards established by
the Performance Overlay Zone. This process should take into account the proposed
development’s potential io meet the city's adopled economic development goals as well as
neighborhood conservation goals for the area; its compliance with Local Coastal Zone policy
and adopted design guidelines, and identify the benefits of the proposed project.

(Ord. 2000-18 § 8 (part), 2000).

24.10.625.3 USE FERMIT REQUIREMENT.
1. The following uses are permitted subject to an Administrative Use Permit, a Design
Permit and cther requirements of the Municipal Code. The goal is to provide a continuity
of activity and interest which will iniegrate existing commercial uses along Beach Straet
and the Boardwalk more fully. (Numerical references at the end of these calegories reflect
the general use classifications listed in the city's land use codes.)

a Retail uses, including stores, shops, specialty shops, and neighborhood
convenience retail, excluding department stores or discount malls up o a total of

125,000 square feet for the district (230, 250, 290).

b. Eating establishments, not including drive-up or drive-in services, subject to live
entertainment and alcohol regulations of Chapter 24.12 (280).

¢ Off-site parking with fewer than five spaces (930),
d. Food and beverage stores (except liquor stores) (240).

e. Acting/artmusic/dance/photography studiosfschools (610) if such establishments
are in compliance with the Design Guidelines and active people-orient uses are
located adjacent to the street.

.  Administrative offices ancillary to a permitied use, It

+ offices in new structures are screened on street frontage by
retail/recreational, and/or active people-oriented uses of at least 25 feet in depth,

or

» offices in existing structures do not create a significant break in pedestrian
activity and storefront continuity along the street, and are landscaped according
to the Design Guidslines.

o7
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g. Indoor recreational uses and sports and health clubs, provided that the storefront
adfacent to the street is designed in compliznce with the guidelines, and active

people onentad uses are located adjacent to the street (720). D440

h. Temporary structures and uses.

2. The following uses are subject to approval of a Special Use Permit, a Design Permit
and other requirements of the Municipal Code:

a. Public performance space, art galleries and/or museums which are opan 1o the
public (600, 610).

b. Ledging, hotel development provided it incarporates specialty boutiquas and/for
restaurant(s) on the ground fioor, and does not create a significant break in
padestrian activity and storefront continuity along the street (300).

c. Off-site public/private parking facilities. five or more spaces (930), so long as the
total width of access to the facility is not more than 50 feet in width on any one street
frontage, provided the pariding is visually screened and separated from the street,
and that access is designed in a manner not fo disrupt retail continuity along Beach
Strest.

d. Residential developmen!, locaied above the first floor of commercial uses, not to
exceed 30 dwelling units/acre, if it includes a mbdure of unit types (e.g. vanety of unit
sizes) and if 15% of the total number of units are affordable in accordance with

Chapter 24,16 of the zoning regulations.

e. Theater and cinemas; exhibit space and libraries, auditoriums and conference
space, providing significant pedestrian activity and storefront continuity is provided
along the streats, {550g. 570b, 570c, 500, 620)

f. Live performing ans theaters or nightclub establishments providing live
entertainment with stage/performance areas greater than B0 square feet or permitting
dancing and

establishments serving aicoholic beverages; provided, that the sionefront is designed
in comphiance with design guidelines and fo include active people-oriented activities
of visual intarest to the pedestrian and subject 1o acoustical studies indicating thal
such uses can achieve the city's existing noise standards (630).

(Ord. 2005-30 § 3, 2006: Ord. 2000-18 § 8 (pari), 2000).

24.10.525.4 USE DETERMIKATICN.

Any other use or service establishment determined by the zoning administrator to be of the
same general characier as the foregoing uses, and which will not impair the present or
potential use of adjacent properties, may be permiited. A use permit shall be required and
processad pursuant to Part 1, Chapter 24.08, Use Permits, of this titie,

(Ord. 2000-18 § 8 (part), 2000).

24.10.625.5 DISTRICT REGULATIONS.
These regulations apply to all develcpment within the RTC/PER overlay district.

General.
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a. Maximum allowable development of uses other than structured parking within the
RTC/PER Ovarlay District may not exceed one hundred twenty-five thousand square feet.
Additionally, in those cases where the project includes a conference/hotel facllity, a public
pesrformance cenler, or other publicly beneficial use, and where it is determined that a G441
project’s polential contributes in an exceplional manner to the city's adopted economic
development and quality architectursl design goals, and it is additionally determined that

the project will provide a public benefit in the form of a significant public improvement of

the area, then the project may be considered for an increase in permitted square footage,

as determined through a public process, with an amendment to the Bsach and South of
Laurel Area Plan.

b. Maximum lot coverage by building development, exclusive of facilities meeting
parking requirements, may not exceed fifty percent of lot area.

c. Minimum Public Use and/or Open Performance Space (percent of ot area): Not less
than ten percent of the gross site area, Publicly accessible space in courtyards and
plazas may be included in this calculation.

2. Other Requiremenis/Standards.

a. Height

a.1. Maximum Building Height: Not to exceed thirty-six feet, uniess twenty-five
percent of the net lot area is dedicated pubfic use and/or public performance space,
then the maximum building height may not exceed forty-sight feet. Additionally, in
those cases where the project includes a conferencerhotel facility, a public
performance center, or other publicly beneficial use, and where it Is determined that a
project's potential contributes in an exceptional manner fo the city’s adopted
economic development and quality architectural design goals, and it is additicnally
determined that the project will provide a public benefit perceived in the form of a
significant public improvernent of the area, ihen the project may be considered for an
increase In permitled height not to exceed forty-aight feet, with an amendment to the
Beach and South of Laurel Area Plan. Uninhabitable mechanical penthouses shall be
limited to ten percent of the roof area and will be permilted an additional ten-foot
height allowance; providad, that they are set back from the face of the building by a
minimum of fifleen feet 8o as not to be visible by pedestrians.

Architectural elements such as bell fowers, spires, turrels, cupolas, chimneys,
dormers, flag poles, efc., are limited fo fifteen percent of the roof area and may
extend ten feet above the height limitation, subject to design permit review.

+ Development eligible for additional height must step back a minimum of
fifteen feet from the face of the base height of thirty-six feet excapt for
architectural elements at the street intersections, so as to maintain the visuzl
impression of a three-siory facade on the street.

aZ Minimum Building Height Not less than two slories, of which the first floor
retall, restaurant and entertainment uses must have a minimum floor-to-fioor haight of
fiftean feet.

b. Design: All development must be in compliance with adopted Design Guidelines.
Regulations which may ba applicable to site design in this zone are set forth in General

o7
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Site Design Standards, Part 2, Chapter 24.12 and the Design Guidelines of the Beach
and South of Laurel Comprehansive Area Plan.

b.1. The design of all new structures be based upon Spanish Colcnial Revival
architecture as well as Mission Revival and Mediterranean architecture as described
in the Design Guidelines. “Fantasy Victorian” is encouraged for recreational and
entertainment development.

b.2. Buildings shall be designed with stucco walls, courtyards, arches, towers,
balconies, wood doors and windows, or appropriate materials that emulate the scale,

proportions and look of wood, decorative lron and tile delails or other features typical
of Spanish Colonial Revival style.

b.3. Building forms shall suggest thick masonry reminiscent of Spanish Colonial
Revival architecture and incorporate features such as recessed doors and windows.

0442

4. Building walls shall be stucco and colored white, off-white or very light value,
warm-toned hues. Multiple color combinations may be used, provided they are subtle
and consist of a limited number of colors. Variations in shade or tone can be used lo

articulate architectural features.

b.5. Roofs shall be hipped terra cotta tile roofs or flat reofs completely surrounded
by a parapet. This parapet shall incorporate curvilinear decorative shapes and
moldings.

b.B. Flat-rocfed buildings shall incorporate porches, window overhangs, trellises,
wall and opening articulation or other features to avoid a bare-box appearance.

¢ Siting:
c.1. Developmenti shall be designed to create plazas and pedeshian spaces
featuring amenities such as shade, benches, cutdoor dining, fountains, gardens and
performance spaces.

c.2. Al store fronts, thester entries, and hotel lobbies shall b2 located along streets,
plazas, courtyards, or sidewalks in order to create visual interest to the pedestrian,

¢c.3. Building facades shall be articulated with wall offsets, recesses, openings,
omamentation, and appropriate colors and materials to add texture and detzil to the
sireetscape,
d. Accessibility:
d.1. All retail uses must be directly accessible from a sidewalk, plaza, courtyard or
other public open spaces.
d.2. Access must be aesthetically Integrated within the deveiopment.
e. Setbacks: Development on this sile should be designed to encourage and support
activities which unify both sides of Beach Street, integrating the Boardwalk/Casino with
the Main Beach lot development. Development shall be required to build to the property

lines adjacent to Beach Street and Riverside Avenue. Significant planter boxes and other
narrowscape concepts should be used to soften this edge but provide active pedestrian
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e.1. On Beach Street and Riverside Avenue front line setbacks, not to exceed
fiftean feel in depth, may be permitled if it is designed to incorporate active outdoor
uses, such as outdoor dining or public seating and/or landscaping.

e2. A fifteen-fool landscaping setback/buffer is required on Second Street.
e.3. A ten-foot landscaping setback/buffer is required along CHff Street.

f. Parking:

f1. On Beach Street, Ciiff Street and Riverside Avenua, surface or structured
parking may be constructed if the parking is visually screened and separated from
the street by commercial development of at least fifty feet in depth.

2. On Second Street, surface or struclured parking may be constructed if the
parking is visually screened and separated from the sireet by a fifteen-foot landscape
buffer in conjunction with, or in place of, commercial development,

0443

f.3. Parking structure exteriors shall maintain the sama high-quality architectural
design and construction standards as all other commercial bulldings.

= The large scale and mass of parking structures shall be alleviated through
wall offsets, pilasters, arched openings and ciher distinclive design elements.

= Decorative elements such as cornices, balustrades, finish materials, colors
and lighting shall be used to add interest and integrate the structures within the
design character of the area.

f4. Parking shall not be the dominant visual element of the site. Existing and/or
expanded surface parking which is visible from the street or other areas exposed to
public view must be screened and softened by landscaping, low screen wall, or a
cembination of these elements.

1.5. At least fifteen percent of the surface area of surface parking lots must be
planted with trees to reduce heat and glare and fo provide visual relief from broad
expanses of paving. Shade trees shall be planted around the perimeter and within

the lot.

g. Landscaping:

g.1. Interior courlyards and passages are encouraged and shall be planted with
colorful paerennial and annual plant species. A combination of trees, shrubs and
groundcovers shall be used to frame, soften and embeliish the quality of the
development, to screen undesirable views and to define developmeant houndaries. All
landscaping shall be maintained in an altractive condition.

g.2. Permaneni containers for fowering plants, such as window boxas and
planters, are encouraged for use in limited space areas, =t enfries and in courtyards
and plaras, and along the frontages of Beach Street and Riverside Avenue.

h. Transit: All development proposals within the Performance Overlay Zone shall:

+ discourage employee automotive use by instituting one or more of the
following: carpooling requirements; transit subsidies; employee shuttle service;

and 57
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» provide a contribution and/or cost-sharing for shuttle and/or parking such as
on the depot site,

Within the requirements above, certain exceptions may be considered as part of the design 444
review process in order to encourage quality development and the provision of public faciliies
and emenitias only if ali relevant permit findings can be made.

3. Al new development adjacent to a "CON — Neighborhood Conservation District” overlay
zone shall comply with Section 24.10.4060 standards for new construction on sites abutting
overlay district boundaries, to ensure compatibility with the established district,

4, If new development on the Main Beach parking lot is incompatible with retention of the
historic cottages located on the eastern portion of the site, relocate the cottages to another
appropriaie site or sites within the city or the county of Santa Cruz (unless deemed inieasible
by the city's chief building official), with preference given to relocating the cottages within the
Beach and South of Laurel area.

(Ord. 2007-24 § 2, 2007: Ord. 2006-10 § 2, 2006: Ord. 2002-41 § 1, 2002: Ord. 2000-23 § 2,
2000: Ord. 2000-18 § 8 {part), 2000).

24.10.625.8 PROCEDURE.

It is the intent of the RTC/PER overlay to encourage comprehensive master planning, following
either the Planned Development or Area Plan process outlined in the city Zoning Ordinance.
For this reason, all new development in the RTC/PER overiay shall require a pre-application
review by city staff prior to submittal of a formal application. The intent is to review proposed
plans at the concapiual stage, thereby enabling city staff to provide feedback on recommendead
site design elements, compatibility with other existing and planned uses within the RTC/PER
overiay, and to idenlify other land use issues which may arise, Following the preapplication
process the applicant shall submit for either an Area Plan or a Planned Development subject o
the design criteria listed in the RTC/PER overlay zone, to achieve ihs desire to accommodate
a community-basad planning process identified in the Beach and South of Laurel
Comprehensive Area Plan.

{Ord. 2000-18 § 8 (part), 2000).

24.10.6256.7 FINDINGS REQUIRED.

In addition to required Use and design permit findings any development permit, must also meet

the following findings. The application:
1. (Can be coordinated with existing and proposed development of the surrounding
areas, and, if appropriate, particularly addressing the issue of transition to the adjacent
RTD, and RTE neighborhoods.

2. Provides an amenity level of the development, the quality of architecture, and the
landscaping required by the above standards.

(Ord. 2000-18 § 8 (part), 2000).
Part 7D: R-T(D) SUBDISTRICT D - BEACH RESIDENTIAL

24.10.828 PURPOSE.

The purpose of Subdistrict D Is to conserve, protect and enhance the baach residential
character of the subdistrict and provide a suitable environment for residents. To preserve the
small scale and enhancea the historic beach cottage character of this subdistrict. and to ensure
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that new residential land uses are compatible, permanent and of a high quality, all new

development will ba reviewed in compliance with the Beach Flats Design Guidelines of the

Beach and South of Laurel Comprehensive Area Plan and the Conservation Neighborheod

Overiay requirements. 0445

(Ord. 2000-18 § 1 (part), 2000: Ord. B5-05 § 1 (part), 1985).

24,90.62T PRINCIPAL PERMITTED USES,

1. The following uses are permitted, subject fo a design permil, Conservation Overlay District
(Section 24.10.4000) and other requirements of the Municipal Code. (Numerical raferences at
the end of these categories reflect the general use classifications listed in the city's land use
codes. Further refinement of uses within these calegories can be found in the [and use codes.
but they are not intended to be an exhaustive st of potential uses.)

a. Single-family and duplexes (800, 810);
Storage and equipment structures, if ancillary io principal residential use;
c. Small family day care facility in single-family home or duplex (510a),

d. Accessory Uses. Other uses and bulldings customarily appurtenant io a
permitied use, subject to the provisions of Section 2412 140, Accessory buildings.

e, Accessory dwelling units subject to the provisions of Chapter 24.16 Part 2,
except accessory dwelling uniis are not subject to approval of a design permit.

(Ord, 2003-17 § 8 (part), 2003; Ord, 2003-16 § B (part), 2003: Ord. 2000-18 § 1 (part), 2000).

24.10.528 USE PERMIT REQUIREMENT.

1. The following uses are subject to approval of an administrative use permil and a design
permit and other requirements of the Municipal Code. (Numerical references at the end of
these categories reflect the general use classifications listed in the city’s land use codes.
Further refinement of uses within these categories can be found in the land use codes,

but they are not intended to be an exhaustive list of potential uses.)
a. Small community care residential facilities.
b. Temporary structures and uses,

¢. Accessory bulldings containing plumbing fixtures subject to the provisions of
Section 24.12.140.

d.  Accessory dwelling units subject to the provisions of Chapter 24.16 Part 2,
except that accessory dwelling units are not subject to approval of a design permit,

2. The foliowing uses are subject to approval of a special use permit and a design
permit and other requirements of the Municipal Code. (Numerical references al the end of
these categories reflect the general use classifications listed in the city’s land use codes.
Further refinement of uses within these categories can be found in the land use codes,
but they are not intended to be an exhaustive list of potential uses.)

a. Bed-and-breakfast inns, subject to the requirements contained in Part 9, Chapter
24.12. (300c)
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b. Communily care faciiiies, (B50e)
c. Large family daycare faciliies. (510a)

d.  Muttiple dwellings, townhouse dwelling groups, and condominiums, three units or
more. (830, 840)

0446

e. Public and private noncommercial recreation areas, buildings and facilities such
as parks. (710)

f. Public and quasl-public bulldings and uses inciuding administrative, recreational,
educational, religious, cullural, public utility or public service uses, but no including
yards, storage or repair yards, and warehouses. (500, 510, 530, 540, 570)

g. Retirement homes or centers, (850b)

(Ord. 2005-15 § 7, 2005: Ord. 2003-17 § 8 (part), 2003: Ord. 2003-16 § 8 (part), 2003: Ord.
2002-25 § 8, 2002: Ord. 2000-18 § 1 (part), 2000: Ord. 85-05 § 1 (part), 1985).

24.70.630 USE DETERERNATION.

Any other use or service establishment determined by the zoning administrator o be of the
same general character as the foregoing uses, and which will not impair the present or
potential use of adjacent properties, may be permitted. A use permit shall be required and
processed pursuant to Part 1, Chapler 24.08, Use Permits, of this title.

(Ord. 2000-18 § 1 (part), 2000: Ord. 85-05 § 1 (part), 1985).
24.50.632 DISTRICT REGULATIONS.

1. General
Dweliing Unit Type
Provision One- 4o | eher
iamiky Duplex Tripiex | more
detechad uniis
@  Height of buildings
* Principal (stories and 2822 2822 212 &22 | 2128 |2128&30
fesat) 30
* Accessory (stories and 1815 1&15 1&15 1815 1815
feat)
b, Minimum lot area (net) 3.000 3,600 7,200 8,000 8,000
(square fest)
e.  Minimum lot area (nef) per - 1,800 1,600 1,800 -
dwelling unit (square feet)
d. Minimum lot width {feet) 40 40 80 BO 80
e. Usable open space per - 400 400 400 -
dwelling unit (square feaf}
Dwealling Unlts
First Story Second Story | Other Uses
i, Frontyard (feet) 5* 100 ] 10*
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Drwvsifing Units
First Story Second Story Other Uses
g.  Rear yard (feet) 10 15 15
h.  Side yard each side (feet) wast
or: cne side (feet) 0 0
Total both sides (feet) 10 10 10
. Bxeror side yard (feet) 5" g 5

* For any attached or detached garage or carport fronting on a front or exterior side property line,
ihe setback shall be twenty feet from said property line.

2. Minimum Distance Between Buildings on the Same Lot Balween main buildings, including

accessory dwelling units, ten feet or one foot of setback for each two feet of helght of the tallest

building, or portions thereof, whichever is greater; between main buildings and cne-story

accessory buildings, six feet; between accessory buildings, six feet.

3. Other Requirements/Standards:

a. Design: All development is subject to a design permit and must be in compliance with
adopted Design Guidelines. Other reguiations which may be applicable fo site design in
this zone are set forth in General Site Design Standards, Part 2, Chapter 24.12 and the
Design Guidelines of the Beach and South of Laurel Comprehensive Area Plan.

a1, New bulldinge shall employ California Bungalow or Victorian architectural style
as a basis for design.

a.2. Buildings shal be similar in scale and form to exisling structures and shail

incorporate vemacular characteristics, such as pilched gabled roofs, proportionally
large overhangs. exposed rool beams and rafler teils, vertically orented multi-paned
windows and front porches.

a.3. Buildings shall be wood frame construction with horizontal woed siding.

a4. Roofforms shall be typical of the Beach Flats with appropriate steeper pitches
for Victorians and lesser piches for California Bungalow style.

a.5. Roof materials shall be composition or wood shingle.

b. Parking: All parking shall be located within the rear or at the rear of main structures, i
possible. Private multi-residential parking lots shall be screened from the public right-of-
way, and meet the requirements of Section 24.12.240, in addition to the following
requirements:

b.1. Al garages and enlrances to parking areas shall be sel back at least five feet
from the adjacent front building setback.

b.2. On lots of forty feet or less in width of street frontage, parking access is limited
to & maximum of twelve feet of width, On lots of forty feet o sixty-five feet in width,
parking access is limited to a maximum of sixieen feet of width, and on lots with
greater than sixty-five feet in strest frontage, parking access is limited to & maximum

of twenty feet.
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b.3. Driveways shall be minimized in order to maximize land use efficiency and the
provision of landscaping and opan space. 0448
b4. City parking standard requirements may be reduced in the following manner:

one parking space for a one badroom unit. for two or more bedrooms, the parking
requirement may be reduced fifty percent if the following provisions are met:

+ at least fifty percant of new units are two bedrooms or more,
« for units which meet the city’s definition of “affordable”; and
+ if development is deemad compatible with sumounding neighborhood.

c. Siting: All development shall be siled fo create a henmoniocus streetedge, and to blend
into rather than dominate the sireet.

c.1. Entries to individual units and groupings of units shall be located on the ground
floor facing the streel. These entrles shall incorporate architectural and landscaping
elements such as porches and arbors that visually reinforce the presence of entries.

c2. Architectural elements, such as towers, balconies, stairs, decoraiive elements,
eic., may be allowed to project up to fifty percent of the front yard setback
requirement.
d. Height: Multiple story developments shall minimize scale through upper story
setbacks, individual bufiding elemsnts, end other similar design techniques.

d.1. The height of buildings shall be minimized at the street, in the following
manner:

= One-story elements of buildings (including porches) must be set back five
feet,

« Second-story elements of buildings must be set back ten feet,

e. Landscaping, in comphance with the Design Standards, is required. Landscaping
shall be maintained in an attractive condition.

e.1. Landscaping shall be designed to enhance the architectural style. All front, rear
and side vards shall be fully landscaped except for areas devoted to driveways,
patios, wallkeways or porches,

g2 Pesrmanent containers for fliowenng plants zre encouraged for use in limited
epace areas at entries and in courtyards and plazas.

8.3. Vines and climbing plants integrated with building design and used on walis
and trellises are encouraged.

e.d. Opague garden walls are not pemitted within the front yerd setback o
maintain the landscape continuity along the street. Fences imiled to three fesi in
height are pemmitted as long as the fence s al least sixty parcent open.

4. Al new development adjacent fo a "COM — Neighborhood Conservation District” overlay
zone shall comply with Section 24.10.4080, standards for new construction on sites abutting
overlay district boundaries, to ensure campatibility with the eslablished district.

o7
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{Ord. 2007-24 § 2, 2007: Ord, 2006-10 § 3, 2006: Ord. 2000-18 § 1 (parf), 2000: Ord. 85-05 §
1 (part), 1985), e
1

24.10.633 CERTIFICATE OF CCCUPANCY REQUIRED.

In order to ensure safe and sanftary housing and rehabilitation of siructures within the RT(D)
District, a valid Certificate of Occupancy shall be required for each transfer of the property
within the district Certificates will not be issued for properties with a recorded Motice of

Violation. Ceriificates will be issued when unfts comply with applicable codes.
(Ord. 2000-18 § 1 {part), 2000).
Part 7E: R-T(E) SUBDISTRICT E - BEACH MEDIUMMIGH DENSITY RESIDENTIAL

24,10.835 PURPOSE.

The purpose of Subdistrict E is to encourage quality medium and/or high density multifamily
residential uses in a manner which promotes excellence in bullding design, provides for family-
oriented development, ensures compatibility with the adjacent conservation overlay zone, and
limits the need for parking by encouraging use of aliemative means of transportation, including
the multi-modal cenler proposed for the depot site. All new development will be reviewed in
compliance with the Baach Flats Design Guidelines of the Beach and South of Laurel
Comprehensive Area Plan.

(Ord. 2000-18 § 2 (part), 2000).

24.10.53€ PRINCIPAL PERMITTED USES.
1. The following uses are permitied subject to a design permit and other requirements of the
Municipal Code:

a Duplex dwellings.
b. Small family dsycare.

c. Accessory Uses. Other uses and buildings cusiomarily appurtenant to a
permitted use, subject to the provisions of Section 24.12.140, sccessory buildings.

(Ord. 2000-18 § 2 (part), 2000).

24.90.637 USE PERMIT REQUIREMENT,
1. The following uses ar= subject fo approval of an administrative use permit, a design
permit, and other requirements of the Municipal Code:

a. Educational and cultural institutions.
b. Community care facilities.

¢. Muliple dwellings, townhouss dwelling groups and condominiums, six units or
fawer.

d. Single-family dwellings on subsiandard lots.

2. The following uses are subject (o approval of a special use parmit, a design paimit
and other requirements of the Municipal Code.

o7
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a. Multiple dwellings, townhouse dwelling groups and condominiums, seven units

http://ww.codenublishine. com/CA/SantaCruz/html/SantaCruz24/SantaCruz24 10 htm)

or more, subject to the approval of the city council upon recommendation of the 0450
zoning board,
b. Large family day care facilities.
c. Recreational buiidings and community centers.
d. Public and private noncommercial recreafion areas, buildings and facilities such
as parks, playgrounds and basketball courts.
e. Public and private commercial parking, subject to landscaping and design
standards. Non-conforming parking lots must be brought inlo compliance within five
years of adoption of this Parl 7E.
{Ord. 2005-15 § 8, 2005: Ord. 2000-18 § 2 (part), 2000)
24.10.638 USE DETERMINATION,
Any other use or service establishment determined by the zoning administrator 1o be of the
same general character as the foregoing uses, and which will not impair the present of
potential use of adjacent properties, may be permitted. A use permit shall be required and
processed pursuant to Part 1, Chapter 24 .08, Use Permits, of this tils.
(Ord. 2000-18 § 2 (part), 2000).
24.90.640 DISTRICT REGULATIONS.
These regulations apply to all developmenti within the RTE subdistrict,
1. General
Dweal Unit Type
Provision e Other
Dupiex 3+ T+ Uses
a Helght of Buildings
Maximum (slories and fest) 2822 212 &22 3438 3536
b. Mlinimum lot area (net) (square 3,400 6,800 10,200 | 10,200
fest)
c.  Minimum lot srea (net) (square 1,700 1.450 1,200 -
feel) per dwelling unit
d.  Minimum lot width (fesf) 40 &85 80 80
e. Open spaca/dwalling unit (square 400 400 400 =
| feel)
Sctbacks First Story | Sacond Story | Third Story
Front yard {fest) 5 10 10*
Rear yard (feet) 10 10 10*
Side yard, each side (feet) 5 5
Total both sides (feet) 6 10 10
1142017
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*  Front and rear yards are subject to building envelope. See Sethacks and Helght, subsection (2)
(&) of this section. 0451
2. Other Requirements/Standards;

8. Setbacks and Height: Multiple-siory developments shall minimize scale through
upper story setbacks, articulated building elements, and other similar design techniques.

a.1. The height of buildings shzll be minimized at the street, in the following
manner.

«  Dne-story elements of bulldings (including porches) must be set back five
fest from the propeity line.

= Second-story elements of bulldings must be set back ten feet from the
property line.

For three staries, the height of the bullding must be coniainad within the
building envelope as shown In the following:

a.2. hiulti-story bulldings or portions of oulidings constructed within thirty fest of the
Conservation Overiay District shall step-down toward the conservation neighborhood
to transition to the adjacent smaller scale conservation area, and shall be no taller
than two stories or twenty-three feet at the mid-point of the roof,

b. Design: All cevelopment must be in compliance with adopted Design Guidelines.
Regulations which may be applicable to site design in this zone are set forth in General

Site Design Standards, Parl 2, Chapter 24,12 and the Design Guidelines of the Beach
and South of Laurel Comprehensive Area Plan.
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b.1. The design of all new struciures employ California Bungalow, Craftsman, or
Spanish Resori Style a& described in the Dasign Guidelines.

b.2. Spanish Resort Style bulldings shall be designed with stucco walls, courtyards,
arches, towers, balconies, wood doors and windows, or appropriate materials that
emulate the scale, proportions and look of wood, decorative iron and tile details.
Building forms shall suggest thick masonry and incorporate features such as
recessed doors and windows. Roofs shall be hipped terra cotta tile roofs or flat roofs
completely surrounded by a parapet. This parapet shall incorporate curvilinear
decorative shapes and molding.

b.3. Flat-roofed buildings shail incorporate porches, window overhangs, trellises,
wall and opening arficuletion or other features to avoid a bare-box appearance.

b.4. California Bungalow and Crafisman-styled buildings shall incorporate
appropriately sloped roofs, stucco and/or wood walls, overhangs, porches, trelises,
and balconles. Doors and windows shall be of wood (or other durable material that

emulates the scale, proportion and appearance of wood).

¢. Parking: All parking shafl be ocated within the rear or at the rear of main structures.
Private residential parking fofs shall be screenad from the public right-of-way, and shall
meet the requirements of Seclion 24.12.240, in addition to the following requirements.

c.1. All garages and entrances fo parking areas shall be set back at least five feet
from the adjacent front building setback, and twenty feet from the front property line.

0&a52

c.2.  On lots of forty feet or less In width of street frontage, parking access is limited
to a maximum of twelve feet of width. On lots of forty 1o aixty-five feet in width,
parking access is limited to @ maximum of sixteen feet of width; and on lots with
graater than sixty-five feet in sireet frontage, parking access is limited to twenty fest.

c.3. Driveways shall be minimized to maximize land use efficiency and the
provision of open space and landscaping.

c.4. Off-site pariting may be permitted within this subdistrict if:

+ the city establishes a parking district for the area; the district develops a

suitable parking facility; and the development pays an in-lieu parking fee, or the
development identifies and develops a suitable permanent parking facility,

» off-sile parking must be within five hundred fest of the development and
secured by ownership or a long-lerm lease, including & deed restriction fimiting
the properly’s use for the required parking.

c.5. City parking standard requirements may be reduced in the following manner:
one parking spaca for a one bedroom unt; for two or more bedrooms, the parking
reguirement may be reduced fifty percent if one of the following provisions is met:

+ @l least fifty percent of new units are two bedrooms or more, or
+ for units which meet the city's definition of “affordable.”

cB. Where there is joint recreational and seasonal commercial parking use of a
57 site, turf may be substituted for paved surfaces.

htto: /fwww.codepublishing .com/CA/SantaCruzhtm|/SantaCruz24/SantaCruz24 10 him! 114219
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d. Open Space: Each development shall provide four hundrad square feet of usable

apen space psr unit. This reguirement may be met through the provision of balconies

and/or decks, patios over eight feet in depth, and tandscaped front and rear yards over 0453
ten feet in depth. The provision of open space may be reduced o two hundred fifty square

feet per dwelling unit. if the development meets one of the following criteria:

+ projects providing at least fifty percent of the development as two bedroom
units;

+  projects providing community faciliies such as a community canter and/or a
child-care facility.

a. Siting: All developmeni shall be siied to create a harmonious streefedge, and to blend
into rather than dominate the street

e.1. Entries to individual units and groupings of units shall be located on the ground
fioor facing the sireet. These entries shall incorporate architectural and landscaping
elements such as porches and arbors that visually reinforce the presence of entries,

e.2. Architectural elements, such as towers, balconies, stairs, decorative elements,
etc., may project up to fifty percent of the front yard ssthack requirement.

e.d. Courtyard-style developments, providing common usable open space, may
provide a single, comman entryway facing the street.

f. Landscsping: Landscaping shall be in compliance with the Design Standards.

f.1. Landscaping shail bs designed to enhance the architectural style. All front, rear
and side yards shall be fully landscaped except for areas devoted to driveways,
patios, walloways or porches. All landscaping areas shall be provided with automatic
irrigation systems to facilitate the maintenance of the landscape. Landscaping shall
be maintained in an attractive condition.

f.2. Permanent containers for flowering plants, or similar narrowscape landscaping
concepts, are encouraged for use in limiled space areas, al entrias and in courtyards
and plazas at entries and in courtyards and plazas.

£3. Vines and climbing plants integrated with buiiding design and used on walls and
trellises are encouraged.

3. Al new development adjacent to a "CON - Neighborhood Conservation District” overlay
zone shall comply with Section 24.10 4080 standards for new construction on sites abutting

overlay dislrict boundaries, to ensure compatibility with the established district.
(Ord. 2007-24 § 4, 2007: Ord. 2006-10 § 4, 2006: Ord. 2000-18 § 2 (parf), 2000).

2i1,10,641 FINDIMGS REQUIRED.
Prior io approval of any design permit for development within this district, the following
additional findings must bea made. The application:

1. Can be coordinated with existing and proposed development of the surrounding
areas, and, if appropriate, particularly addressing the issue of transition to an adlacent
Meighborhood Conservation Overlay District; and

o7
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Secticns: A
17.20.010 - Description and purpose. =
17.20.020 - Permitted uses.
17.20.030 - itional uses.
17.20.040 - Development standards.

17.20.045 - Development standards for mixed use projects.
17.20. - r ired conditions,

17.20.010 - Description and purpose..”

The C-S district is intended io apply to all lands
designated in the General Plan as "service commercial." This
district is designed to create and maintain ereas
accommodating city-wide and regional service that may be
inappropriate in neighborhood or pedestrian-orienied shopping
areas and which generally require automotive access for
customer convanience, servicing of vehicles or equipment,
loading or unloading, or parking of commercial service
vehicies.

The service commercial zone is intended to achieve the
following purposes:

A,
To provide appropriately located areas for retail
stores, offices, service establishments and
businesses offering various ranges of
commodities and services scaled to meet the
needs of different geagraphical arsas and
various categories of patrons they serve,

To provide opportunities for retail stores, offices,

service establishments and businesses to

concentrate for the convenience of the public and

in mutually beneficial relationship to each other;
[C.

Reserved.]

To provide adequate space to meet the needs of
modern commeicial development, including off-

B
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street parking and truck loading facilities; C456

To minimize traffic congestion and to avoid the
oveiloading of utilities by preventing the
consiruction of buildings of excessive size in
relation to the amount of land around them;

To protect commercial properties from noise,
odor, dust, dirt, smoke, vibration, heat, glare,
heavy truck traffic and other objectionable
influences incidental to industrial uses:

To proteci commearcial properties from fire,
explosion, noxious fumes and other hazards.

(Ord. 16.76 § 1(part), 1989)

17.20.020 - Permitted uses..
Permitted usss are as follows:

m o o0 w »

Retail establishments;

Banks;

Business and personal service establishments;
Emergency sheliers;

Medical, professional and general business
offices;

Radio and television broadcast studios
(excluding transmission towers); and

Accessory structures and uses lecated on the
same site with a permittec use which are
customarily incidental io the permitied use,
including, but not limited to, incidental siorage
facilities and signs which pertain only to a
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permitted use on the premises and which are in"*>7
accordance with the standards of Chapter 17.56
of this title;

Multiple-family dwellings located either above the
ground-level commercial use or at ground level
at the rear of a commercial space on sites
designated in the Housing Elemeni;

Day care centers.

(Ord. 16.76 § 1(part), 1989; Ord. 16.84 § 1, 1992; Ord. 16.87 § 3(part),
1993; Ord. 16.89 § 2, 1993; Ord. 16.123, §§ 40, 41, 9-5-2007)

17.20.030 - Conditional uses..””

The following conditional uses may be cermitted upon
ine granting of a use permit in accerdance with the provisions
of Section_17.50.020 of this title:

A.
B.

Animal hospitals;

Automabile sales, including sale of used cars in
conjunciion with the sale of new cars;

Automotive repair and related services (such as
auto supply and deteil shops) in an enclosed
building. This conditional use category excludes
auto body repair and auto painting as well as any
other use that is incompatible with surrounding
uses or thal may be detrimental to the health,
safely and welfare of the surrounding neighbors;

Automotive saivice statiors;
Carwash;
Ccin-operated laundries;

Commercial recreation;
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0458

Equipment rental yards;

Hotais and motels;

1,
Multiple-family dwellings located either
above the ground-level commercial use or
at ground lavel at the rear of a commercial
space;

Outdoor storage;

Public utility service yards,

Recreaiional vehicle sales, including boat sales;
Restaurants and bars;

Wholesale establishmants;

Service shops, including printing, photographic,
cabinet repair, electrical repair, heating and
ventilating shops, and catering seivices;

Social halls, lodges, fraternal organizations and
clubs;

Churches, synagcgues and other places of
worship;

Other uses the planning comimission finds to be
of a similar nature to those listed above, subject
to the requirements of Secticn_17.50.020 of this

iitle;

Transitional housing: No person shall operate a
transitiona! housing facility without obtaining a
conditional use permit in compliance with Section
17.50.020. In addition ihe applicant will supply
the following information.
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A letter or certification of final approval 045°
from the state or county licensing
authority,

A site plan of the properiy showing
parking, outdoor exercise area, and
fencing.

A letter from the fire depaitment approving
the safety of the structure for the use,

A letter of application describing the typa
of use, number of residenis. age of
residents, any special resident care that is
provided, and a daiiv work schedule
showing the number of employeas at the
facility, and

Landscaping and other information as
required by the community development
director.

One parking space for each single
resident and/or one space for sach family
unit living in the facility.

(Ord. 16.76 § 1 (part), 1989; Ord, 16.84 § 2, 1992; Ord. 16.103 § 1,
1996; Ord, 16.123, § 42, 9-5-2007)

17.20.040 - Devalopment standards...”
The following development standards shall apply in the

C-S zoning district:
A.
Minimum lot area: Ten thousand square feet;
B.
Minimum lot width: One hundred feet;
C.

Minimum lot depth: One hundred feet;

4 B7
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Minimum lot frontage: One hundred feet; 04 60
Maximum bullding coverage: Forty-five percent;

Minimum setbacks:

L
Front, twenty feet,

2.
Rear, zero feet,

3.
Side, zero feet,

4.
Interior lot: Where the lot is adjacent to
anv "R" district, the side vard shall be a
minimum of ten feet in width,

9.
Comer lot: The exterior side yard of a
corner lot shall be a minimum of fifteen
feet,

6.

Rear vard: There are no rear yard
requirements except if abutting an R
district; then rear yard shall be a minimum
of twenty feet;

No structure shall exceed thirty-five feet in height
in the C-S districts. However, if the first floor of
the siructure is used for parking and is at a
natural grade, the thirty-five-foot height limit may
be exceeded upon the granting cf a use permit
by the planning commission, subject to the
provisions of Section_17.50.020 of this title. In
addition to the findings required in Section
17.50.020, the planning commission also must
be abla to male the following findings:
1.

On a parcel which slopes down from an

arterial or collector strest, the garage is

below the level of the zdjacent street(s) or
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on parcels sloping up from a major street,
the garage is below natural grade, 0451

The garage will be buffered from view by
earthen mounds three feet in height and
landscaping, including shrubs, will be
installed. The landscaping plan has been
prepared showing the buffer and
landscaping;

Where a site adjoins any residential zoning
district, a solid wall or a fence, vine-covered
fence or compact evergreen hedge six feet in
height shall be lccated on the property line
except in a required front yard and permanenily
maintained. In addition, a minimum of five feet
adjoining the property line shall ba landscaped
with plant material and permanenily maintained
when such landscaping is necessaiy io insure
privacy or to screen views, as determined by the
design review board;

Outdoor storage areas for materials and
aquipment shall be surrounded and screened by
appropriate materials subject to the approval of
the design review board. The public works
department shall review the plans for adequacy
of access;

Nct less than ten percent of the total site area
shall be landscaped and peaimanently
maintained;

Not less than ten feet of a required yard adjoining
a street shall be landscaped and permanently
maintained;

Trash dispcsal: Each paircel shall provide
adequata and accessible trash disposal areas.
Such disposal areas shall be screenad from

o7



Monterey County Planning And Building Inspection

Page 1 of 3

Attachment 11
COASTAL IMPLEMENTATION PLAN 0452
Title 20
Zoning Ordinance for the County of Monterey
{Applies to areas within the Coastal Zong)
TABLE OF CONTENTS
{View or Download Title 20 in pdf Format)
TITLE

0.02

04 oning Administrator _ -__
0.06 finitions =
0.08 Zoning Districts

10 |[High Density Residential or HDR (CZ) Districts

12 [Mediun Density Residential or MDR (CZ) Districts
0.14 W ity Residentia DR Districts
0.16 ity Residential or RDR. (CZ) Districts

17 Walc i
0.18 Coastal General Commercial or CGC District
0.20 - - m —
0.21 ustrial Commercial or IC (CZ) Districts
0.22 Visitor Servin reial or .Z) Districts

24 icultural trial or Al Districts
026 - Light In jul or LI istricts
0.28 a ial or istricts T
0.30 e of CAP Districts

.32 yation or isiricts .

36 JResouce Conservation ot RC (CZ) Districts
0.38  Recreation o OR istri
0.40 blic/Quasi-Public or POP. (CZ) Districts
0.42 Building Site or B Districts
0.44 sign Control or 1D Districts
0.43 imited Agriculture or A Districts N
0.54 i51ori or istri
0.56 vement Zoning or Z Districts
0.58 i i

11/4/2013

http/f/www.co.monierey.cans/building/docs/ordinances/Title20/20 toc.htm



MONTEREY COUNTY ZONING Page | of 5

Attachment 11
MONTEREY COUNTY ZONING 0463

COASTAL IMPLEMENTATION PEAN - TITLE 20

— e,

20.22 - VSC (CZ) DISTRICT
20.22.010 PURPOSE.

The purpose of this Chapter is to provide a district 1 establish areas necessary to service the needs of
visitors and the traveling public to Monterey County.

20.22.620 APPLICABILITY.

The regulations of this Chapter shall apply in all *VSC" districts subject 1o the provisions of Chapter
20.62 (Height and Setback Exceptions) and Chapter 20.70 (Coastal Development Permits) of this
Title.

20.22.039 GENERAL DEVELOPMENT PLAN.

A A General Development Plan shall be required prior to the cstablishment of any development
in the Visitor Serving Commercial district if there is no prior approved General Development Plan
and if:

1} The lot is in excess of 1 acre; or

2) The devclopment proposed includes more than one use; or
3) The development includes any form of subdivision (Title 19, Subdivision Ordinance).

B. No new development, change or expansion of use, or physical improvements may be
approved unless such development, use or expansion is found to be in conformance with an approved

General Development Plan and amendments thereto where such plan is required.

C. General development plans and amendments thereto shall be approved by the Planning
Commission.

D.  The plans shall be prepared by the developer and submiited for review and approval prior to or
concurrent with approval of any required permits for the development. The plans shall address the
long range development and operation of the facilities including physical expansion and new
development, operational changes, circulation or transportation improvements, alternative
development opportunities, environmental considerations, potential mitigation of adverse
environmental impacts and conformance to the policies of the local area plan.

E. The requircment of a General Development Plan or aa amendment 1o a General Development
Plan may be waived by the Director of Planning and Building Inspection when due to the

http/f/www co.monterev ca.us/building/docs/ordinances Title20/20.22%20VSC%20Disthtm  11/4/2013
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circumstances of the particular situation there is no potential significant adverse impact from the
development and requiring the Genersl Development Plan will not further the purpose of this Chapter.

20.22.040 NONEXEMPT DEVELOPMENT. 0454
The following list shall require a coasial development permit regardless of which category of allowed
uses il falls into:

A. Development which will cause a Significant Environmental lmpact;

B. Development within the Critical Viewshed as defined by Section 20.145.020.V (Big Sur);
C. Development on slopes of 30% or greater (25% in North County) except as provided for in
Section 20.64.230 (C) (2) and (3);

D. Ridgeline Development;

E. Developmen: within 100 feet of mapped or field identificd environmentally sensitive
habitats;

F. Development with positive archaeological reports;

G. Land divisions;

H. Development of new or expanded agricultural operations if 50% or more of the parcel has &
slope of 10% or greater; or where the operation is 10 occur on soils with a high or very high erosion
hazard potential, according to the Soil Conservation Service Soil Survey Manual.

20.22.950 PRINCIPAL. USES ALLCWED, COASTAL ADMINISTRATIVE PERMIT
REQUIRED IN EACE CASE., (Chapter 20.76) UNLESS EXEMPT (Section 20.76.120)

Al Change of visitor serving commercial uscs within a structure provided the new use will not
change the nature or intensity of the commercial use of the structure;

B. Water system facilities including weils and storage tanks serving 14 or fewer service
connections, pursuant to Title 15.04, Monterey County Code and replacement of water tanks and
wells where no increase in service connections is created. The screening of any tanks and associated
structures shall be approved by the Director of Planning and Building Inspection;

C. One caretaker unit for the purpose of providing on-site security;

D. Reduction in setback requirements provided the proposed reduction is 10% percent or less
of the required setbacks;

E. ' Accessory structures and accessory uses appurtenant lo any principal allowed use provided
there is no intensification of the permitted use;

F. Additions to existing, approved wireless communications facilities pursuant to Section
20.64.310;

97
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20.22.060 CONDITIONAL USES ALLOWED, COASTAL DEVELOPMENT PERMIT
REQUIRED IN EACH CASE. (Chapter 21.70)

A. Hotels, motels, hostels, inns (ZA); ki
Restaurants (ZA); -
Service stations (ZA),
Recreational vehicle parks (Not in Del Monte Forest) (ZA);
Employee housing, accessory to an allowed use (ZA);
Day care centers (ZA);

Assemblages of people, such as carnivals, festivals, races and circuses not exceeding ten
ys and not involving construction of permanent facilities (ZA),

§0 M P Y o ®

Accessory structures and uses prior to establishment of main use or structure (ZA);

=

Legal nonconforming use of a portion of a structure extended throughout the structure (ZA);

-

J. Legal nonconforming use changed to a use of a similar or more restricted nature (ZA);

K. Water system facilities including wells and storage tanks serving 15 or more service
connections;

L. Single family residential uses provided for in a certified land use plan;

M. Ridgeline development;

N. Zoos or zoological gardens for the purpose of raising, maintaining, keeping or exhibiting any
wild animal;

0. Public and quasi-public uses including churches, parks, playgrounds, schools, public safety
facilities, public utility facilities, jails, rehabilitation centers and detention facilities;

P. Any lots or establishments where alcoholic beverages are served, commercial places of
amusement or recreation or any places where live entertuinment is provided within 200 feet of the
boundary of a residential district (ZA);

Q. Conditional certificate of compliance;
R. Reserved;
S. Campgrounds and moderate intensity recreationzl use, including fent platforms, cabins,

parks, stables, bicycle peths, restrooms, and interpretive facilities.
T. Day care centers (ZA);

U. Reserved; 5 7
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V. Visitor-serving recreational uses and facilities for recreational activities consistent with the
limilations set forth by the North County Land Use Plan (North County only); o)
o4

W.  Other visitor-serving uses of a similar character, density and intensity as those lisied in this
Section determined by the Planning Commission to be consistent and compatible with the infent of
this Chapter and the applicable land use plan.

X.  Retail Stores and Offices accessory to Visitor Serving Uses;

8 Subdivisions;

Z. Lot Line Adjustments.

AA.  Wireless communications facilities (ZA); pursuant to Section 20.64.310,
20.22.070 SITE DEVELOPMENT STANDARDS,

A. Structure Height and Setback Regulations

1. The maximum structure height is 35 feet unless superseded by a structure height limit noted
on the zoning map (e.g. "VSC(24)" would limit structure height to 24 feet).

2. Setbacks for development in the VSC district are established by the approval of the General
Development Plan where such plan is required.

3 Setbacks for development where a General Development Plan is not required shall be
established by the Appropriate Authority through the project review process based on:

a) surrounding land use;
b) provision of adequate parking and landscaping;
c) ather site design features.

4, All minimum setback requirements established by a combining "B" district, setbacks shown
on a recorded final map or parcel map, or setback lines shown on a Sectional District map, shall

apply.

B. Building Site Coverage, Maximum: 50%, excluding parking and landscaping.
C.  Parking Regulations: All parking shall be established pursuant to Chapter 20.58,
D. Landscaping Requirements

All developments allowed shall have landscaping covering a minimum of 10% of the site area subject
to a plan approved by the Directer of Planning and Building Inspection. The landscaping shall be in
place prior to the commencement of use.

E. Lighting Plan Reguirements

All exterior lighting shall be unobtrusive, harmonious with the local area and constructed or located
so that only the arca intended is illuminated and off-site glare is fully controlled. The location, tvpe
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and waltage of the exterior lighting must be approved by the Director of Planning and Building
Inspection prior to the issuance of building permits or the establishment of the use.

F. Sign Regulations
Signing for all development shall be established pursuant to Chapter 20.60.

D487

G. Minimum Lot Size

The minimum size of a lot created through a subdivision shall be 10,000 square feet in areas served
by public sewer and 1 acre in areas served by scptic systems.

20.22.080 SPECIAL REGULATIONS.

A Manufactured Dwelling Units

Manufactured dwelling units meeting the standards of Section 20.64.040 are permitted subject to the
requirements of any conventional dwelling unit in this Chapter.

B. Vehicle Trip Reduction

The following types of development are subject to Section 20.64.250 (Regulations for the Reduction
of Vehicle Trips) of this Title:

a) Any new or expanded commercial or tourist oriented development which will employ 50 or
INOTe persons; or
b) Any new or expanded commercial or tourist oriented development of 25,000 gross square feet

O more.
Weh S s 'simar - 3 Mantzrey Coumy
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MONTEREY COUNTY ZONING s
COASTAL IMPLEMENTATION PLAN - TITLE 20

20.18 -CGT (CZ) DISTRICT
20.18.019 PURPCSE.

The purpose of this Chapter is to provide a zoning district to accommodate and maintain a broad
range of commercial uses suitable for the convenience visitors and nearby residential areas.

Z0.18.020 APPLICABILITY.

The regulations of this Chapter shall apply in ali "CGC" districts subject to the provisions of Chapter
20.62 (Height and Setback Exceptions) and Chapter 20.70 (Coastal Development Permits) of this
Title.

20.18.030 GENERAL DEVELOPMENT PLAN.

A A General Development Plan shall be required prior to the establishment of any development
in the Coastal General Commercial district if there is no prior approved General Development Plan
and if’

1) The lot is in excess of one acre; or,
2) The development proposed includes more than one use; or,
3) The development includes any form of subdivision (Title 19, Subdivision Ordinance),

B. No pew development, change or expansion of use, or physical improvements may be
approved unless such development, use or expansion is found to be in conformance with an approved
General Development Plan and amendments thereto where such plan is required.

C. General Development Plans and amendments thereto shall be approved by the Planning
Commission.

D. The General Development Plan shall be prepared by the developer and submitted for review
and approval prior to or concurrent with approval of any required permils for the development. The
plans shall address the long range development and operation of the facilities including physical
expansion and new development, operational changes, circulation or transporiation improvements,
alternative development opportunities, environmental considerations, potential mitigation of adverse
environmental impacts and conformance to the policies of the local area plan.

E. The requirement of a General Development Plan or an amendment to a General Development
Plan may be waived by the Director of Planning and Building Inspection when due to the

97
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circumstances of the particular situation there is no potential significant adverse impact from the
development and requiring the General Development Plan will not farther the purpose of this Chapter.

20.15.040 NONEXEMPT DEVELOPMENT. 0469

The following list shall require a coastal development permit regardless of which category of allowed
uses it falls into:

A Development which will cause a Significant Environmental Impact;

B. Development within the Critical Viewshed as defined by Section 20.145.020.V (Big Sur);
C. Development on slopes of 30% or greater (25% in North County) except es provided for in
Section 20.64.230 (C) (2) and (3);

D.  Ridgeline Development;

:ahm]s Development within 100 feet of mapped or field identified environmentally sensitive

F. Development with positive archacological reports;
G. Land divisions;

H Development of new or expanded agricultural operations if 50% or more of the parcel has a
slope of 10% or greater; or where the operation is to occur on soils with a high or very high erosion
hezard potential, according to the Soil Conservation Service Soil Survey Manual.

20.18,050  PRINCIPAL USES ALLOWED, COASTAL ADMINISTRATIVE PERMIT
REQUIRED IN EACH CASE. (CHAPTER 20.76) UNLESS EXEMPT (Section 20.70.120)

A.  Change of commercial uses within a structure provided the new use will not change the nature
or intensity of the use of the structure;

B. Water system facilities including wells and storage tanks serving 14 or fewer service
connections, pursuant to Title 15.04, Monterey County Code, and replacement of water tanks and
wells where no increase in service connections is created. The screening of any tanks and associated
structures shall be approved by the Director of Planning and Building Inspection;

C. Cultivation, cutting or removal of Christmas trees.

D. Appliance stores,

E.  Barber shops;

F. Beauty shops;

Q. Book stores;

H. Clothing and apparel stores; 5 7
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0470

K. Shoe shops;

L. Shoe stores;

M. Art galleries;

N. Convenience markcts;

0. Stationery and office supply stores;

P. Photography studios;

Q. Florists;

R Gift and card stores;

S. Offices less than 5000 square feet of floor area;

T. Locksmith, key and lock shops;

u. Bicycle shops;

V. Hardware store, excluding lumber sales and outside storage of materials;
W. Accessory structures and uses appurtenant to any permilied use provided there is not
intensification of the permitted use;

X. Reduction in setback requirements of 10% or less of the required setback;
b Picture framing businesses;

Z. Storage, rental and sale of irrigation equipment.

20.:8.063 CONDITIONAL USES ALLOWED, COASTAL DEVELOPMERT PERMIT
REQUIRED IN EACH CASE. (Chapter 20.70) UNLESS EXEMPT (Section 20,76.120)

¥V oW

g

5%

Hotels and motels (ZA);

Animal hospitals (ZA);

Parking lots (ZA),

Auto sales (ZA);

Banks greater than 5,000 square feet (ZA);
Open air retail and wholesale sales (ZA);
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G Mini warehouse storage warehouses (ZA);
H.  Theaters (ZA); Ga
L Restaurants (ZA);

i 4 Service stations (ZA);
K Caretaker units for the purpose of providing on-site security (ZA);

L. All residential uses provided that thc gross square footage of the residential use does not
exceed the gross square footage of the commercial use (ZA);

M. Assemblages of people, such as carnivals, festivals, races and circuses not exceeding 10
days and not involving construction of permanent facilities (ZA);

N. Public and quasi-public uses including churches, parks, playgrounds, schools, public safety
fecilities, public utility facilities, but not including uses such as jails, detention facilities, rehabilitation

centers, or corporation yards;

0. Water system facilities including wells and storage tanks serving 15 or more service
conngctions;

P. Refreshment stands (ZA),
Q. Legal nonconforming use of a portion of a structure extended throughout the structure (ZA);
R. Legal nonconforming use changed to a use of a similar or more restricted nature;

S. Zoos or zoological gardens for the purpose of raising, maintaining, keeping cr exhibiting any
wild animal;

T. Commercial kennels (ZA);

u. Any lots or establishments where alcoholic beverages are served, commercial places of
amusement or recreation, or any place where live eniertainment is provided within 200 feet of the

boundary of a residential district (ZA);
V. Ridgeline development:

W. Quarrying (Del Monte Forest only);
X. Campgrounds (ZA) (not in Del Monte Forest);
Y. Wholesale and retail establishments distributing materials and products essential to

agriculture and fanming operations, except manure;

Z. Day care centers (ZA);
AA. Reserved:
BB. Contractors yards (not in Del Monte Forest); 5 7
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CC. Conditional Certificates of Compliance;
DD.  Lumber yards; A
EE.  Mini-warehouse storage;
FF. Professional/Administrative offices greater than 5,000 square feet of floor area (ZA);

GG. Laundries (ZA);

HH.  Other commercial uses of a similar character, density and intensity as those listed in this
Section determined by the Planning Commission to be consistent and compatible with the intent of
this Chapter and the applicable land use plan;

I Service Centers (ZA);

H.  General Retail;

KK. Recreational Vehicle and Trailer Storage;

LL.  Clubs and Lodges;

MM, Food Stores;

NN. Subdivisions;

00. LotLine Adjustments.

PP. Wircless communications facilitics, pursuant to Section 20.64.310,
24.18.970 SITE DEVELOPMENT STANDARDS.

A, Structure Height and Setback Regulations

i, The maximum structure height is 35 feet unless superseded by a structure height limit noted
on the zoning map (e.g. "CGC/(24")" would limit structure height to 24 feet).

2. Setbacks for developments in the "CGC" district are established by the approval of the
General Development Plan where such plan is required.

- X Setbacks for development where a General Development Plan is not required shall be
established by the Appropriate Authority through the project review process based on:

a) surrounding land use;
b) provision of adequate parking and landscaping; and
c) other site design features.

4. All minimum sctback requircments established by a combining "B" district, setbacks showa
on a recorded final map or parcel map. or setback lines shown on a Sectional District map shall apply.

{
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B. Building Site Coverage, Maximum: 50%, excluding parking and landscaping.

C. Parking Regulations: All parking shall be established pursuant to Chapter 20),38.

D. Landscaping Requirements

All developments allowed shall have Jandscaping covering a minimum of 10% of the developed site

area subject to a plan approved by the Director of Plarming and Building Inspection. The landscaping
shall be in place prior to the commencement of use.

0473

E. Lighting Plan Requirements

All exterior lighting shall be uncbtrusive, harmonious with the local area and constructed or located
so that only the arca intended is illuminated and ofT-site glare is fully controlied. The location, type
and wattage of the exterior lighting must be approved by the Director of Planning and Building
Inspection prior to the issuance of building permits or the establishment of the use.

E, Sign Regulations
Signing for all development shall be established pursuant to Chapter 20.60.
G. Minimum Building Site Area

The minimum building area shall be 10,000 square feet in areas served hy public sewers; one acre if
served by septic tanks.

20.18.080 SPECIAL REGULATIONS.
A. Manufactured Dwelling Units

Manufactured dwelling units meeting the standards of Section 2(1.64.040 are permitted subject to the
requirements of any conventional dwelling unit in this Chaper.

B. Vehicle Trip Reduction

The following types of development are subject to Section 20.64.250 (Regulations for the Reduction
of Vehicle Trips) of this Title:

a) Any new or expanded commercial or tourist oriented development which will employ 50 or
more persons; or

b) Any new or expanded commercial or tourist criented development of 25,000 gross square feet
or more.

c) Any residential development of 25 or more units,
Web Bl Do o~ | o Moaterey Cousty
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Chapter 21.18

REGULATIONS FOR LIGHT COMMERCIAL ZONING
DISTRICTS OR "LC" DISTRICTS

Sections:

21.18.010 Purpose.

21.18.020 Applicability.

21.18.030  (General Development Plan.

21.18.040 Uses Allowed.

21.18.050 Uses Allowed, Administrative Permit Required in Each Case.
21.18.060  Uses Allowed, Use Permit Required in Fach Case.
21.18.070 Site Development Standards,

21.18.080 Special Regulations

21.18610  PURPFCOSE

The purpose of this Chapter is to provide a zonmyg distnict 0 accommodate and maintain a broad range of light
commercial uses suitable for the convenience of nearby residential areas.

21.18.020 APPLICARILITY,

The regulations of this Chapter shall apply in all "LC" districts subject to the provisions of Chapter 21.62 (Height
and Setback Exceptions) of this Title.

2118030 GENERAL DEVELOPMENT PLAN.

A

A General Development Plan shall be required prior to the establishment of any development in the Light
Commercial district if there is no prior approved General Development Plan and if

1) The lot is m excess of one acre; or,
2) The development proposed inchades more than one use; or,
3) The development includes any form of subdivision (Title 19, Subdivision Ondmance).

No new development, change or expansion of use, or physical improvements may be approved unless such
development, use or cxpansion is found to be in confonnance with an approved General Development Plan
and smendments thereto where such plan is required.

Title 21-58
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General Development Plans and emendmerts thereto shall be approved by the Planning Commission.

The General Development Plan shall be prepared by the developer and submitted for review and approval
poior 10 or concument with approval of any required permite for the development. The plans shail address
development, operational changes, circulation or wransportation improvements, alternative development

s A i derati iF aebiaticn. of w8 . T sl
conformance to the policies of the local area plan.

The requirernent of @ General Development Plan or an amendment to a General Development Plan may be
waived by the Director of Planning and Building Inspection when, due to the circumstances of the particular
situation, there is no potential significant adverse impact from the development and requiring the General
Development Plan will not further the purposes of this Chapler.

2i.18.040 USES ALLCWEID.

A.

B.

Change of commercial uses within a structure provided the new use will not change the nature or intensity
of the use of the structure;

Water system facilities including wells and storage tanks serving four or fewer service conmections, pursuant
to Title 15.04, Monterey County Code, and replacement of water tanks and wells where no increase in
service connections is created. The screening of any tanks and associated structures ghall be approved by
the Director of Planning and Building Inspection.
Cultivation, cutting or removal of Christmas trees.

Other uses of a similar character, density and mtensity to those bsted in this Section.

21.18.050 USES ALLOWED, ADMINISTRATIVE PERMIT REQUIRED IN EACH CASE.

m v 0o w

=

(CHAPTER 21.70)
Appliance store;
Barber shop;
Bezuty shop;
Book store;
Clothing and apparel store;
Drug stors;

Title 21-59
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G. Banks less than 5,000 squarc feet;

H Shoe shop;

I Shoe store;

J Art gallery;

K. Convenience market;

L. Stationery and office supply store;
M.  Photography studio;

N.  Florist

O, Gift and card store;

P. Office;

Q. Locksmith, key and lock shop;
R, Bicycle shop;

Hardware store, excluding lumber sales and outside storage of materials;

m

T. Accessory structures and uses appurtenant to any permittcd use provided there is not intensification of the
permitted use;

U. Reduction in setback requirernents of ten percent or less of the required sethack;

V. Small water system facilities inchading wells and storage tanks for five to fourteen service connections;

W.  Picture framing business;

X Stomge, rental and sale of irrigation equipment.

Y. Other uses of a similar chamcter, density and intensity to those listed in this Section;
Z  Petshop.

AA. Additions to existing approved wireless communications facilities, pursuant to Section 21.64.310.
2i.i8.060 USES ALLOWED, USE PERMIT REQUIRED IN EACH CASE. (Chapter 21.74)
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Hotels and motels (ZA);
Amrmal hospitals (ZA);
Parking lots (ZA);
Auto sales;
Banks greater than 5,000 square feet;
Open air retail and wholesale sales (ZA);
Mini warchouse storage warchouses;
Theaters (ZA);
Restaurants (ZA);
Service stations (ZA);
Caretaker unit for the purpose of providing on-site security (ZA);

All residential uses provided that the gross square footage of the residential use does not exceed the gross
square footage of the commercial use (ZA);

Assemhlages of people, such as carmivals, festivals, races and circuses not exceeding ten days and not
involving construction of permanent facilities (ZA);
yards;

Water system facilities inchuding wells and storage tanks serving fifieen or more service connections (ZA);
Other uses of a similar character, density and intensity as those listed in this Section;

Legal nonconforming use of a portion of & structure extended throughout the structare (ZA);

Legal nomconforming use changed to a use of a similar or more restricted nature;

Zoos or zoological gardens for the purpose of mising, maintmining, keeping or exhibiting any wikd animal;

Commercial kennel (ZA);
Title 21-61
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. Any lot or establishment where alcoholic beverages are served, commercial place of amusement or
recreation, or amy place where live entertainment is provided withn 200 feet of the boundary of a
Ridgeline development,

Removal of minerals and natural materials for commercial purposes;

Development in the Carmel Valley Floodplain, pursuant to Section 21.64.130 (ZA);

Wholcsale and retail establishments distributing maierials and products essential 10 agriculture and farming
operations, except manure;

S -

Day care centers (ZA),

The exploration for and the removal of oil and gas (ZA).
Auto repair ficilities (ZA);

Storage garage (ZA);

DD.  Funernl homes (ZA);

Development laboratories;

FF.  Service centers.

5B & N

[

GG.  Wireless communications facilities, pursuant 1o Section 21.64.310,

21.18.070 SITE DEVELOPMENT STANDARDS

A Stucture Height and Sefback Regulations

1. The maximum structure height is 35 feet unless superseded by & structure height limit noted on the
zoning map (e.g. "LC/(24)" would limit structure height to 24 feet).

2. Sethacks for developments in the "LC" district are established by the approval of the General
Development Plan where such plan 5 required.

3. Setbacks for development where a General Development Plan is not required shall be established
by the Appropaate Authority through the project review process based on:

a) surroumnding land use;
Title 21-62
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b) provision of adequate parking and landscaping; and
¢) other site design features.

4, All minimum setback requirements established by & combining "B" district, sethacks shown on a
reconded final map or parcel map, or sethack lines shown on 2 Sectiona! District map, shall apply.

Building Site Coverage, Maximum: 50%, excluding parking and landscaping.
Parking Regulations: All parking shall be established pursuan to Chapter 21.58.
All developments allowed shall have landscaping covering a minimum of 10% of the developed site arca

subject © & plan approved by the Director of Planning and Building Inspection. The landscaping shall be in
place prior to the commencement of use.

Al exterior highting shall be unobtrusive, harmonious with the local ares and constructed or located so that
only the area intended is illuminated and off-site glare is fully controlled. The location, type and wattage of
the exterior lighting must be approved by the Director of Planoing and Building Inspection prior 1o the
issuance of building permits or the establishment of the use.

Sign Regulations

Signing for all development shall be established pursuant o Chapter 21.60.

21.13.080 Specinl Regulatons.

Al

Mamufaciured dwelling units neeting the standards of Section 21.64.040 are permitied subject o the
requurements of any conventional dwellmg unit in this Chapter.

The following types of development are subject 1 Section 21.64.250 (Regulations for the Reduction of
Vehicle Trips) of this Title:

a} Any residential development of 25 or more units; or,

b) Any new or expanded commercial or ourist oriented development which will employ 50 or more
ersons; or
c) Any new or expanded commercial or tourist oriented development of 25,000 gross square feet or

more.
Title 2163



Attachment 11

0481

Chapter 21.20

REGULATIONS FOR HEAVY COMMERCIAL ZONING

Section:

21.20.010
21.20.020
21.20.030
21.20.040
21.20.050
21.20.060
21.20.070
21.20.080

DISTRICTS OR "HC" DISTRICTS

Purpose.

General Development

Uses Allowed.

Uses Allowed, Administrative Pemut Required in Each Case.
Uses Allowed, Usc Permit Required in Each Case.

Site Developmient Standards,

Special Regulations.

2129010  PURPOSE.

The purpose of this Chapter is to provide a zoning district to accommodate a broad range of heavy commercial
uses in those areas of the County of Monterey suitable for such uses. The types of uses appropriate for this district
are those uses which are of a heavier commercial character potentially involving reeds for warehousing, storage

2126020  APTLICABILITY.

The regulations of this Chapter shall apply in all "HC" zoning districts, subject to the provisions of Chapter 21.62

(Height and Setback Exceptions) of this Title.
21.20030  GENERAL DEVELCPMENT PLANS.

A A Geneml Development Plan shall be required prior to the establishment of any development in the Heavy

Commercial district if there is no prior approved General Development Plan and if]

1) The lot is in excess of one acre; or,

2) The development proposed includes more than one use; or

3)

The development includes any foom of subdivision (Title 19, Subdivision Ordinance).

Title 2165
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No new development, change or expansion of use, or physical improvements may be approved unless such
development, use or expansion is found o be in conformance with an approved General Development Plan
and emendments thereto where such plan is required.

General Development Plans and amendmients thereto shall be approved by the Planning Commission.

The General Development Plan shall be prepared by the developer and submutted for review and approval
prior to or concurrent with approval of any required permits for the development. The plans shall address
development, operational changes, circulation or transporiation improvements, aliernative developroent
opportunities, environmenial considerstions, potential mitigation of adverse environmemal impacts and
conformanoe to the policies of the Jocal arca plan.

The requirement of a General Development Plan or an amendiment to a General Development Plan may be
waived by the Director of Planning and Building Inspection when, dve o the circumstances of the particular
situation, there is 1o potential significant adverse impact from the development and requiring the General
Development Plan will not further the purposes of this Chapter.

21.20.040 USES ALLOWED.

A

C.

D.

Change of commercial uses within a structure provided the new use will not change the nature or intensity
of the use of the structure;

Water system facilities including wells and storage tanks serving four or fewer service connections, pursuart
o Title 15.04, Monterey County Code and replacement of water tanks and wells where no increase in
service connections is created. The screeming of any tanks and associated structurcs shall be approved by
the Director of Planning and Building Inspectior;
Cultivation, cutting or removal of Christmas trees;

Other uses of a similar character, density and intensity to those bsted in this Section.

21.20.650 USES ALLOWER, ADMINISTRATIVE PERMIT REQUIRED IN EACH CASE.

(Chapter 21.70)
Offices less than 5,000 square feet of floor area;
Shops for tradesmen such as plumbers, electricians, furniture makers and repaimmen, appliance repairmen,
and similar uses provided that in all cases all equipment and materials, except vehicles, are maintained

within 8 Struchure;
Title 21-66
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Caretaker unit for the purpose of providing on-site security;
Mini- warehouse storage facilities of less than 5,000 square fest of floor ares;
Small water system facilities inchiding wells and storage tanks for five o fourteen service connections;

ion in sethack requirements provided the proposed reduction is ten percent or less of the required
setbacks;

Accessory structures and accessory uscs appurtenant to any permitied use provided there & no
mtensification of the penmitted use;

Photography studio;

Shoe shop;

Shoe store;

Shops of a light commercial character and conducted within a structure;
Statiopery and office supply store;

Storage, rental and sales of imgation equipment;

The manufacture of clothing,

Day care center for use of on-site employees and employess of developments on the same lot or
bdivision:

Other uses of a similar character, density and imensity to thosc listed in this Section.
Boarding kennels.
Additions to existing, approved wireless communications {acilities, pursuant o Section 21.64.310.

21.20.060  USES ALLOWED, USE PERMIT REQUIRED IN EACH CASE. (Chepter 21.74)

A

B.

Office complexes greater than 5,000 square feet of Qoor area (ZA);

Automobile and recreational vehicle storage yands (ZA);

Title 21-67 5 7
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Mini- warehouse storage facilities of more than 5,000 square feet (ZA);
Automobile and truck tow and storage operations (ZA);

Boat and auto sales (ZA);

Agricultural processing plants (ZA);

of commercial trucks;

Hotels, motels, restaurants and similar visitor facilities (ZA),

Contractors yards and offices (ZA);

Contractor's equipment storage facility including vehicles, within a building (ZA);

Retail sales which are accessory and incidental 10 the uses permitted in this Section, provided that the sales
area does not exceed twenty-five percent of the floor area of the structure housing the retail sales facility
(ZA);

Bag cleaning or rag works;

Water well drilling businesses (ZA);

Public utility uses and accessory structures, inchiding corporation yards or similar uses;

Wholesale distributors of petroleurn products, contractors yards, welding shops and other uses of a similar
character;

Fumiture memnfacturing, finish peper products from finished paper stock (ZA):
Propane distributorship and sales and services of appliances, and related equipment;

square footage of the commercial use (ZA);

Other uses of a sirilar character, density and intensity as those listed in this Section;
Legal nonconforming use of a portion of a structure exdended throughout the structure (ZA);
Legal nonconforming use changed to a use of a similar or more restricted nature;

Zoos or zoological gardens for the purpose of raising, maintaming, keeping or exhibiting any wild animal;
Title 21-68
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Public and quasi-public uses including churches, parks, playgrounds, schools, public safety facilities, public
ity clitics, jals, rebmbilitats and detention facilit
Any lot or establishment where alcoholic beverages are served, commercial place of amusement or
recreation, or any place where live entertamment is provided within 200 feet of the boundary of a
residential district (ZA);
Ridgeline development;
Removal of mincrals and natural materials for commercial purposes;
Development in the Carmel Valley Floodplain pursuant to Section 21.64.130 (ZA);
Wholesale and retail establishments distributing materials and products essential 1o agriculture and fanming
operations, except manure;

Research lsboratories, provided such vse doss not produce undue odor, noise, smoke, or other

Warehouses for the collection, packaging and distribution of agricultural end horticultural products (ZA);
Day care centers (ZA);

The exploration for and the removal of oil and gas (ZA).

Lumber yards (ZA);

Bottling works (ZA);

Wholesale stores and storage (ZA);

Storage garages (ZA);

Service centers,

MM. Open air retail and wholesale sales (ZA),

NN,

Wireless commumications facilitics, pursuant 1o Section 21.64310.

2i.20.670  SITE DEVELOPMENT STANDARDS.

Title 21-69 5 7
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A Stuchre Height and Seiback Regulations

1

The maximum structure height is 35 feet unless superseded by a structure height limit noted on the
zoning map. (e.g. "HCA24')" would Limit structure height to 24 feet),

Setbacks for developments in the "HC" district are established by the approval of the General
Development Plan where such plan is required.

Setbacks for development where a General Development Plan is not required shall be established
by the Appropriate Authority through the project review process based on:

2) surrounding land vse;
b) provision of adequate parking and landscaping;
c) aother site design featunes.

All mimimum setback requirements estblished by a combining "B" district, sethacks shown on &
recorded final mep or parcel map, or s=thack lines shown on a Sectional District map, shall apply.

B. Building Site Coverage, Maxmmum: 50%, excluding parking and landscaping,

C. Parking Regulations: All parking shall be established pursuant to Chapter 21.58.

D. Landscaping Requircmenis:

All developments allowed shall have landscaping covering a minimum of 10% of the site area subject 10 a
plan approved by the Director of Plarming and Building Inspection. The landscaping shall be in place prior
to the commencement of use.

E  Lighting Plan Requirements

All exterior lighting shall be unobtrusive, harmonious with the local area and constructed or located so that
only the area intended is illuminated and off-site glare is fully controlled. The location, type and wattage of
the exterior lightmg must be approved by the Director of Plarming and Building Inspection pror to the
issuance of building permits or the establishment of the use.

F. Sign Regulations
Signing for all development shall be established pursuant to Chapter 21.60

21.20.080

SPECIAL REGULATIONS.

Title 21-70
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Mamufactured dwelling units meeting the standards of Section 21.64.040 are permitied subject to the
requirements of any conventional dwelling unit in this Chapter.

The following types of development are subject to Section 21.64.250 (Regulations for the Reduction of
Vehicle Trips) of this Title:

a) Any residential development of 25 or more units; or,

b) Any new or expanded commercial or tourist oriented development which will employ 50 or more
persons; or

c) Any new or expanded commercial or tourist oriented development of 25,000 gross square feet or
more.

Title 21-71
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Chapter 21,22

REGULATIONS FOR VISITOR SERVING/PROFESSIONAL
OFFICE ZONING DISTRICTS OR "VO" DISTRICTS

Sections

2122010  Purpose.
2122020  Agpplicability.

2122030  General Development

2122040  Uses Allowed

2122050  Uses Allowed, Administrative Permit Required in Each Case.
2122060  Uses Allowed, Use Permit Required in Fach Case.
21.22.070  Site Development Standards.

21.22.080 Specizl Regulations.
21.22.010 PURPCSE.

The purpose of this Chapter is to provide a district to establish areas necessary to service the needs of visitors and
professional services to Monterey County.

21.22.020 APPLICABILATY.

The regulations of this Chapter shall apply in all "VO" districts subject to the provisions of Chapter 21.62 (Height
and Setback Exceptions) of this Title.

2i.22.030 GENERAL DEVELOPMENT PLAN.

A, A General Development Plan shall be required prior to the establishment of eny development in the Visilor
Serving/Professional Office district if there is no prior approved General Development Plan and if

1) The Jot is in excess of onc acre; or,
2) The devefopment proposed includes more than one use; or
3)  The development includes any form of subdivision. (Title 19, Subdivision Ordinance)
B.  No new development, change or expansion of use, or physical improvements may approved unless such

development, use or expansion is found to be in conformance with an spproved General Development Plan
and amendments thereto where such plan is required.

Title 21-72
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General development plans and amendments thereto shall be approved by the Planning Commission.

The plans shell be prepared by the developer and submitted for review and approval prior to or concurrent
with approval of any required permits for the development The plans shall address the long nnge
changes, circulation or transportation improvements, alternative development opportunities, environmental
considerations, potential mitigation of adverse environmenta! impacts and conformance to the policies of the
local area plan

The requirement of a General Development Plan or an amendment to a General Development Plan may be
waived by the Director of Planning and Building Inspection when, due 1o the circumstances of the particular
situation, there is no potential significant adverse impact from the development and requining the General
Development Plan will not further the purposes of this Chapter.

21.22.040  USES ALLOWED.

A

C.

Change of visitor serving/professional office uscs within a structure provided the new use will not change
the nature or intensity of the commercial use of the structure,

Water system faclities including wells and storage tanks serving four or fewer service comnections, pursuant
to Title 15.04, Montersy County Code and replacement of water tanks and wells where oo increase in
service connections is created. The screening of any tanks and associated structures shall be approved by
the Director of Planning and Building Inspection;

Other uses of a similar character, density and intersity 1o those listed in this Section.

2122485  USES ALLOWED, ADMINISTRATIVE PERMIT REQUIRED IN EACH CASE.

{Chapter 21.73)
One caretaker unit for the purpose of providing or-site security;

Reduction in setback requirements provided the proposed reduction is ten percent or less of the required
setbacks;

Accessory structures and accessory uses appurienant to any permitied use provided there is no
intensification of the permitted usc;

Small water system facilities including wells and storage tanks for five to fiurteen service connections;
Other uses of a similar chamacter, density and intensity to those listed in this Section.

Additions to existng, approved wireless comnmmications facilities, pursuant to Section 21.64.310.

07
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21.22.069 USES ALLOWED USE PERMIT REQUIRED IN EACH CASE. (Chapter 21.74)

B Do o w p

Fi

2

Hotels, motels, hostels, inns (ZA),

Restaurants (ZA);

Service stations (ZA);

Recreational vehicle pars (ZA),

Employee housing, accessory to an allowed use (ZA);

Professional offices (ZA);

Removal of minerals and natural materials for commercial purposes;

Assermblages of people, such as camivals, festivals, races and circuses not exceeding ten days and not
involving construction of permanent facilities (ZA);

Accessory structures and uses prior (o establishment of mam use or structure (ZA);

Legal nonconforming use of a portion of a structure extended throughout the structure (ZA);

Legal nonconforming use chenged to & use of a similar or more restncted nature (ZA),

Water system ficilities inchuding wells and storage tanks serving fifteen or more service connections (ZAJ;

All residential uses provided that the gross square footage of the residential use does not exceed the gross
square footage of the commercial use (ZA);

Other uses of a similar character, density and imensity as those listed m this Section;
Zoos or zoological gardens for the purpose of raising, maintaining, keeping or exhibiting any wild animal;
Public and quast-public uses inchuding churches, parks, playgrounds, schools, public safety facilities, public
Any lot or establishment where alcoholic beverages are served, commercial piace of amusement or
recrestion or any place where Bve entertainment is provided within 200 feet of the boundary of a residential
district (ZA),
Ridgeline development;
Removal of minerals and natural materials for commercial purposes;

Title 21-74
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Development in the Carmel Valley Fioodplain pursuant to Section 21.64.130 (ZA);

U Day care centers (ZA);
V.  The exploration for and the removal of oil and gas (ZA).
W. ‘Wireless communications facilitics, pursusnt 1o Section 21.64.310.
21.22.070  SITE DEVELOPMENT STANDARDS
A Structure Height and Setback Repulations
L The maximum structure height s 35 fect unless superveded by a structure height limit noted on the
aning mep. (eg "VOZ4)" would limit structure height to 24 feet).
2, Setbacks for development in the VO district are established by the approval of the Gencral
Development Plan where such plan is required.
3 Setbacks for development where a General Development Plan is not required shall be esmblished
by the Appropriate Authocity through the project review process based on:
a) surrounding land use;
b) provision of adequate parking and Jandscaping;
c) other sitc design features.
4, All minimum setback requirements established by a combining "B" district, scthacks shown on «
recorded final map or parcel map, or sethack lines shown on a Sectional District map, shall apply.
B. Building Site Coverage, Maxtimum: 509, excluding parking and landscaping.
G Parking Regulations: All parking shall be established pursuant to Chapter 21.58
D. Landscaping Requirements
All developments allowed shall have landscaping covering a munimum of 10% of the sitc erea subject to a
plan spproved by the Director of Plenning and Building Inspection. The landscaping shall be in place prior
to the commencement of use.
E Lighting Plan Requirements

Title 21-75 5 7
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All exterior lighting shall be unobtrusive, harmonious with the local arca and constructed or located so that
only the arés intended is illuminated and off-site glare is fully controlled. The location, type and wattage of
the exterior lighting must be pproved by the Director of Planning and Building Inspection prior to the
issnance of building permiis or the establishment of the use.

Sign Regulations

Signing for all development shall be established pursuant to Chapter 21.60.

21.22.080 SPECIAL REGULATTONS.

Al

o7

Manufisctured dwelling units meeting the standards of Section 21.64.040 are permitted subject to the
requirements of any conventional dwelling unit in this Chapter.

The following types of development are subject to Section 21.64.250 (Regulations for the Reduction of
Vehicle Trips) of this Tide:

a) Any residential development of 25 or more units; or,

b) Any new or expanded commercial or tourist ofented development which will employ 50 or more
persons; or

c) Any new or expanded commercial or tourist onented development of 25,000 gross square feet or
more.

Title 21-76
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ARTICLE 7 - VAF Visitor Accommodation Facility Dietrict

38-34 Specific Purpose

38-35 Land Use Regulations

38-36 Property Development Slandards
38-37 Review of Plans

38-38 Limitation on VAF Rezoning

368-34 Speclific Purpose
In addition to the general purposes listed In Articla 1, tha specific purpose of the VAF Visitor
Accommodation Facility District is to establish the requirements for development of visitor accommodation

facilities n the City of Monierey.

38-35 Land Use Regulztions
In the following schedule, the letier "U” designates use classifications allowed on approval of a use

permit. The "Additional Regulations” column includes references to regulstions located elsewhere In this
chapter which apply. If a use classification is not listed, it is prohibited.

1. Hostel. The City Council may, upon recommendation from the Planning Commission after a
public hearing, with a Conditional Use Permit approved by Ordinance, permit the consinuction,

operation and maintenance of hostels operated by non-profit agencies on any parcel of the City
not zoned for single-family residential use (R-1), or low density multi-family residential use (R-2),

VAF DISTRICT LAMD USE REGULATIOHS

Addidonal Regulations
Commercial Uses
Visitor Accommodation Facilities u (a)(b)
Limited-Occupancy u (a).(b).(c)
Accessory Uses u {a}.(d)

{a) Anycondifions of & presxisting use permil or special permit shall apply,
{b) Vacation Time Share Fadlilies are prohibited.

{c) The property owner shall cccupy and manage a limited-occupancy visitor accommaodation fadility. No cooking
facilithes in rooms or long term rental of rooms shall ba permitled, breakfast to guests shall be the only moal and
person served, and the maximum stay of guests shall not excead 14 days.
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{d] Miowabie accessory usas, such as sale of candy, magazines, sundries, and similar flems; beauty and barber
shops; recreation faciiiies to serve the public, guests and employees; fving accommodations for manager or
caretaker, faciliies for conferences and meetings; commercial restaurant busines=es, clothes and deaning pick up
agency; and related personal visilor salas and services when related to and developed &s an incidental pard of &
visitor accommodation facility. Accessory uses may be added o visilor sccommodation faciliies with 8 use permit,

38-36 Property Development Standards

The following schedule prescribes minimum lot dimensions and property development standards for the
VAF District,

VAF DISTRICT PROPERTY DEVELOPMERT REGULATIONS

Limited-Occupancy
Hotels Vigitor
and Accommaodation Additional

Kotels Facilities Repulations
Minimum Site Area - 0.5 acre
Minimum Site Area (sq.i.) per Sleeping Unit
(Guest Room) (a)
-Ona slory structure 1,000 5,000 (v)
-Two slory slructure 800 5,000 (&)
-Three slories or more 800 5,000 (b}
Minimum Yards
Front (ft.) 10 10
Side (L) 10 10
Corner Side (ft.) 10 i
Rear (it.) 10 10
Maximum Lot Coverage (%) 30 30
Parking and Loading See Article 18

07
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Nonconforming Structures Ses Article 28
{a) When computing tha number of units parmitted, land devoled to accessory uses, such as restsurants, cocktail

lounges, retall and service siones, service stafions and similar uses, including related parking areas, shall be
deducied from the gross site area.

(k) No more than 10 rental rooms shall be permitied in Imiled-oocupancy visitor accommodation facilities. This shall
not include manager's quarters or accommodations.

Supplemental regulations applicable to all zoning districts in the city are contained in Article 17, and off-
street parking requirements are in Articls 18,

A, Number of Off-Street Parking Spaces Required.

Hotals and Molels One per guesl room, plus two for every 50 rooms; plus
parking, as required for accessory uses.

Bed and Breakfast lnns Ug to elght rooms, one per guest room plus two spaces; over
elght rooms, two per guast room.

Youth Hostal As specified by Use Pemit.

Accassory Uses, The Planning Commission may reduce the number of off-streel parking spaces required
by Article 18 for accessory uses by no more then 50 percent upon finding that:

1. Al required parking to be provided for ail uses will occupy the same parking facility; and

2. Both the required parking and the uses served are located on the same site under one
ownership or the required parking is localed on an adjacent sile under ihe same ownership.

Computation of Spaces Reguired. If, in the appiication of the requirements of this article a fractional
number is oblalned, one parking space or loading berth shall be required for a fraction of one-half or
maore, and no space or berth shall be required for a fraction of less than one-half,

B. Planling Areas. Site arsas not used for access, parking, circulation, bulldings, and services shall be
compleled and permanently landscaped.

C. Signs. The maximum sign area for a limited-occupancy facility shall nol exceed four square feet, and
all signs shall be subject fo approval of the Archileciural Review Committes, Each establishment shall ba
referred lo as en "inn_* Wording such 25 "motels,” "hotels,” "motor hotels,” and "lodges” is not permitted.
Such signs may only be exiernally illuminated.

D. Expansion of Preexisting Facilities. Any visifor accommodation facility may be expanded, provided #
meets the development standards of this section. Any preexisting faciiily that exceeds these standards,
and is substantially destroyed by fire, eanthquake, or other natural disaster may be reconstrucied
substantially as it was prior to such destruction,
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38-3T Review of Plans

A.  Any structural alteration shall be subject to review and approval by the Planning Commission,
Ordinary non structural repairs, alterations, exterior remodeling, changes in landscaping or planting
areas, or maintenance shall be subject io review and approval by the Architectural Review Commities.
Procedures for such review, including the right of appeal, shall be the same as for 2 use permit.

B. Expansion of visitor accommodation facilities shall be subject to review and approval by the
Development Review Commities, tho Architectural Review Committes, and the Planning Commission.

C. New limited visitor accommodation facllities shall be subject to review and approval by the
Development Review Committee, and the Architectural Review Commitiee, and their recommendations
shall be considered by the Planning Commission in deciding whether to approve or deny the project.

38-38 Limitction on VAF Rezoning
A zoning map amendment that would change the boundaries of a VAF District or add or delete land

subject to the VAF Distric{ regulations may only be approved after an advisory vote of the people of the
City of Monterey.
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Chapter 28.2]
R-3 LIMITED MULTIPLE-FAMILY RESIDENCE ZONE
AND R-4 HOTEL-MOTEL-MULTIPLE RESIDENCE ZONE

Sections:
28.21.001 Im General 23.21.080 Lot Area and Frontage
282105 Genergel Description end Legislative Requirements.

Intemt, 28.21.081 Outdoor Living Space.
28.21.030 Uses Permitted. 2821085 Regulations for Nonresidentinl
28.21.035 Uses Permitted Upon the Isuance Buildings, Structures and Uses,

of & Conditional Use Permit ar 282L0%0 Other Requiremenits.

Performance Standard Permit. 2821100 Off-street Parking,
28.21.050 Bullding Height. 28.21.110 Signs.
2821060 Sctbecks. 28.11.120 Public Street Requirements,
28.21.065 Reduction of Sethack 28.21.130 Developmeni Plan Approvel

Requirements. 28,2131 Development Potentisl.
28.21.070 Distance Between Buildings on the

Same Lot.

28.21.001 In General

The following regulations shall apply to both the R-3 Limited Multiple-Family Residencc Zone and the R-4 Hotel-
Motzl-Multiple-Residence Zone uniess otherwize provided in this ordimance, (Ond. 3710, 1974; Ord, 2585, 1957.)

28.21.005 General Description end Lopislative Intent.

1. R-3ZONE.

Thlsunmmmdmihlmldummofhgh&:mtymwhmhﬂupmmﬂmnﬂmdmfmmﬁupla-ﬁlmh
dwellings, together with recreational, religious and educational faciiities required to serve the community. The
regulations for this district are designed and intended to establish, maintain and protect the essential characteristics of
the distrizt, to develop and sustain a suitable covironment for family life and to probibit activities of a commercial
nature and those which would tend to be inharmonious with or injurious to the preservation of a residential
environment.

2. R4 ZONE.

Thmmlhmdmni:lmﬂhpict:udmm&uuimmﬁhﬂhd::prmu:pﬂ]u.uuﬂmdmmhmﬂndmhcfutmﬂtq}k
housing, together with recreational, religions and educational facilities required to serve the community, The

isions of this ordinance ars iniended to provide 2 pleasant and healthful environment by establishing provisions

or usable

nmmwmm%dﬂnummmmwamﬂumbhhm including related recreationsl, conference
center and other auxilisry uses for use by hotel w! ting the existing housi ﬂwrl.mdm
Whmmmﬁﬂwh mmmrmpnmrﬂymm In
preservation of buildings of architectural and/or historical significance shall ed. hnmmunpﬂmmwﬂl
hmwnﬂmmhmmmmdnﬂmgmmhmofﬁumuﬁmhm or similar nees,

Regulations for this district are to conirol activities of a retail commercial nature and those which would
tend to be inharmemious with housing, intended to scrve the visitors using the established hotels end
motels in the immediate vicinity are permitied subject to approval of 8 canditional use permit. (Ord. 4199, 1983; Ord
4018 §1, 1979; Ord. 3710, 1974; Ord. 2585, 1957.)

28.21.030 TUses Permitted.

A. R-3ZONE.
1. Any use perimitted in the R-2 Zoae and subject o the restrictions and limitations contained therein,
except that any use specifically mentioned hereafier shall be subject 1o the restrictions of the R-3 Zone.
2. One-, two-, and multiple-family i
3. Commumity carc facilides, residential care facitities for the elderly and hospices serving 7 o 12
individuals subject to the provisions in Chapter 28.93,
B. R4 ZONE
1. Amy use pamitied in the R-3 Zone and subjeci to the restrictions and limitations contained therem,
except that any such use specifically mentioned hereafier shall be subject to the restrictions of the R-4 Zone.

839 rev, shsi 5 7
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2. Hotels and related recreational, conference center and other auxiliary uses primarily for use by hotel

G et i ST Tk P r.hcmpﬁh f‘“‘““"ﬂrmﬁ””ﬁ“ﬁ‘"‘“m@a"“

area per unit requirements L] ng requirements y umits
in Subsection 28.90.100.G.3 of this Code. Such hotels when constructed or used for either tweniy-four (24)
or more dwelling units, or fifty (50) guest rooms or more may i & business, cxoept 2 restaurant, conducted
therein for the convenience of the occupants and their guests, provided entrance to such places of business be from
the inside of such buildings; that the floor area used for all the businesses in the facility shall not exceed thirty percent

}nfmcmlmmwwuﬁﬂﬁnhmwmpiungﬂuhm:lwhmhmmnﬂnxkhwmugm
lots; and provided that no street frontage of any such building shall be used for such business. Any hotel,
regardless of the number of umits or rooms therein, may include a restaurant for use by the hotel occupants and their
guests only, provided thal such facility conforms to all other requirements imposed on any "business” by this

A restaurant not conforming to all other requirements imposed on amy "business” by this or not
for use solely by hotel occupanis and their may be established only if a conditional use s for
oo ﬁsﬁ;srﬁwm&mzﬂ. of this Code. (Ord. 4858, 1994: Ord. 4199, 1983; Ord. 3710, 1974;

2821035 Uses Permitted Upon the Issuance of a Conditional Use Permit or Performance Standard Permit,
As provided in Chapters 28.93 and 28 94 of this ordinance. (Ond. 5380, 2005; Ord. 3710, 1974; Ord. 2585, 1957.)

28.21.050 Building Height.

Three (3) stories, which three (3} stories combined shall not exceed (i) forty-five feet (457) nor (1) exceed the
beight limitations imposed for the protection end enhancement of solar access by Chapter 28,11 of this Code, {Ord.
4426, 1986; Ond. 3710, 1974; Ord. 2585, 1957.)

28.21.060 Setbacks,

The following sethacks shall be observed on all lots within these zones:
A_ Front Sefhack. A front sethack of not less than the indicsted distance shall be provided between the front lot
line and all buildings, structures, and parking on the lot. as follows;
1. Ome or two story bullding or structure: 10 feet
2, Three story building or structure: 15 feet; howewver, if the net floor area of the third floor is less than fifty
percent (50%) of the net floor area of the first floor building footprint, the front setback shall be reduced as follows:
a. Ground floor portions: 10 feet
b. Second story portioms: 10 feet
c. Third story portions: 20 feet
ER Parkmgﬂ!udnﬂmtbutkmmlhnmn 10 feet
4, Parking that backs out onto the street: 20 feet
H. Interior Setback, &nm:ﬁdﬁmtﬁmmuhﬁm&mmﬂhmﬂdmﬁ:
imerior lot line and all on the lot as follows:
1 Gmm m—_f '1dm.gcrmnmn-c: 6 fect
xlul;i/ Iding or structure; 10 fest; however, if the net floor area of the third floor is less than
ﬁﬁym{m] e net floor area of the first floor building foctprint, the interior setback shall be reduced as

a.  Ground floor portions: 6 feat
b. Second siory portions: 6 feet

e Third story partions: LD feet
3, CGamge, carport or uncovered parking: 6 feet; however, if the width of the lot is less than fifty-five (55)

feet at the opening of a garage or carport, the garage or opening docs not face the street, and (he intcrior depth
of the or carport does not exceed twenty (20) feet, the sethack may be reduced by up to 3 feet by the design
review that reviews the project.
C. Rear Sefback. A rear sethack of not less than the indiceted distance shall be provided between the rear lot

hmmdlﬂbmldmnmmdpuhnsmﬂwlm

1. Ground floor portions: 6 feet

2. Second story portions: 10 feat

3. Third story portions: 10 feet

For pur ufﬂlillmﬁm,lmrmbwtﬁlllh:mudndﬁum lut]im- ilc to the front lot Ene. In the
event of two or more front lot lines, the rear setback shall be provided from the lot line opposite to any of the front lot
lines. (Ord, 5459, 2008.)
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2821065 Reduetlon of Sethack Reguirements. U

It is hereby declared that under the following conditions a physical hardship exists on all R-3 and R-4 Zone lots,
and that the listed modifications are herchy granted where the stated conditions cxist

Other provisions of this title notwithstanding, a conforming addition ma br.n-dewm:zmng
dwelling where such nonconformance is duc to inadequate front setback or i said
o 3‘5Hw:l!:l}:.ﬁth;mmndhymdim¢n&ﬁmnfmmm (D:d.%ﬂ ; Ord, 3710, 1974;

28.21.070 Distsnce Between Buildings on the Same Lot

No main building shall be closer than fifteen feet (15') to 2oy other main building on the same lot, except that a
tlagn;-;?:n‘rhim e no closer than ten fieet (107 1o another one-story building. (Ord. 3710, l!??d.Drd.ISSi

28.21.080 Lot Area and Froniage Reguirements.

A. Minimum Lot Size and Frontage for New Lots. Every lot bereafier created in an R-3 and K- Zone shall
contain at least fourteen thousand (14,000) square feet and sixty feet (60 of frontage on a public street.

8. Lots Less Tham 5,000 Square Feel. Existing lots of less than five thousand (5,000) square fect of net lot
area may be used as a building site for a one-family dwelling, provided that all other regulations of the zone

by this title are observed.

C. Existieg Lots of 5,000 to 6,999 Square Feet. Existing lots of 5,000 to 6,900 aquare feet of net lot area,
inclusive, may be used as a building site for two (2) dwelling onits, provided that all other regulations of the zone
m’bndbyﬂnsmhmmmuf

D. Lotsof 7,000 to 13,999 Square Feel ng Jots of 7,000 1o 13,999 square feet of net lot area, inclusive,
mﬂyb:mndaslhﬂltﬁnguirhﬂhree{l]unh_ that all other regulations of the zoae prescribed by this title
are observed.

E. Lots of 14,000 Feet or More. For lots of fourteen thousand (14,000) square feet or more of net lot
area, a minimium of three dﬁwin.mdmd{l,m}mtiutnfmtlﬂmdnﬂhnpnndﬂdfmmﬁdnﬂlmg
unii hereafrer erecied.

F. Variable Density in Certain Zones. Lots in the R-3, R-4, C-1, C-2, C-M and R-O Zones, as well as lots in
the HRC-2 and OC Zanes where residential uses are allowed by the Local Coastal Plan, mey be used as a building
site for more units than permitted i paragraphs B, C, D and E above if the number of bedrooms in the dwelling vmit
is limited in acoond with the following.

I. Studio unit - one (1) unit per 1,600 square feet of lol arca;

2. | bedroom unit - one (1) unil per 1,840 square feet of lot arca;

3. 2 bedroom unit - one (1) unit per 2,320 square feet of lot area;

4, 3arm=bedrmmit-mﬂgﬂ 2,800 square feet of lot area.

Existing Iots with less than 5,000 square mtlutmﬂuﬁmbeumdu:hﬂtmgammdwmu
Subsection (I7) for more than two (2) dwelling wmits. This Subsection (F) shall be applicable in the R-3, R4, C-1,
C-2, C-M, R0, HRC-2 and OC Zones and not in any other 2zome.  The fact that a lot may be subject to an overday
zone, including, but not limited 10, the S-D-2 or §-D-3 Overlay Zones, does not prohihit the application of variable

ity if variable density is otherwisc allowed in the base zoning of the lot. (Ord. 5459, 2008; Ord. 5343, 2005; Ord,
4772, 1992: Ord. 3950 &1, 1978; Ord. 3753, 1975.)

28.21.081 Ouidoor Living Spsce.

Euw:,rInlmhmﬂﬂlmv&mﬂwﬁmgmmm@mmmnﬁbﬂfnﬂmm
Privete Outdoor Living Space Method. Lots providing outdoor living space mn accordance with this

m&udinﬂg:ndccmﬁufhmd:m’h@mm}ﬂ 1-3 below:
ste Outdoor Livicg Space. Private outdoor living space shall be provided for each dwelling unit s

follows:
a. Minimum size. The privaie outdoor living space shall be not kess than the size specified below
based on the number of bedrooms in the dwelling unit and the location where the private ouidoor living space is
{1) Ground floor:

{a) Swdio unit - 100 square feet
(b) 1 Bedroom unit - 120 square feet
{c) 2 Bedroom unit - 140 square fest
(d}) 3 or more Bedroom umit - 160 square fect
{2) Second or higher stary:
(a) Stdio unit - 60 square feet
) 1 Bedroom unit - 72 square feet
¢} 2 Bedroom unit - 84 square feet 5
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(d) 3 or more Bedroom unit - 96 feet 0502
b. Minimum Dimensions. The private living space shall have mitiimom dimensions as
specified below, measured in perpendiculer directions based on the ion where the private omtdoor living space is

(1) Ground floor: 10 fieet
() Second or higher story: 6 fest

c. Comnectivity. Privaie outdoor living space shall be contiguous to and accessible from the dwelling
umit for which it is provided.

~d. Multi-story dwelling units. chiﬂngnniuﬂﬂmpynwmdtnMMMaypmﬁdﬂmﬁ

o space may include p aress no mare
ﬁﬂf[ﬁﬂ}mﬁpﬂnmhhmmddmh.

f. Exclusions., Private outdoor living space shall not include stairs, entrance decks, or landings. In
addition, private outdoor living spacc shall not include areas located under eaves, balconies, or other cantilevered
architectural or building projections not providing additional floor area where the vertical clearance under the
mhmn]nrbmldhlg'gmgmnmhlmthmmm

setback encrogchments. Private ouldoor living space may encroach inlo setbacks as

(1) Private outdoor living space provided on grade may encroach info interior and rear setbacks up

mmﬁpmpwt_vhm) Pri utdoor liyi provided on grade be fe
vate outdoor living space on may be located up to ten ([0) feet from the
ﬁ‘mﬂmhnc.!uh]cgutmmufﬂnwmgmndlﬁm =

{a) The area of the private ouidoor living space located in the fromt yard may not exceed more
than 50% of the front yard area, excluding driveways,

(b) The private cuidoor living space provided in the front yard shall be enclosed by 2 solid
fence having a minimum height of five (5} feet and a maximum height of six () feet. The exterior of the fence shall
be landscaped. However, the design review body that reviews the project may reduce or waive the requirement for &
fmmmh&mﬂhmmmm&mﬁmﬂ:ﬂmbﬁqmwmnmﬁumlduorlm
space or if the arca does not abut a strect.

2. Open Space. In addition to all scthacks, every lot satisfying the outdoor living space requirement in
accordance with this private outdoor living space method shall provide on grade open space of an area not less than
ten percent (10%) of the net lot area in sccordance with the provisions of this pary 2. The intent of this
m'imhwmm&:{afme s,;f‘;m'mmﬁ“' . -

a, ircd open spece may consist of
MHWWWMMMMMMIWMMMM:
(2) Patios,
{3) Plonted areas,
(4) Decks no more than 18" above grade at all points, and
(3) Swimming pool areas
b. Examples of Open Spece Improvements Not Permitied. The required open space shall not
consist of the following:

(1) Garages,

g} gnvmm

(4) Loading areas

{5 Puhngnﬂmuw:dm

{6) Balcomes,

(7T} Porches,

(8) Decks hi than 18" above grade at any point,

(9) Roof decks, or

{10} mmmmm eaves, balconies, bay windows, window seats, or other
cantilevered architectural or building not providing additional foor arca where the vertical clearance
under the structure or architectural or projection is less than seven feet.

3. Common Open Area. The common open area requirement specified in this Paragraph 3 shall only
apply to lots developed with four (4) or more dwelling units. Every lot satisfying the outdoor living space
Wmummmﬁmmlm method shall provide a common open area m
accordance with this paragraph 3 have a minimum dimension of fifieen (15) feet
mﬂmmﬁcﬂm&mmﬁﬁnﬂhmﬁ:m:ﬂhﬂmgon on the lot The comumon open arca

may be located on grade, on the sccond or higher story, or on a roof deck. On grade common open arca may include
portions of the interior setback or rear setback. On grade commmon open atea may include portions of any remaining
front vard, but shall nol include any portion of the front setback. The common open area roquired in this paragraph 3
mnyﬂh:imﬁmpmnf&npmupmmmhdhmh:nhgmtmmmmdpunquzﬂ
sats
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B. Common Outdoor Living Space Method. Lots providing outdoor living space in accordance with this
method shall provide common living space in accordance with the following:
1. Accessibility. The common outdoor living space shall be accessible to all dwelling units on the lot.
1. Minimum Size. The common outdoor living space shall consist of =t least fifieen percent (15%) of the
net lot area.
3. Minimam Dimensions. The comman outdoor living space may be provided in multiple locations on the
Muhﬂmhuhm@!hwanﬂmmdmﬂwﬂwm}ﬁﬂnmﬂhw
DS
4. Locstion. Common owdoor Living space must be located oo grade, On grade common outdoor Hving
nzwmybelnumdmmmmhwkmrmm O grade common ouidoor Living space may be locaied in
rmmwmgﬁmlymdhunhﬂmhch&wpmﬂmdh&mtm
Exclusions. Common outdoor living space shall not include any of the following areas:
- a Mmddmfumhymmhm[mmmhmmmwmgnd
Pirnarg arcas.
b. Aress located under trellises, arbors, caves, balconies, bay windows, window seats, or other
architectural or building projections not providing additional floor area where the vertical clearance under the
ummnunrdutmtmlmhﬂdmgprmmmuhuMmfun (Ord. 5630, 2013; Ord. 5459, 2008.)

28.21.08% Regulstions for Nonresidential Daildings, Structures and Uses.

A. SETBACKS. Setbacks for all bui and struchres used for ponresidential purposcs shall be double the
sethack requiromeats for a dwelling as required for the zone in which such building or structure is located.
Notwithstanding the foregong, the following shall be exempt from the double setbeck requirement:

1. Conversions of existing residential structures to structures that contain nonresidential uses specifically
allowed in Paragraph 28.21.030,B.2, and

2. Remodels of existing buildings that contain nonresidential uses specifically allowed in Pamgraph
28.21.030.B.2.

B. LOT COVERAGE Notmore than twenty-five t (25%) of the net area of a lot may be covered by
buildings used for nouresidential purposes. Numnﬁ%mm&m;wlhmﬁumﬂw
Iot coverage limitation:

1. Conversions of existing residential structures to stroctures that conuin noaresidential uses specifically
allowed in Paragraph 28.21.030.B 2, end

2. Remodels of existing buildings that contain nonresidentini nses specifically allowed in Paragraph
2821.030.B.2.

C. ARCHITECTURAL APPROVAL. Al used for nonresidential purposes shall be subject to the
approval of the Architectural Board of Review, urfhr. ic Landmarks Commission if the is lncated
within El Pucblo Vigjo Landmark District or another landmark district or if the structure s 2 ted City

Landmark. (Ord. 5459, 2008; Ord. 4946, 1996; Ord. 4851, 1994; Ord. 3710, 1974; Ord. 2585, 195'?..]

28.21.090 Other Requirements.

IhUnyCmmd!muhpuemmumybedmmdm}mrw e the residential
character of the neighborhood meiuding the mailing of notices to property owners holding of a public hearing.
(Ord. 3710, 1974; Oxd 2585, 1957.)

2821100 Off-sireet Parking.
Off-street parking shall be provided es required in Chapler 28.90 of this tifle. (Ord. 3710, 1974; Ord. 2585, 1957.)

28.21.110  Signs.

igns shall be parmitted in these zones only as prescribed in the Sign Ordinanoce of the City of Santa Barbara.
(Ord, 3710, 1974; Drd. 2585, 1957.)

218.21.120 Public Street Requirements.

A, mmmymwmmmm[l]mmmwbm&nﬂw wherein the number of
dwelling units is contro Section 28.20.060, on a lot or combination of lots, the size, shape, dimensions or
nmgmphyufuhmh,mnhnmwawﬁng:hﬁmgpubhcmmqnjremntu:mbemnduqummwmal
circulation roadway for vehicular traffic, including, but not limited to, emengency vehicles and taffic, the
City’s-EhwamngDfﬁchmr.pnnrmduammm;ssumﬂhhw]dmgpwmt such dwelling or

the submission by the owner or applicant of a plot plan of such lol or combination of lots showmng
thzlnunnnn all existing buildings and all buildings propoded to be constructed thereon and showing the location,
width, and extent of improvements of an adequate access or internal eirculation rosdway thereon designed to connect
with the abutting public sireel or streets.

485-2 rev. 8/29/13
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Them:dth:mmimumlduﬂaﬂmmﬁmﬂmndﬂc:&:ﬂgﬂkmmﬂﬂdmd

to City standards and so located as to provide convenient and orderly movement, ingress and egress
circulation upon, through and within the lot or combination of lots in relation 1o abutting streets, the multiple-

fumily dweiling or dwellings, and the off-strect parking arcas required in connection with such dwelling or dwellings.

The plot plan md adeqguate access or intemal ci jon roadway shall be required by the Chief Bunldmg Official
g The lot or combination of lots which is the site of the proposed construction exceeds five (5) acres; or
2. The maximum ible number of ing wnits which could be constructed on such lot or combination
of lots, pursuant to Section 28.20.060 exceeds one (100}); or

3. Any portion of a multiple-family dwelling proposad 10 be constructed on the lot or combination of lots
will be more than two hundred and fifty feet (250') from the rght-of-way line of an abutting street.

‘When none of the three (3) foregoing catepories are applicable to the lot or combination of lots, the
pocess or intenal circulation roadway as defined heremn shall not be required where the lot or combination of lois abut
em a previously dedicated strest or streets and where the private dnveway access from the nearest entry to the
ﬁﬁmdﬂu}ﬂﬂﬁpddngm:ommafumﬁmwﬁhmmormdnmmamndmhmﬂdm

{150) lineal feet

B. When the plot plan required by the Chief Building Official is the Building Official shall forthwith
submit the same to the Commuonity Development Department and the Public Works De for mvestigation,
report and recommendation.  Such reports and recommendations shall be submitted to the Planning Commission for
hearing at its earliest convenience, and such Planning Commission shall, following such hearing, approve, modily or
reject such proposed adequate aceess or imbernal circulation roadway in respect to location end conpection with
existing abutiing street or streets,

C  The owner or applicant may appes! any decigion of the Planning Commission to the City Council in the
manner provided by Chapter 1.30 of this Code.

D. Following approval by the Planning Commission or the City Council, as the case may be, of the proposed

access of internal circulation roadway shown on the plot plan, the owner or applicant shall:

1. By formal instrament offer 1o dedicaie said proposed roadway as a public street; and

2. Either complete the required improvement of such public street 1o the satisfaction of the City Engineer or
agree to complets such improvement within a period of one (1) vear, such agresment 10 be secured by a good and
sufficicnt surety bond in a principal sum equivalent to the estimated cost of such public strect on the of
ofm;nd to be provided by the Department of Public Works, and conditiosed on final completion of the construction

id street.

E, Upon completion of such public strect improvement tw the satisfuction of the City Engineer, or the execution
and acceptance of an agreement 1o complete, secured by bond, a ing permit shall then be ssued if the
requirements of other applicable ordinances have been met  The offer of dedication shall continue until, and shall not
be aceepted until, the required improvements have been completed (o the satisfaction of the City Engineer,

{Ord. 5630, 2013; Ond. 3710, 1974; Ord. 3119, 1966; Ord. 3118, 1966.)

2821.130 Development Plan Approvel.

Developmeni review and approval by the Planning Commission are sometimes required by Chapter 18,85 of
this Code. (Ord, , 2013; Ord. 4140, 1932.)

2821131 Development Polential
MNotwithstanding any provision of law 1o the conirary, no application for a land vse permit for a nonresidential

vonstruction project will be accepted or approved on or after Decomber 6, 1989 unless the project complies with the
provisions outlined in Development Plen Approval, Chapter 28 .85, (Ord. 5609, 2013; Ord. 4670, 1991.)

5 7 &83-3 rev, 8/29/13
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Chapter 28.22
HRC-1 and HRC-2 HOTEL AND RELATED COMMERCE ZONES

£505

Sectioms:

2822010 [m Geoeral 28.22.040 Coastal Zone Review.

2822030 Lend Uses Permitted. 18.22.045 Development Potential,

2812035 Uses Permitted Upon the Issusnce 2822050 Building Height Stendards.
of a Conditional Use Permit. 28.22.060 Setbacks.

2822010 TIn Genersf.

This is a zone which, because of ity proximity to the shoreline and its Jocation along two major arieries, strives o
promote, mainiain and protect visitor-serving and commercizl recreations! uses. Tounst and traveler related uses
shall be en in this zope in & manner which does not detract from the desirability of the shoreline as a place o
visit. Residential uses are appropriate in certain arcas of the HRC-2 zone.

Land classified in the HRC-2 zome may also be overlaid with a second classification of being in the Ocean-
Oriented Commercial zone (hereinafler referred 1o as the “OC zone.”} The OC zone regulations shall apply 1o all

- projects on land with a dual HRC-2 / OC zoning designation. (Ord. 5343, 2005; Ord. 4320, 1985; 4172,
1982)

28.22.030 Land Uses Permitted.

The following land uses zre allowed in the HRC 2ones indicated:
A. HRC-1 ZONE:
Hotels, motels and tourist couxts, including related recreational, conference center and other
auxiliary uses primarily for use by hoiel guests and a5 permitted in Section 28.21.030.B.2 of this code. In addition,
restanranis, gﬂltﬂhgﬁ:m:mmmmmhhuuuudmmwmumﬂ: the restaurand, arc allowed
B. HRC-2ZONE:
1. General, Anyuse permitted in the HRC-1 Zone and subject to the restrictions and limitations contained
therein.
2. Specific. Any of the following uses which are primarily visitor-serving or of o commercial recreational
nature specific to the Coastal Zone are allowed:
Bicycle, roller skating, moped, dive gear and other recreational equipment rental stores.

)

b, Stares which sell liquor, groceries and food, which do not exceed 2,500 sq. ft. in gross floor arca.

c. Specialty and gift shops.

d  Art galleries.

e. Bait and tackle shops, sales of boats, marine lies and related equapmen

f Other visitor-serving or commercial umdmadappm&bytb:?lmnm
Commission.

3. General Office Use. The second and third floors of commercial buildings are allowed to be used for

geneml office uses upon issuance of a Conditional Use Permit. A Conditional Use Permit may be by the

Planning Commission or City Council on for such uses in accordance with the provisions of Chapter 28.94 of
this Code, subject to the following addi findings:

o The use is compatible with visilor-serving uses;

b. Visitor-serving uses remain the primary use of the building; and

c. Non-visitor-serving uses shall not exceed fifty (50) percent of the total square footage of the

4. Restriction on Residential Use. Residentia] use is prohibited in the HRC-2 Zone except in the area
bounded by Cabrillo Boulevard on the southcast, Los Patos Way on the southwest and the existing milroad right-of-
way on the north. Any use permitted in the R-3 Zooe is allowed in these arcas subject to the restrictions and
limitations contained in this Chapter,

5. Special Treatment Area. The following additional restrictions shall apply in the area bounded by
Cabrillo Boulevard on the southeast, Los Patos Way on the southwest and the existmg railroad fght-of-way on the
north, dee to concems showt protection of the sensitive habitat character and aesthetics of the Andree Clark Bird

a. High Intensity Uses. The following high-intensity uses shall be prohibited:
i,  fast food restaurants

ii.  stores which sell hiquor, procerics and food. except that off-site sale of beer and wine and
picaic items myh:ﬂhwadmlywhmhrldﬂdﬂmmdrdamdmﬂtpmmuﬁhﬁubhmm

service station.
4854 rev. 820713 57
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b. Froot Setback. There shall be & front sethack of not less than: 0505
i Ten (10) fect for one-story buildings that do not exceed fifteen {15) feet in beight; and
- i one hundred (100) fcet for the second-story portion of any building that excesds fifieen (15)
in height.

c. Building Height. Three-story buildings and buildings in excess of thirty (30) fect in height shall be
prohibited. {Ord. 5459, 2008; Ord, 5343, 2008; Ord. 4320, 1985; Ord. 4172, 1982.)

28.22.035 Uses Permitted Upen the Issuance of a Conditional Use Permit.
In the HRC-2 Zone, automobile rentals, parking lots, automobile service stations and aufomobile service
station/mini-markets shall be pennitted with a conditional use permit issved in accordance with the provisions of
w%ggﬂﬂf&mmmmmﬁuﬂyﬂnﬁhﬂdmmﬂ!mm {Ord. 4320, 1985; Ord.
4172, ;i
28.22.040 Constal Zone Review.

in the Coastz] Overlay Zone (S-D-3) is subject Lo review pursuant to Chapter 28 44 of this Coda
[0111541? 2007; Ord. 4320, 1985; Ord. 4172, 1982))

2822045 Developmeat Potential.

Notwithstanding any provision of law to the contrary, no application for a land use permit for a nooresidential
construction Mmuﬂlh:mdmwmﬂmmnﬁuﬂmbuﬁ,]ﬂ?,mhﬂthwtmﬁmm
provisions ouflined in Development Pian Approval, Chapter 28.85. (Ond. 5609, 2013; Ord. 1991

28.22.050 Puilding Height Standards.

Mo building or structure in an HRC zone shall exceed three (3) stories or exceed forty-five (45} feet in height.
(Ord. 5343, 2005; Ord. 4320, 1985; Ord 4172, 15982.)

18.22.060 Selbacks.

A Pﬂmmﬁmhﬂnﬂhﬂaﬁmtnﬂ:ﬂufnmmm
l. Ten (10) hﬂqu,aﬂmdﬂnmnmndﬁﬂnmﬂﬁ}feﬂmhughhmd

Nengr{lﬂ}ﬁuﬁfarnllmhahmldnm
B, MEF.ID SEIBACK. Buildings on property immediately adjacent lo residentially-zoned property shall
have an interior setback of no less than t=n (10) feet or one-half (1) the height of the building, whichever iz greater.
(Ord, 5459, 2008; Ord. 4320, 1985; Ord. 4172, 1982.)

5 ? 485-5 rev. B29/13
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Chapter 28.27 0508

R-H RESORT-RESIDENTIAL HOTEL ZONE

Sections:
ﬂﬂ; Legisiative lntent. 1!.11.6".’5?3 m mit Density.
U A
18.27.010 Dual Zoning Classifications. 2827890 Development Plan as Prerequisite
28.27.015 Regulutions Appiicable to R-5H to R-H Zoning.
Zone/Exclusive Development and 2827100 Development Plan as Prerequisite
Use. te Development.
28.27.030 Uses Permited. 2827101 Developmest
28.27.040 Minlmuem Site Areca. 28.27.110 Signs.

2827.050 Bauilding Regulations.

28.27.001 Tide,
R-H Resorl-Residential Hotel Zome. (Ord. 3714, 1974; Ord, 2585, 1957.)

28.27.005 Legislative Intent.

The purpose of the R-H Zone is to provide for the hiphly specialized uses that are associated with the
and operation of resori-residential hotels and to insure the least possible conflict with or disturbance of the amensties
atteched to and associated with adjoining residential areas. (Ord. 3710, 1974, Ord. 2585, 1957.)

2827.010 Daal Zoning Classifications.

Land ¢lassified and zoned as R-H ahall also be classified and zoped as E-1, E-2, E-3, B-1, R-2 or R-3. (Ord. 3710,
1974; Ord. 2585, 1957.)

28.27.015 Regulstions Applicable to -5 Zope/Exclusive Development ané Use.

The regulations coniained in this part shall apply to property zoned R-H and developed for the uscs permirted in

Section 28.27.030,
Property classified and zoned R-H shall be developed and used cither exclusively under the regulations contained

mthn%;rmwtlyundzhugdmwhnbhmmWMMIMM {md._’-‘ﬂﬂ 1974; Omd.
2585, 1

28.27.030 Uses Permitted.

The following uses are permitted in R-H Zones:

1. Resort-residential hotels, consisting of a main building containing dwelling units, and regulsrly
Mcmﬂmmmmmﬁm&&mvmafﬂtmmulndﬁmmm
including, without limitation, dining rooms, cocktail lounges, news stands and similar facilitics, all of which have
their main enirance from the lobby, and

2 Twmmdumwdmdutb:mmanmpumemmhﬂdmmm&mﬂﬂ
structures, h::uult:r::a.iledgn

b Dwelling units in guest buildings may be equipped with kitchens. )

b. A single guest building may not contain in excess of twelve (12) bedrooms, nor in excess of six (6)
hwelli .
c. At least fifiy percent (50%) of the total number of dwelling units shall be located n guest buildings.
{Ord. 3710, 1974; Ord, 2585, 1957.)

2827.040 Minimum Site Ares,

shall not be zoned R-H nor be used for R-H purposes unless the site so zoned and used consists of nol
Iess than four (4) acres, (Ord 3710, 1974; Ord. 2585, 1957.)
13.27.050 Building Regulations.

A SETBACK. All buildings and structures shall be separated from interior lot lines and front fot lines a
distance equal to or greater than twics the maximum front sefback requirement for the undertying residential zone,
and in no case less (han thirty feet (307) nor 1ess than the height of the building or structure.

7 486 rev. 93008
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B. DISTANCE BETWEEN BUILDINGS. No part of any building shall be located nearer to any part of any
ofher building than the height of the wller of them, and in no case less than fifteen feet (15).

C. HEIGHT LIMITATION, MAIN BUILDING. The main building shall nos be higher in number of feet than
mn'ﬁ' Lﬁﬁ#ﬁﬁsmmn- MMam the main building, shall

, ; other than the mam i not ~r
exceed two (2) stories in height. (Ord. 5459, 2008; Ord. 3710, 1974: Ord. 2585, 1957) 0509

28.27.060 Lend Coverage.

Mo more than thirty-three and one-third percent (33-1/3%) of the property zoned and used as R-H may be covered
with buildings and structures, to inclnde parking structures, exciusive of porches, balconies and patios.

Not more than thirty-three and one-third percent (33-1/3%) of the property zoned and used zs R-H may be coversd
by open parking spaces, rum-around areas and driveways. (Ord. 3710, 1974; Ond. 2585, 1957.)

2827070 Sleeping Unit Deasity.

For the purpose of this section a mg umit is & room designed in whole or part for ing purposss for not
more than two (2) persons. (For a two-bedroom apartment would contain two (2) ing units, a studio
apartment would contain one (1) sleeping unit, a hotel room would be al#o one (1) sleeping unit, ete.)

The number of sleeping units per acre which may be constructed or maintained, or on property zoned and
used as R-H shall be determined by the following formula:

BASIC UNDERLYING MAXIMUM NUMBER OF
R.ESI.DEHE-I 1AL ZONE SLEEPING UNITS PER ACRE
1 5

E-2 B

E-3 10

R-1 15

R-2 20

R-3 40

(Ord. 3710, 1974; Ord. 2585, 1957)
28.27.090 Development Plen #s Prerequisite to R-H Zoning.

R-H zoning shall not be applied to any property until after a development plan and pemspective renderings and
elevations have been submitted 1o the Community Development Deparment for s and subsequentlty approved
ings, driveways, tur-around snd parking areas and  lxndscape plan. The landscape include the
hﬁﬁn@huﬁmufﬂhuﬂ:mhmmnﬂuwﬂmpﬁmpu&mﬁmm,w:m.

rockwork and areas to be planted.

Two (2) copies of the development plan shall be retained m the files of the Community Development
Department. Subsequent development of the under the regulations contained in this part shall comply with
such approved development plan, that development plan shall be altered as necessary to conform to
amended or added regulations and shall not be deemed nor held to give, convey or provide the source of vested rights
L] p.rmnuigﬁh accord with the approved development plan. (Ord. 4361, 1986; 3048, 1978; Ord. 3710, 1974; Ord
3068, 1565.)

28.27.100 Development Plan as Prerequisite to Development.

As a prerequisite Lo construction or relocation of any new buildings, structures, parkang lot(s) or facilities, on any
property zoned R-H, a development plen containing the information set forth in Section 28.27.090 pertaining to
existing conditions and proposed construction or alteration of the property shall be submitied 4o the Planning
Commission for approval or to the City Council on appeal. (Ord. 4361, 19BS; 3948, 1978.)

28.27.101 Development Potenticl.
Nutwithnmdingmyp;wiuimnfhwmmcmny.mmﬂxahudmmmﬁmnmm
construction project will be accepted or approved on or after ﬁ,lﬂ&gnﬂmwmwﬁmﬂx
provisions outlined in Development Plen Approval, Chapter 28.85. (Ord. 5609, 2013, 70, 1991)

2827.110 Signs.

All signs on zoned and used as R-H shall be subject to the requirements and liritations set out in the
Siplﬂhﬂ;m?ﬁ signs in the R-4 Zone and shall be approved by the Sign Committee. (Ord. 4851, 1994; Ord.

3710, 1974; Ord. 2585, 1957.)
a7 rex. 9/30/08 5 7
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Chapter 17.40
RETAIL COMMERCIAL (C-R) ZONE

Sections:
17.40.010 Purpose and application.
17.40.020 Property development standards.

17.40.040 Purpose and zpplication.

The C-R zone is intended to provide for a wide range of retail sales, business, personal and
professional services, as well as recreation, emertainment, transient lodging and some
residential uses. The land uses allowed in this zone will generally serve the entire community
and the region, as well as tourists and travelers. The C-R zone implements and is consistent
with the general retail land use category of the general plan, and is intended to be applied
primarily lo areas with more public exposure on arlerial strests than those resarved for
manufacturing. (Ord. 1436 § 1 (part), 2003: Ord. 841 § 1 (part), 1882 prior code § §203.%(A))

17.40.020 Properiy development standerds,
The property development standards for the C-R zone are as follows:

A. Maximum density: Thirty-six units per net acre for.all dwellings, including dwelling units in
hotels and motels, but not including other holel or motel units (see also Seclion 17.16.010).

B. Maximum street and other yards: See Section 17.16.020.
C. Maximum height: Forty-five feet (see also Seciions 17.16.020 and 17.16.040).

D. Maximum coverage: One hundred percent.

E. Maximum floor area ratio: The ratio of gross building floor area to site area shall not excead
3.0; except, that in the downtown as mapped in the general plan land use elsment, a site which
receives transfar of development credit for open space protection shall have a ratio not io
excead 4.0,

F. Standard Lot Dimensions
1. Minimum lot area: Nine thousand square feet,
2. Minimum lot width: Sixty feet.
3. Minimum iot depth: One hundred feet.
4. Minimum street frontage: Forty feet.
@. Parking reguirements: See Section 17,16.050.

H. idaximum bullding size: No retail establishmeni (commercial building) shall excead siay
thousand square feet of gross floor area, uniess axcepted by subsection (1) of this section and
Sechion 17.18.035.

I. A retzil establishment may be allowed up 1o one hundrad forty thousand square feet of gross
ficor area, if the planning commission determines that it meets the foliowing standards:

0%
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1. The proposad use will serve the community, in whole or in significant part, and the
nature of the use requires a larger size in order to function.
2. The building in which the use is fo be located is designed in discrete elements that
respect the scale of developmenl in the surrounding area.

3. The new building is designed in compliance with the city's design guidelines for large-

scala retail projects. (Ord. 1500 § 3, (part), 2007; Ord, 1405 § 3 (part), 2001; Ord. 13685
§ 3 (part), 2000: Ord. 1006 § 1 (part), 1984; Ord. 941 § 1 (part), 1982: prior code § 9203.9

(8)

City Website: http:/fwww.slocty.org/

Tha S&n Luis Obispo Municlpzl Coce s cusrant through
[http://www.5.coy.orgf)

Ordinznce 1593 and legisiation nassad through October 1,

2013, City Telephone: (B05) 7681-7103

Disclaimer: The Clty Clerk's Cffice has the official verslon of the Code Publishing Company
{http: s fwww. codepublshing.com/)

San Luis Obispo Municipal Code, Users should contact the City
Clerk's Office for ordinances passed subsequent to the ordinancs cLibrary
ated above, (http:/ fwww.codepublishing.comfelibrary. htmi)

o7
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Chapter 17.44 0513
TOURIST COMMERCIAL (C-T) ZONE

Sections:
17.44.010 Purpose and appiication.
1744020 Property development standards.

17.44.010 Purpose and applicztion.
The C-T zone is intendad to provide accommodations and senvices for the fraveling pubiic. The
C-T zone implements and is consistent with the tourist commerclal land use category of the
general plan. (Ord. 1438 § 1 (part), 2003: Ord. 841 § 1 (part), 1982: prior code § 5203.11(A))

17.44.020 Property development siandavds.
The property development standards for the C-T zone are as follows:

A. Maximum density: Twelve units per net acre, including dwelling units in hotals and motels,
but not including other hotel or motel units (see also Section 17.16.010).

B. Yards: See Section 17.16.020.
C. Maximum coverage: Seventy-five percent (see also Section 17 16.030).
D. Maximum height. Forty-five feet {see also Sections 17.15.020 and 17 16.040).

E. Meximum floor area ratio: Tha ratio of grose bullding floor area o site arca shall not exceed
2.5.

F. Standard Lot Dimensions.
1. Minimum lot area: Nine thousand square fest.
2. Minimum lot width: Sixty feet.
3. Minimum lot depth: One hundred feet,
4. Minimum street frontage: Forly feel.
G. Parking requirements: See Section 17.16.060.

H. Maximum building size: No retail establishment ([commercial building) shall exceed forty-five
thousand square feet of total gross floor area, unless excepted by Section 17.16.035. (Ord.
1500 § 3 (parf), 2007; Ord. 1405 § 3 (part), 2001; Ord. 1365 § 3 {part), 2000: Ord. 1006 § 1
(part), 19564; Ord. B41 § 1 (part), 1982: prior code § 5203.11(B))

07
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Attachment 11
The Szn Luls Oblspe Municipal Code Is current through Clty Website: http://w.vw.slocCty.og/
Ordinance 1593 and legislation passed through October 1, {Fttp:/fwwew.sledty.org/)
2013. City Telephone: (B0S) 761-7103
Disclaimer: The City Clerk's Office has the official version of the Code Publishing Company
San Luis Obispo Municipal Code. Users should contact the City {kttp:/www. codeputdishing.comy)
Clerk's Office for ordinances passed subsequent to the ordinance elibrary
cited abowve, (hezp:/fwww codepublishing.comy/ellbrary.htmi}
n514
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JONATHAN WITIWER
WILLIAM P. PARKIN

REYAN I'. MORONEY

== Y e ] KICOLL G- DI CAMILLO

January 23, 2014

VIA HAND DELIVERY AND EMAII

Board of Supervisors
County of Santa Cruz

701 Ocean Street, 5* Floor
Santa Cruz, CA 95060

Re:  Continued Public Hearing to Consider Amending Local Constal Program
Policy 2.16.10 and Chapter 13.10 of the Santa Cruz County Code Concerning
Hotels and Motels in Commercial Districts

Dear Members of the Board:

As you know, this office represents the Aptos Council with respect to the above
referenced agenda item. This letter is to inform you that we stand by our previous assertions in
this matter regarding the lack of environmental review and piecemealing. We appeared before
the Planning Commission on December 11, 2013 to reiterate our concerns and objections.

Furthermore, the Stafl’ Report to the Planning Commission stated that we were incorrect
in our assertions that other jurisdictions regulate hotel development. The ordinances we
submitied to this Board clearly regulate hotels through a combination of height. lot coverage and
through other design measures. The County’s ordinance, if the amendments are adopted, will
give hotel developers carte blanche unlike other jurisdictions. The Staff Report also asserted that
we were incorrect about zero setbacks in the C2 and C2 District for side and rear vards.
However, the attached chart shows that we were indeed correct.

Thank you for your consideration.

William P. Parkin

cc; Kathy Previsich (via email only)
Chris Cheleden, Esq. (via email only)

WITTWER PAREIN LLP [ 147 5. RIVER ST., §TE. 221 [ 5AKTA vz, cA [ 95000 [ Byi.429.4055

WWW WITTWERPARKIN COM [ LAWOFFILEE WITTWERPARKIN  COM i ! 5 7



Chapter 13.10 ZONING RECG" " ATIONS Page 1 of |

13 10 333 Dlvalopmnt standards for :nmman:lal dutﬁntﬂ

(A) Site and Structural Dimensions. The following minimum parcel size, n-unlnga yard dimensions,
and building height limis shall apply within all commercial zone districts, except as noted elsewhere
in this section or In the genaral éxceptions as noted in SCCC 13.10.510, et seq,

COMMERCIAL SITE AND STRUCTURAL DIMENSIONS CHART
1.2

Minimum Site
Area per Parcel | Minimum Minimum Yards (feet) Maximum
(net Parcel Building

District developable Frontage Height Lim

Designation | square feet) (feat) Front Side Rear (feet)’
PA 10,000 60 10 Interior: 0 10 3 slories, bu
Street: 10 not to excee

35 feet
VA 10,000 60 10 10 10 3 stories, by
not to exces

35 feet
() 10,000 &0 10 0 0 3 stories, b
not to excee

35 fest
c-1 10,000 B0 10 0 ] 3 storles, bu
not 1o excee

35 feet
C-2 10,000 80 10 0 o 3 stories, by
not to excee

35 feet
C-4 10,000 60 10 0 a 3 stories, bt
not to excee

35 feet

Footnotes:

hitp://www.codepublishing.com/ca/santacruzcounty/html/SantaCruzCounty 13/SantaCruzC... 1/23/2014



