Staff Report to the
Planning Commission Application Number: 04-0294

Applicant: Abbas Haghshenas Agenda Date: November 9,2005
Owner: Abbas Haghshenas Agenda Item #: !
APN: 032-051-36 Time: After 9:00 am.

Project Description: Proposal to remove two structures and to construct a 25,435 sq. ft. mixed-
use building containingtwo commercial condominiumunits, seventeen residential condominium
units, and a common area with related parking and landscaping, including the construction of
residential carports within the required 15-footrear setback.

Location: Portola Drive (at 40"* Street), Santa Cruz
Supervisoral District: First District (District Supervisor: Janet K. Beautz)

Permits Required: Commercial Development Permit, Coastal Development Permit,
Subdivision, Master Occupancy Program and a Variance.
Staff Recommendation:

* Approval of Application 04-0294, based on the attached findings and conditions,

e Certification of the Mitigated Negative Declaration as complying with the requirements
ofthe California Environmental Quality Act

Exhibits

A Project plans F. Petition from neighbors and letters in
B. Findings support of the project

C. Conditions G. Pleasure Point Area Commercial

D. Urban Designer's memorandum Plan

E. Initial Study with Negative

Declaration mitigations

Parcel Information

Parcel Size: 52,620 sq. ft. (1.2 acres)
Existing Land Use - Parcel: Commercial

Existing Land Use - Surrounding: Commercial

Project Access: Portola Drive

Planning Area: Live Oak

Land Use Designation: C-C (Community Commercial)
Zone District: C-2 (Community commercial)
Coastal Zone: _X Inside __ Outside
Appealable to Calif. Coastal Comm. _X Yes — No

County of Santa Cruz Planning Department
701 Ocean Street, 4% Floor, Santa Cruz CA 95060
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Environmental Information

Geologic Hazards: Not mapped/no physical evidence on site

Soils: N/A

Fire Hazard: Not a mapped constraint

Slopes: N/A

Env. Sen. Habitat: Not mapped/no physical evidence on site

Grading: No grading proposed

Tree Removal: Four trees proposed to be removed (in poor he: h - see below)
Scenic: Not a mapped resource

Drainage: Drainage report prepared by Dunbar and Craig (see Initial Study)
Traffic: Traffic report prepared Huang Po Associates (see Initial Study)
Roads: Existing roads adequate

Parks: Existing park facilities adequate

Archeology: Not mapped/no physical evidence on site

Services Information

Urban/Rural Services Line: _X_ Inside __ Outside

Water Supply: City of Santa Cmz Water Department
Sewage Disposal: Santa Cmz County Sanitation District
Fire District: Central Fire Protection District
Drainage District: Zones

Project Description

The applicant requests approval to construct a two-story mixed-use building. The lower floor
would be comprised of one commercial condominium with office and retail space, to be leased to
individual tenants, and would also include the parking areas, landscaping and other site
improvements. The upper floor would consist of seventeen residential condominiums with private
outdoor space, a shared open walkway, and one additional office condominium. Of the seventeen
residential units, twelve are proposed with two bedrooms and five with one bedroom. The proposed
building would front on Portola Drive, with parking behind the structure to minimize the impact of
pavement and parked vehicles. The proposed building would have variation in wall plane, roofline,
and architectural treatment to create a sense of human scale and pedestrian interest. The second
story is stepped back from the first floor for a majority of the fagade, and there are recessed areas on
the lower floor.

The primary access to the development would be from Portola Drive, with emergency access to 40
Avenue. Landscaping has been provided, both for the parking area (one tree for each 2.3 parking
spaces) and along the Portola Drive frontage. A total of 106 parking spaces would be provided, of
which 69 would be standard size, 32 would be compact and 5 would be accessible. The proposed
Master Occupancy Program would limit uses to those with lower parking requirements, such as
retail and office as opposed to restaurants, for example.
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Project Setting & Surroundings

The project is on the north side Portola Drive, one block west from the intersection of 41¥ Avenue,
in the Live Oak Planning Area. The subject parcel is approximately 14 acre in area and the
topography is generally flat. The parcel is surrounded by Community Commercial (C-2) zoning on
the south, east and west. A mobile home park, zoned Multiple Residential (RM-3-MH)is located to
the north of the subject parcel. There is a mixture of uses on the surrounding commercially zoned
properties, including retail, restaurant, office, and auto services. There is also a new mixed-use
commercial/residential development on the corner of 41 Avenue and Portola Drive, with retail,
office and restaurant uses below and apartments above.

There have been a variety of uses on the parcel, under the prior owner, including a chiropractic
office, an automobile detail business, and storage of boats and recreational vehicles. None of those
uses was permitted, and there is an active Code Compliance investigation on the parcel. The
proposed use would remove the unpermitted uses and structures, thus rectifying the violation.

Zoning Consistency

The subject property is a 52,620 sq. ft. (1.2 acre) lot. The parcel is zoned C-2 (ExhibitF), and retail
sales, personal services, restaurants and other commercial uses are allowed in that zone district. The
proposed uses are outlined in the Master Occupancy Program (Sheet A-A, Exhibit A) and limit
proposed uses to those with lower parking demand.

The proposed improvements are consistent with the development standards for the C-2 district, as
they relate to front, side, rear setbacks and height, with the exception of the rear setback to the
residential carports, for which a VVariance is proposed, and a small portion of the upper floor (Unit
210 balcony) that is cantilevered into the setback. A condition of approval has been included to
remove this minor encroachment. Site standards, as they relate to the proposed project, are as

follows:
SITE DEVELOPMENT STANDARDS TABLE
| C-2 Standards Proposed Project

Front yard setback: | 10 feet 10'-0"

Side vard setback: 0 4 feet (East) / 26 feet (West)
Rear Yard setback: 0 62°-0" (to main building)

(15 ft. for residential (5°-6 to residential for carports- &
_ component) see discussion below)

Building Height: 35 feet maximum 32°-67

Parking 106 (with 10% reduction) 106

General Plan Consistency

The General Plan designation for the parcel on which the building is located is Community
Commercial or C-C, and the C-2 zoning is consistent with this designation. This designationis
intended to provide well designed centers of concentrated commercial use accommodatinga mix of
activities serving the general shopping, service and office needs of community-wide market areas.
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The proposed retail center will be consistent with this designation, as it is in an area designated for
this type of use, and will not represent an increase in the intensity of use that would have a negative
impact on surrounding development.

General Plan policy 2.14.6 requires that compatibility to adjacent uses be ensured through the
Development Permit process by regulating signage, landscaping, on-site circulation, parking,
drainage, site and building design, and traffic patterns. The proposed project has undergone
extensive review by Development Review, Environmental Planning, the Department of Public
Works and the County Redevelopment Agency to assure that these factors have been considered and
addressed. Driveway location, design and on-site traffic patterns will minimize hazards for vehicles
and pedestrians. The bulk and scale of the proposed building are appropriate for a community-
serving commercial building. Although the project design does differ from other developmentin
the immediate area, adjacent properties carry similar zoning designations and many are vacant or
have significant additional development potential. Because the proposed project is consistent with
the adopted Pleasure Point Commercial Area Plan (Exhibit G), future new development in the area
will be similar to the proposed project :vith1 visible storafrontz or outdoor use areas at or near the
sidewalk. Consistency with General Plan Chapter 8, Community Design, is further discussed under
“Design Review.”

General Plan Policies 3.21.3 and 3.21.4 require that new developmentproject mitigate impacts on
transportation facilities through system improvements and/or transportation impact fees. The
applicant has proposed frontage improvements consistent with the adopted plan line for Portola
Drive and consistent with the existing improvements installed by the County Redevelopment
Agency. In addition, the developmentis subject to Transportation Improvement Area (TIA) fees
based on the number of new vehicle trips attributable to the proposed use.

Setback Variance and Fence Height Exceptions

The required setback from a commercial (C-2) district structure to a residential (R) zone district is
thirty feet, when there is no residential component to the project. For mixed-use developments,
however, the residential portion is to be developed accordingto development standards of Urban
High Residential, per County Code Section 13.10.332, which would correspond to a Zoning
designation of RM-1.4 to RM-4. The rear setback for that zone district is 15-feet. The applicantis
proposing to locate carports and a trash enclosure within this 15-foot setback, with a setback from
the property line of approximately five feet, six inches. Because the trash enclosure is uncovered
and is, essentially, a six-foot high fence, it is not subject to setback requirements. The residential
carports are, however, covered and are subject to setback. Because the proposed carports will help
to mitigate the impacts of noise and car headlights on the adjacent residential development, findings
for approval of a Variance to the 15-footsetback have been included. Should the Commission feel
that the findings are not justified in this case, the carports can be removed from the plan as only
structures are subject to required setbacks, not uncovered parking

A six-foot high fence is allowed on the property line outside of the front setback. During a
neighborhood meeting, an adjacent residential neighbor to the west requested an eight-foot high
fence along her rear property line. Because the higher fence would be adjacent to the trash
enclosure, this request is reasonable, and the higher fence has been incorporatedinto the project
plans.
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Parking and Circulation

Project plans indicate that a total of 104 parking spaces would be required for the proposed
development. Independent calculationsby staff, however, indicate that the total requirement would
actuallybe 106 spaces: 65 for the commercialuses (12,842 square feet at 1space/200 square feet); 30
for the two bedroom units (2.5 spaces per unit/12 units); 10 for the one bedroom units (2 spaces per
unit/5 units); and 8 guest parking spaces (20% of therequired 40 residential spaces). Additionally,the
project is eligible for a shared parking reduction of 10% (7 spaces) for the commercial uses, as there
will be a minimum of three independent property users; two commercial uses downstairs and one
upstairs. The applicanthas proposed atotal of 106 spaces, of which 40% may be compact and five are
required to be accessible. As proposed, approximately 30% of the total required spaces would be
designated as compact spaces and five accessible spaces areprovided, all with accessible path of travel
to the building. The majority of the compact spaces are, however, larger than required by the County
Code, as they are 8.5 feet by 16 feet, where 7.5 feet by 16 feet would be allowed.

The residential parking is separate from and reserved for use by only the residential units, although
additional guest parking, above that required, will be available after business hours for the commercial
uses. Although not included in the parking analysis, there is also on-street parking availableon Portola
Drive.

Accessto the parking areas is provided on the western parcel boundary, with secondary access provided
onto 40" Avenue in case of emergency. Although the applicant did investigate the possibility of a
driveway onto 40™ Avenue, it was determined that the street s sub-standard and could not handle the
additional trips generated by the project.

Coastal Design Issues and Local Coastal Program Consistency

Coastal design criteria require that development be sited, designed and landscaped to be visually
compatible with the character of surrounding areas; that grading, earth moving and removal of
major vegetation be minimized; and that landscaping be compatible with the surrounding vegetation
and be suitable to the climate, soil and ecological characteristics of the area. Additional coastal
development criteria address ridgeline development, wmich is not applicable to the project site.

The proposed building is located in a commercial area and has been designed to be compatible with
the character of surrounding development. Although there is no common architectural stylein the
area, the Pleasure Point Commercial Area Plan, prepared by the County Redevelopment Agency,
calls for all new development to reinforce the scale, size and pedestrian orientation of the district.
New buildings should be located at or near the sidewalk, or should incorporate public areas in the
front of the building. Although the Pleasure Point Commercial Area Plan is not a part of the Local
Coastal Program, it does express the intent of the Board of Supervisorsto guide development in a
commercial area that is currently in transition with several undeveloped and under developed sites.
This offers an opportunityto enhance the overall commercial district and to provide more pedestrian
oriented shops and other services, which will be available to both local residents and visitors.

Because the site is relatively flat, only minor grading or earth moving would be required, and all

major, mature vegetation will be retained, with the exception of four of the six existing cypress trees
located in the on-site parking area. The four trees that will be removed are in poor health and will
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be replaced with a combination of coastal live oaks and Myoporum, an excellent screening
combination for the coastal climate.

The project site is not located between the shoreline and the first public road and is not identified as
a priority acquisition site in the County’s Local Coastal Program. Consequently, the proposed
project will not interfere with public access to the beach, ocean, or other nearby body of water.

Design Review

Commercial projects are reviewed under Chapter 13.11 (Site, Architectural and Landscape Design
Review) of the County Code. This project has been reviewed by the County Urban Designer (See
Exhibit D). A primary purpose of the Design Review ordinance, as defined by General Plan
Obijective 8.1, is to achieve functional high quality development through design review policies that
recognize the diverse characteristics of the area, maintain design creativity, and preserve and
enhance the visual fabric of the community. Because the proposed project is subject to design
review, the applicant has submitted architectural photomontages showing the existing street and
neighboring building with the new building superimposed in the photo. Architectural plans are
included as part of Exhibit “A”, whch also includes the site plan and landscape plan.

The proposed building design has been designed to retain the existing small building scale by
breaking down the mass of the building into five segments. The building is designed enfronting on
Portola Drive, with parking behind. This minimizes the impact of pavement and parked vehicles.
There is sufficient variation in wall plane, roofline, and architectural treatment to create a sense of
human scale and significant pedestrian interest, which is consistent with commercial development
along 41% Avenue to the east. The second story is stepped back from the first floor for the majority
of the building and there are recessed areas on the lower floor to provide additional visual interest.
Should the Commission determine that the project does not adequately address the goals of the
Pleasure Point Commercial Area Plan by complementing the mass and scale of surrounding
development, it may be possible to redesign the front fagade and still maintain the basic project
concept.

Access to the parking areas is from Portola Drive. Sufficient landscaping is provided in tixc parking
area to meet requirements of one tree for each five parking spaces. A total of 49 trees are proposed
for 114 parking spaces, or one tree for every 2.3 spaces. Fourteen of the trees located in the parkmg
area are proposed to be 24-inch box sized, which exceeds the requirement that 25% of the trees be
at least that large. Additional landscaping is also proposed along the Portola Drive.

Frontage improvements on Portola Avenue (curb, gutter, sidewalk and landscaping) have been
completed by the County Redevelopment Agency. Although pedestrianimprovementsexist on Portola
Avenue, engineered improvement plans will be required for the.proposed renovation, to assure that
accessibility requirements can be met and that proposed improvements are consistent with the
improvements recently installed by the Redevelopment Agency.

The applicant has designed the parking to include significant landscaping, both trees and shrubs,
and has proposed wood fencing surrounding the parking area to reduce the impact on adjacent
residential development. The proposed configuration of parking and landscaping would create a
visual buffer and the restriction of parking in the rear of the parcel to residents only would reduce
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the impact of commercial parking on neighboring uses.
Traffic and Transportation Issues

The proposed project would result in an increase in the existing traffic load on local streets. To
assess this impact, a traffic report was prepared by Huang Po Consultants, and revised on April 20,
2005. This report determined that approximately 589 vehicle trips would be generated by the
proposed project, a net increase of 507 trips above the total existing 82 trips generated by uses
currently on-site. Of the 507 new trips, 19 would be generated during the AM peak and 27 new
trips would be generated during the PM peak. The impact of the new traffic was evaluated for two
intersections in the immediate project area; Portola Drive and 38” Avenue and Ponola Drive and
41% Avenue. Both of these intersections currently operate a Level of Service (LOS) “C” or better
and the additional traffic generated will not result in reduced LOS. Analysis by the traffic engineer
indicates that the project will increase the average delay at 38” and 41* Avenues less than 0.5
seconds.

Further analysis for cumulative conditions, based on a 2% growth rate for the next 20 years
indicates that, at that time, both of the intersections would operate at unacceptable levels of service
both with and without the proposed project. However, for cumulative conditions, analysis assuming
the installation of a traffic signal at both intersections indicated that the signals would improve the
level of serviceto C or better. The County General Plan, Policy 3.12.1, establishes LOS “C” as the
objective and LOS “D” as the minimum acceptable level of service. The proposed project will
contribute to the mitigation of the “bigger picture” improvementsin the form of Transportation
Improvement Area (TIA) fees, which are designated for road improvements within the Live Oak
Transportation Improvement area.

Drainage

Bowman and Williams, Civil Engineers, completed a Drainage Analysis, revised on June 7,2005,
that was reviewed and accepted by the Stormwater Management Section of the County of Santa
Cruz Department of Public Works. The proposed drainage system has a series of catch basins along
the northern and western property lines. These catch basins will connect to an existing 18” diameter
reinforced concrete storm sewer pipe that runs along Portola Drive. According to the County of
Santa Cruz Master Drainage Plan, the downstream storm sewer pipe is 36” in diameter, which is
over-capacity for a 10-year storm, although the next downstream pipe is 42” in diameter and has
capacity for up to a 50-year storm.

To mitigate any drainage problems that could result from the over-capacity downstream drainage,
and to be consistent with County Design Criteria, a storage volume of 224 cubic feet is required to
limit runoff from the proposed developmentto pre-developmentrates. An off-line storm sewer
detention system has been included in the project plans (Sheet C-1, Exhibit A) to detain additional
stormwater, with an outlet control structure to limit runoff to pre-developmentrates. By utilizing
detention and controlling the outflow to currentrates, the effect of the proposed improvementson
downstream properties will be negligible.

Affordable Housing Obligation
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The proposed project is subject to the County’s Affordable Housing Requirements pursuant to
County Code Chapter 17.10, which requires that a minimum of 15% of the dwelling units be
affordable. The affordable requirement is based on the proposed total of seventeen units, or a 2.55
unit total affordable obligation. The applicant is proposing the payment of an in-lieu fee, with an
alternative that would designate Units 213 (one bedroom) and 216 (two bedroom) as affordable
units and payment of an in-lieu fee for the additional .35 units. Staff is recommending that the two
affordable units be buili on site, to increase the availability of affordable, for sale housing in this
area.

Section 17.10.032(a}3) of the County Code, however, requires that the average bedroom count in
the affordable units not be less than the average bedroom count in the market rate units of the
project. As proposed, the average number of bedrooms in the fifteen market rate units would be
1.7, while the average number of bedrooms in the proposed two affordable units would be 1.5. In
order to achieve consistency with the provisions of the County’s Affordable Housing Ordinance, it
is recommended that the applicant designate two, two-bedroom units »s the affordable units ana pay
the in-lieu fee for the additional .55 unit. The in-lieu fee is based on the average market price of the
market rate units, as established in the County’s Affordable Housing Guidelines.

Pleasure Point Commercial Area Plan

The Santa Cruz County Redevelopment Agency prepared a plan for the merchants, property owners
and residents of the Pleasure Point area. This plan focused on the revitalization of the commercial
district on 41** Avenue, Portola Drive, and the intersection of the two streets. The Santa Cruz
County Redevelopment Agency Board of Directors approved this plan on August 15, 1995.

In the section titled “Key Opportunity Sites and New Commercial Construction,” the site of this
application is discussed directly and indirectly. Among the primary points are those:

" All new development, on any site in the pleasure Point commercial area, should be designed
to reinforce the scale, size and pedestrian orientation of the district

" New or remodeled buildings should be located at or near he sidewalk.

. Parking should be located to the rear of the parcels and should be well marked.

. No one style of architecture iS commen to the area, but design elements should be carefully

planned to enhance the overall district, and to improve the general image.

Staffbelievesthat the proposed project is in conformance With the adopted Pleasure Point Commercial
Area Plan. The complete Pleasure Point Commercial Area Plan is included as Exhibit G.

Environmental Review

Environmental review has been required for the proposed project per the requirements of the
California Environmental Quality Act (CEQA). The project was reviewed by the County’s
Environmental Coordinator on September 12,2005. A preliminary determination to issue a
Negative Declaration with Mitigations (Exhibit J) was made on September 19,2005. The
mandatory public comment period expired on October 19,2005, with no comments received.
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The environmental review process focused on the potential impacts of the project in the areas of
drainage and compliance with the soils report. The environmental review process generated two
mitigation measures, which addressed the quality of drainage by requiring silt and grease traps and
providing monitoring, and requiring that the final plans be revised to reflect the recommendations of
the geotechnical report. These mitigation measures have been included as conditions of approval.

Conclusion

As proposed and conditioned, the project is consistent with all applicable codes and policies of the
Zoning Ordinance and General Ptan/L.CP. Please see Exhibit "B" ("Findings")for a complete
listing of findingsand evidencerelated to the above discussion.

Staff Recommendation

J APPROVAL of Application Number 04-0294, based on the attached findings and
conditions.

. Certification of the Mitigated Negative Declaration as complying with the requirements of
the California Environmental Quality Act.

Supplementary reports and information referred to in this report are on file and available for
viewing at the Santa Cruz County Planning Department, and are hereby made a part of the
administrative record for the proposed project.

The County Code and General Plan, as well as hearing agendas and additional information
are available online at: www.cp.santa-cruz.ca.us

Report Prepared By:

Phone Number: (831) 454-2676
E-mail: pln795(@co.santa-cruz.ca.us
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Cathy Graves
Principal Planner
Development Review
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Coastal Development Permit Findings

I That the project is a use allowed in one ofthe basic zone districts, other than the Special
Use (SU) district, listed in section 13.10.170(d) as consistent with the General Plan and
Local Coastal Program LUP designation.

This finding can be made: in that the property is zoned C-2 (Community Commercial), a
designation that allows commercial and mixed commercial and residential uses. The proposed
mixed-use project is a conditionally allowed use within the zone district, consistent with the
site’s (C-C) Community Commercial General Plan designation. The Master Occupancy Program
will restrict the types of uses to those that would not generate additional parking demand.

2. That the project does not conflict with any existing easement or development restrictions
such as public access: utility, or open space easements.

This finding can be made, in that the preposai does not conflict with any existing easement or
development restriction such as public access; utility. or open space easements in that no such
easements or restrictions are known to encumber the project site.

3. That the project is consistent with the design criteria and special use standards and
conditions of this chapter pursuant to section 13.20.130 et seq.

The proposed mixed use project and subdivision is consistent with the design criteria and special
use standards and conditions of County Code Section 13.20.130 et seq., in that the project
minimizes grading and is visually compatible with the character of the surrounding commercial
area. The project site is an infill project within the Urban Services Line and is not visible from
any beaches.

The proposed building is located in a commercial area and has been designed to be compatible
with the character of surrounding development. Although there is no common architectural style
in the area, the Pleasure Point Commercial Area plan, prepared bty the County Redevelopment
Agency, calls for all new development to reinforce the scale, size and pedestrian orientation of
the district. New buildings should be located at or near the sidewalk, or should incorporate
public areas in the front of the building. Although the Pleasure Point Commercial Area Plan is
not a part of the Local Coastal Program, it does express the intent of the Board of Supervisors to
guide development in a commercial area that is currently in transition with several undeveloped
and under developed sites. This offers an opportunity to enhance the overall commercial district
and to provide more pedestrian oriented shops and other services, which will be available to both
local residents and visitors.

4, That the project conforms with the public access, recreation, and visitor-serving policies,
standards and maps of the General Pian and Local Coastal Program land use plan,
specifically Chapter 2: figure 2.5 and Chapter 7, and, as to any development between and
nearest public road and the sea or the shoreline of any body of water located within the
coastal zone, such development is in conformity with the public access and public
recreation policies of Chapter 3 of the Coastal Act commencing with section 30200.

EXHIBIT B
o)

-




Application #: 04-0294
APN: 032-051-36
Owner: Abbas Haghshenas

The project site is not located in the appealable area between the shoreline and the first through
public road. Consequently,the proposed addition will not interfere with public access to the
beach, ocean, or any nearby body of water, In addition, the project site is not identified as a
priority acquisition site in the County Local Coastal Program, and is not designated for public
recreation or visitor serving facilities. The commercial uses in the project will, however, have
the potential to provide services to both local residents and visitors.

5. That the proposed development is in conformity with the certified local coastal program.

This finding can be made, in that the structureis sited and designed to be Visually compatible, in
scale with, and integrated with the character of the surrounding neighborhood. Additionally,
commercial uses are allowed uses in the C-2 (Community Commercial) zone district of the area,
as well as the General Plan and Local Coastal Program land use designation. Developed parcels
in the area contain non-conforming single-family dwellings, a mobile home park and commercial
structures, with a variety of commercial uses, Size and architectural styles vary widely in the
area, and the design submitted is not inconsistent with the existing range. The project site is an
infill project within the Urban Services Line and has been designed to complement and enhance
the existing commercial uses in the vicinity.

The proposed building is located in a commercial area and has been designed to be compatible
with the character of surrounding development. Although there is no common architectural style
in the area, the Pleasure Point Commercial Area Plan, prepared by the County Redevelopment
Agency, calls for all new development to reinforce the scale, size and pedestrian orientation of
the district. New buildings should be located at or near the sidewalk, or should incorporate
public areas in the front of the building. Although the Pleasure Point Commercial Area Plan is
not a part of the Local Coastal Program, it does express the intent of the Board of Supervisorsto
guide development in a commercial area that is currently in transition with several undeveloped
and under developed sites. This offers an opportunity to enhance the overall commercial district
and to provide more pedestrian oriented shops and other services, which will be available to both
local residents and visitors.

EXHIBIT B
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Commercial Development Permit Findings

1. That the proposed location of the project and the conditions under which it would be
operated or maintained will not be detrimental to the health, safety, or welfare of persons
residing or working in the neighborhood or the general public, and will not result in
inefficient or wasteful use of energy, and will not be materially injurious to properties or
improvements in the vicinity.

The location of the proposed project, and the conditions under which it would be operated or
maintained, will not be detrimental to the health, safety, or welfare ofpersons residing or working in
the neighborhood or the general public, will not result in inefficient or wasteful use of energy, and
will not be materially injurious to properties or improvements in the vicinity. The project is located
in an area designated for a wide variety of commercial use and is not encumbered by physical
constraints which would prohibit development. Construction will comply with prevailing building
technology, the Uniform Building Code, and the County Building ordinanceto insure the optimumin
safety and the conservation of energy and ~csaurces. The circulation for traffic entering and exiting
the project has been designed to be safe for the existing traffic flow on Portola Drive. The project, as
proposed, will not be detrimental to surrounding properties and improvements.

Adequate conditions of approval have been included to reduce impacts from construction related
noise. A condition of approval has been included to limit all construction-relatedactivityto the time
between 800 A.M. and 5:00 P.M., weekdays, to reduce construction noise impact on nearby
residential development.

2. That the proposed location of the project and the conditions under which it would be
operated or maintained will be consistent with all pertinent County ordinances and the
purpose of the zone district in which the site is located.

This finding can be made: in that the proposed location of the mixed use development. and the
conditions under which it would be operated or maintained will be consistent with all pertinent
County ordinances and the purpose of the C-2 (Community Commercial) zone district in that the
primary use of the property will be professional and administrative offices and residential above
ground floor retail, which are allowed in that zone district. The proposed uses are outlined in the
Master Occupancy Program (Sheet A-A, Exhibit A) and limit proposed uses to those with lower
parking demand.

The proposed improvements are consistent with the development standards for the C-2 district,
as they relate to front, side, rear setbacks and height, with the exception of the rear setback to the
residential carports, for which a Variance is proposed, and a small portion of the upper floor
(Unit 210 balcony) that is cantilevered into the setback. A condition of approval has been
included to remove this minor encroachment.

The total parking requirement, per County Code Section 13.10.552, is 106 spaces: 65 for the
commercial uses (12,842 square feet at 1 space/200 square feet); 30 for the two bedroom units
(2.5 spaces per unit/12 units); 10 for the one bedroom units (2 spaces per unit/5 units); and 8
guest parking spaces (20% of the required 40 residential spaces). Additionally, the project is

2. EXHIBIT B
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eligible for a shared parking reduction of 10% (7 spaces) for the commercial uses, as there will
be a minimum of three independent property users; two commercial uses downstairs and one
upstairs. The applicant has proposed a total of 106 spaces, of which 40% may be compact and
five are required to be accessible. As proposed, approximately 30% of the total required spaces
would be designated as compact spaces and five accessible spaces are provided, all with
accessible path of travel to the building, The majority of the compact spaces are, however, larger
than required by the County Cude, as they are 8.5 feet by 16 feet, where 7.5 feet by 16 feet would
be allowed.

3. That the proposed use is consistent with all elements of the County General Plan and with
any specificplan which has been adopted for the area.

This finding can be made, in that the proposed commercial use is consistentwith the use and
density requirements specified for the Community Commercial (C-C) land use designation in the
County General Plan.

General Plan policy 2.14.6requires that compatibility to adjacent uses be ensured through the
Development Permit process by regulating signage, landscaping, on-site circulation, parking,
drainage, site and building design, and trafficpatterns. The proposed project has undergone
extensive review by Development Review, Environmental Planning, the Department of Public
Works and the County Redevelopment Agency to assure that these factors have been considered
and addressed. Driveway location, design and on-site traffic patterns will minimize hazards for
vehicles and pedestrians. The bulk and scale of the proposed building are appropriate for a
community-serving commercial building. Although the project design does differ from other
developmentin the immediate area, adjacent properties carry similar zoning designations and
many are vacant or have significant additional developmentpotential. Because the proposed
project is consistent with the adopted Pleasure Point Commercial Area Plan (Exhibit G), future
new development in the area will be similar to the proposed project with visible storefrontsor
outdoor use areas at or near the sidewalk. Consistency with General Plan Chapter 8, Community
Design, is further discussed under “Design Review.”

General Plan Policies 3.21.3 and 3.21.4 require that new developmentproject mitigate impacts
on transportation facilities through system improvements and/or transportationimpact fees. The
applicant has proposed frontage improvements consistent with the adopted plan line for Portola
Drive and consistent with the existing improvements installed by the County Redevelopment
Agency. In addition, the development is subject to Transportation Improvement Area (TI1A) fees
based on the number of new vehicle trips attributable to the proposed use.

The proposed project will not adversely impact the light, solar opportunities, air, and/or open
space available to other structures or properties, and meets all current site and development
standards for the zone district as specified in Policy 8.1.3 (Residential Site and Development
Standards Ordinance), in that the mixed-use project will not adversely shade adjacent properties,
and will meet current setbacks for the zone district that ensure access to light, air, and open space
in the neighborhood.

The proposed project will not be improperly proportioned to the parcel size or the character of
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the neighborhood as specified in General Plan Policy 8.6.1 (Maintaining a Relationship Between
Structure and Parcel Sizes), in that the proposed mixed use project, with approval of the
associated Variance, will comply with the site standards for the C-2 zone district (including
setbacks, height, and number of stories) and will result in a structure consistent with a design that
could be approved on any similarly sized lot in the vicinity.

A specific plan has not been adopted for this portion ofthe County, however the Pleasure Point
Commercial Area Plan was prepared by the County of Santa Cruz Redevelopment Agency has
been adopted by the Board of Supervisors, The project conforms to the recommendations of the
report.

4. That the proposed use will not overload utilities and will not generate more than the
acceptable level of traffic on the streets in the vicinity.

This finding can be made, in that proposed uses have been analyzed in a traffic study, which was
prepared %y Huang Po Associates and reviewed by the County of Santa Oruz Department of
Public Works. This report determined that approximately 589 vehicle trips would be generated
by the proposed project, a net increase of 507 trips above the total existing 82 trips generated by
uses currently on-site. Of the 507 new trips, 19would be generated during the AM peak and 27
new trips would be generated during the PM peak. The impact of the new traffic was evaluated
for two intersections in the immediate project area; Portola Drive and 38 Avenue and Portola
Drive and 41* Avenue. Both of these intersections currently operate a Level of Service (LOS)
“C” or better and the additional traffic generated will not result in reduced LOS. Analysis by the
traffic engineer indicates that the project will increase the average delay at 38” and 41% Avenues
less than 0.5 seconds.

Further analysis for cumulative conditions, based on a 2% growth rate for the next 20 years
indicates that, at that time, both of the intersections would operate at unacceptable levels of
service both with and without the proposed project. However, for cumulative conditions,
analysis assuming the installation of a traffic signal at both intersections indicated that the signals
would improve the level of service to C or better. The County General Plan, Policy 3.12.1,
establishes LOS “C” as the objective and LOS *“ D as the minimum acceptable level of scrvice.
The proposed project will contribute to the mitigation of the “bigger picture” improvements in
the form of Transportation Improvement Area (TIA) fees, which are designated for road
improvements within the Live Oak Transportation Improvement area.

5. That the proposed project will complement and harmonize with the existing and proposed
land uses in the vicinity and will be compatible with the physical design aspects, land use
intensities, and dwelling unit densities of the neighborhood.

This finding can be made: in that the proposed structure is located in a mixed neighborhood
containing a variety of architectural styles, and the proposed mixed use project is consistentwith the
land use intensity and density of the neighborhood. The design of the proposed project will
complement and harmonize with the existing and proposed uses in the vicinity. The bulk and scale
of the proposed building are appropriate for a community serving commercial area. Although there
isno common architectural style in the area, the Pleasure Point Commercial Area Plan, prepared by
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the County Redevelopment Agency, calls for all new developmentto reinforce the scale, size and
pedestrian orientation of the district. New buildings should be located at or near the sidewalk, or
should incorporate public areas in the front of the building. The Pleasure Point Commercial Area
Plan expressesthe intent of the Board of Supervisorsto guide developmentin acommercial area that
Is currently in transition with several undeveloped and under developed sites. This offers an
opportunityto enhancethe overall commercial district and to provide more pedestrian oriented shops
and other services, which will be available to both local residents and visitors

Because the proposed use will not generate excessive traffic or noise, it will be compatiblewith
the existing land use intensities in the neighborhood.

6. The proposed development project is consistent with the Design Standards and
Guidelines (sections 13.11.070through 13.11.076), and any other applicable
requirements of this chapter

This finding can be made, in that the propread structure will be of an appropriate scale and type
of design that will enhance the aesthetic qualities of the surrounding properties and will not
reduce or visually impact available open space in the surrounding area.

Commercial projects are reviewed under Chapter 13.11 (Site, Architectural and Landscape
Design Review) of the County Code. This project has been reviewed by the County Urban
Designer (See Exhibit O). A primary purpose of the Design Review ordinance, as defined by
General Plan Objective 8.1, is to achieve functional high quality developmentthrough design
review policies that recognize the diverse characteristics of the area, maintain design creativity,
and preserve and enhance the visual fabric of the community. Because the proposed project is
subject to design review, the applicant has submitted architectural photomontages showing the
existing street and neighboring building with the new building superimposed in the photo.
Architectural plans are included as part of Exhibit "A", which also includes the site plan and
landscape plan.

The proposed building design has been designed to retain the existing small building scale by
breaking down the mass of the building into five segments. The building is designed enfronting
on Portola Drive, with parking behind. This minimizes the impact of pavement and parked
vehicles. There is sufficient variation in wall plane, roofline, and architectural treatment to create
a sense of human scale and significant pedestrian interest, which is consistent with commercial
development along 41* Avenue to the east. The second story is stepped back from the first floor
for the majority of the building and there are recessed areas on the lower floor to provide
additional visual interest.

Access to the parking areas is from Portola Drive. Sufficient landscapingis provided in the
parking area to meet requirements of one tree for each five parking spaces. A total of 49 trees are
proposed for 114 parking spaces, or one tree for every 2.3 spaces. Fourteen of the trees located

in the parking area are proposed to be 24-inch box sized, which exceeds the requirement that
25% of the trees be at least that large. Additional landscaping is also proposed along the Portola
Drive frontage.
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Frontage improvements on Portola Avenue (curb, gutter, sidewalk and landscaping) have been
completed by the County Redevelopment Agency. Although pedestrian improvements exist on
Portola Avenue, engineered improvement plans will be required for the proposed renovation, to
assurethat accessibilityrequirementscanbe met and that proposed improvements are consistentwith
the improvements recently installed by the Redevelopment Agency.

The applicant has designed the parking to include significant landscaping, both trees and shrubs,
and has proposed wood fencing surrounding the parking area to reduce the impact on adjacent
residential development. The proposed configuration of parking and landscapingwould create a
visual buffer and the restriction of parking in the rear of the parcel to residents only would reduce
the impact of commercial parking on neighboring uses
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Variance Findings
1. That because of special circumstances applicable to the property, including size,

shape, topography, location, and surrounding existing structures, the strict
application of the Zoning Ordinance deprives such property of privileges enjoyed
by other property in the vicinity and under identical zoning classification.

The special circumstances applicable to this parcel relate to the depth and configuration of
the parcel, the location of the mobile homes on the adjacent parcel to the north and related
County regulations that affect the placement of structures on the subject parcel. The
required setback from a commercial (C-2) district structure to a residential (R) zone
district is thirty feet, when there is no residential component to the project. For mixed-use
developments, however, the residential portion is to be developed according to
development standards of Urban High Residential, per County Code Section 13.10.332,
which would correspond to a Zoning designation of RM-1.4 to RM-4. The rear setback for
that zone districtis 15-feet. The applicant is proposing to locate carports and atrash
enclosure within this 15-foot setback, with a setback from the property line of
approximately five feet, six inches. Because the trash enclosure is uncovered and is,
essentially, a six-foot high fence, it is not subject to setback requirements. The residential
carports are, however, covered and are subject to setback. The subject parcel is essentially
a square shape, and the Pleasure Point Commercial Area Plan, which specifically addresses
this parcel, encourages new commercial structures to be located near the sidewalk, with
parking in the rear. County Code Section 13.11.074also requires that site design
minimize the visual impact of pavement and parked vehicles and encourages the siting of
buildings toward the front or middle portion of the lot and parking to the rear or site, where
appropriate. The proposed development is consistent with those stated goals, and all of the
parking is located behind the proposed structure. Parking is not subject to the same
setback requirements as are structures, however, so either the residential or commercial
parking, without the carports, would be allowed in the location proposed. There is an
existing mobzi'e home park directlyto the north that would be subject to light from car
headlights and noise if no structures were provided to moderate these impacts. County
Code Section 13.11.072 notes that reasonable protection for adjacent properties from noise
may be achieved by several methods, including site planning, building siting and building
orientation.

2. That the granting of such variance will be in harmony with the general intent and
purpose of zoning objectives and will not be materially detrimental to public
health, safety or welfare or injurious to property or improvements in the vicinity.

The intent of the County Code is to separate residential districts from more intense
commercial development. The required setback from a commercial (C-2) district structure
to aresidential (R) zone district is thirty feet, when there is no residential component to the
project. For mixed-use developments, however, the residential portion is to be developed
according to developmentstandards of Urban High Residential, per County Code Section
13.10.332,which would correspond to a Zoning designation of RM-1.4 to RM-4. The rear
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setback for that zone district is 15-feet. Because the proposed carports will help to
mitigate the impacts of noise and car headlights on the adjacent residential development
the proposed variance would be in harmony with the general intent of the zoning ordinance
to mitigate the effects of commercial activities on residential properties. County Code
Section 13.11.072 notes that reasonable protection for adjacent properties from noise may
be achieved by several methods, including site planning, building siting and building
orientation.

3. That the granting of such variance shall not constitute a grant of special privileges
inconsistent with the limitations upon other properties in the vicinity and zone in
which such is situated.

The granting of the variance to the required south side yard setback and allowed sign area
will not constitute a grant of special privileges inconsistent with the limitations on other
properties in the vicinity. The subject parcel is essentially a square shape, and the Pleasure
Point Commercial Area Plan, which specilically addresscs this parcel, encourages new
commercial structures to be located near the sidewalk?with parking in the rear. County
Code Section 13.11.074also requires that site design minimize the visual impact of
pavement and parked vehicles and encourages the siting of buildings toward the front or
middle portion of the lot and parking to the rear or site, where appropriate. The proposed
development is consistent with those stated goals, and all of the parking is located behind
the proposed structure. Parking is not subject to the same setback requirements as are
structures. however, so either the residential or commercial parking, without the carports,
would be allowed in the location proposed. There is an existing mobile home park directly
to the north that would be subject to light from car headlights and noise if no structures
were provided to moderate these impacts. County Code Section 13.11.072 notes that
reasonable protection for adjacent properties from noise may be achieved by several
methods, including site planning, building siting and building orientation. Any other
commercial mixed use project subject to similar circumstances, including applicable
County ordinances and policies, would be considered for a similar exception.
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Subdivision Findings
1 That the proposed subdivision meets all requirements or conditions of the subdivision

ordinance and the state subdivision map act.

The proposed division of land meets all requirements and conditions of the County Subdivision
Ordinance and the State Map Act in that the project meets all of the technical requirements of the
Subdivision Ordinance and is consistent with the County General Plan and the Zoning Ordinance
as set forth in the findings below.

2. That the subdivision, its design, and its improvements are consistentwith the General Plan,
and the area general plan or specificplan, if any.

The project is consistent with the General Plan in that the full range of urban services is available
and will be extended to the building, including municipal water and sewer service. The land
division is on an existing street, and no improvements are needed to provide satisfactory access
to the project, with the exception of new driveway access from Portola Drive. The proposed land
division is similar to the pattern and density of surrounding development, is near commercial
shopping facilities and recreational opportunities, and will have adequate and safe vehicular
access.

The land division. as conditioned, will be consistent with the General Plan regarding infill
development in that the proposed development will be consistent with the pattern of the
surrounding development, and the design of the project is consistent with the character of the
surroundingbuildings. The land division is not in a hazardous or environmentally sensitive area
and protects natural resources by providing residential development in an area designated for this
type and density of development.

3. That the proposed subdivision complieswith zoning ordinance provisions as to uses of land,
lot sizes and dimensions and any other applicable regulations.

The proposed division of land complies with the zoning ordinance provisions as to uses of land,
lot sizes and dimensions and other applicable regulations in that the proposed building will be
consistent with the zoning standards found in County Code Section 13.10.333. The proposed
project complies with the development standards in the zoning ordinance as they relate to
setbacks, maximum building height, and required open space, with the exception of the
residential carports, for which a Variance to the required rear setback has been requested. The
proposed project is also consistent with the regulations relating to mixed-use development, as the
area of the residential units comprises less than 50% of the floor area of the entire development,
as required by County Code Section 13.10.332.

4, That the site of the proposed subdivision is physically suitable for the type and density of
development.
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The site of the proposed land division is physically suitable for the type and density of
developmentin that no challenging topography affects the site, the existing property is
commonly shaped, and the proposed units offer a typical air space condominium arrangement
and shape to insure developmentwithout the need for variances or site standard exceptions. No
environmental constraints exist which would prevent redevelopment of the area.

5. That the design of the proposed subdivision or type of improvements will not cause
substantial environmental damage nor substantially and avoidably injure fish or wildlife or
their habitat.

The design of the proposed division of land and its improvements will not cause environmental
damage nor substantiallyand avoidably injure fish or wildlife or their habitat. No mapped or
observed sensitive habitats or threatened species impede developmentof the site as proposed.

An Initial Study was prepared and a Mitigated Negative Declaration, complying with the
requirements of the California Envirornmental Quality Act, has been issued. Mitigation measures
have been incorporated into the Conditions of Approval to assure that the project will not have a
negative effect on the environment.

6. That the proposed subdivision or type of improvementswill not cause serious public health
problems.

The proposed division of land or its improvementswill not cause serious public health problems
in that municipal water and sewer are available to serve the proposed project, and these services
will be extended to serve the new residential units.

7. That the design of the proposed subdivision or type of improvements will not conflict with
easements, acquired by the public at large, for access through, or use of property within the
proposed subdivision.

The design of the proposed division of land and its improvementswill not conflict with public
easements for access in that no easements are known to encumber the property. Access will be
from Portola Drive, a public street.

8. That the design of the proposed subdivision provides, to the extent feasible, for future
passive or natural heating or cooling opportunities.

The design of the proposed division of land provides to the fullest extent possible, the ability to
use passive and natural heating and cooling in that the majority of the roof will be flat and will be
able to accommodatesolar panels for water heating and/or electric generation.
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Conditions of Approval
Land Division, Commercial Development Permit and Variance 04-0294
Tract No.: 1494
Applicant: Abbas Hzghshenas
Property Owner: Abbas Haghshenas
Assessor's Parcel Number(s): 032-051-36
Property Address and Location: North side of Portola Drive, 100 feet west of 40th Avenue.

(3911 Portola Drive)
Planning Area: Live Oak

Exhibits:

A. Project plans prepared by A Plus (sheets A-A, C1, A-1 through A-6, L-1, T-1, T-2), dated
August 1, 2005.

Traffic Study prepared by Pang Ho Associates, dated February 18,2005.

Drainage Analysis prepared by Bowman & Williams, dated February 28,2005
(with revisions dated April 21,2005 and June 7,2005).

This permit authorizes the construction of a two-story structure containing offices and/or retail uses,
with associated parking and landscaping on the lower level and seventeen condominium units with
private outdoor space, common walkways, elevators and stairs and an office condominium space on the
upper level.

l. Prior to exercising any rights granted by this Approval, the owner shall:

A. Sign, date and return one copy of the Approval to indicate acceptance and agreement
with the conditions thereof, and

B. Pay a Negative Declaration De Minimis fee of $25 to the Clerk of the Board of the
County of Santa Cruz as required by the California Department of Fish and Game
mitigation fees program.
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II. A Final Map for this land division must be recorded prior to the expiration date of the tentative

map and prior to sale, lease or financing of any new lots. The Final Map shall be submitted to
the County Surveyor (Department of Public Works) for review and approval prior to
recordation. No improvements, including, without limitation, grading and vegetation removal,
shall be done prior to recording the Final Map unless such improvements are allowable on the
parcel as a whole (prior to approval of the land division). The Final Map shall meet the fol-
lowing requirements:

A. The Final Map shall be in general conformance with the approved Tentative Map and
shall conform to the conditions contained herein. All other State and County laws
relating to improvement of the property, or affecting public health and safety shall
remain fully applicable.

B. This land division shall result in no more than seventeen (17) new residential
condominium parcels, two (2) commercial condominium parcels and associated
common area parcels. A statement shall be included that the common area parcels are
for shared common areas, landscaping, road, and utilities improvements only and shall
not be used for the creation of any additional residential or commercial units.

C. The following items shall be shown on the Final Map:

1. Building envelopes, common area and/or building setback lines located
according to the approved Tentative Map. The building envelopes for the
perimeter of the project shall meet the minimum setbacks for the C-2 zone
district of 10for the front yard, O feet for yards abutting commercially zoned
property, and 30 feet for yards abutting residential property, excluding the trash
enclosure, which is uncovered and not subject to setback requirements, and the
residential carports, for which a Variance has been granted.

2. Show the net area of each lot to nearest square foot.

D. The following requirements shall be noted on the Final Map as items to be completed
prior to obtaining a building and or demolition permit on lots created by this land
division:

1. Lots shall be connected for water service to the City of Santa Cruz Water
District.

2. Lots shall be connected for sewer service to Santa Cruz County Sanitation
District. All regulations and conditions of the Sanitation District shall be met.

3. Prior to demolition of any structures on the subject parcel, all required
clearances and permits shall be obtained from the Monterey bay Unified Air
Pollution Control District and a Demolition Permit shall be obtained from the
County of Santa Cruz.

4, All future construction on the lots shall conform to the Architectural Floor Plans
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and Elevations, and the Perspective Drawing as stated or depicted in Exhibits
“A” (except as noted below) and shall also meet the following additional

conditions:

a. Identify finish of exterior materials and color of roof covering for
Planning Department approval. Any color boards must be in 8.5” x 117
format.

b. Submit a sign program for the proposed commercial development which

complies with the requirements of the County Code regarding signs in
the C-2 zone district.

C Include details showing compliance with fire department requirements.

d. In order to ensure that impacts from geotechnical hazards are less than
significant, prior to the issuance of any building permit, the applicant
shall revise the plans to reflect all the recommendations of the
geotechnical report (American Soil Testing, 2005).

e. Show all rooftop equipmentand any screeningrequired to minimize
visual impacts.

f. All rooftop mechanical and electrical equipment shall be designed to be
an integral part of the building design, and shall be screened.

g. Utility equipment such as electrical and gas meters, electrical panels, and
junction boxes shall not be located on exterior wall elevations facing
streets unless screened from streets and building entries using
architectural screens, walls, fences, and/or plant material.

h. The balcony on the unit shown on Exhibit “A” as No. 210 shall be
modified such that it does not encroach into the required ten-foot front
setback.

5. A final Landscape Plan for the entire site specifying the species, their size, and
irrigation plans and meet the following criteria and must conform to all water
conservation requirement of the Soquel Creek Water District water conservation
regulations:

a Turf Limitation. Turf area shall not exceed 25 percent of the total
landscaped area. Turf area shall be of low to moderate water-using
varieties, such as tall or dwarf fescue.

b. Plant Selection. At least 80 percent of the plant materials selected for
non-turf areas (equivalent to 60 percent of the total landscaped area) shall
be well-suited to the climate of the region and require minimal water
once established (drought tolerant). Native plants are encouraged. Up to
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20 percent of the plant materials in non-turf areas (equivalent to 15
percent of the total landscaped area), need not be drought tolerant,
provided they are grouped together and can be imgated separately.

C. Soil Conditioning. In new planting areas, soil shall be tilled to a depth of
6 inches and amended with six cubic yards of organic material per 1,000
square feet to promote infiltration and water retention. After planting, a
minimum of 2 inches of mulch shall be applied to all non-turf areas to
retain moisture, reduce evaporation and inhibit weed growth.

d. Imgation Management. All required landscaping shall be provided with
an adequate, permanent and nearby source of water which shall be
applied by an installed imgation, or where feasible, a drip imgation sys-
tem. Irrigation systems shall be designed to avoid runoff, over-spray,
low head drainage, or other similar conditions where water flows onto
adjacent property, non-irrigated areas, walks, roadways or structures.

e. The irrigation plan and an irrigation schedule for the established
landscape shall be submitted with the building permit applications. The
imgation plan shall show the location, size and type of components of
the imgation system, the point of connection to the public water supply
and designation of hydrozones. The imgation schedule shall designate
the timing and frequency of irrigation for each station and list the amount
of water, in gallons or hundred cubic feet, recommended on a monthly
and annual basis,

f. Appropriate irrigation equipment, including the use of a separate
landscape water meter, pressure regulators, automated controllers, low
volume sprinkler heads, drip or bubbler imgation systems, rain shutoff
devices, and other equipment shall be used to maximize the efficiency of
water applied to the landscape.

g. Plants having similar water requirements shall be grouped together in
distinct hydrozones and shall be irrigated separately.

h. Landscape imgation should be scheduled between 6:00 p.m. and 11:00
a.m. to reduce evaporative water loss.

1 All planting shall conform to the landscape plan shown as part of Exhibit
“A”.
J- Trees planted in the County right of way shall be approved by the

Department of Public Works and shall be installed according to
provisions of the County Design Criteria.

6. Details of a recycling facility including the following:
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a. Commercial, industrial, institutional and multi- family residential uses
shall include areas for recycling storage and collection adequate in
capacity, number and distribution to serve the developmentwhere the
project occurs.

b. Access into the storage area shall be provided with adequate vertical and
horizontal clearances for collection vehicles as specified by the County
of Santa Cruz.

C. Recycling Design Criteria Provisions shall be made to protect the
recyclable materials from weather by coveringthe storage area or by the
use of covered receptacles.

d. Recycling storage areas should be adjacent to or within the same
enclosures as the garbage area or at least as convenient as the location for
garbage storage.

e. Maximum distance for the storage area to be no greater then 250 feet

from each living unit in a multifamily residential development.

f. An exterior sign with the international recycling logo shall be required,
includingthe name and phone number of the responsible person and an
interior sign for the types of materials to be recycled as specified by the
County of Santa Cruz Recycling Design Criteria.

All future development on the lots shall comply with the requirements of the
geotecbnical report prepared by American Soil Testing, dated 2005. The plans
shall be modified from Exhibit “A” to reflect all of the recommendations of the
Geotechnical Report.

Submit a written statement signed by an authorized representative of the school
district in which the project is located confirming payment in full of all
applicable developer fees and other requirements lawfully imposed by the school
district in which the project is located. In the case of the Live Oak School
District, the applicant/developer is advised that the development may be subject
to inclusion in a Mello-Roos Community Facilities District.

Prior to any building permit issuance or ground disturbance, a detailed erosion
control plan shall be reviewed and approved by the Department of Public Works
and the Planning Department. Earthwork between October 15and April 15
requires a separate winter grading approval from Environmental Planning that
may or may not be granted. The erosion control plans shall identify the type of
erosion control practices to be used and shall include the following:

a. Water Quality: Silt and grease traps shall be installed according to the
approved improvement plans.
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b. An effective sediment barrier placed along the perimeter of the
disturbance area and maintenance of the barrier.
C. Spoils management that prevents loose material from clearing,

excavation, and other activities from entering any drainage channel.

10.  Any changes between the approved Tentative Map, including but not limited to
the attached exhibits for architectural and landscaping plans, must be submitted
for review and approval by the decision-making body. Such proposed changes
will be included in a report to the decision makingbody to consider if they are
sufficiently material to warrant consideration at a public hearing noticed in
accordance with Section 18.10.223 of the County Code.

11.  The parking area shall contain a least 106 parking spaces of which 32 parking
spaces may be designed as compact spaces and appropriately marked, and 5
accessible spaces designed in accordance with Sections 13.10.550 through .560
of the County Code. All spaces shall be striped and defined by wheel stops
(except for tandem spaces). Parking and circulation areas shall be surfaced with
aminimum of 2 inches of asphalt concrete over 5 inches of Class II base rock or
other approved equivalent surface.

12.  All outdoor areas, parking and circulation areas shall be lighted with low-rise
lighting fixtures that do not exceed 15 feet in height. The construction plans
must indicate the location, intensity, and variety of all exterior lighting fixtures.
All lighting must be consistent with Title 24, Part 6, California Code of
Regulations, Energy EfficiencyStandards for Residential and Non-Residential
Buildings. All lighting shall be directed onto the site and away from adjacent
properties.

HL Prior to recordation of the Final Map, the following requirements shall be met:

A. Submit a letter of certification from the Tax Collector's Office that there are no
outstanding tax liabilities affecting the subject parcels.

B. Meet all requirements of the Santa Cruz County Sanitation District including, without
limitation, the following standard conditions:

1. Submit and secure approval of an engineered sewer improvement plan providing
sanitary sewer service to each parcel.

2. Pay all necessary bonding, deposits, and connections fees, and furnish a copy of
the CC&R'’s to the district.

C. Meet all requirements of the Santa Cruz County Department of Public Works, Drainage
section.
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A Homeowners Association, or Common Interest Development association, shall be
formed for maintenance of all area under common ownership including sidewalks,
driveways, all landscaping, drainage structures, water lines, sewer laterals, fences, silt
and grease traps and buildings. CC&R’s shall be furnished to the Planning Department
prior to the recordation of the final map and shall include the following, which are
permit conditions:

1 All drainage structures, including silt and grease traps and detention facilities,
shall be permanently maintained by the Homeowners Association.

2. Water Quality: Annual inspection of the silt and grease traps shall be performed
and reports sent to the Drainage section of the Department of Public Works on
an annual basis. Inspections shall be performed prior to October 15 each year.
The expense for inspections and report preparation shall be the responsibility of
the Homeowners Association.

All new utilities shall be underground. All facility relocation, upgrades or installations
required for utilities service to the project shall be noted on the constructionplans. All
preliminary engineering for such utility improvements is the responsibility of the
owner/applicant. Pad-mounted transformers shall not be located in the front setback or
in any area visible from public view unless they are completely screened by walls and/or
landscaping (underground vaults may be located in the front setback). Utility equipment
such as gas meters and electrical panels shall not be visible from public streets or
building entries.

All requirements of the Central Fire Protection District shall be met

Park dedication in-lieu fees shall be paid for 25 bedrooms (assuming that two, two
bedroom units will be affordable). These fees are currently $750 per bedroom, but are
subject to change.

Child Care Development fees shall be paid for 29 bedrooms. These fees are currently
$36 per bedroom, but are subject to change.

Pay the current Live Oak Transportation Improvement Area (T1A)} fees. Currently, these
fees can be calculated as follows, but are subject to change:

1. The development is subject to Live Oak Transportation Improvement (TIA) fees
at a rate of $400 per daily trip-end generated by the proposed use. The traffic
report indicates a net total increase of 507 trip ends resulting from the proposed
development. The fee is calculated as 507 tip ends multiplied by $400 per trip
end equals $202,800. The total TIA fee of $202,800 is to be split evenly
between transportation improvement fees and roadside improvement fees.

Submit one reproducible vellum copy of the Final Map to the County Surveyor for
distribution and assignment of temporary Assessor's parcel numbers and situs address.
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Application #: 04-0294

APN: 032-051-36
Owner: Abbas Haghshenas
K. Enter into a Certification and Participation Agreement with the County of Santa Cruz to

meet the Affordable Housing Requirements specified by Chapter 17.10 of and Section
13.10.391(b)(1) of the County Code, and the County Affordable Housing Guidelines.
This agreement shall include the following statement:

1. The developer shall provide two designated affordable two-bedroom units for
sale to low or moderate income households and pay an in-lieu fee for .55 unit.
The current sales price for a two bedroom unit {under the above described
guidelines for a low or moderate income family) is $231,904. This sales price
assumes a certain income level and family size for each unit based on the above
described guidelines, and $150 per month Homeowners Association dues, and is
subject to change.

L. Submit and secure approval of engineered improvement plans from the Department of
Public Works and the Planning Department for all roads, curbs and gutters, storm
drains, erosion control, and other improvements required by the Subdivision Ordinance,
noted on the attacned tentative map and/or specified in these conditions of approval. A
subdivision agreement backed by financial securities, per Sections 14.01.510 and 511 of
the Subdivision Ordinance, shall be executed to guarantee completion of this work.
Improvement plans shall meet the following requirements:

1. All improvements shall be designed by a registered civil engineer and shall meet
the requirements of the County of Santa Cruz Design Criteria unless otherwise
indicated on the approved improvement plans. Plans shall also comply with
applicable provisions of the Americans With Disabilities Act and/or Title 24 of
the State Building Code.

2. Complete drainage details including existing and proposed contours, plan views
and centerline profiles of ail driveway improvements, complete drainage
calculations and all volumes of excavated and fill soils.

3. Water Quality: Details for the installation of required silt and grease traps to
filter runoff from the parking area. Submit a silt and grease trap maintenance
agreement to the Department of Public Works.

M. The project geotechnical engineer shall prepare a soil treatment plan that includes a
description of the technique used for the mixing and spreading operations, site map
indicating soils storage areas and the boundaries of the area to be over-excavated and
treated, barriers at the perimeter ofthe work area and soils poles adequate to contain any
material that contains lime or other treatment, and a schedule indicating the number of
work days required to complete the treatment phase of the project. The plan shall be
submitted for review and approval by the Planning Department.

IV.  All future construction within the property shall meet the following conditions:

A. Prior to any disturbance, the owner/applicant shall organize a pre-construction meeting
on the site, The applicant, grading contractor, Department of Public Works Inspector
and Environmental Planning staff shall participate.
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Application # 04-0294

APN: 032-051-36
Owner: Abbas Haghshenas
B. All work adjacent to or within a County road shall be subject to the provisions of

Chapter 9.70 of the County Code, including obtaining an encroachment permit where
required. Where feasible, all improvements adjacentto or affectinga County road shall
be coordinated with any planned County-sponsored construction on that road. Obtain
an Encroachment Permit from.the Department of Public Works for any work performed
in the public right of way. All work shall be consistentwith the Department of Public
Works Design Criteria unlers otherwise indicated on the approved improvement plans.

C. No land clearing, grading or excavating shall take place between October 15 and April
15 unless the Planning Director approves a separate winter erosion-control plan that
may or may not be granted.

D. No land disturbance shall take place prior to issuance of building permits (except the
minimum required to install required improvements, provide access for County required
tests or to carry out work required by another of these conditions).

E. Pursuant to Sections 16.40.040and 16.42.100 of the County Code, if at any time during
site preparation, excavation, or other ground disturbance associated with this
development, any artifact or other evidence of an historic archaeological resource or a
Native American cultural site is discovered, the responsible persons shall immediately
cease and desist from all further site excavation and notify the Sheriff-Coronerif the
discovery contains human remains, or the Planning Director if the discovery contains no
human remains. The procedures established in Sections 16.40.040and 16.42.100, shall
be observed.

F. To minimize noise, dust and nuisance impacts of surroundingproperties to insignificant
levels during construction, the owner/applicant shall or shall have the project contractor,
complywith the following measures during all construction work:

1. Limit all construction to the time between 8:00 am and 5:00 pm weekdays unless
a temporary exception to this time restriction is approved in advance by County
Planning to address and emergency situation.

2. Each day it does not rain, wet all exposed soil frequently enough to prevent
significant amounts of dust from leaving the site.

3. The applicant shall designate a disturbance coordinator and a 24-hour contact
number shall be conspicuously posted on the job site. The disturbance
coordinator shall record the name, phone number, and nature of all complaints
received regarding the construction site. The disturbance coordinator shall
investigate complaints and take remedial action, if necessary, within 24 hours of
receipt of the complaint or inquiry.

G. Construction of improvements shall comply with the requirements of the geotechnical
report. The geotechnical engineer shall inspect the completed project and certify in
writing that the improvements have been constructed in conformance with the
geotechnical report.
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Application #: 04-0294

APN: 032-051-36
Owner: Abbas Haghshenas
H. All required land division improvements shall be installed and inspected prior to final

inspection clearance for any new structure on the new lots.

I All future development on lots created by this subdivision shall comply with the
requirements set forth in ConditionIL.C.1, above.

1. All signage on the subject property shall comply with the requirements of the applicable
County sign ordinance.

K. Outdoor furniture and fixtures such as lighting, free-standing signs, trellises, raised
planters, benches, trash receptacles, newspaper racks, bus stops, phone booths and
fencing, shall be compatible with project architecture; shall be integral elements of the
building and landscape design; and shall be included in, and shown on, all site and
landscape plans.

L. In the event that future County inspections of the subject property disclose non-
compliance with any Conditions of this Approval or any violation of the County Code,
the owner shall pay to the County the full cost of such County inspections, including
any follow-up inspections and/or necessary enforcementactions, up to and including
Approval revocation.

V. Operational Conditions

A. Master Occupancy Program: All change of use requests for uses allowed within the
zone district shall be processed at Level 1, with the following restrictions:
1. No Level 1 Change of Use shall be approved that would create a parking
demand in excess of the spaces currently provided on-site.

2. The Level 1 Change of Use application submittal shall include the following:
a. A description of the proposed use;
b. The area of the proposed use (in square feet) including any space

proposed to be exclusively storage;

C. A signplan for any proposed signage, consistent with the sign program
approved for this commercial development permit.

3. The followinguses are specifically prohibited:

a. Adult entertainment, night clubs, dance halls, game rooms, pool halls,
contractor’s shops, automobile repair, taxi company, Service commercial
uses, recycling centers, shipping terminals, liquor store and massage
parlor.

b. Any other uses not specifically allowed in the C-2 zone district.
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Application #: 04-0294

APN: 032-051-36
Owner: Abbas Haghshenas
B. In the event that future County inspections of the subject property disclose

noncompliance with any Conditions of this approval or any violation of the County
Code, the owner shall pay to the County the full cost of such County inspections,
including any follow-up inspections and/or necessary enforcement actions, up to and
including permit revocation.

VI.  Asa condition of this development approval, the holder of this development approval
("Development Approval Holder™), is required to defend, indemnify, and hold harmless the
COUNTY, its officers, employees, and agents, from and against any claim (including attorneys'
fees), against the COUNTY, it officers, employees, and agents to attack, set aside, void, or
annul this development approval of the COUNTY or any subsequent amendment of this
development approval which is requested by the Development Approval Holder.

A. COUNTY shall promptly notify the Development Approval Holder of any claim, action,
or proceeding against which the COUNTY seeks to be defended, indemnified, or held
harmless. COUNTY shall cooperate fully in such defense. If COUNTY fails to notify
the Development Approval Holder within sixty (60) days of any such claim, action, or
proceeding, or fails to cooperate fully in the defense thereof, the Development Approval
Holder shall not thereafter be responsible to defend, indemnify, or hold harmless the
COUNTY if such failure to notify or cooperate was significantlyprejudicial to the
Development Approval Holder.

B. Nothing contained herein shall prohibit the COUNTY from participating in the defense
of any claim, action, or proceeding if both of the following occur:

1. COUNTY bears its own attorney's fees and costs; and
2. COUNTY defends the action in good faith.

C. Settlement. The Development Approval Holder shall not be required to pay or perform
any settlementunless such Devclopment Approval Holder has approved the settlement.
When representing the County, the Development Approval Holder shall not enter into
any stipulation or settlementmodifying or affecting the interpretation or validity of any
of the terms or conditions of the development approval without the prior written consent
of the County.

D. Successors Bound. "DevelopmentApproval Holder" shall include the applicantand the
successor'(s) in interest, transferee(s), and assign(s) of the applicant.

E. Within 30 days of the issuance of this development approval, the Development
Approval Holder shall record in the office of the Santa Cruz County Recorder an
agreement, which incorporates the provisions of this condition, or this development
approval shall become null and void.
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Application#: 04-0294
APN: 032-051-36
Owner: Abbas Haghshenas

VII.  Mitigation Monitoring Program

The mitigation measures listed under this heading have been incorporated in the conditions of
approval for this project in order to mitigate or avoid significant effects on the environment. As
required by Section21081.6 of the CaliforniaPublic Resources Code, a monitoring and
reporting program for the above mitigation is hereby adopted as a condition of approval for this
project. This program is specifically described following each mitigation measure listed below.
The purpose of this monitoring is to ensure compliance with the environmental mitigations
during project implementation and operation. Failure to comply with the conditions of
approval, including the terms of the adopted monitoring program, may result in permit
revocation pursuant to section 18.10.462 of the SantaCruz County Code.

A. Mitigation Measure: Geotechnical Hazards: (Condition 11.D.7)

Monitoring Program: Plans submitted for a building permit shall be modified such that
they are consistent with the geotechnical report. A building permit will nnt he issued
without a review letter from the geotechnical engineer verifying that the plans are
consistent with the report.

B. Mitigation Measure: Water Quality (Conditions11.D.7,111.D.2)

Monitoring Program: To prevent project drainage discharges from carrying silt, grease,
and other contaminants, prior to public hearing the applicant shall revise the plans to
indicate a silt and grease trap. The trap shall be maintained by the property owner
according to the following monitoring and maintenance schedule:

a. The traps shall be inspected to determine if they need cleaning or repair
prior to October 15 each year, at a minimum interval of once per year;

b. A brief annual report shall be prepared by the trap inspector at the
conclusion of each October inspection and submitted to the Drainage
Section of the Department of Public Works 'within 5 days of inspection.
This monitoring report shall specify any repairs that have been done or
that are needed to allow the trap to function adequately.

AMENDMENTS TO THIS LAND DIVISION APPROVAL SHALL BE
PROCESSED IN ACCORDANCE WITH CHAPTER 18.10 OF THE COUNTY CODE.

This Tentative Map is approved subject to the above conditions and the attached map, and expires 24 months
after the 14-day appeal period. The Final map for this division, including improvement plans if required, should
be submitted to the County Surveyor for checking at least 90 days prior to the expiration date and in no event
later than 3 weeks prior to the expiration date.
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Approval Date:

Effective Date:

Expiration Date:

Cathy Graves Lawrence Kasparowitz
Principal Planner DevelopmentReview Planner

cc: County Surveyor
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COUNTY OF SANTA CRUZ

INTEROFFICE MEMO

Planning Department

APPLICATION NO: 04-0294 (3rd Routing)

Date  September 3,2005

To: Larry Kasparowitz, Project Planner

From:  Urban Designer

Re Design Reviewfor a mixed-use building at 3911 Portola Drive, Santa Cruz (Haghshenas/ owner,
applicant)

GENERAL PLAN | ZONING CODE ISSUES

Design Review Authority

13.20.130 The Coastal Zone Design Criteria are applicable to any deveiopment requiring a Coastal Zone

Approval.

Design Review Standards

Evaluation
Criteria

i Meets criteria

| Incode (¥ )

Does not meet
criteria{ ¥ )

Urban Designer's

Evaluation

Visual Compatibility

All new developmentshall be sited,
designed and landscapedto be

Visually compatible and inteyrated with

the character of surrounding
neighborhoodsor areas

v

major vegetation shall be minimized.

Developersshall be encouraged to

maintain all mature trees over 6 inches

in diameter exceptwhere
circumstances require their removal,
such as cbstruction of the building
site, dead or diseasedtrees, or
nuisance species.

Special landscapefeatures (rock
outcroppings, prominent natural
landforms, tree groupings) shall be
retained.

N/A

>4
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Structures located near ridges shall be
sited and designed not to project
above the ridgeline or tree canopy at
the ridgeline

N/A

Land divisions which would create
parcels whose only building site would
be exposed on a ridgetop shall not be
permitted

N/A

Landscaping

New or replacementvegetation shalll

Final landscape

be compatibie with surrounding ! plans will be
vegetationand shall be suitable to the reviewed by the City
ciimate, soil, and ecological of Santa Cruz
characteristics of the area Water Department.
Development shall not block views of N/A
Development shall be sited and N/A

designedto fit the physical setting
carefully so that its presence is
subordinate to the naturalcharacter of
the site, maintainingthe natural
features (streams, major drainage,
mature trees, dominant vegetative
communities)

Screening and landscaping suitable to
the site shall be used to soften the

visual impact of developmentinthe
viewshed

NIA

topography of the site with minimal
cutting, grading, or filling for
construction

N/A

Pitched, rather thanflat roofs, which
are surfaced with non-reflective
materials exceptfor solar energy
devices shall be encouraged

NIA

Natura materials and colors which
blend with the vegetative cover of the
site shall be used, or ifthe structure is
located in an existing cluster of
buildings, colors and materials shalll
repeat or harmonizewith those inthe
cluster

N/A

Page?2
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Application No: 040294 (3rd routing)

September3,2005

Large agricultural structures

The visual impact of large agricultural
structures shall be minimized by
locating the structure within or near an
existing group of buildings

N/A

The visual impact of large agricultural
structures shall be minimized by using
materialsand colors which blend with
the building duster or the natural

greenhouses).

N/A

The visual impact of large agricultural
structures shall be minimized by using
landscapina to screen or soften the

N/A

Feasible elimination or mitigation of
unsightiy, visually disruptive or
degrading elements such as junk
heaps, unnatural obstructions, grading
scars, or structures incompatible with
the area shall be included in site
development

The requirement for restoration of
visually blighted areas shall be in

N/A

Materials, scale, location and
orientation of signs shall harmonize
with surroundingelements

N/A

Directly lighted, brightly colored,
rotating, reflective, blinking, flashing or
moving signs are prohibited

N/A

llumination of signs shall be permitted
only for state and county directional
and informational signs, exceptin
designated commercial and visitor
serving zone districts

NIA

Inthe Highway 1 viewshed. excent
within the Davenportcommercial'area,
only CALTRANS standard signs and
public parks, or parking lot
identification signs, shall be permitted
to be visible from the highway. These
signs shall be of natural unobtrusive
materials and colors

| N/A.

20
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Application No: 04-0294 (3rd routing)

September 3,2005

Beach Viewsheds

Biufftop development and landscaping
{e.g., decks, patios, structures, trees,
shrubs, etc.) inrural areas shall be set
backfrom the biuff edge a sufficient
distanceto be out of sightfrom the
shoreline, or if infeasible, not visually
intrusive

N/A

No new permanent structures on open
beaches shall be allowed, except
where permitted pursuantto Chapter
16.10 (Geologic Hazards) or Chapter
16.20 (Grading Regulations)

N/A

The design of permitted structures
shall minimize visual intrusion,and
shall incorporate materials and
finishes which harmonize with the
character of the area. Natural
materials are preferred

N/A

37
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ApplicationNo: 04-0294 (3rd routing) September 3,2005

GENERAL PLAN/ZONING CODE ISSUES

Desian Review Authority

13.11.040 Projectsrequiring design review.

(e) All commercial remodels or new commercial construction

Evaluation Meets criteria Does not meet Urban Designer's
Criteria in code( ¥ ) criteria( ¥ ) Evaluation

Compatible Site Design _
Location and type of access 10 the site

Building siting in terms of its location
and orientation
Building bulk, massing and scale

Parking location and layout

Relationship to naturalssite features
and environmental influences
Landscaping

| See comments
ahove,

Streetscape relationship

Street design and transit facilities

CICLL | L] L CC

Refationship to existing
structures

Natural Site Amenities and Features
Relate to surrounding topography : N/A
Retention of natural amenities

v
Siting and orientation which takes v
advantage of natural amenities
Ridgeiine protection N/A
Views
Protection of public viewshed v
Minimize impact on private views WV

Safe and Functionai Circulation
Accessible to the disabled, v
pedestrians, bicycles and vehicles

Solar Design and Access
Reasonable protection for adjacent J v
! properties l

Page 5
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ApplicationNo: 04-0294 (3rd routing) September 3,2005

Reasonable protectionfor currently v

Reasonable protection for adjacent v
properties

Evaluation Meets criteria Does not meet | Urban Designer’s
Criteria Incode (V) criteria (V) Evaluation

Bulilding silhouette

Spacing between buildings

Street face setbacks

Character of architecture

Building scale

Proportion and composition of

| projections and recesses, doors and
I windows, and other features
Location and treatment of entryways

CIC|CCC[K

<

Finish material, texture and color

Scale
Scale is addressed on appropriate v
levels
Design elements create a sense v
of human scale and pedestrian

Building Articulation
Variatinn in wall nlane. roof lina. 4
detailing, materials and siting,

Solar Design

Building design provides solar access
that is reasonably protected for
adjacent properties.. .

<

Building walls and major window areas v !
are oriented for passive solar and
natural lighting.

Page 6
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ApplicationNo: 04-0294 (3rd routing) September 3,2005

13.11.074Access, circulation and parking.

Parking
Minimizethe visual impact of pavement | v
and parked vehides.
Parking design shall be an integral v
element of the site design.
Site buildings toward the front or middle v
portion of the lot and parking areas to
the rear or side of the lot is encouraged
where appropriate.

Lighting
All site, building, security and Suggest as Condition
landscape lighting shall be directed of Approval
onto the site and away from adjacent i
properties. |
Area lighting shall be high-pressure | Suggest as Condition
sodium vapor, metal halide, of Approval
fluorescent, or equivalentenergy-
efficient fixtures.
All lighted parking and circulation areas Suggest as Condition
shall utilize low-rise light standards or of Approval
light fixtures attached to the building. |
Light standards to a maximum height of
15feet are allowed.
Buildingand security lighting shall be Suggest as Condition
integratedinto the building design. of Approval
Light sources shall not be visible form Suggest as Condition
adjacent properties. of Approval

Loading areas shall be designed to not v ‘
interfere with circulation or parking, and 1
to permit trucks to fully maneuver on
the propertywithout backingfrom or
onto a public street.

Landscape
A minimum of one tree for each five. v
parking spaces should be planted
along each single or double row of
parking spaces.

A minimum of onetree for each five v
parking spaces shall be planted along
rows of parking.

Trees shall be dispersed throughout v
the parking lot to maximize shade and

visual relief.

At least twenty-five percent (25%) of v

the trees requiredfor parking lot
screening shall be 24-inch box size
when planted; all other trees shall be
15 gallon size or larger when planted.

Page7
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ApplicationNo: 04-6294 (3rd routing)

September 3,2005

Parking Lot Design

Drivewayshetween commercial or
industrial parcels shall be shared
where appropriate.

Avoid locatingwalls and fences where
they block driver sight lines when
entering or exiting the site.

Minimize the number of curb cuts

Driveways shall be coordinated with
existing or planned median openings.

Entry drives on commercial or industrial

uses.

Where an interior driveway or parking
area parallelsthe side or rear property
line, a minimum 5-foot wide net
landscape strip shall be provided
betweenthe driveway and the property

Parking areas shall be screenedform
public streets using landscaping,
berms, fences, walls, buildings, and
other means, where appropriate.

Bicycle parkingspaces shall be
provided as requiredin. They shall be
appropriatelylocatedin relationto the
major activity area.

Reduce the visual impact and scaie of

It shall be an objective of landscaping
to accent the importance of driveways
from the street, frame the major
circulation aisles, emphasize
pedestrian pathways, and provide
shade and screening.

Parkinglot landscapingshall be
designed to visually screen parking
from public streets and adjacent uses.

Parkinglots shall be landscaped with
large canopytrees.

A landscape strip shall be provided at
the end of each parking aisle.

Y/
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ApplicationNO: 04-0294 (3rd routing) September3, 2005

A minimum 5-foot wide landscape strip v
(to provide necessary vehicular back-
out movements) shall be provided at
dead-end aisles.

Parking areas shall be landscaped with Vv
large canopy trees to sufficiently
reduce glare and radiant heatfrom the
asphalt and to provide visual relief from
large stretches of pavement.
Variation in pavement width, the use of v
texture and color variation is paving
materials, such as stamped concrete,
stone, brick, pavers, exposed
aggregate, or colored concreteis
encouraged in parking lots to promote
pedestriansafety and to minimize the
visual impact of large expanses of
pavement.
As appropriate to the site use, required v ‘
landscaped areas next to parking
spaces or driveways shall be protected
by a minimum six-inch high curb or
wheel stop, such as concrete,
masonry, railroad ties, or other durable
materials. \

‘edestrian Travel Paths
On-site pedestrian pathways shall be v
providedform street, sidewalk and
parking areas to the central use area.
These areas should be delineatedfrom
the parking areas by walkways,
landscaping,changes in paving
materials, narrowing of roadways, or
other design techniques.
Plansfor constructionof new public v
facilities and remodeling of existing
facilities shall incorporate both
architectural barrier removal and
physical buildingdesign and parking
areafeatures to achieve access for the
physically disabled.
Separations between bicycle and v
pedestrian circulation routes shail be
utilized where appropriate.

Page 9
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COUNTY OF SANTA CRUZ

PLANNING DEPARTMENT

701 OCEAN STREET, 4™ FLOOR, SANTA CRUZ, CA 95060
(831) 454-2580 FAxX (831)454-2131 TDD (831) 454-2123
TOM BURNS, PLANNING DIRECTOR

NOTICE OF ENVIRONMENTAL REVIEW PERIOD
SANTA CRUZ COUNTY

APPLICANT: Abbas Hagshenas

APPLICATION NO.: 04-0224
APN:_032-051-36

The Environmental Coordinator has reviewed the Initial Study for your application and made the
following preliminary determination:

XX Neaative Declaration
(Your project will not have a significant impact on the environment.)

XX Mitigations will be attached to the Negative Declaration.
No mitigations will be attached.
Environmental Impact Report

(Your project may have a significant effect on the environment. An EIR must
be prepared to address the potential impacts.)

As part of the environmental review process required by the California Environmental Quality
Act (CEQA), this is your opportunity to respond to the preliminary determination before it is
finalized. Please contact Paia Levine, Environmental Coordinator at (831) 454-3178, if yOu wish
to comment on the preliminary determination. Written comments will be received until 5:00 p.m.
on the last day of the review period.

Review Period Ends: October 19, 2005

Lawrence Kasparowitz
Staff Planner

Phone: 454-2676

Date.-September14, 2005
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NAME: Abbas Haghshenas
APPLICATION: 04-0294
AP.N: 032-051-36

NEGATIVE DECLARATION MITIGATIONS

1. Inorder to ensure that impacts from geotechnical hazards are less than significant, prior
to the issuance of any building permit, the applicant shall revise the plans to reflect all the
recommendations of the geotechnical report (American Soil Testing, 2005).

2. To prevent project drainage discharges from carrying silt, grease, and other
contaminants, prior to public hearing the applicant shall revise the plansto indicate a silt
and grease trap. The trap shall be maintained by the property owner according 10 the
following monitoring and maintenance schedule:

A. The traps shall be inspected to determine if they need cleaning or repair prior
to October 15 each year, at a minimum interval of once per year;

B. A brief annual report shall be prepared by the trap inspector atthe conclusion
of each October inspection and submitted to the Drainage Section of the
Department of Public Works within 5 days of inspection. This monitoring report
shall specify any repairs that have been done or that are needed to allow the trap
to function adequately.
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Iy Environmental Review

Initial Study Application Number: 04-0294
Date: September 6,2005
Staff Planner: Lawrence Kasparowitz

. OVERVIEW AND ENVIRONMENTAL DETERMINATION

APPLICANT: Abbas Hagshenas APN: 032-051-36

OWNER: Abbas Hagshenas SUPERVISORAL DISTRICT: First
LOCATION: 3911 Portola Drive, Santa Cruz

SUMMARY PROJECT DESCRIPTION:

Proposalto remove two structures and to construct a 25,435 sqg. ft. mixed-use building
containing on the lower level; one parcel with an office/retail lease space and related
parking and landscaping, and one commercial condominium parcel, seventeen
residential condominium parcels and a common area located on the upper floor.
Project requires a coastal development permit, land division approval, and preliminary
grading approval.

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.

.. X Geology/Soils _____Noise

_ X Hydrology/Water Supply/Water Quality Air Quality
Biological Resources _____ Public Services & Utilities
Energy & Natural Resources ______Land Use, Population & Housing
Visual Resources & Aesthetics ____ Cumulative Impacts
Cultural Resources _____ Growth Inducement
Hazards & Hazardous Materials Mandatory Findings of Significance

County of Santa Cruz Planning Department
701 Ocean Street, 4t Floor, Santa Cruz CA 95060
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Environmental Review Initial Study
Application Number: 04-0294
Page 2

X  Transporation/Traffic
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Environmental Review Initial Study
Application Number: 04-0294
Page 3

DISCRETIONARY APPROVAL(S) BEING CONSIDERED

General Plan Amendment X Grading Permit
Land Division Riparian Exception

X

___ Rezoning Other:
- X_ Development Permit
X

Coastal Development Permit -

NON-LOCAL APPROVALS
Other agencies that must issue permits or authorizations:
California Coastal Commission

ENVIRONMENTAL REVIEW ACTION
On the basis of this /nitial Study and supporting documents:

— Ifind that the proposed project COULD NOT have a significant effect on the
environment, and a NEGATIVE DECLARATION will be prepared.

X__ Ifind that although the proposed project could have a significant effecton the
environment, there will not be a significant effect in this case because the attached
mitigation measures have been added to the project. A MITIGATED NEGATIVE
DECLARATIONwill be prepared.

____Ifind that the proposed project MAY have a significant effect on the environment,
and an ENVIRONMENTAL IMPACT REPORT is required.

_i_r:,::‘! R an—m--—u—- {/I. ) ‘/‘:/ é’ ! 3__
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Paia Levine Date

For: Ken Hart
Environmental Coordinator
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. BACKGROUND INFORMATION

EXISTING SITE CONDITIONS

Parcel Size: 52,620 sq, ft,
Existing Land Use: commercial, residential
Vegetation: minimal urban and ruderal plants

Slope inarea affected by project: _X 0-30% ___ 31 -100%

Nearby Watercourse: Monterey Bay
Distance To: 1,000 feet

ENVIRONMENTAL RESOURCES AND CONSTRAINTS

Groundwater Supply: none mapped

Water Supply Watershed: none mapped
Groundwater Recharge: none mapped
Timber or Mineral: none mapped
Agricultural Resource: none mapped
Biologically Sensitive Habitat: none existing
Fire Hazard: none mapped

Floodplain: none mapped

Erosion: moderately erodible soils
Landslide: none mapped

SERVICES

Fire Protection: Central Fire Protection District
School District: Soquel

Sewage Disposal: Santa Cruz County
Sanitation District

PLANNING POLICIES

Zone District: C-2

General Plan: C-C

Urban Services Line: X
Coastal Zone: X

Inside
Inside

PROJECT SETTINGAND BACKGROUND:

Liquefaction: none mapped
Fault Zone: none mapped
Scenic Corridor: none mapped
Historic: none mapped
Archaeology: none mapped
Noise Constraint: none mapped
Electric Power Lines: none
Solar Access: adequate

Solar Orientation: adequate
Hazardous Materials: none

Drainage District: Zone 5
Project Access: Portola Drive
Water Supply: City of Santa Cruz Water

Dept.

Special Designation: none

—— Outside
— Outside

The project is located on the north side of Portola Drive, one block west of 41 Avenue.
This is within the Pleasure Point Commercial Plan Area.

He
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DETAILED PROJECT DESCRIPTION:

The subject property is a 52,620 sq. ft. (1.2 acres) lot. The parcel is zoned C-2 (Exhibit
F), and retail sales, personal services, restaurants and other commercial uses are
allowed in that zone district.

The applicant is proposing a single, two-story building. The lower floor is comprised of
office/retail space which will be leased to tenants. The upper floor consists of
seventeen condominiums, private outdoor space, shared open walkway and one office
condominium.

The proposed improvements are consistent with the development standards for the C-2
district, as they relate to front, side, rear setbacks and height.

The proposed building has been designed to retain the existing small building scale by
breaking down the mass of the building into five segments. The materials and scale
attempt to be compatible with both surrounding commercial uses and adjacent
residential development. The building is designed enfronting on Portola Drive, with
parking behind. This minimizes the impact of pavement and parked vehicles. There is
sufficient variation in wall plane, roofline, and architectural treatment to create a sense
of human scale and significant pedestrian interest. The second story is stepped back
from the first floor for the majority of the building and there are recessed areas on the
lower floor.

Access to the parking areas is from both Portola Drive. Sufficient landscapingis
provided in the parking areato meet requirements of one tree for each five parking
spaces. A total of 49 trees are proposed for 114 parking spaces, or one tree for every
2.3 spaces. 14 of the trees located in the parking area are proposed to be 24-inch box
sized, which exceeds the requirement that 25% of the trees be at least that large.
Additional landscaping is also proposed along the Portola Drive frontage and at the
intersection of Portola Drive and 41% Avenue.,

Project plans indicate that 104 parking spaces are required for the proposed uses with a
10% reduction, and 106 are shown on the plans (69 standard, 32 compact and 5 disabled).
The plans show the proposed Master Occupancy Program (Sheet A-A, Attachment 5) for
the site would limit new uses to those that have lower parking requirements (as opposed to
restaurants, for example).
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[ll. ENVIRONMENTAL REVIEW CHECKLIST

A. Geology and Soils

Does the project have the potential to:

1. Expose people or structures to
potential adverse effects, including the
risk of material l0SS, injury, or death
involving:

A.  Rupture of a known earthquake
fault, as delineated on the most
recent Alquist-Priolo Earthquake
Fault Zoning Map issued by the
State Geologist for the area or as
identified by other substantial
evidence? X

B. Seismic ground shaking? - X

C. Seismic-related ground failure,
including liquefaction? X

D. Landslides? - X

All of Santa Cruz County is subject to some hazard from earthquakes. However, the
project site is not located within or adjacent to a county or State mapped fault zone. A
geotechnical investigation was completed by American Soil Testing, Inc. dated April 4,
2005 (Attachment 7). The report concluded that during a 50 year event, severe ground
shaking will occur at this site, and that secondary effects of seismic activity may occur
including several types of ground failure. These include; landsliding, ground
subsidence, ground lurching, shallow ground rupture and liquefaction. The
geotechnical report contains recommendations for earthwork and foundation design
that will mitigate these potential impacts to a less than significant level.

2. Subject people or improvements to
damage from soil instability as a result
of on- or off-site landslide, lateral
spreading, to subsidence, liquefaction,
or structural collapse? X
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3. Develop land with a slope exceeding
30%7 X

There are no slopes that exceed 30% on the property.

4. Result in soil erosion or the substantial
loss of topsoil? X

Some potential for erosion exists during the construction phase of the project,
however, this potential is minimal because the ground is flat and standard erosion
controls are a required condition of the project. Priorto approval of a grading or
building permit, the project must have an approved Erosion Control Plan, which will
specify detailed erosion and sedimentation control measures. The plan wiil include
provisions for disturbed areas to be planted with ground cover and to be maintained to
minimize surface erosion.

5. Be located on expansive S0il, as
defined in Table 18-1-B of the Uniform
Building Code(1994), creating
substantial risks to property? X

The geotechnical report for the project did identify an elevated risk associated with
expansive soils. The report contains recommendations for earthwork and foundation
design that will mitigate this potential impacts to a less than significant level.

6. Place sewage disposal systems in
areas dependent upon soils incapable
of adequately supporting the use of
septic tanks, leachfields, or alternative
waste water disposal systems? X

No septic systems are proposed. The project will connect to the Santa Cruz County
Sanitation District, and the applicant will be required to pay standard sewer connection
and service fees that fund sanitation improvements within the district as a Condition of
Approval for the project.

7. Result in coastal cliff erosion? X

The projectis 1,000feet from the coastal cliff
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B. Hydrology, Water Supply and Water Quality

Does the project have the potential to:

1. Place development within a 100-year
flood hazard area? X

According to the Federal Emergency Management Agency (FEMA) National Flood
Insurance Rate Map, dated April 15, 1986, no portion of the project site lies within a
100-year flood hazard area.

2. Place developmentwithin the floodway
resulting in impedance or redirection of
flood flows? X

According to the Federal Emergency Management Agency (FEMA) National Flood
Insurance Rate Map, dated April 15, 1986, no portion of the project site lies within a
100-year flood hazard area.

3. Be inundated by a seiche or tsunami? X

4, Deplete groundwater supplies or
interfere substantially with
groundwater recharge such that there
would be a net deficit, or a significant
contribution to an existing net deficit in
available supply, or a significant
lowering of the local groundwater
table? X

The project will obtain water from the City 0f Santa Cruz Water Department and will not
rely on private well water. Although the project will incrementally increase water
demand, City of Santa Cruz Water Department has indicated that adequate supplies
are available to serve the project (Attachment 10). The project is not located in a
mapped groundwater recharge area.

5. Degrade a public or private water
supply? (Including the contribution of
urban contaminants, nutrient
enrichments, or other agricultural

chemicals or seawater intrusion). —
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Runofffrom this project may contain small amounts of chemicals and other household
contaminants. No commercial or industrial activities are proposed that would
contribute a significant amount of contaminants to a public or private water supply.
Potential siltation from the proposed project will be mitigated through implementation of
erosion control measures.

The parking and driveway associated with the project will incrementally contribute
urban pollutantsto the environment; however, the contribution will be minimal given the
size of the driveway and parking area. Potential siltation from the proposed project will
be mitigated through implementation of erosion control measures. In addition, a

silt and grease trap, and a plan for maintenance, will be required to reduce this impact
to a less than significant level.

6. Degrade septic system functioning? X

There are no existing septic systems in the vicinity would be affected by the project.

7. Alter the existing drainage pattern of
the site or area, including the alteration
of the course of a stream or river, in a
manner which could result in flooding,
erosion, or siltation on or off-site? X

The proposed projectis not located near any watercourses, and will not alter the
existing overall drainage pattern of the site. Department of Public Works Drainage
Section staff has reviewed and approved the proposed drainage plan.

8. Create or contribute runoff which
would exceed the capacity of existing
or planned storm water drainage
systems, or create additional source(s)
of polluted runoff? X

Drainage Calculations prepared by Bowman and Williams, Civil Engineers, dated
February 28,2005, have been reviewed for potential drainage impacts and accepted
by the Department of Public Works (DPW) Drainage Section staff. DPW staff has
determined that existing storm water facilities are adequate to handle the increase in
drainage associated with the project. Refer to response B-5 for discussion of urban
contaminants and/or other polluting runoff.

9. Contribute to flood levels or erosion in
natural water courses by discharges of
newly collected runoff? X

New impervious surfaces have been minimized in that pervious pavement has been
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specified where feasible and runoff rates will be held to pre-development levels. There
will not be significant storm water runoff that would contribute to flooding or erosion.

10.  Otherwise substantially degrade water
supply or quality? X

A silt and grease trap, and a plan for maintenance, will be required 10 minimize the
effects of urban pollutants.

C. Biological Resources

Does the project have the potential to:

1. Have an adverse effect on any species
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? X

According to the California Natural Diversity Data Base (CNDDB), maintained by the
California Departmentof Fish and Game, there are no known special status piant or
animal species in the site vicinity, and there were no special status species observed in
the project area. The lack of suitable habitat and the disturbed nature of the site make
it unlikely that any special status plant or animal species occur inthe area.

2. Have an adverse effect on a sensitive
biotic community (riparian corridor),
wetland, native grassland, special
forests, intertidal zone, etc.)? X

There are no mapped or designated sensitive biotic communities on or adjacent to the
project site.

3. Interfere with the 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? X

The proposed project does not involve any activities that would interfere with the
movements or migrations of fish or wildlife, or impede use of a known wildlife nursery
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site.
4. Produce nighttime lighting that will
illuminate animal habitats? X

The subject property is located in an urbanized area and is surrounded by existing
residential development that currently generates nighttime lighting. There are no
sensitive animal habitats within Or adjacent to the project site.

5. Make a significant contribution to the reduction of the
number of species of plants or animals? .

6. Conflict with any local policies or
ordinances protecting biological
resources (such as the Significant
Tree Protection Ordinance, Sensitive
Habitat Ordinance, provisions of the
Design Reviewordinance protecting
trees with trunk sizes of 6 inch

diameters or greater)? = X

The project will not conflict with any local policies or ordinances.

7. Conflict with the provisions of an
adopted Habitat Conservation Plan,
Biotic Conservation Easement, or
other approved local, regional, or state
habitat conservation plan? X

D. Energy and Natural Resources

Does the project have the pofenfial to:

1. Affect or be affected by land

designated as "Timber Resources" by
the General Plan? X

The project IS not adjacent to land designated as Timber Resource

2. Affect or be affected by lands currently
utilized for agriculture, or designated in
the General Planfor agricultural use? X
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The project site is not currently being used for agriculture and no agricultural uses are
proposed for the site or surrounding vicinity.

3. Encourage activities that result in the
use of large amounts of fuel, water, or

energy, or use of these in a wasteful
manner? X

4. Have a substantial effect on the
potential use, extraction, or depietion
of a natural resource {i.e., minerals Or
energy resources)? X

E. Visual Resources and Aesthetics

Does the project have fhe potential fo:

1. Have an adverse effect on a scenic

resource, including visual obstruction
of that resource? X

The project will not directly impact any public scenic resources, as designated inthe
County's General Plan (1994}, or obstruct any public views of these visual resources.

2. Substantially damage scenic
resources, within a designated scenic
corridor or public view shed area

including, but not limited to, trees, rock
outcroppings, and historic buildings? X

The project site is not located along a County designated scenic road or within a
designated scenic resource area.

3. Degrade the existing visual character
or quality of the site and its
surroundings, including substantial
change in topography or ground
surface relief features, and/or
development on a ridge line? X

The proposed project is designed and landscaped so as to fit into this setting.
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Create a new source of light or glare
which would adversely affect day or
nighttime views inthe area? X

The project will contribute an incremental amount of night lighting to the visual
environment. However, the following project conditions will reduce this potential
impact to a less than significant level: All site, building, security and landscape
lighting shall be directed onto the site and away from adjacent properties. Light
sources shall not be visible form adjacent properties. Specifically,

1. Light sources can be shielded by landscaping, structure, fixture
design or other physical means. Building and security lighting shall be
integrated into the building design.

2. All lighted parking and circulation areas shall utilize low-rise light
standards or light fixtures attached to the building. Light
standards to a maximum height of 15 feet are allowed.

3. Area lighting shall be high-pressure sodium vapor, metal halide,

fluorescent, or equivalent energy-efficient fixtures.

Destroy, cover, or modify any unique
geologic or physical feature? X

are no unique geological or physical features on or adjacent to the site that
be destroyed, covered, or modified by the project.

Cultural Resources

Does the project have the potential to:

1.

Cause an adverse change inthe
significance of a historical resource as
defined in CEQA Guidelines 15064.57 X

The existing structures on the property are not designated as a historic resource on
any federal, State or local inventory.

2.

Cause an adverse change inthe
significance of an archaeological
resource pursuantto CEQA

Guidelines 15084.57 X
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NO archeological resources have been identified in the project area. Pursuant to
County Code Section 16.40.040, if at any time inthe preparation for or process of
excavating or otherwise disturbing the ground, any human remains of any age, or any
artifact or other evidence of a Native American cultural site which reasonably appears
to exceed 100 years of age are discovered, the responsible persons shall immediately
cease and desist from all further site excavation and comply with the notification
procedures given in County Code Chapter 16.40.040.

3. Disturb any human remains, including
those interred outside of formal
cemeteries? X

Pursuantto Section 16.40.040 of the Santa Cruz County Code, if at any time during
site preparation, excavation, or other ground disturbance associated with this project,
human remains are discovered, the responsible perscns shall immediately cease and
desist from all further site excavation and notify the sheriff-coroner and the Planning
Director. [fthe coroner determines that the remains are not of recent origin, a full
archeological report shall be prepared and representatives of the local Native
California Indian group shall be contacted. Disturbance shall not resume until the
significance of the archeological resource is determined and appropriate mitigations to
preserve the resource on the site are established.

4. Directly or indirectly destroy a unique
paleontological resource or site? X
G. Hazards and Hazardous Materials

Does the project have the potential to:

1. Create a significant hazard to the
public or the environment as a result of
the routine transport, storage, use, or
disposal of hazardous materials, not
including gasoline or other motor
fuels? X

2. Be located on a site which is included
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 X
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environment?

The project site is not included on the July 12,2005 list of hazardous sites in Santa
Cruz County compiled pursuant to the specified code.

3. Create a safety hazard for people residing or working in
the project area as a result of dangers from aircraft
using a public or private airport located within two miles

of the project site? I
4. Expose people to electro-magnetic
fields associated with electrical
transmission lines? X
5. Create a potential fire hazard? X

The project design incorporates all applicable fire safety code requirements and will
include fire protection devices as required by the local fire agency.

6. Release bio-engineered organisms or
chemicals into the air outside of

project buildings? -

H. Transportation/Traffic

Does the project have the potential fo:

1. Cause an increase in traffic that is
substantial in relationto the existing
traffic load and capacity of the street
system (i.e., substantial increase in
either the number of vehicle trips, the
volume to capacity ratio on roads, or
congestion at intersections)? X

The project will create a small incremental increase in traffic on nearby roads and
intersections. However, given the small number of new trips created by the project (19
AM peak hourtrips and 27 PM peak hour trips); this increase is less than significant.
Further, the increase will not cause the Level of Service at any nearby intersectionto
drop below Level of Service D. Transportation Area Improvement fees that contribute
to solutions to cumulative impacts will be collected.
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2. Cause an increase in parking demand
which cannot be accommodated by
existing parking facilities? X

The project meets the code requirements for the required number of parking spaces
and therefore new parkingdemand will be accommodated on site.

3. Increase hazards to motorists,
bicyclists, or pedestrians? X

The proposed projectwill comply with current road requirements to prevent potential
hazards to motorists, bicyclists, and/or pedestrians.

4. Exceed, either individually (the project
alone) or cumulatively (the project
combined with other development), a
level of service standard established
by the county congestion management
agency for designated intersections,
roads or highways? X

According to the traffic study performed by Huang Po Associates (Attachment 12}, the
proposed project is anticipated to add 19 AM peak hour trips and 27 PM peak hour
trips to the following intersection: Portola Drive and 41% Avenue, and will not reduce
operations to a level of service below D.

Does the project have the potential ¢o:

1. Generate a permanentincrease in
ambient noise levels in the project
vicinity above levels existing without
the project? X

The project will create an incremental increase in the existing noise environment.
However, this increase will be small, and will be similar in character to noise generated
by the surrounding existing uses.

2. Expose people to noise levels in
excess of standards established in the
General Plan, or applicable standards
of other agencies? X

Per County policy, average hourly noise levels shall not exceed the General Plan
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threshold of 50 Leq during the day and 45 Leq during the nighttime. Impulsive noise
levels shail not exceed 65 db during the day or 60 db at night. Acoustic studies for
nearby projects have shown that traffic noise along Portola Avenue can exceed these
standards. Noise levelsinthe residential portion of the project are not expected to
exceed these standards.

3. Generate a temporary or periodic
increase in ambient noise levels in the
project vicinity above levels existing
without the project? X

Noise generated during construction will increase the ambient noise levels for adjoining
areas. Construction will be temporary, however, and given the limited duration of this
impact it is considered to be less than significant.

J. Air Quality

Does the project have the potential to:
(Where available, the significance criteria
established by the MBUAPCD may be relied
upon to make the following determinations).

1. Violate any air quality standard or
contribute substantially to an existing
or projected air quality violation? X

The North Central Coast Air Basin does not meet State standards for ozone and
particulate matter (PMIO). Therefore, the regional pollutants of concern that would be
emitted by the project are ozone precursors (Volatile Organic Compounds [VOCs]} and
nitrogen oxides [NOx]}, and dust.

Given the modest amount of new traffic that will be generated by the projectthere is no
indication that new emissions of VOCs or NOx will exceed Monterey Bay Unified Air
Pollution Control District (MBUAPCD) thresholds for these pollutants and therefore
there will not be a significant contribution to an existing air quality violation.

Project construction may result in a short-term, localized decrease in air quality due to
generation of dust. However, standard dust control best management practices, such
as periodic watering, will be implemented during construction to reduce impacts to a
less than significant level.

2. Conflict with or obstruct
implementation of an adopted air
quality plan? X

G EXHIBIT E



Environmental Review Initial Study Significant Less than

Or Significant Less than
Page 18 Potentialty with Significant
Significant Mitigation Or Net
Impact Incorporation No Impact Applicable

The project will not conflict with or obstruct implementation of the regional air quality
pian. See J-1 above.

3. Expose sensitive receptors to

substantial pollutant concentrations? X
4, Create objectionable odors affecting a

substantial number of people? X

K. Public Services and Utilities

Does the project have the potential to.

1. Resultinthe need for new or
physically altered public facilities, the
construction of which could cause
significant environmental impacts, in
order to maintain acceptable service
ratios, response times, or other
performance objectives for any of the
pubiic services:

a. Fire protection? X
b. Police protection? X
c. Schools? X

d. Parks or other recreational
activities? X

e. Other publicfacilities; including
the maintenance of roads? X

While the project represents an incremental contribution to the need for services, the
increase will be minimal, Moreover, the project meets all of the standards and
requirements identified by the local fire agency, as applicable, and school, park, and
transportation fees to be paid by the applicant will be used to offset the incremental
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increase in demand for school and recreational facilities and public roads.

2. Result in the need for construction of
new storm water drainage facilities or
expansion of existing facilities, the

construction of which could cause
significant environmental effects? X

Drainage analysis of the project by Bowman and Williams, Civil Engineers concluded
that “by using detention and controlling the outflow to current rates, the effect of the
proposed improvements on downstream properties will be negligible. Department of
Public Works Drainage staff have reviewed the drainage information and have
determined that downstream storm facilities are adequate to handle the increase in
drainage associated with the project (Attachment 8).

3. Result in the need for construction of
new water or wastewater treatment
facilities or expansion of existing
facilities, the construction of which
could cause significant environmental
effects? X

The project will connect to an existing municipal water supply. City of Santa Cruz
Water Department has determined that adequate supplies are available to serve the
project (Attachment 10).

Municipal sewer service is available to serve the project, as reflected in the attached
letter from the Santa Cruz County Sanitation District (Attachment 11).

4. Cause a violation of wastewater
treatment standards of the Regional
Water Quality Control Board? X

The project's wastewater flows will not violate any wastewater treatment standards.

5. Create a situation in which water
supplies are inadequateto serve the
project or provide fire protection? X

The water mains serving the project site provide adequate flows and pressure for fire
suppression. Additionally, the local fire agency, has reviewed and approved the
project plans, assuring conformity with fire protection standards that include minimum
requirements for water supply for fire protection.
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6. Result in inadequate access for fire
protection? X

The project's road access meets County standards and has been approved by the
local fire agency.

7. Make a significant contribution to a
cumulative reduction of landfill
capacity or ability to properly dispose
of refuse? X

The project will make an incremental contribution to the reduced capacity of regional
landfills. However, this contribution will be relatively small and will be of similar
magnitude to that created by existing land uses around the project.

8. Result in a breach of federal, state,
and local statutes and regulations
related to solid waste management? X

L. Land Use, Population, and Housing

Does the project have the potential to:

1. Conflict with any policy of the County
adopted for the purpose of avoiding or
mitigating an environmental effect? X

The proposed project does not conflict with any policies adopted for the purpose of
avoiding or mitigating an environmental effect.

2. Conflictwith any County Code
regulation adopted for the purpose of
avoiding or mitigating an
environmental effect? X

The proposed project does not conflict with any regulations adopted for the purpose of
avoiding Or mitigating an environmental effect.

3. Physically divide an established
community? X

The projectwill not include any element that will physically divide an established
community.
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4. Have a potentially significant growth

inducing effect, either directly (for

example, by proposing new homes

and businesses) or indirectly (for

example, through extension of roads

or other infrastructure)? X

The proposed project is designed at the density and intensity of development allowed
by the General Plan and zoning designations for the parcel. Additionally, the project
does not involve extensions of utilities {.g., water, sewer, or new road systems) into
areas previously not served. Consequently, it is not expected to have a significant
growth-inducing effect.

5. Displace substantial numbers of
people, or amount of existing housing,
necessitating the construction of
replacement housing elsewhere? X

The proposed projectwill entail a net gain of 17 housing units.

w  EXHIBIT E




Environmental Review Initial Study
Page 22

M. Non-Local Approvals

Does the project require approval of federal, state,
or regional agencies?

N. Mandatory Findinas of Significance

1.

Doesthe project have 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, substantially reduce the number
or restrictthe range of a rare or endangered
plant, animal, or natural community, or
eliminate important examples of the major
periods of California history or prehistory?

Does the project have the potential to
achieve short term, to the disadvantage of
long term environmental goals? (A short term
impact on the environment is one which
occurs in a relatively brief, definitive period of
time while long term impacts endure well into
the future)

Does the project have impacts that are
individually limited, but cumulatively
considerable (“cumulatively considerable”
means that the incremental effecis of a
project are considerable when viewed in
connection with the effects of past projects,
and the effects of reasonably foreseeable
future projects which have entered the
Environmental Review stage)?

Does the project have environmental effects
which will cause substantial adverse effects
on human beings, either directly or
indirectly?

Yes

Yes

Yes

Yes

Yes

No

No X
No X
No X
No X
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TECHNICAL REVIEW CHECKLIST

REQUIRED COMPLETED* N/A

Agricultural Policy Advisory Commission

(APAC) Review

Archaeological Review

Biotic Report/Assessment

Geologic Hazards Assessment (GHA)

Geologic Repori

XX X XX

Geotechnical (Soils) Report X X

Riparian Pre-Site X

Septic Lot Check X

Others:

Traffic Study

Drainage Analysis X X

Attachments:

1. Location Map

2. Map of General Plan Designation

3. Map of Zoning District

4. Assessors Parcel Maps

5. Architectural Plans prepared by A + Plus (Abbas Hagshenas, Civil Engineer), dated August 1, 2005 &
Landscape Plan prepared by A + Plus (Abbas Hagshenas, Civil Engineer), dated August 1, 2005
Tentative Map prepared by A + Plus (Abbas Hagshenas, Civil Engineer), dated August 1, 2005.

6. Geotechnical Review Letter prepared by Kent Elder, dated August 16, 2005.

7. Geotechnical investigation (Conclusions and Recommendations) prepared by American Soil Testing,
dated Aprii 4, 2005.

8. Drainage calculations prepared by Bowman &Williams, Civil Engineers dated February 25, 2005.

9. Discretionary Application Comments, dated August 1, 2005.

10. Letter from City of Santa Cruz Water Department, dated 7/22/05, revised 8/19/05.
11. Memo from Department of Public Works, Sanitation, dated September 2, 2005.
12. Traffic Study (Conclusions and Recommendations) prepared by Huang Po Associates dated 2005,
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COUNTY OF SANTA CRUZ

PLANNING DEPARTMENT

701 OCEANSTREET, 4™ FLOOR, SANTA CRUZ, CA 95060
{831) 454-2580 FAX (831)454-2131 ToD: (831)454-2123

TOM BURNS, PLANNING DIRECTOR

August 16,2005
Abbas Haghshenas

127E. Campbell Avenue
Campbell, CA, 95008

Subject:  Review of Soil and Foundation Investigation by American Soil Testing, Ine.
Dated April 4,2005
Project#: 05-02460-S
APN 032-051-32, Application #: 04-0294

Dear Abbas Haghshenas,

The purpose of this letter is to inform you that the Planning Department has accepted the subject report
and the following items shall be required:

1. All construction shall comply with the recommendations of the report,

2. Final plans shall reference the report and include a statement that the project shall conform to the
report’s recommendations.

3. Prior to building permit issuance a pian review letter shall be submitted to Environmental
Planning. The author of the report shall write the plan review letter. The letter shall state that the
project plans conform to the report’s recommendations.

After building permit issuance the soils engineer must remain involved with the project during
construction. Please review the Notice to Permits Holders (attached).

Our acceptance of the report is limited to its technical content. Other project issues such as zoning, fire
safety, septic or sewer approval, etc. may require resolution by other agencies.

Please submit two copies of the report at the time of building permit application.

Please call the undersigned at (831) 454-3168 if we can be of any further assistance

% Envirormental Review Inital Stud
Kent Edler Y

ent Edfe ATTACHMENT _£2. 7 o2
Civil Engineer APPLICATION Y-y

Sincerely

Cc: Larry Kasparowitz, Project Planner




APN: 032-051-32
Page 2 of 2

NOTICE TO PERMIT HOLDERS WHEN A SOILS R IPORT HZ BEEN PREPAR' ]
REVIEWED AND ACCEPTED FOR T'HE PROJECT

After issuance of the building permit, the County requires your soils engineer to be involved during
construction. Several letters or reports are required to be submitted to the County at various times during
construction. They are as follows:

1. When a project has engineered fills and / or grading, a letter from your soils engineer must be
submittedto the Environmental Planning section of the Planning Department prior to foundations
being excavated. This letter must state that the grading has been completed in conformancewith
the recommendations of the soils report. Compaction reports or a summary thereof must be
submitted.

2. Prior to placing concrete for foundations, a letter from the soils engineer must be submitted to
the building inspector and to Environmental Planning stating that the soils engineer has observed
the foundation excavation and that it meets the recommendations of the soils report.

3. At the completion of construction, afinal letter from your soils engineer is required to be
submitted to Environmental Planning that summarizes the observations and the tests the soils
engineer has made during construction. The final letter must also state the following: “Based
upon our_observations and tests, the project has been completed in conformance with our
geotechnical recommendations.”

If the final soiis letter identifies any items of work remaining to be completed or that any portions
of the project were not observed by the soils engineer, you will be required to complete the

remaining items of work and may be required to perform destructive testing in order for your
permit to obtain a final inspection.

Environmental Review Inital Study
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Soil and Foundation Investigation of
Proposed residential/commercial buildings
3911 Portola Drive
Santa Cruz, California

Prepared for
Mr. Abbas Haghshenas
127 E. Campbell Avenue
Campbell, CA 95008

American Soil Testing, Inc.
2734 S. Bascom Avenue
San Jose, CA 95124
(408) 559-6400
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American Soil Testing, Inc,
Soil, Foundation and Environmental Engineers
2734 Bascom Avenue, San Jose, CA95124 » (408) 8858400 » Fax (408) 559-6688

&)

UNDER ALL 15 THE S0IL

File No. 05-2460-S
April 4, 2005

Mr. Abbas Haghshenas
127 E. Campbell Avenue
Campbell, CA 95008

Subject: Proposed residential/commercial development

3911 Portola Drive, APN: 032-051-32

Santa Cruz, California.

SOIL AND FOUNDATION INVESTIGATION
Gentlemen
In response to your authorization, our firm has performed a Soil and Foundation
Investigation for the above-mentioned project. The site is located at3911 Portola Drive,
in Santa Cruz, California.
Our findings indicated that the proposed one or two story residential/commercial
development may be constructed on the above mentioned property provided the
recommendations contained in this report are carefully followed and implemented
during construction.
This report presents our findings on the surface and subsurface soil investigation,

laboratory test results, field and office studies. : o
Environmental Review inital Study
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File No. 05-2460-S American Soil Testing, Inc.

We are pleased to have been of service to you in this matter. Should you have any
question or require additional information, please feel free to call our office at your

convenience.

Very truly yours,
American Soil Testing, Inc.
Ben Rahimi, C.E.S.

REA 1- 03843

Project Engineer

GHDr HAN1

] 'NO. 38159
. “n‘l%

AndreWA Ghofranl P E.
R.C.E. # 38159
Expire: 3-31-07

Environmental Review [nital Study
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File No. 05-2460-S American Soil Testing, Inc-
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File No. 05-2460-S American Soil Testing, Inc

SOIL INVESTIGATION

Introduction

The purpose of the soil investigation was to gather sufficient data to provide
recommendations for foundation engineering. This report presents an explanation of
how we conducted that investigation, the results of the testing program, our conclusions
based upon their results, and our recommendations for earthwork and foundation design
to best suit the proposed development to the existing natural conditions.

Our investigation did not include an environmental assessment or any field or

laboratory testing for hazardous materials in the soil, air or groundwater at the project

site.

Site Description and Location of Project

The site is located at the site is located at at3911 Portola Drive, in Santa Cruz,
California. APN 032-051-32

At the time of our investigation, the subject property was an office building .The lot
was approximately 1.19 Acres, rectangular shaped parcel of land, flat and almost level
with the adjacent street. The proposed residential/commercial structures will be
constructed at designated area, which will be located at the later date. At the time of

our site visit, the property access was through Portola Drive.

Field Investigation

After consideration of the nature of the proposed development, review of available data
on the area, and discussion with the client, a field investigation was conducted at the
project site. The field investigation was performed on 3-25-2005 and consisted of
inspection of the site by our representative to detect any unusual surface features and
drilling of test borings to obtain samples and other data regarding the subsurface soil

conditions. The subsurface investigation was performed by drilling of three exploratory
Environmental Review Inital Study
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File No. 05-2460-S American Soil Testing, Inc.

borings using a portable drill with 6-inch diameter auger to determine subsurface soil
characteristics.

Three borings were drilled at the approximate locations shown on Appendix A Figure
2. Undisturbed subsurface samples were obtained by hammering a split tube sampler
into the undisturbed soil mass. These samples were sealed and returned to the
laboratory for testing. The soil encountered was logged in the field by our firm Project
Engineer. Relatively undisturbed subsurface samples were obtained by hammering a
split tube sampler into the natural ground. The drive samplers utilized a 3.0” O.D.

modified liner sampler.

Laboratory Investigation

A Laboratory testing program was performed to determine the physical and engineering
properties of the soil underlying the site. The focus of our laboratory testing program
was to evaluate pertinent engineering determined on selected samples and are recorded
on the boring logs at the appropriate depths. Since water has a significant influence on
soil, the natural moisture content provides a rough indicator of the soil’s
compressibility, strength and potential expansion characteristics. Moisture content and
dry density tests were performed on all relatively undisturbed soil samples in order to
determine their consistencies, and the moisture variation throughout the explored soil
profile, The Atteberg limits provide an indication of potential expansive soil behavior.
The expansion characteristics of the near-surface soils were evaluated by means of
Atterberg Limits Test performed in accordance with ASTM D-423 & D-424.

The results of the filed and laboratory testing appear on the logs at the depths where
sampling or testing were completed. The strength characteristics of the underlying
earth materials were estimated from penetrometer measurements on recovered soil
samples. The boring logs, The results of laboratory tests are summarized in Appendix

B. Figures 1-3 are graphic representation of the soil profile showing the depths at, g

Environmentall .
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File No. 05-2460-S American Soil Testing, Inc.

which the samples were obtained, The laboratory testing performed in accordance with

the ASTM (American Society for Testing and Materials) procedure.

Subsurface Conditions

After reviewing the laboratory test data, boring logs and examination of the soil
samples collected in different depths, the subsurface soils underlying the project site
appears to be relatively uniform throughout the area. The upper clay has moderate to
high expansion potential. The surface and near surface soils consist of very stiff dark

gray to grayish brown silty clay with fine gravel.

Groundwater

Groundwater or seepage was encountered in our borings during investigation at the
depth of 5 feet below the surface and stabilized at the depth of 4 feet after | hour. Based
on the general topography of the area, the groundwater level may fluctuate because of
variations in seasonal rainfalls, amount of irrigation, and other unknown factors.
Perched groundwater may be present during drilling operation and trench excavation

due to the infiltration surface water into the permeable soils.

Environmental Review Inital Study
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The subject site is located in the seismically active San Francisco Bay region, therefore
any structure within this area will most likely be subjected to strong ground shaking
sometime during its actual lifetime. Major Faults like San Andreas Faults and Hayward
Faults have produced large magnitude earthquake in the past and can be expected to do
so within the next 50 years. It is reasonable to assume that the proposed building will
be subjected to at least one moderate to severe earthquake during the 50 years period
following construction. During such an earthquake, severe ground shaking will be
occurred at the site.

The proposed residence is to be designed in accordance with the applicable provisions
set forth in the current edition of the Uniform Building Code (UBC).

Design of the proposed structure should consider the potential for severe ground
shaking that could result from the maximum probable earthquake generated along the
Seismic Source type A, San Andreas Fault and San Gregorio Fault Zone and Seismic
Source type B, Zayante Fault Zone near the captioned site. The structural engineer is to
design the proposed building in accordance with Chapter 16 of the 1997 Uniform
Building Code.

The following may be used from the UBC, Volume 2, 1997 edition:

Seismic Source Type = B

Seismic Zone Factor Z =0.40 (Zone 4)

Soil Profile Type = Sa (stiff soils)

Consideration should also be given to anchoring or otherwise stabilizing freestanding
appliances or home furnishings, which may be prone to toppling during seismic
vibrations. The Structure Engineer for this project should make his o m
independent evaluation as to the applicability of the seismic design criteria

presented in the UBC.
Enwronmental Review iﬂltai Stugly
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Secondary effects of seismic activity, which are normally considered as potential hazard
to the site, include several types of ground failure. Various general types of ground
failures, which might occur as a consequence of several ground shaking including land
sliding, ground subsidence, ground lurching, shallow ground rupture, and liquefaction.
The probability of occurrence of each type of these ground failures depends on the
severity of the earthquake, distance from faults, topography, subsurface conditions,

ground water elevation, and other factors.

Environmental Review inital Study
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RECOMMENDATIONS

Grading Specifications

1. The placement of fill and control of any grading operations at the site shall be done
in accordance with the recommendations of this report prepared by American Soil
Testing Inc. These recommendations set forth the minimum standards to satisfy all
requirements of this report.

2. All existing surface and subsurface structures that will not be incorporated in the
final deveiopment shall be removed prior to any grading operations. These objects shall
be accurately located on the grading plans (prepared by the project Civil Engineer) to
assist the Field Engineer in establishing proper control over their removal. This is to
include but not be limited to any basements, utility lines, underground tanks, and any
other improvements. A representative of American Soil Testing Inc. shall be present
during the demolition operation.

3. All organic surface material and debris, including organically rich top soil estimated
to be 2-4 inches deep, shall be stripped prior to any other grading operations and
transported away from all areas that are to receive improvements or structural fill.
These organically contaminated soils may be stockpiled for later use in landscaping
areas. This material is not suitable for use as structural fill. In addition, any trees that
are not being included in the final development must be removed. This removal is to
include a thorough cleaning of all underground roots.

4. The depressions left by the removal of any surface and subsurface structures shall
be cleaned of all debris and backfilled with clean, native, on-site soil. This backfiil
shall be compacted to not less than 90% relative compaction in accordance with ASTM
test procedure D1557-73.

5. Following the stripping operations, the exposed surface shall be scarified to a depth

of not less than 12 inches, conditioned as necessary (3 to 4 percent above optimum

Environmental Review Inital Study
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moisture content) and compacted to 90% relative compaction according to ASTM test
procedure D1557-78. At this point, the pad area will be in condition to receive
compacted fill. Based on exposed field condition if deemed necessary, Soil Engineer
may provide additional recommendation in the field.

6. All structural fill whether imported or native soil shall be placed in uniform
horizontal lifts of not more than 6 to 8 inches in uncompacted thickness and compacted
to not less than 90% relative compaction using the ASTM D1557-78 procedure. Five
feet around the entire perimeter of the building pad shall also be compacted to not less
than 90% relative compaction using the above-mentioned procedure. Before compaction
begins, the fill shall be brought to a water content that will permit proper compaction
by either: 1) Aerating the material if it is too wet, or 2) spraying the material with
water if it is too dry. Each lift shall be thoroughly mixed before compaction to assure a
uniform distribution of water content. When fill material includes rocks, nesting of
rocks will not be permitted, and all voids shall be carefully filled and properly
compacted, No rocks larger than 4 inches in diameter shall be used in the construction
of the building pad.

7. The Soil Engineer shall be notified at least 48 hours prior to commencement of any
grading operations so that he may coordinate the work in the field with the Grading
Contractor.

8. All imported fill material must be sampled, tested and approved by the Soil
Engineer prior to being brought to the site. Import soil must have a plasticity
index no greater than (12) and an "R" value greater than (25).

9. All grading work shall be observed and approved by a Soil Engineer from American
Soil Testing Inc.

10. In the event that any unusual condition not covered by the special provisions is

encountered during the grading operations, the Soil Engineer shall be immediately

notified for further recommendation. Environmental Review Inital Study
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Trench Backfill

Utility and pipeline trenches should be backfilled with compacted structural fill. If on-
site soil is used, the material should be placed in lifts not exceeding 8 inches in
uncompacted thickness and compacted to at least 90 percent relative compaction by
mechanical means caly. Imported sand may also be used for backfilling trenches
provided the sand is compacted to at list 90 percent relative compaction. In all Building
pad areas and pavements, the upper 3 feet of trench backfill should be compacted to at
least 95 percent relative compaction where imported sand backfill is used.

In addition the upper 8 inches of all trench backfill in pavement area should be

compacted to at least 95 percent relative compaction (ASTM D1557, latest edition).

All grading and site preparation should be performed in accordance with the "
Recommended Grading Specifications™ See Appendix "C. Without compliance with

these standards, the design criteria in this report will not be valid.

Water Wells

All water wells (if any) on the site, which are to be abandoned, shall be capped
according to the requirements of the Santa Cruz County Water District. The final
elevation of the top of the well casing must be a minimum of 3 feet below any adjacent
grade prior to any grading operations. In no case shall a building foundation be placed

over a capped well.

Environmental Review Inital Study.
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FOUNDATION DESIGN CRITERIA

The proposed new structures may be supported on mat foundations or piers and grade

beam type of foundation.

Mat Foundation

Based on the soil characteristics, it is our opinion that an appropriate foundation
system to support the proposed structures will consist of a concrete slab stiffened under
exterior walls, interior walls and point loads to act as a mat on the native soil.

1- Footings should be trenched at least 24 inches for two story sections. Stiffened
section widths should be based on the allowable bearing value but not less then 18
inches. Should local building code require deeper embedment of the footings or wider
footing, the local codes must apply.

2- the allowable bearing capacity for the thickened sections should not exceed 1500 psf.
3- the net allowable bearing capacity for the slab should not exceed 500 pst.

4-The minimum recommended depth of embedment is 24 inches for exterior wall
footing

5- in computing the pressure transmitted to the soil by footing, the embedded weight of
the foundation may be neglected.

6- the footing and slab should contain steel reinforcement as determined by the Project
Structural Engineer in accordance with applicable UBC or ACI Standards.

7- the allowable bearing capacity values above may be increased by one-third in the
case of short duration loads, such as induced by wind or seismic forces.

8- In the event that footings are founded in structural fill consisting of imported
materials, the allowable bearing capacities Will depend on the type of these materials
and should be re-evaluated.

9- the foundation should be designed and stiffened to resist a differential settlement of

1" in 15 feet. Environmental Review Inital Study
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10- footing excavations must be checked by the AST Project Engineer before steel is
placed and concrete is poured to insure bedding into proper material. American Soil
Testing, Inc. should be retained to provide testing and inspection services during the
grading and foundation installation portion of the work.

Our Office must be notified at least 48 hours before commencement of any grading
operations so that he may coordinate the work in the field with the contractor. Upon

satisfactory completion of work, a letter of compliance will be issued.

Piers Foundation

Friction piers and grade beam construction is another type of foundation.

1- the friction piers should be at least 12 inches in diameter and should penetrate a
minimum of 10 feet below the exterior grade. The upper 36 inches should be ignored
when computing pier depth, this is due to seasonal moisture changes in the top layer.
The allowable friction value for this type of foundation is 400 p.s.f. This value is for
dead plus live loads and may be increased by one-third to include short-term seismic
and wind effects. The depth and spacing of piers will depend on the structural loads
transmitted to the piers.

All perimeter piers should be reinforced with minimum of four #4 bars for their full
length with the reinforcement of the pier tied at least 12 inches to the top reinforcement
of the grade beam.

This recommendation is not a substitute for structural design of the friction piers,
therefore the final design of the foundations and reinforcing required shall be
determined by the Structural Engineer responsible for foundation design.

2- the grade beam should be found a minimum of 12-inches below adjacent pad grade
and should be reinforced with a minimum of four # 4 bars, two near the top and two
near the bottom. The steel from the piers should extend sufficient distance into the
grade beams to develop its full strength in bond. Environmental Review Inital Spudy
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6. At the time of placing of concrete for pier foundation, the pier tops should not
be allowed to mushroom out or have spillage at the side of the grade beams, the
excess concrete should be trimmed to the design size.

The bottoms of the pier should be dry and reasonably free of loose soils prior to
installing reinforcing steel and placing concrete.

7. The grade beam should be kept to the minimum width (preferably 8-10 inches) in
order to minimize the effect of uplift pressures created by the expansion of the soil
beneath the beams. Approximately 4 inches of cardboard should be placed beneath
all grade beams and cardboard should be removed after installation of grade
beams.

The minimum depth of the piers should be increased if wider grade beam are needed
for structural purposes to provide additional resistance to uplift pressures.

The top 4 feet of each pier and the underside of the grade beam should be considered as
being acted upon by a potential uplift pressure of 1,500 psf in the pad grade
corresponded to the existing site grade As an option to provide additional measure of
protection against the uplift pressures, the Structural Engineer may considered adding
to the calculation pier depth to counter act the resulting uplift pressure. It is
recommended that the building should be appropriately reinforced by the Structural
Engineer to meet the minimum requirements of the local uniform building code and
applicable Seismic Code to resist earthquakes.

Settlements

Total and differential settlements are expected to be within tolerable limits. Vertical
movements are not expected to exceed 1 inch, and differential movements should be
within the normal range (112 inch) for the anticipated column spacing and loads. Slight

settlements should be considered in the design of foundations and proposed structures

Znvironmental Review Inital Study
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CONCRETE SLABS-ON-GRADE CONSTRUCTION
Due to highly expansive characteristics of the near surface soil at the site, we
recommended the following for all slab-on-grade construction:
To reduce the potential cracking of the slab on grade, all areas to receive slab should be
founded on the reworked existing soils or compacted fill. The subgrade should be
proof-rolled just prior to purring concrete to provide a firm, relatively unyielding
surface. The subgrade should be presoaked as follows: 5 percentage points above
optimum or 125% of optimum, whichever is greater; to 2 feet depth, with the approval
of the soil engineer in the filed.
All slab-on-grade shall be supported on a minimum of 12 inches thick capillary break
material such as 3/4” clean crushed rock or permeable aggregate and 2 inches of sand
should be used between the finished Subgrade and concrete slab for all interior slabs
along with a minimum of 10 mil thick polyethylene or its equivalent vapor membrane
which shall he placed between the crushed rock and the sand.
Minimum reinforcement should consist of at least #4 rebar, 18 inches on center both
ways for shrinkage control to minimize the impact of expansion. However, slab
reinforcing could exceed the minimum requirements depending on the anticipated usage
and loading conditions. Proper expansion and contraction joints shall be provided to
minimize cracks in the slab.
Concrete slabs around the landscaping area should be protected from water seepage.
The water seepage from these areas usually creates over-saturation of the base rock and
the subgrade, thereby causing unstable conditions. Henceforth, we recommend the
following:
Provide vertical cut-off or a deep vertical curb section all along the landscaping areas.
The vertical cut-off should extend through the base rock and a minimum of six inches

into the subgrade. This will limit the water seepage into the adjacent concrete slabs.

Enmrcnmentai Review Inital_StLidy
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Positive surface drainage (minimum 2%) shall provided at all times adjacent 0 the
building to direct water away from the foundations and slabs to suitable discharge
facility, during and after the construction phase of the project.

If deemed necessary by the Soil Engineer, prior to placing the vapor membrane or
pouring concrete, the sub grade shall be moistened with water lo reduce the swell
potential. The sub grade soils under the slab area should be water conditioned to raise
the water content; spraying the water at least a day prior the concrete is poured can do
this. Minor cracking of the concrete slabs on grade should be anticipated due to long-
term differential movement of any underlying fill or natural soil. The project
Structural Engineer shall determine the exact thickness and reinforcements based

on the design Live load and dead load.

Garage slab Construction

Garage slab shall be supported on a minimum of 12 inches thick Class II Base Rock,

crushed rock. Slab should be poured structurally independent of the foundations or

any fixed members. Expansion joints shall be constructed in the slab at least 10

feet from the interior face of the walls.

If deemed necessary by the Soil Engineer, before placing the vapor membrane or
pouring concrete; the sub grade shall be moistened with water to reduce the swell
potential. The sub grade soils under the slab area should be water conditioned to raise
the water content; spraying water at least one before pouring the concrete may
accomplish this. . Proper expansion and contraction joints shall be provided to
minimize cracks in the slab, Minor cracking of the concrete slabs on grade should be
anticipated due to long-term differential movement of any underlying fill or natural
soil. The project Structural Engineer shall determine the exact thickness and

reinforcements based on the design live load and dead load.

“avironmental Review Inital Study
P

PPLICATTON — =gy~

16

/03 EXHIBIT E




File No. 05-2460-S American Soil Testing, Inc.

RETAINING WALLS

1.Retaining walls should be designed for a lateral earth pressure (active) of 50 pounds
equivalent fluid pressure, plus surcharge loads for sloping surfaces flatter than 4:1. If
the retaining walls are restrained from free movement at both ends, or have 2:1 back
slopes, they shall be designed for the earth pressure resulting from 65 pounds
equivalent fluid pressure, to which shall be added any surcharge loads.

2. For retaining wall design, a coefficient of friction of 0.3 may be used between
concrete and sub grade.

3. For design purposes for allowable resistive lateral earth pressure (passive) 250
pounds equivalent fluid pressure may be used with the result acting at the third point.

The top foot of native soil shall be neglected for the computation of passive resistance.

Gradient of the Unrestrained Passive Coefficient of
back slope Equivalent fluid pressure {(p.c.f) Resistance friction
Flatto 4:1 50 250 0.30

2:1 or 65 250 0.30
Restrained

4. The above values assume a drained condition, and a moisture content compatible
with those encountered during our investigation. To promote proper drainage, a layer
of at least 12 inches of permeable material or drain rock should be placed between the
facility and the retained material. Either weep holes or perforated pipes (perforation
down) shall be included in the design to conduct excess water from behind the retaining

structure. The recommended allowable bearing capacity in native fmm material or

compacted fill is 1500p.s.f. Environmental Review inital—?usi ;
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5. Sub drain placed behind retaining walls should be approved by American Soil testing
representative prior to the placement of fill.
6. We should have the opportunity for a general review of all designs pertaining to

facilities retaining a soil mass prepared for this project.

General Construction Requirements

1. Where utility lines cross under or through perimeter footings and sand is used as
backfill material, the trench shall be completely sealed by at least 3' concrete plug, to
prevent moisture intrusion into the areas under the slabs and/or by compacting soil
material for 5 feet on both sides of the exterior footings.

2. Rain water discharge at down spouts must be directed into solid pipe to carry
away the excess water and prevent water from collecting in the soil adjacent to the
foundation. The connection could be in a closed conduit which discharges at an
approved location away from the structure.

3. All trenches may be backfilled with the native material provided they are free of
organic material and rocks over 4 inches in diameter or with approved imported

granular material with the soil compacted to a 95% minimum relative compaction in

paved areas and a 90% in other area,

Sub drain

Extensive landscaping may seriously alter the surface drainage pattern. When
landscaping, homeowners should avoid disrupting flow patterns created when the
property was originally graded. We recommend that the sub drain be provided and
connected to the catch basin or nearest appropriate receptacle. The sub drain shall
consist of a 36-inches deep and 12 inches wide trench. A continuous minimum 4-inch
diameter perforated plastic pipe (perforations down) shall be graded such that the water

will flow toward the catch basin. The pipe should be encapsulated in filter fabric over a
Environmental Review Inital Study
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minimum of 4 inches of bedding. The trench should be backfilled using maximum 1-
inch diameter concrete aggregate or drain rock up to 18 inches, the top portion of the
trench should be backfilled by on site soil and compacted to not less than 90% relative
compaction. Figure "A" shows schematically the installation of sub drain
recommended. A proper outlet should be provided at the lower end of each segment of
sub drain. The outlet should consist of an unperforated pipe of the same diameter,
connected to the perforated pipe and extended to a protected outlet at a lower elevation,
on a continuous gradient of at least one percent. A cleancut pipe should be provided
at the high point of the pipe. A representative of our firm should be present during
the sub drain installation, at this time additional recommendations based on exposed

field condition and other grading adjustments may be given as deemed necessary by

Soil Engineer.
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Plan Review and Observation

We should have the opportunity for a general review of the final grading and
foundation plans prepared for this project. Our firm should also be retained to
provide testing and inspection services during the grading and foundation
installation portion of the work. American Soil Testing, Inc. is not responsible for
compliance with design recommendations for grading or foundation plans

controlled, inspected and approved by others.

CONCLUSIONS

1. The Site covered by this investigation is suitable for the proposed residence, or
commercial buildings, provided the recommendations set forth in this report are
incorporated into the design considerations and the project plans and specifications.

2. The native soil with the exception of the organically contaminated surface soil, are
suitable for engineered fill. The organically contaminated soil may be used for
landscaping only.

3. The native surface and near surface soil at the project site has been found to have
moderate to high expansion potential when subjected to fluctuations in moisture.

4. On the bases of our experience during this investigation, it is our opinion that
trenches to 5 feet below the existing ground surface do not need shoring; below 5 feet

shoring will be required.

Environmental Review Inital Study
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LIMITATIONS AND UNIFORMITY OF CONDITIONS

1. The recommendations presented in this report are based on the soil conditions
revealed by our test borings and evaluated for the proposed construction planned at the
present time.

If any unusual soil conditions are encountered during the construction, or if the
proposed construction will differ from that planned at the present time, American Soil
Testing, Inc. should be notified immediately for the supplemental recommendations.

2. This report is issued with the understanding that it is the responsibility of the owner,
or his representative, to ensure that the recommendations and information contained
herein are called to the attention of the Architect, Structural Engineer and Civil
Engineer for the project and are incorporated into the Plans and Specifications of
project. Also to ensure that the necessary steps are taken to see that the contractors
carries out the recommendations of this report in the field.

3. The findings of this report are valid as of the present time. However, the passing of
the time will change the conditions of the existing property due to natural processes, or
works of man. In addition, legislation or the broadening of knowledge may require
other recommendations. Accordingly, the findings of this report may be invalid, wholly
or partly, by changes outside of our control. Therefore, this report is subjected to
review and should not be relied upon after a period of three years.

4._ This report has been prepared solely for the purpose of Geotechnical investigation
and our firm did not perform toxic contamination studies

5. This report is not a recommendation to purchase or not to purchase the property and
shall be for the exclusive use of the client whose name appears above.

6. The conclusions and recommendations contained herein are professional opinions
derived in accordance with the current standards of professional practice and no

warranty is intended, expressed or implied. Environmental Review Inital Study
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1.0 INTRODUCTION

T ie drainage analysis presented herein has been performed at the request of A Plus Consulting &
Design Services. Bowman & Williams was asked to perform this analysis to ascertain if the
proposed improvementsto Haghshenas property (APN: 032-051-32 & 032-062-10) meet County
of Santa Cruz drainage requirements. The proposed improvements include the construction of a
two story retail/office building, a driveway, and parking areas.

This drainage analysis examines two different time periods to determine the increase in peak
drainage flowing through the storm sewer line. The first period examines the estiinated peaic
drainage for current developmentconditions of the Haghshenas property. The second period
examines the estimated peak runoff after the proposed improvements are constructed.

2.0 METHOD OF ANALYSIS

The Rationai Formula (shown below) is used to estimate peak runoff rates.

0=C_, Ci i
Where;

Q= Estimated Peak Runoff from site (cfs)
C,= Antecedent Moisture Factor (Umitless)
C= Runoff Coefficient (Unitless)
i,= Rainfall Intensity Adjustment Factor (Unitless)
i= Rainfall Intensity (in/ar)
A= A-ea of Site (Acres)

Precipitation data/runoff coefficients are obtained from the Santa Cruz County Design Criteria
Manuai.

Precipitation intensity is based upon the P&0 Isopleth of 1.4 for Santa Qrtz County (see attached
map), and idf curves for Santa Qruz County.

A design return period of 10years is used for determining estimated peak runoff values

Antecedent moisture factor, C,, is equa! to 1.0 and the rainfall intensity adjustment factor, 1a is
equal to 1.0.

3.0 PERIOD EVALUATION

Two time periods are examined to determine the impact to the storm sewer system. Pericd One
examines estimated peak drainage for current development conditions of the Haghshenas
property. Period Two examines estimated peak drainage after the construction of the proposed

improvements.
3.1 PERIOD ONE - CURRENT DEVELOPEMENT CONDITIONS

Period One examines estimared peak drainage of the area for current development conditions

e Environmental Reylew Inital Study
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3.1.1 ESTIMATED PEAK RUNOFF

The total drainage area of Haghshenas property is 1.22 acres. A runoff coefficient of 0.9 was
used for impervious areas, 0.3 for grassy areas, and 0.45 for the remaining unimproved areas.
Using these values, a weightedrunoff coefficient of 0.60 is determined. This information is used
in conjunction with the Rational Formula to estimate peak runoff rates. Based on the topography
of the land and the county time of concentration nomograph with an initial lag time of 10
minutes, a time of concentration, t,, of 15 minutes and a rainfall intensity, i, of 1.7 in/ar were
determined. Therefore, the estimated peak runoff rate to Portola Drive fror the Haghshenas
property is calculatedto be 1.24 cfs, as shown below.

Q =1.0(0.60)(1.0)(1.7)(1.22)
= 1.24cfs

3.2 PERIOD TWO - POST DEVELOPEMENT CONDITIONS
Period Two examines estimated peak drainage of the area for post development conditions.

3.2.1 ESTIMATED PEAR RUNOFF

The proposed improvements to the Haghshenas property would increase the amount of
impervious area. A runoff coefficient of 0.9 was used for impervious areas, 0.75 for semi-
impervious areas, and 0.3 for the remaining landscaped areas. Using these values, a weighted
runoff coefficient of 0.77 is determined. This information is used in conjunction with the
Rational Formula to estimate peak runoff rates. Based on the topography of the land and the
county time of concentrationnomograph with an initial lag time of 10minutes, a time of
concentration, t., of 15 minutes and a rainfall intensity, i, of 1.7 in/hr were deterrmned.
Therefore, the estimated peak runoff rate to Portola Drive from the Haghshenas property is
calculated to be 1.59 cfs, as shown below.

Q = 1.0(0.71(1.0)(1.7){1.22)
= 1.89cfs

This is an increase of 0.35 cfs for a 10year design storm.

4.0 ASSESSMENT & RECOMMENDATIONS

The proposed drainage design has a series of catch basins along the nerthern and western
property lines. These catch basins will connectto an existing 18™ diameter reinforced concrete
storm sewer pipe which runs along Portola Drive. According to the County of Santa Cruz Master
Drainage Plan, the downstream storm sewer pipe is 36 inches in diameter and is over capacity
under current design for a 10 year design storm. However, the next downstream pipe is 42
inches in diameter and has capacity for up to a 50 year design storm. It is therefore most likely
that the hydraulic grade line will remain below street level. There is existing curb and gutter
along Portola Drive to handle surface flow should the system overflow.

Based on the post-development peak runoff rate of 1.59cfs, it is recommended that the new on-
site storm sewer pipe should have a minimum diameter of 8" and minimum slope of 1%.
Alternate pipe can be used as long as the slope is changed to allow for design flow (Manning’s
equation). However, the system design is to be performed by the project engineer. . . ,
a ) ’ y g P y the pro] 9N vironmental Review Inital Study

ATTACHMENT <. R 4
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/i1 EXHIBIT E




A storage volume of 68 cubic feet is required to limit runoff to predevelopment rates, per county
design criteria. In order to accommodate this storage voiume it is recommended that the last

section of storm sewer pipe be oversized, and the last catch basin be designed as an outlet control
structure, limiting runoff to predevelopment rates.

5.0 SUMMARY

Under current develepment conditions, the peak runoff rate from the Haghshenas property was
determined to be 1.24 cfs. Under post development conditions, due to an increase int impervious
area, the peak runoff rate for the site was determined to be 1.59 cfs. This 1s an increase of 0.35
cfs that would drain to Portola Drive. A storage volume of 68 cubic feet is required to limit
runoff to predevelopment rates, It is our recornmendation that the design of the new storm sewer

pipe be oversized to detain this volume, and an outlet control struciure pe designed to limit runoff
to predevelopment rates.

It is our opinion that by using detention and controlling the outflow to current rates, the effect of
the proposed improvements on downstream preperties wiil be negligible.

Environmental Review Inital Stud
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COUNTY 0F SANTA CRUZ
DISCRETIONARY  APPLICATION COMMENTS

Project Planner: Larry Kasparowitz Date: August 1. 2005
Application No. : 04-0294 Time: 16:51:58
APN: 032-051-32 Page: 1

Environmental Planning Completeness Comments

NO COMMENT
Environmental Planning Miscellaneous Comments

========= REVIEW ON JULY 8. 2004 BY JESSICA L DEGRASS| =====m==s
NO' COMMENT

Housing Completeness Comments

===e===== REVIEK ON JULY 14. 2004 BY JULIANNE WARD ===mmm=ms

This project includes 28 residential units. 15% of these units (4 units. pius 0.2 of
an in lieu fee) must be affordable. Additionally, of the 28 residential units
proposed, only 2 are two bedrooms, the rest are one bedrooms. It i s suggested that a
mix of unit sizes and bedrooms be designedfor this project to better serve the hous-
ing needs of the community.

The 4 affordable units must be identified on the tentative and final maps. The units
must be a minimum of 75%0F the size of the market rate units. must be spread
throughout the development and must be visually indistinguishable from the market
rate units. These units must be sold to moderate income households and the price is
determined by the County. Please refer to chapter 17.10 of the County Code and the
Affordable Housing Guidelines for ========= UPDATED ON JULY 14, 2004 BY JULIANNE

WARD s========
Environmental Review Inital Study
ATTACHMENTS __, " "
APPLICATION _/ /-2 1Y

========= UPDATED ON DECEMBER 2, 2004 BY TQM POHLE =====-=—
========= UPDATED ON DECEMBER 2, 2004 BY TOM POHE =========
========= UPDATED ON DECEMSER 2, 2004 BY TOM POHLE ========
====~==== UPDATED ON DECEMBER 2., 2004 BY TOM POHLE =========
=======— UPDATED ON DECEMBER 2. 2004 BY TOM POHLE =

This project now includes 24 residential units.

Prior to issuance of a Building permit. a Measure J Participation Agreementmust pe
executed and recorded with terms that provide the equilvalent of 3.6 units of affor-

3 EXHIBIT €




Discretionary Comments - Continued

Project Planner: Larry Kasparowitz Date: August 1. 2005
Application No.: 04-0294 Time: 16:51:58
APN: 032-051-32 Page: 2

dable housing in zccordance with County Code 17.1C. Currently the developer has noct
established a plan for meeting the requirements of 17.10. The potential ways n
which this obligation could be met are as follows:

a) Designate the required number of units on site as affordable

b) Pay In-Lieu fees

tlt) Provide a program to convert existing units to affordable housing at an off-site
ocation.

d) Participate in a partnership to provide affordable at a site other than the
project site.

Specific details of the listed alterratives can be fosnd in County Code 17.10,cn the
County web site at http:llordlink.comlcodes/santacruzco!index htm

========= UPDATED ON CZCEMBER 2. 2304 BY TOM POHLE ==smmemss=
—======== UPDATED ON DECEMBER 2, 2004 BY TOM PORLE ==swmmse=
========= UPDATED O DECEMBER 2. 2004 BY TOM POHE ==s======
========= PDATED ON DECEMBER 2. 2004 BY TOM POHLE =========
NO COMMENT

==—=—=== UPDATED ON DECEMBER 2, 2004 BY TOM POHE ===rrsmmm
========= UPDATED ON DECEMBER 2, 2004 BY TOM POHE =====s====
========= |JPDATED ON DECEMBER 2, 2004 BY TOM POHE =========
~======== UPOATED ON DECEMBER 2. 7004 BY TOM POHLE =m==m=sw==
========= UPDATED ON DECEMBER 3, 2004 BY TOM POHLE ===
========= UPDATED ON DECEMBER 8. 2004 BY TOM POHLE ====sems=
NO' COMMENT

======<== |JPDATED ON DECEMBER 8, 2004 BY TOM POHLE ==—srmmmume
NO' COMMENT

=======— UPDATED ON APRIL 11. 2005 BY TOM POHLE =——====
NO COMMENT
========= |PDATED ON APRIL 11, 2005 BY TOM POHLE =========
NG COMMENT

This project now includes ¥7 residential units. Based on this understanding of the
project, prior to issuance of a Building Permit, a Measure J Participation Agreement
must be executed and recorded with terms that provide the equivalent of 2.55 units
of affordable housing in accordance with County Code 17.10. Currently the developer
has proposed designating 3 units on site as affordable housing. The units designated
are units 211 and 213 (both 1 BR units) and unit 216, a 2 BR unit.

Environmental Review Inital Study

ATTACHMENT G, 2 o /
_________ UPDATED ON DECEMBER 8. 2004 BY TOM POHLE ==—=-=xppP| |CATION __ -¢.A9Y
NO COMMENT

========= (JPDATED ON APRIL 11, 2005 BY TOM POHLE ===smwmmmss

NO QOMIVENT

—==e—=w— UPDATED ON APRIL 11, 2005 BY TOM POHLE ===
NO COMMVENT sSPC 0

Housing Miscellaneous Comments
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Discretionary Comments - Continued

Project Planner: Larry Kasparowitz Date: August 1. 2005
Application No. : 04-0294 Time: 16:51:58
APN: 032-051-32 Page: 3
None

========= UPDATED ON APRIL 11, 2005 BY TCM POHLE =========

NO COMMENT
——==-==-= UFDATED ON APRIL 11, 2005 BY TCM POHLE ======n==

NO COMMENT

========= UFDATED ON APRIL 11, 2005 BY TOM POHLE ————== Environmental I?'eviewlnital,StL?dy
NO CONMENT ATTACHMENT 7. 3_ad

APOLICATION ¢ 1= 027

Dpw Drainage Completeness Comments
LATEST COMMENTS HAVE NOT YET BEEN SENT TO PLANNER FOR THIS AGENCY

========= REYIEW ON DECEMBER 6, 2004 BY DAVID i SIMS ===—==——=

1) No stormwater management plan has been developed. and i s required. The following
policies apply to this development. http://sccounty(l.co.santa-
cruz.ca.us/planning/PDF/generaiplan/Chapter?7.pdf General Plan policies: 7.23.1 New
Development 7.23.2 Minimizing Impervious Surfaces 7.23.3 On-Site Stormwater Deten-
tion 7.23.4 Downstream Impact Assessments 7.23.5 Control Surface Runoff

2) The requirement of policy 7.23.1 to maintain runoff levels at pre-development
rates has not been addressed. Please apply runoff control methods that are effective
for a broad range of storm events, and which address both resource and flood im-
pacts. Such methods are to be appliec before the use of detention will be reviewed
or approved.

3) Nb proposal was found to minimize impermeable surfaces or otherwise provide
perlnjeable paving to meet the requirement of policy 7.23.2. Please address this
policy.

4) Due to this development exceeding one acre in size, detention will be required
per 7.23.3 only to the extent that pre-development runoff rates cannot be maintained
through other required measures, and where drainage problems are not resolved.

5) Per policy 7.23.4 a downstream impact assessment shall be required of the ap-
plicant, is to be performed by a licensed civil engineer, and is o be submitted for
review. This assessment should evaluate and determine the capacity of the drainage
path present along Portola Drive per County standard criteria. The 36" diameter
pipeline between 37th and 38th streets is suspected to presently be of inadequate
capacity. The 18" diameter pipes between 38th Street and 40th street are un-
evaluated. Site runoff mitigations and detention levels may be made more strict pen-
ding findings of the assessment. Off-site improvements may also be required. Itis




Discretionary Comments - Continued

Project Planner: Larry Kasparowitz Date: August 1, 2005
Application No. : 04-0294 Time: 16:51:58
APN: 032-051-32 Page: 4

recommended that the civil engineer performing this assessment contact the County
prior to beginning work.

6) A stormwater quality treatment method or device needs to be applied to meet
policy 7.23.5. Upon review approval, a notarized and recorded maintenance agreement
will be required for any detention system and any water quality treatment unit.
Please provide a completed copy to Public Works at such time.

A drainage impact fee WAl be assessed on the net increase in impervious area. The
fees are currently $0.95 per square foot, and are assessed upon review approval.

Eecause this application i s incomplete in addressing County development pclicies,
resulting revisions and additiocns will necessitate further review cormrent and pos-
sibly different or additional reauirements. The applicant is subject to meeting all
future review requirements as they pertain to ti-e applicant's changes to the
proposad plans.

If you have any questions. please call David Sims, Associate Civil Engineer. Storm

V\’QatgéBFl\z/ldiglggengentzgo%cté\?n, from BéOOSam to 12:00 noon. at 434-2160. ========= |PDATED
Z5. DAVID W SIMS ========= P 1 Review Inital Study
Marked 3rd Routing: Actually 2nd routing to Stormwater Mana o 'F‘:’Eﬁ:??taiff MY A
Prior item #1: No further commernt SOPLICATION LY -0 >4

Prior item #2: Complete with proposai for brick pavers on base rock, two potential
retention pond areas, and on-site drainage caiculations showing slight reduction in
runoff potential !see comrents in item if4 below). Design details cemonstrating
method adequacy are to be provided with the building application.

Prior 1tem #3: Complete with proposal for brick pavers on base rock, and significant
parking under the building structure, Design details demonstrating method adequacy
are to be provided with the building application.

Pricr item #£: Incomplete. On-site drainage calculations likely indicate that deten-
tion will not be needed for the purpose of controlling site runoff at pre-develop-
ment rates. Boundary extents of existing compacied cravel areas need to be clearly
shown and labeled On sheet A-0. It appears that the majority of the open areas of
the lot are presently claimed to be graveled. For fee and mitigation purposes gravel
areas snould be distinguished from soil areas regardless of compaction and any
similarity of C-values estimated. Provide brief explanation why C-values are
assigned differently for the buildings (.95 vs .90? and unimproved/landscape areas
(.50 vs .30) in the pre and post development aralysis. Use of the retention areas
will need to be decided and not left as a potential. Still to be determined. there
mey be off-site restrictions that could warrant either added requirement for deten-
t5ion on-site or off-site improvements. Please see previous comment for item number

Prior item #5: Incomplete. Off-site assessment i s still required

Prior item #6: Complete. "Grease trap" is shown at catch basin number 5. Semi-per-
vious pavers and drainage into landscape areas provide some additional water quality

/e EYHIBIT &




Discretionary Comments - Continued

Project Planner: Larry Kasparowitz Date: August 1, 2005
Application No.: 04-0294 Time: 16:51:58
APN: 032-051-32 Page: 5
control

========= JPDATED ON MARCH 16, 2005 BY DAVID W SIMS ===
Marked 4th Routing: Actually 3rd routing to Stormwater Management This submittal was
only a calculation package - no plans.

Prior item 1, 2, 3. Complete

Prior item 4. Incomplete. Boundary extents of existing compacted gravel areas need
to be clearly shown and labeled on sheet A-0. Use of the retention areas will need
to be decided and not left as a potential. Still to be determined, there may be off
site restrictions that could warrant either added requirement for detention on-site
or off-site improvements. See prior comments and new miscellaneous comments.

Prior item #5. Incomplete. Off-site assessment IS still required

Marked 5th Routing: Actually 4th routing to Stormwater Management

1) Prior item 4: The boundary extents of existing impervious surfacing are still not
ctegrly marked. A site visit confirmed that portions of the site are asphalt paved
and portions in grass cover. These boundary changes are not shown. It was aiso
necticed that a large concrete pad marked on the plans does not exist on the site.
and a covered patio that exists is not delineated on the plans. Because the area Of
existing impervious development is needed to determine adequacy of propesed mitiga-
tions (and eventually fees), a clear record of the conditions is to be provided as
essential basic information. If this clear record is not provided the lot will be
assumed t o be unoaved and mitigation requirements will increase considerably and no
fee credit will be given.

2) Prior item 5: THE OFFSITE ASSESSMENT MUST BE PROVIDED AND REVIEWED PRIOR TO
RECEIVING COMPLETION STATUS FOR THIS APPLICATION, Please provide stormdrain calcula-
tions using the County standard procedure and forms for the pipe sections previously
discussed in item 5 of the comments given On December 6th, 2004. If these extents
are not clear. please contact your reviewer.

3) New item: The applicant has removed some of the mitigation measures previously
proposed and has shown building downspouts directly connected to the drain pipe sys-
tem. Both measures weaken the [evel of mitigations achieved to an extent that it is
not clear whether the overall proposal will remain adequate. Something must be done
to strengthen the mitigation levels proposed. 1t is recommended that a construction
detail be provided for the proposed interlocking brick pavers that would indicate
the design effectiveness of this mitigation measure to provide needed runoff con-
trol. To be effective as a primary mitigation, the compacted "base rock" would need
to be permeable (drain rock w/no fines), and the pavers should provide sone type of
joint gap ‘to allow runoff entry to the sub-grade. It is also recommended that roof
drainage lines discharge onto this permeable surface in a way that will maximize
routing distance, rather than being directly routed into the pipe system. The deten-
tion system is not to serve as the primary runoff control measure. because itis in-

capable of mitigating the runoff increases from smaller but freq%ﬁ&%%gﬁ{ﬁ?ﬁeviev_ﬁf_‘lnitalStuﬁy

AT TACHAMENT — X3 '
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Discretionary Comments - Continued

Project Planner: Larry Kasparowitz Date: August 1, 2005
Application No.: 04-0294 Time: 16:51:58
APN: 032-051-32 Page: 6

Marked 6th and 7th Routing: Actually 5th routing to Stormwater Management
i) Prior item 1: Complete

2) Prior item 2: An offsite assessment was received and was not accepted as com-
plete. Marked up calculations were provided and adcitional requirements were dis
cussed with the engineer from Bowman and Williams.

3) Prior item 3: Downspouts are now shown discharged onto the rear paver areas. and
routing to the rear of the property. This configuration i s an improvement. It is not
clear if all downspout locations are similarly hand'ed. Please clarify for the front
half of the building. There is still concern that the rctation for ‘compacted base
rock' will lead tc a substantially impervious surface despite the use of pavers.
This concern was also discussed with Bownan and Williegms. Specific notation and
details should irdicate a form of paver design (or alternative practice) that will
be substantial inits treatment cape>ility of smaller storms. Aiso detail C on sheet
C-1 shows a raised curb line at the edge of the parking stalls. This curb would ap-
pear to block sheet flow of runoff into the vegetated areas and to the area inlets.
Please ciarify.

Because this application i s incomplete in addressing County developrient policies.
resulting revisions and additions will necessitate further review ccmwnent and pos-
sibly different or additional requirements. The applicant is subject to meeting all
future review regu:rements as they pertain to the applicant's changes to the
proposed plans.

Ifyou have any questions. please call David Sins. Associate Civil Engineer. Storm
Water Management Section, from 8:00am to 12:00 noon, at 454-2160.
===s===== (JPDATED ON JULY 1. 2005 8Y .DAVIDW SIMS =========

Marked 9th Routing: Actualiy 6th routing to Stormwater Management . ‘
tnvironmental Review tnital Study

This review is ccmplete. A8 CHGEREE (/[ cf
APPLICATION __ =€ 2

1) Prior item 1: Complete.

2) Prior item 2: Complete. An offsite assessment was received and was accepted as
complete. The pipe system along Portola has a rather uniform capacity along its en-
tire length that is very close to County standard design capacity, with no isolated
constriction points or limited sections of poor performance that suppress overall
system function and would be readily correctable. Determination that it actually
meets County standard capacity is subject to variability of engineering judgnent in
estimating design parameters. In this case the judgment used by the applicant’s
design engineer is accepted as reasonable. No off-site stormdrain iaprovements are
being required for this project.

3) Prior item 3: Complete. Notation on base rock materials used under the interlock-
ing pavers has been clarified and indicates permeability and storage capability of
the design. Sub-drains have been added that resolve the prior issue of the curb 'ine
blocking any sheet flow from the parking area.

3




Discretionary Comments - Continued

Project Planner: Larrg Kasparowitz Date: August 1, 2005
Application No.: 04-0294 Time: 16:51:58
APN: 032-051-32 Page: 7

If you have any questions. please call David $Sims. Associate Civil Engineer, Storm
Water Management Section, from 8:00am to 12:C0 noon, at 454-2160.

Dpw Drainage Miscellaneous Comments
LATEST COMMENTS HAVE NOT YET BEEN SENT TO PLANNER FOR THIS AGENCY

========= REVIEW ON DECEMBER 6, 2004 BY DAVID W SIMS =========
NO COMMVENT

========= |JPDATED ON FEBRUARY 25, 2005 BY DAVID W SIMS ===
For the building application please provide the following:

1) More clearly indicate pavement grades of the driveway. particularly around the
entrance. property edges, and the retention ponds. assuring that the fuli area at
tains runoff control and filtration.

2) Indicate on the plans the manner in which building downspouts will be discharged.
The method IS to be consistent with efforts to hold runoff to pre-development rates.

3} Provide design detail for the construction of the retention basins

4) Provide a full detail of the structural section of the brick pavers and compacted
base rock

5) Indicate any municipal or private water wells within 200 ft of the project site.
Ifa well exists within this limit, address and resolve any potential for ground-
water contaminaticn.

6) Complete and record the standard maintenance agreement (SB-17) and copy Public
Works  ====—===== UJPDATED N MARCH 16, 2005 BY DAVID W SIMS =========

7) A different package of on-site drainage calculations was submitted by a different
engineer. This assessment indicates a relatively' small increase in post-development
runoff. contrary to earlier submitted calculations included 0N the plans. This indi-
cates a need for detention, which is recommended in the assessment. The detention is
suggested to be provided by oversizing one of the on-site stormdrain pipes. County
criteria indicates that detention systems be provided off-line to the drainage rout-
ing. Further calculations and design for detention will not be required until the
building application. ====ssssss UPDATED ON APRIL 13, 2005 BY DAVID W SIMS =========
4) Prior item 7 clarification: Detention appears to be provided on the plans per.
detail A. However, it will need to be located off-line of the drainage lines, and
needs to be clearly labeled as detention on the discretionary plans. Further cal-
culations and detailed desi%n are not required at this time. == UPDATES ON

4) Prior item 4: Detention calculations were submitted, though not required. There
appears to be a substantial error in estimating the correct storage volume. This was
discussed with Bowman and Williams, and marked up copies provided. The detention
system will need to be located off-line of the drainage lines, and needs to be
clearly labeled as detention on the discretionary plans. Further calculations and
detailed design are not reauired at this time.

;STS;;EETUPDATED CN JULY I, 2005 BY DAVID W SIMS ========= gpyironmental Beview Init a sty
T Z 7 o7 ’ 4’:_
ATTACHMENT L7 Eowa

ToPLCATION ===
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Discretionary Comments - Continued

Project Planner: Larry Kasparowitz Date: August § ,2005
Application No.. 04-0294 Time: 16:51:58
APN: 032-051-32 Page: 8

========= (JPDATED ON JULY 5. 2005 BY DAVID W SIMS =========
A) The silt ard grease trap previously proposed is now removed. Water quality treat-
ment IS required. Indicate how this is to be met on the building plans.

B) Detailed calculations and drawing details for the outlet control structure of the
detention system will be required with the building plans. Estimated peak flows ap-

pear correct. However, the detention storage volume calculations submitted still ap-
pear to be undersized. Please review hydrograph area calculation procedures. A point
of error may be not including the area of the rising 1imbs of the hydrographs

C) Itis still notciear if the front of the building has downspcuts and i Fso.
where they discharge. Please clarify on the building plans.

Dpw Driveway/Encroachment Completeness Comments

No comment, project involves a subdivision or MLD.

Dpw Driveway/Encroachment Miscellaneous Comments

========= REVIEW ON JUNE 24, 2004 BY BEBBIE F LCCATELL] s===sm=
Encroachment permit required for al? off-site work in the County rcad right-of-way.

No comment.
[:\BTZ;;Z:*CUPDATED ON MARCH 30. 2€05 EY DEBBIE F LOCATELLI =—jwmﬁmﬁ§'/"ironmentaICRevi ew Inital Study
ATTACHMENT_Y__ of [/
Dpw Road Engineering Completeness Comments APPLICATION __ /7~ - 29
m———— REVIEW ON JULY 12. 2004 BY GREG J MARTIN =========

1. A traffic study is required. Traffic Improvement Area fees shall be determined
based upon $400/trip end. The traffic consultant must contact Public Works to es-
tablish the full scope of work for the traffic study.

2. Public access to 40th Avenue is not recommenced because of the substandard
characteristics of 40th Avenue and it-s proximity to 41st Avenue. The existing
right-of-way fer 40th Avenue is 40 feet and adjacent buildings have no setback from
the right-of-way. This doesn-t allow standard improvements to be constructed along
40th Avenue and the existing parking to be retained. Fortieth Avenue intersects with
Portola Drive in close proximity to 41st Avenue, The left turn pocket for 4lst
Avenue on Portola Drive extends past 40th Avenue. Any left turns from Portola Drive
or left turns from 40th Avenue may cause conflicts with the orderly movement of
traffic on Portola Drive. 3. Only gated emergency access to 40th Avenue is
recommended t o provide an alternative means of entering the site,

4. Two driveways onto Portola Drive at each end of the project are recommended t o
improve access to the site.

ze EYHIRIT E




Discretionary Comments - Continued

Project Planner: Larry Kasparowitz Date: August 1. 2005
Application No. : 04-0294 Time: 16:51:58
APN: 032-051-32 Page: 9

5. Tandem parking i s not recommended as shown., Tandem parking spaces for multi-
family dwellings are allowed only with garages

6. A four-foot landscape strip behind the sidewalk i s recommended since the existing
sidewalk coes not meet current standards for a landscape strip in front of the side-
walk.

7. Parking aisle widths are recommended to be 26 feet per County Code. Parking
spaces shall either be standard or compact in size. Indicate compact parking spaces.
Standard parking spaces are 18 x 8.5 feet and compact parking spaces are 16 x 7.5
feet. Number each parking space. ldentify commercial and residential parking. Itis
recommended that commercial and residential parking areas be clearly defined. if not
provided with separate driveways.

8. Driveways are recommended to be 24 feet wide and provide for ADA access arcund
the back of the driveway per Figure DW-1 of the County Design Criteria.

y
———DATED ON DECEMBER 7, 2004 BY GREG J MARTIN =========

rﬁ_;.(‘

1. From the eastern side of the existing driveway in the middle of the project to
the western property line, the sidewalk along Portola Drive should be separated
sidewalk with landscaping, Along this length. there are two existing driveways which
must be removed and one new driveway which must be constructed so a good portion OF
this work is already included in the proposed project

2. The island at the entrance is not recommended as trucks will be using the
driveway and one way driveways are recommended to be wider than shown.

3. There does not appear to be sufficient space for perpendicular parking adjacent

to the entrance. The section for this driveway as shown i s recormended to consist of
a five foot landscaping strip, a 0.625 foot curb, twenty six foot aisle, an eighteen
Loqidparking space, a 0.625 foot curb, and a four foot sidewalk adjacent to the
uilding.

4. Parking spaces should be numbered to be more readily identified. Please also
dimension typical spaces in each row. The residential parking has been identified.
Please indicate employee and public parking, The proposed parking and open parking
circulation should be considered carefully to ensure residential parking is not ad-
versely affected by publicparking. The open ended parking circulation layout may nct
be appropriate.

5. A five foot landscape strip is recommended to separate parkirg areas and aisles
from property lines

6.The exit only pavement marking is not appropriate for the Emergency Access Only
access point.

7. The truck Parking area appears substandard. Truck turn templates should be shown
on the plans 10 ensure a truck mey enter/exit freely

8. Comments on Traffic Impact Report by Pang Ho Associates, NO\é%rp:%ggm%gpa%HeviewInital Study

T TACHMENT '." "-7’ ?#/L
SPPUCATION ot/ €94
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Discretionary Comments - Continued

Project Planner: Larry Kasparowitz Date: August 1. 2005
Application No.: 04-0294 Time: 16:51:58
APN: 032-051-32 Page: 10

a. Back up information for all references to trip rates, passerby trips, and parking
reductions must be included in the report appendices.

b. The report did not include any approved project trips into the background
scenario. The Opal Cliffs Market trips must be added onto the existing trips before
the project impacts can be examined. The consultant should contact the praject plan-
ner for specific land use criteria for the Opal Cliifs Market. and for any other ap-
proved projects in the area.

C The report i s not acceptable until these issues ace addressed

I f you have any questions please contact Greg Martin at 831-451-2811. =m=w===== UP-
DATED ON FEBRUARY 17, 2005 BY GREG J MARTIN =========

W& recommend emergency access be provided to 40th Avenue. A five foot paved area
(bump out) should be maintained at the end of the aisle to facilitate vehicles turn
g arcunc

Vehicles parked in the perpendicular spaces along the driveway immediate adjacent to
Portola Drive should be visible from Portola Drive. It appearsthat a wall is
proposea which would shield cars from view.

All signs should be at least 3 feet behind the sidewalk and shall not obstruct sight
distance.

The proposed contiguous sidewalk will require an exception. Please show the standard
street section crossed out and the proposed section above it.

If you have any questions please contact Greg Martin at 831-454-2811, =====—==== |JP-
DATED ON MARCH 3, 2005 BY GREG 3 MARTIN sm======== - _
______________ Review of Traffic Study------------------1. ihe intersection

geametrics for the 41st Avenue/Portota Drive westbounc cpproach are not correct. The
existing lane georetry is one right turn lane and crie shared through/left turn lane.
The report indicates this approach to have gne shared right turn/through lane and
one shared through/left turn lane. This inaccurately portrays the allowable vehicle
capacity for intersection levels of service calculations. The intersection levels of
service must be re-evaluated based upon the correct iane ceometry.

2. The report does not include anticipated traffic volunes of the newQpal Cliffs
center. The traffic volures for this report were ccnducted in October 2004 but would
not—have included traffic from the gld or new Opal Cliffs center. The report must be
revised to refiect the additional traffic from this new development as part of the
existing plus background traffic volumes.

3. The report does not include a cumulative traffic impact analysis. e report Fust
include a cumulative scenario for the year 2020 based upon either build-out projec-
tions or an annual incremental increase in traffic volumes (approximately 2% per

year).

If you have any questions please contact Greg Martin at 831-454-281i. ========= |Jp-
DATED ON JUNE 23. 2005 BY GREG_‘] MARTIN ====s==== EnvironmentalReview Initg| gtudy
The traffic study has been revised and is now complete. ATT.-flCHMENT T J? 7/

S AT Lk A Sy ey = . 3 il
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Dpw Road Engineering Miscellaneous Comments

mo——~==== REVIEW ON JULY 12, 2004 BY GREG J MARTIN =========
========= UPDATED ON DECEMBER 7, 2004 BY GREG J MARTIN ==m==m==

========= UPOATED ON FEBRUARY 17, 2005 BY GREG J MARTIN =======—=
========= UPDATED ON MARCH 3, 2005 BY GREG J MARTIN ==m===—=

Environmental Health Completeness Comments
LATEST COMVENTS HAVE NOT YET BEEN SENT TO PLANNER FOR THIS AGENCY

sm======= REVIEW ON JULY 12, 2004 BY JIM G SAFRANEK —========
NO' COMMENT

Environmental Health Miscellaneous Comments
LATEST COMYENTS HAVE NOT YET BEEN SENT TJ PLANNER FOR THIS AGENCY

========= REVIEW ON JULY 12, 2004 BY JIM G SAFRANEK =========

Applicant must obtain approval for an Environmental Health Plan Review prior to sub-
mittal of building plans. Applicant must obtain Environ- mental Health Plan Check
approval, a construction inspection final and a Food Establishment health Permit
prior 10 opening. Contact Roger Houston of Environmental Health at 454-2734.
========= [JPDATED ON JULY 12, 2004 BY JIM G SAFRANEK =========

Environmental Review |nital Study
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[T AR RV N
NEW WATER SERVICE INFORMATION FORM Multiple APN? ¥ APN: 032-051-32
'SANTA CRUZ MUNICIPAL UTILITIES Date:  7/2/2004 Revision Datc 1: ~818/2005
809 Center Street, Roam 102 Revision Date 2 :

Santa Cruz CA 95060 -

Telephane (B31) 420-5210 PROJECT ADDRESS: 3911 Portola Drive
APPLICANT INFORMATION:

Name:  |A.Haghshenasicc: J Schlagheck ) PROJECTDESCRIPTION: =~
Mail Street: 127 E Campbell Ave ! |Demolish exisling buildings and eonstruct 25500 s4 A mixed use
Clg/5tZip: |Campbell Lo T -]éE_ES_—O-O&—_ [cuilding; retail. office space and 17 condcminium units.

Phone: {408) 364-0888 I

1731 @ T

|12c8 ] l6*stme ] g | [ea] [1186]

3130, $50; DCDA.  F120

ADDITIONAL The;:abuve fees are estimated assuming individual meters ior ail residential unils, renail/office space, and irrigatic;n. Commercial and
COMMENTS |irrlgatian metar sizes te be determined ugan review st camglata floorplans and landscape infgation plans. Fire Department Will

determine fireservice size. List of SCWD approved service llation centraciors and Fire Pesteclion Requirsment
enclosed foryour usa. PP nstatation nviFcnNme L{Eﬂ’ﬁeﬁgmlta] Stugy

L —

1. Servize will be Amnislted uport

(1) pdymwen) ulj‘\h: r‘:fluimd fces duc ar the tme sorvice is pequested (2 building pormit is required), wad; (2) intallation afthe adaquarely Aised water sevages, wier s dnd Iie lydsaity s reguized for te projoet undar Lhe
:uk: and regularices of tha Sams  Che Water Tepiwtaes i the sppropriile Fire Diswien ang amy resirivtions thal mag be i st w the Line application (or service is rida.
% Fowz und charges neied abewe art seouraic 27 o the dme hereall and are subject 1o change 3t any Time withand notics 1@ appéicant.

— e e s .
BP#| | PLANAPP# 040294 | PLANNER [Lamy Kaspar'cry?e}{ﬁ\’lﬁwllﬂ BY [M. Fishar |

- J

WOTICE: This farm doem ant i ony ity AWigate1he Cliy. i3 peavided anky ax a0 ezeuiz ta asyist vou in yucr plonning and o3 2 recerd for the Waer Deparmaem. The reguiremens ser forzh an s faan mav b ehnngsy o
ierected w arry S wichaw priar nonce. Feas collecred Yy arher sgencies are rot ineluded ga hls o
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SANTA CRUZ COUNTY SANITATION DISTRICT
INTER-OFFICE CORRESPONDENCE

DATE: Septemker 2, 2005
TO: Planning Department, ATTENTION: Larry Kasparowitz
FROM: Santa Cruz County Sanitation District

SUBJECT: SEWERAVAILABLITY AND DISTRICT’S CONDITIONS OF SERVICE
FOR THE FOLLOWNG PROPOSED DEVELOPMENT

APN: 32-051-32, 32-062-10 APPLICATIONNO.: 04-0294

PROJECT DESCRIPTION: 26,800 SQUARE FEET MIXED USE BUILDING-
COMMERCIAL WITH 24 RESIDENTIAL UNITS

Sewer service is available for the subject development upon completion of the following
conditions. This notice is effective for one year from the issuance date to allow the applicant the
time to receive tentative map, development or other discretionary permit approval. If after this
time frame this project has not received approval from the Planning Department, a new sewer
service availability letter must be obtained by the applicant. Once a tentative map is approved
this letter shall apply until the tentative map approval expires.

Following completion of the discretionary permit process and prior to obtaining a building

permit, the following conditions shall be met during the final plan (public Works) review
process:

Department of Public Works and District approval shall be obtained for an engineered
sewer improvement plan showing sewers needed to provide service to each lot or unit
proposed. This plan shall be approved by the District and the County of Santa Cruz
Public Works prior to the issuance of any building permits. This plan shall conform to
the County of Santa Cruz Design Criteria and shall show any easements necessary.
Existing and proposed easements shall be shown on any required Final Map.

Following completion of the above mentioned engineered sewer plan and Final Map, the
following conditions shall be met during the building permit process:

Existing lateral(s) must be properly abandoned (including inspection by District) prior to
issuance of demolition permit or relocation or disconnection of structure. An
abandonment permit for disconnection work must be obtained from the District.

Proposed location of on-site sewer lateral(s), clean-out(s), and connection(s) to existing
public sewer must be shown on the plot plan of the building permit application.

Environmental Review lnitjl;Study
ATTACHMENT lf I o
5 PPLICATION _co=0L22
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Memo to Larry Kasparowitz
Page -2-

Show all existing and proposed plumbing fixtures on floor plans of building application.
Completely describe all plumbing fixtures according to table 7-3 of the uniform plumbing

code.

isl@hu o G

Drew Byme
Sanitation Engmeerlng

DB:

C Owner/Applicant:  Abbas Haghshenas

127 East Campbell Avenue
Campbcll, CA 95008
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Traffic Impact Report for
Mixed-Use Project at 3911 Portola Drive

Final Report

Submitted to

Santa Cruz County

Prepared for

A Plus Development .
us Developme Environmental Review inital St dY

ATTACHMENT /2L, !
> APPLICATION _o9< o;?z

Pang HO Associates
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/
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EXECUTIVE SUMMARY

The proposed project, located at 3911 and 3945 Portola Drive, will have an insignificant traffic
impact on the adjacent road network. The mixed-use development containing 17 apartment
units, 4,072 sq. ft. of retail space, and 8,441 sq. ft. of office space will generate a net increase of
15 trips in the AM peak hour and 27 trips in the PM peak hour. Level of service analyses with
and without the progzct for current conditions indicates that the project would increase the
average delay at 38 and 41¥ Streets by less than 0.5 seconds.

Currently. the all-ways stop control at the 38™ and 41 Avenue intersections on Portola Drive
operate at Level of Service B in the AM peak hour and € in the PM peak hour. This control
strategy is effective at providing a good balance between delays on the major street and the side
streets. This strategy will be adequate for the foreseeable future, and signals will not be required
until delays on the major streets increase substantially.

The analysis for cumulative conditions was based on a 2% growth rate for the next 20 years.
Shouid this assumption be true, both the 38"* Street and 41™ Street intersections would operate at
unacceptable levels both with and without the project. In the weekday PM peak hour, 38"" Street
would operate at Level of Service E and 41* Street would operate at Level of Service F. As with
current conditions, the impact of the project on traffic conditions would be minimal and in no
case would it exceed an increase in the average vehicle delay o ftwo seconds. For cumulative
conditions, analysis assuming the installation of a traffic signal at both intersections with existing
geometry indicated that the signals would improve the level of service to C or better.

Environmental Review Inital Study

ATTACHMENT /2, 2,23
APPLICATION _~ <03 9¢

3911 Traffic Impact Report February 18, 2005
Pang HO Associates 1
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PETITION

The undersigned havé reviewed site, floor plans and elevations of the proposed
“Pleasure Point Plaza” at 3911 Portola Drive. As the neighbors and citizens, we believe
that the proposed project generates a balanced mix use of retail, office and affordable
residential units for our neighborhood.

Name Address Date.

* AL\ Du:@i‘-e.sm-g_ AN 39-%"\" Gcpa _é//é/@‘-{
. ?@m’@w yod ) Y1 e 3 Loz ia/!é;/&f

Pl Gallus 3326 Tkl Dy SL Co| 1] o
Tooe Fowes  PoBow 2571 S C A2 G (lpfoy

" wﬁm%« /1%%;/ JrFe %/Zﬁ,& =, /ny et f"i

e oM
' x\,m,\ ®ejo. RBrdela DY e b e | o
v i Tiisson) S Her M SETREZ. LK ox

. Jeet Rerencom 3€00 Podels T SC 610/ 1Y

o eews Umg, W WA W SC s G
LCMRyd By WL T s vz eliefoY

* Z""\(D"’("“ 11 Yt tave- SC 45062 E16:04
* M)fw% R 7/ QCWQS/C C%é/ﬁy

| W7z o $506a 67
-Jeasin GUCRE. 40 ap e b ST Cap aolo - Il-C

G s e LA o i © . :
WCoveots Cevacin g Capitole 3d @%@\th 9506 @\lb\oa—]
¢ Kothloon Kl frils Zocz07od s St s 8 TT42 & (142

* T e a At i _[?ﬂ_ﬁ,%g,g ¢S s OFPRCC P
O L S T L Ss5Pez FemTE
N T Pl & ST T B S R T O S e S AN
_j . . - B _‘- ) 5

1 c._:' A

/129 EXHIBIT




R\i{/ SC;Z:.”AJU{)FP 5 ‘@éﬁ% l” ﬁ%&‘m_?gr ﬂ@l UET

(‘Z/‘ﬁ (/(’;(C:/ C%QL(”;}/\

(R Suem P el e
k;, v // SO Uy 50 O
x w{,@é,. a4 L0 O LBM ST 5‘%%@04
L7540« U 5 e ;;;./f PR ETE T e Ay Q\{;z;:q\h,_ _
G, [67P e St i, cA. 9S0C)
m? (Cohom LGl j G20 16 e 97 €7
- . . i . e
* 3-f%m?> Vel gzt Hirt AVE
A BN
RS T TRBAS p D bo L o Ave.
o Alasam RS rpn 3 gysi Ave SC .
* é el Ue‘rr’ ( / S? oS que §C
, BaTe Birhaic 2890 A Rreuimble
/e MyAe KIM £y weT e 5’(3>
qﬂw_ap[ *wWod TAK Kopb by @7 AVE S C
L * ﬁf’é’/ﬁﬁ};/( K et SL9 &/ sT AVE SC\)
SR 70 : |
i i) % ’\)&NCJ"}/ Q{Z@Dé’( g(ﬂ( /:.’j[-\‘::t'__ /‘R’V@_ <kC (
=S Dﬁf”‘/ moeerser covsr, 78/ Zbt4 Ave s.C
H?gf’lﬁ , ;‘\m _IW thot  Porply e S T
A0~ SSK2 TG é@@hg L A oA ST S
) | |
*
2

/20 EXHIBIT F




m% Wiy 797 8 S BEFL) Sogcel? 7075
-LM «r"ﬂu 7'&%0756;07#' Ue&gd De.. <) 9Sdlf

0 Aptes, CA TE203

(&5 Al
are Amban On = SMT &b
1‘50{9 IAMG\S%' p gm(ﬂa CFS'}); )
iQLbJﬁ")ﬁV \.@»”»C» ui.,g;,
36 &A/J'fﬂjsz - L/ ATS vl A

::—L: ;‘N’.{"/_r}.ﬂ‘" |/-'_‘J

. o, 0oy . (f-:i,”, L

{425 Meadaw A . /i??m Ca 95075
""" L2 Conre=s Wes S 7 75222

U ﬁ@ﬁ’&,@w 1009 Jelactg Sosdfe Cua? (A 73000
] 4 / f}

8 oS Harez SIS ¢ dT0ER
&% %3 ( "CAES )’L /s ZI003

| “{%%QC\GVM TG
ey (f&&%

2o \W L Phllies Rel Cm,wa;@ 10
] CG\.-.A_-LM j\uz <o ]Qer_b-’ 51D o2

a”e-bd WK~ o A 2L DL ML-[-— Rl Low € _:fé_‘,’ A @503 3

SRRt I
Rt n




Uasug/sZgUlla 181200 FAX ABBAS BAGHSHENAS i1 002

June 20,2005

To whom it may concern,

As a business owner m 41% Ave area | am delighted to see a development such as the one
proposed at 3911 Portola r. The area is long over due for some new residential/retail
space.

After reviewing the plans and site | know this project will be a winner for all parries
involved.

I am excited that the city council js moving forward in a timely manner to expidite this
project. We look forward to having our new neighbor.

Sincerely,
s
) : 7
¥ W‘ M
Hurry Jenkins
Spa Fimess
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08/02,2005 18:20 FAX ABBAS HAGHSHENAS 003

June 19,2005

To whom it may concern,

This letter is to address the proposed building at 3911 Portola Dr. in the Live Oak area.
The owner developer has taken the time to plan out with great consideration to the
surrounding neighborhoogd a fine combination of retail and residential space that the area
desperately needs. The parking is located in the back of the building with a very atractive
structure facing Portoia Dr.

Residences can live, work and play with very minimal drivinginvolved. In this day and
age this wall be a real plus for all of us.

This development villl surely be a positive impact on the 41%. Ave/Portola Dr. area that
we all h o w needs a face Lift.

Sincerely,

2.

Bill McKown
Realtor, Bailey Properties

133 EXHIBIT F




PLEASURE POINT

COMMERCIAL AREA PLAN

A PLAN FOR REVITALIZATION

4

PREPARED BY:
Santa Cruz County Redevelopment Agency
FOR:

The Merchants, Property Owners and
Residents of the Pleasure Point Area

August 15, 1995
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PLEASURE POINT

COMMERCIAL AREA PLAN

A PLAN FOR REVITALIZATION

PREPARED BY:
Santa Cruz County Redevelopment Agency
FOR

The Merchants, Property Owners and
Residents of the Pleasure Point Area

APPROVED BY:

Santa Cruz County Redevelopment Agency Board of Directors
August 15, 1995
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PLEASURE POINT COMMERCIAL AREA PLAN

|. BACKGROUND AND PURPOSE

he Pleasure Point Commercial

Area has historically been one of
the largest community-serving commer-
cial areas in the Live Oak area of
Santa Cruz County. Beginning in the
195('s and continuing into the early
1970's, the El Rancho Center was a
foc.s for commercial activity that
served the rapidly growing community
cf Live Oak. Besides the shopping
center on Portola Drive, there were
several gas stations, a grocery store:
two liquor stores, offices, restaurants,
and taverns. Retail stores, restaurants,
a tavern and a bank were on 41st Ave-
nue. Auto related businesses flour-
ished as did convenient retail stores
serving local residents. The County

widened Portola Drive to four lanes in
1956, possibly to serve as a major link
between Santa Cruz and Capitola.

¥

L e ., - 7 A
An aerial view of the Pleasure Point area in the 1920's.

I-1

Portoia Drive was improved further in
1864, and curbs and gutters were
added to enhance the growing com-
mercial district and reflect existing im-
provements on 41st Avenue.

In the early 1970's, however, changes
began that wculd dramatically affect
this vital area. Inthe laie 1960's major
improvements were made to Highway
One, including a new freeway inter-
change at the intersection with 41st
Avenue. At the time the highway was
improved, upper <41st Avenue was
mostly open fields and homes, with
some limited commercial development
at the intersection with Capitola Road.
That changed in the early 1570's as
the first phase of construction, the
Sears store, began at what would be-
come the Capitola Mail. Growth and
development at this retail center coin-
cided with a change in shopping pat-
terns, as consumers were drawn to

/38
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PLEASURE POINT COMMERCIAL AREA PLAN

new malls where most of their retail
needs could be met in one location.

Pleasure Point neighborhoods foday wifh Moran
Lake in the foreground.

The mall is not the answer for every
business, however, and the Pleasure
Point commercial area has remained a
place of choice for small start-up busi-
nesses, automobile services, thrift
stores, offices, and others who value
this unique location. Unfortunately,

some retail merchants could not adapt
to changes in the area, and have
closed their doors in Pleasure Point.

A; some businesses have left the
rea, the vacancy rate has in-

retail anchor in the area was lost.

[.2

creased, and the image of the area has
changed from vital to declining. This
"broken" image hastens the departure
of other businesses as customers
leave seeking a more positive experi-
ence. Their withdrawal has contributed
to an inconsistent mix o business
which cannot serve the varied needs of
local residents. Insufficient or inconve-
nient parking, unsafe pedestrian and
bicycle facilities, a generally unkept
appearance, a iack of safe night light-
ing, and other issues discourage cus-
tomers and contribute to the economic
decline.

This ongoing decline has led the Plea-
sure Point commercial area to where it
Is today. Clearly, without effective,
positive change the area will continue
to deteriorate, making economic suc-
cess harder to attain for those busi-
nesses that remain.

Future Potential

lthough the area as a whole is ex-

eriencing a decline, many individ-
ual businesses are doing very well.
Auto serving businesses, convenience
stores, restaurants and second hand
stores have found a niche in Pleasure
Point. Vacant buildings, such as the
Opal Cliffs Market site, and undevel-
oped parcels are attracting interest
from potential investors who see the
untapped potential inthis district.

New business owners see the demo-
graphic mix of the surrounding neigh-
borhoods and the distinctive coastal
setting as advantages to this location.

K
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PLEASURE POINT COCMMERCIAL AREA PLAN

Through patronage of businesses, improvements and economic develop-
nearby'residents can help make this a ment. Utility companies, with direction
more thriving commercial area, The from the County, have already commit-
surrounding neighborhoods encom- ted substantial fu is to place overhead

utilities under-
ground in the com-
mercial district.
Some ,property

owners have ex-
pressed a willing-
ness to make im-
provements to their
land ard buildings
as part of an overall
improvement plan.
Because of the
strong .potential for
commercial suc-
There are a number of well established businesses in the commercial cess in the area,
area the desire for im-
provements, and
pass a wide variety of people. House- potential funding to make it happen, now
hold sizes are small in this area, but s a critical time for the future of the Plea-
per capita income is higher than the sure Point commercial area. All that is
County as a whole. The residents are  needed now is a vision and a plan.
better educated than in other areas.
and there are more homeowners here

than in other urban centers Purpose
The unique location is a draw for resi- he purpose of this effort is to create
dents as well as business, and many a vision and develop an overall plan

people cherish their homes in these for this unique district. A written plan
neighborhoods. A vital commercial area  document will not, however, be enough
can contribute to the unique atmosphere  to complete the revitalization of this area.
and help retain the charm that many find ~ While a plan can describe the series of
SO attractive. projects and programs that will be
needed to start us down the road to fu-
Another big plus for the area Is the po- ture success, achieving the goal of a
tential for substantial investment, both vital commercial area will require a com-
public and private. This area is part of mitment from both the County and pri-
the County Redevelopment Agency Pro-  vate interests to work together, each con-
ject Area, and funds are potentially avail-  tributing time, effort and resources.
able for many activities, including road

-3




PLEASURE POINT COMMERCIAL AREA PLAN

II. PLANNING FOR REVITALIZATION

The Pleasure Point Commercial Area
Plan was developed by area resi-
dents, commercial property owners, and
merchants who contributed their ideas

and visions during a community process

made up of six public workshops. Ap-

proximately 100 people participated in
the community workshops. The diagram

below explains the steps that led to the
development of this plan.

(Step 1
| Survey Businesses 8 Property
Mwinare
*  Meetingwith Business and Property
' Owners
*  SurveyCustomersinthe Commercial
| Area
Gather information Regarding Land
Use, Demographics & Circulation

Background Information & Issue

Idantificatinn

Step 2 Community Workshops &

Plan Preparation

= Workshop #1: Introduction to

Process, Issues &

Ouobortunities

Workshop #2: Plan Goals,

Groups Prepare Vision Plans

for Future Potential of the Area

Workshop #3: Discus General

Areas of Agreement and Congcept

Plan

Workshop #4: Discuss Priorities

& Alternatives for Portola Drive

= Workshop #8: Discuss
Opporiuniiesfor Business
Development & Phasing
Improvements an Portola Drive

«  Workshop #6: Discuss
Implementation Strategies

I -

/

formal

Before the
communiy planning process, back-’
ground information was gathered. Infor-

beginning

mation was collected from various
sources, including land use and census

data, and several surveys Were con-
ducted,

Business and Property Owners Surveys
The first surveys, which were mailed to
commercial property and business own-
ers in the area, requested information
about the property cr business, where
improvements were needed, and what
characteristics contributed to the quality
of life in Pleasure Point. Response to
the surveys was good, with 50 of 100
businesses and 20 of 59 property own-
ers responding.

Without getting into details, there was
general agreement on key issues, in-
cluding the needto improve appearance
and parking. It was also interesting tc
note that businesses and property Own-
ers chose to locate here for similar
reasons--proximity of the ocean and the
central location. (Appendix 1 provides a
more complete summary of the survey
results.)

Following the survey, Redevelopment
Agency staff invited all business and
property Owners to a meeting to discuss
the survey results and the process to
prepare a plan to address revitalization
issues.




PLEASURE POINT COMMERCIAL AREA PLAN

Shoppers' Surveys
Shoppers in the area were surveyed to
see if their perceptions were similar to
those of the business and property own-
ers.

There was general agreement on key
issues raised by the business and prop-
erty owner surveys, and opinions about
the area were generally favorable.
Cleanliness, attractiveness and parking
supply were the main categories cited
as "needing improvement." (See Ap-
pendix 1 for a summary of the results of
the shoppers survey).

Other Information
Additional information was gathered re-
garding existing land use, demographics
and circulation. This information is sum-
marized in Chapter tI! and in the Appen-
dices.

Community Workshop Process

R development Agency staff facilitated

a series of six community workshops
in order to develop this plan. Agency staff
prepared background information; facili-
tated group exercises designed to identify
issues, formulate goals and develop vi-
sions for the potential future f the area;
and prepared alternatives for consider-
ation. It is important to note, however, that
the workshop participants reached gen-
eral agreement and made the critical deci-
sions regarding the pian direction and
content,

Residents, merchants, and business own-
ers came together in the first community
workshop to discuss the issues they felt
were important to this area. The first
workshop resulted in the plan gcals which
are summarized below.

Plan Goals

1. Guide private and public development to improve the appearance and economic
vitality of the commercial area, while preserving the character that makes this a
uniqué place to live, shop, work, and do business.

2. Support small scale business development that serves residents and visitors.
and meets their retalil, service and social needs.

3. Provide a safe, comfortable circulation system throughout the commercial and
residential areas that balances the needs of pedestrians, bicyclists, motorists, and
people with limited mobility.

4. Require that parking and loading areas are convenient, attractive, safe and
balance the needs of motorists, bicyclists, pedestrians, and delivery vehicles.

5. Ensure that public and private improvements protect neighborhood identity and
residential quality of life.

6. Strengthen the connection between the commercial area and nearby coastal
resources and recreation,

7. Support an implementation plan that maintains the partnership between residents,
businesses, and government.

EXHIBIT &

A




PLEASURE POINT COMMERCIAL AREA PLAN

A? the second workshop, participants
were asked to dream about an ideal
Pleasure Point commercial area. What
would they want the future to be? How
could it be achieved? They worked to-
gether in groups and drew their vision
on maps that showed their favorite
places, important highlights, potential
improvements, and other concerns and
opportunities. Each group shared their
vision with the others, and these dreams
became an integral part of the concep!
planfor the area.

At Workshop #2, participants worked irn groups tp
prepare their “visionPlans”.

Although not all groups shared the same
visions, there were many similarities and
areas of agreement. (See Appendix 2
for a list of these areas of agreement.)
These were reviewed at the third work-
shop and Redevelopment Agency staff
presented a concept plan that integrated
the visions and goals for the area into a
concept plan.

There was general agreement on many
important points, but there also were
some issues where agreement was no?
so clear. Some felt that Portola Drive
should remain four lanes, and others felt
that three lanes with a center turn lane

would provide a wider range of business
opportunities.

Traffic engineers from the County’s De-
partment of Public Works studied the
existing traffic conditions and projected
future traffic volumes. This information,
along with other circulation, parking and
aesthetic concerns, was then incorpo-
rated into alternatives for Portola Drive
which were discussed at Workshop #4
(see Appendix 6 for more information).
At workshop five, discussion returned to
the area image and business vitality.
Kent Burnes, a small business and eco-
nomic development consultant, shared
his impressions of ths area and ideas
for revitalization that, in his opinion,
would positively position this area in the
changing commercial climate. The dis-
cussion also returned to Portola Drive
and everyone agreed that differences
should not become a dividing point for
the community.

To move forward with a plan for this dis-
trict, a possible phased approach for
constructing improvements to Portola
Drive was developed. This plan would
allow an interim step for improvements
in the event that the business commu-
nity is uncomfortable proceeding with
the ultimate plan for Portola Drive in the
next several years.

The sixth workshop was devoted to dis-
cussing implementation strategies, a
critical step In realizing the plan goals
and visions.

Ir-3
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I1I. PLEASURE POINT COMMERCIAL AREA TODAY

The Pleasure Point area is in Live
Oak, an unincorporated portion of
Santa Cruz County between the cities
of Santa Cruz and Capitola (See Fig-
ure 1.) Inthe center of the County and
bordering the Monterey Bay, Pleasure
Point has been an attractive area for
both housing and commercial activities.
Area beaches and waters are important
recreation areas for both residents and
visitors, ana the Pleasure Point com-
mercial area is just a few blocks from
an outstanding surf location and scenic
coastal area.

Two major roads--Portola Drive znd
41st Avenue--define the commercial
area, and all commercial activities are
located along these streets. Portola

Santa Cruz and the Capitola Village,
while 41st Avenue is the major link be-
tween Highway | and the Pleasure
Point coastal recreation area. Both
busy streets also provide connections

e S

The scenic ¢oa
Pleasure Point.

e

stline ofthe Monterey Bay at

to the residential neighborhoods sur-
rounding the commercial area

Drive is an important link between
Soquel
o vmagg
‘ ‘ Capitola
Village
Downtown
Santa Cruz
L EASURE POINT
e COMMERC!AL AREA
/\,\j Monterey Bay
Figure 1

I .

(44
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The Pleasure Point commercial district
is within walking distance from a popu-
lar coastal recreation spot on the
Monterey Bay. This has been a popu-
lar surf spot for decades, and is part of
the history of surfing in California. It is
also a place where many go to see the
ocean, walk on the beach, and walk or
bike along the cliffs. There are sweep-
ing views o the bay, and many oppor-
tunities to enjoy the water and scenery.
This beautiful asset contributes sub-
stantially to the character of the area,
and has the potential to contribute to
future renewed vitality in the district.

' i nderstanding the concept and
character of the area is the first

step in creating a vision and develop-
ing a plan. It is important to identify the
structure and image that make this a
special place, and to understand how
the different unique aspects relate to
one another.

Entering The District
Entries help to identify a unique district.
Entries to the Pleasure Point commer-
cial area help to set it apart from the
City of Capitola and other parts of Live
Oak, and contribute to the character of
the district. The most obvious entry
into the area is on 41st Avenue near
the railroad tracks. The road narrows
here, and the medians on 41st Avenue
in Capitola stop. Buildings are closer
to the street, and on a clear day, you
can see the ocean. Heading east On
Portola Drive at 26th Avenue, there is a

- —

The character ofForty-first Avenue changes
abruptly ai the raifroad tracks when entering the
district from the City of Capitala.

different change in character that
marks a different kind of entry. Here
the landscape changes from a more
natural look near Corcoran Lagoon to a
more urban environment. The road
widens, and sections begin.

What Defines an Entry?

e A visual clue that tells you this is a
special area.

e A change in the physical appearance
of an area

# A change in the type of activities

Traveling from the City of Capitola to
the Pleasure Point area on Portola
Drive, there is a point of entry at the
Opal Cliffs Market site, where the resi-
dential neighborhood ends and the
commercial district begins. Landmark
trees on either side of the road empha-
size this entry. A similar type of entry
occurs on 41st Avenue, heading north
from the ocean. Approaching the inter-
section with Portola Drive, there is a
change in character from residential to

-2
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PLEASURE POINT COMMERCIAL AREA PLAN

commercial and sidewalks begin in
front of the retail stores.

District Land Use and Business Mix
Once one has entered the district it is
important to note that the arrangement
of businesses and buildings reflect the
commercial history of the area. Portola
Drive has traditionally been home to
many automobile related businesses,
including auto repair and gas stations.

|
i

There are many awio related businesses on
Portola Drive

Aithough none of the gas pumps re-
main today, there is still a'strong em-
phasis on auto products and services.
Today, there are several car repair ser-
vices, a used car sales lot, a tire store
and a camper shell sales lot. Busi-
nesses along Portola Drive reflect the
emphasis on the automobile, including
other services convenient to shopping
by car that are typical of commercial
strip development. These include
"quick stop" stores, take-out restau-
rants, a liquor store and two conve-
nience centers. Existing land use is
mapped in Figure 2.

There is also a substantial amount of
residential development along Portola
Drive, particularly between 35th Ave-
nue and 26th Avenue. A number of
mobile home parks and townhouse de-
velopments front Portola Drive in this
stretch, Apartments are also mingled
with commercial use5 on a number of
properties, including the Walt Eller
Center. The population densities in
these neighborhoods are some of the
highest in the unincorporated areas of
Santa Cruz County.

In comparison, lower 41st Avenue has
a community retail focus that is aimed
more at pedestrian shoppers. There
are restaurants, offices, and retail
stores selling used clothing, surf
boards and surfing attire, household
goods, and a variety of other commu-
nity retail goods. There is limited hous-
ing in a few apartments found over
street level commercial uses.

7 example of retaif storefronts designed to be
swed by the pedestrian rafher than from a car
on Forty-first Avenue.

Business Vitality
Businesses in the Pleasure Point com-
mercial district are generally small and

Inr-3
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independently owned. Many of the
auto related businesses have been
serving the area for many years. Many
of the restaurants are very popular and
favorites of the local community. While
there are successful businesses, there
is also a growing list of commercial va-
cancies in the area. Although some
businesses have noted that they con-
sider high rents an obstacle to doing
business, rent levels are actually drop-
ping for some properties.

The comercial district is home to a wide range of
retail and service oriented businesses.

Other indications of the health and po-
tential of this commercial district can be
deduced from the results of the busi-
ness, property owner and shopper's
surveys. These survey results provide
interesting information regarding own-
ership, what is believed to be working
well in the area, opportunities for area
improvements and new businesses,
and shopping patterns.

While the entire results of these sur-
veys are provided in Appendix 1, a,
number of interesting facts and percep-
tions were voiced by respondents.
Most property owners have owned their

land for more than 15 years, and both
the business and property owners
would invest in the area today, if they
had to do it over. Most merchants have
been in business in the area from two
to five years, are open every day, and
have the most customers in the spring
or summer.

Business owners felt that insufficient
night lighting and high rents were
harmful to their business. Both busi-
ness and property owners liked the
central location of the area, but the
beach or ocean was most often listed
by business owners as the one charac-
teristic they liked best. Both business
and property owners would like to see
more restaurants, a grocery store, and
personal services locate in the area.

Most customers come to the area once
a week, but the majority of them do
most of their household shopping in
either Capitola or Santa Cruz. Opin-
ions about the area were generally fa-
vorable, however. Friendly salespeo-
ple, the quality of goods and services
offered, the hours of business, safety,
and the cost of goods and-services
were all rated as "good." Cleanliness,
attractiveness and parking supply were
the main areas cited as "needing im-
provement."

Property owners and businesses also
felt that there are few incentives to in-
vest in the area. Some suggested that
the County's permit process for new
tenants and development takes too
long, is too costly, imposes conditions
that are difficult to meet, and is hard to
understand. Some members of the

[I-4
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business community are also reluctant
to "get too far ahead of the game™ and
make costly improvements if there is no
area-wide commitment to do so.

Portola Drive Development Character
Parking areas are important features
for businesses, and many Portola Drive
businesses rely on convenient, acces-
sible parking for patrons. Porioia Drive
‘s oriented to the automobile. and thers
is littte emphasis cn pedestrians; the
four lane street is wide, sidewalks are
incomplete and there are few safe pe-
destrian crossings. Most commercial
buildings are located back from the
straei, with auto parking and circulation
in front.

There is a wide variety of development
on Portola Drive. Parcel size, building
size, setbacks, signage and buiiding
conditions vary considerably. Far ex-
ample, the Wait Eller and El Rancihc
shopping centers are on the largest
prcperties in the arez (over 75,000
square feet each), developed with one
znd two story buildings witk multiple
retail tenants. However: most commer-
cial properties on Poriola Drive are

Portola Drive Development
Character

Automobile oriented

e Wide variety of uses

® Wide variety of building tyces and
sizes

e insufficient landscaping

e Insufficient night lighting

Portola Drive has 4 travel /anss 2nd shoulders on
each side. The view rOIriCOr is duminated by
overhead wuiility fines.

snail {10,000 square feet or less), oc-
cupied by one or two tenzanis in singie
story buildings. Several parcels are
vacant and some are nct developed to
their maximum potentia:.

Much of the existing signage is aisc
designed to be viewed frcm the zuto-
mobile. Auto oriented signage tends to
be large, and mounted high on poles
along the street, while mcre pedestrian
oriented signage is mounted on ihe
building or in storefronts.

A number of factors contribute ¢ the
image that this is ar area in decline
Tne ccndition of properties varies
within the area; deferred mainierance.
the general absence of landscaping,
unkept service areas and graffiti are
problems. Overhead utility lines, espe-
cially between Thirty-fiith and Forty-
first Avenues, are a very prominent
feature of the streetscape adding to the
feeling of visual clutter. Because of the
limited number and placement of lights
on utility poles, there is not a secure
feeling of adequate night lightirg for a
commercial area.




f pueq pupsixl -7 ainbi4

NV1d Y3V TVIOHIWINOGD
1NIOd HNSYAd

2

! f
3
7 j"

NNIAY LSHI;- LHQﬂ
-
L
o §
.

-
I

O
17
:

l-
|

.

SEl

= S
TN A\/ v s 7,
NG e
o R L%
L
&
o
ot
FEEY

% /()
s .
wwmw.ﬁmip i ﬂ
I

SBEN [RIDIBWWOD YUM

uoneUqUWoD Ul [BIUBPISEY H e=re Apnlg __ . __,

yenen >

Bunred d

jenuapisoy |

2o |i

{BIDIBLIUDD SDIAIBS IR0 ;
¥y aolAlas ‘sa|es oy [

Bunjuup
R Bunes ‘rerey

puabey
sasn pue] bupsi3



PLEASURE POINT COMMERCIAL AREA PLAN

R - e |

There is & cluiter of signage on Porroﬁa Drive.

Forty-first Avenue
Development Character
Forty-first Avenue is also a major auto-
mobile route, but the street is narrower
(two travel lanes), sidewalks a,= com-
pleted, bike lanes and on street park-
ing are in place and there is some
landscaping both on private property
and in landscape bulb-outs on Forty-

first Avenue.

Parcel size and building size and char-
acter do not vary as much as it does on
Portola Drive. The pedestrian oriented

Forty-First Avenue Development
Character

Pedestrian oriented

Primarily retail and cffice uses

» Small scale buildings oriented toward
the street

e | andscaping maintenance needed

s |nsufficient night lighting

storefront character is strongest be-
tween Portola Drive and Bain Avenues.
In this area, buildings are constructed

at the sidewalk with parking to the side
and rear. Storefronts and restaurant
windows of small businesses add inter-
est and variety to the streetscape.
Signage is mounted on buildings and in
windows. Murals, signage and window
displays include images of the coast
and surfing adding visual clues to the
important location near the Monterey
Bay.

The pedestrian oriented retail charac-
ter of the area is interrupted on the
west side of Forty-firs: Avenue oppo

Buildings andstreettrees help define Fort!-first
Avenue. Note existing overhead utility lines.

Here buildings are
set back from :e street with parking
provided in the front. There are also
two vacant properties on 41ist Avenue
and several properties that are only
partly developed where commercial
use could be intensified.

site Bain Aver,

While not as prominent as portions of
Portola Drive, there are visual indica-
tions of a commercial area in decline
on Forty-first Avenue as well. Deferred
building maintenance, graffiti. unim-
proved parking areas, and unkept ser-

I &

vice areas are all problems. As with
/5T
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PLEASURE POINT COMMERCIAL AREA PLAN

Portola Drive, night lighting is inade-
quate for a commercial area that in-
cludes restaurants open in the evening.

Parking
Parking is an issue on both Portola
Drive and on 41st Avenue, and parking
problems in the district extend beyond
parcel-specific solutions.

Many businesses are unable to provide
sufficient parking on-site. As mapped
in Figure 3, some businesses and mo-
bile home parks on Portola Drive de-
pend on parking along the street in ad-
dition to on-site parking, and many
businesses on 41st Avenue have no
on-site parking. In these areas street
parking is heavily used, and removal of
this parking without providing for alter-

Parking Issues I

o  Some businesses have insufficient
on-site parking.

*  Back-out parking is hazardous to
pedestrians and bicyclists.

®  Parking solutions can be difficult.

e———————seesll

native parking solutions would be a
major detriment to business.

Another parking condition found
throughout the district is back-out park-
ing. Unfortunately, parking that re-
quires backing out into the roadway is
considered dangerous for vehicles,
pedestrians and bicyclists.  Finding
solutions to reconfigure back-out park-
ing can be difficult because of limited
on site areas for vehicle circulation.
This problem is particularly difficult on

I

/51

the south side of Portola Drive between
Thirty-fitth and Thirty-eight Avenues.

Back-out parking forces vehicles to back out
across pedestrian pathways and into travel
lanes, creating unsafe cendifions

Here, because of the small parcel
sizes, the street right-of-way Is actually
used to provide what is in some cases
the only parking for adjacent busi-
nesses.

Portola Drive Circulation
As shown in Figure 4, Portola Drive is
a four lane road with shoulders that
serve for parking, loading zones for
buses and deliveries, and bicyclists
Because sidewalks are incomplete and
parked cars often block areas behind

Circulation Issues

e Sidewalks are incomplete on Portola
Drive.

e Portola Drive can be hard for
pedestrians to cross.

e Turning onto Portola Drive from side
streets can be difficult.

e Four-way stops are confusing for both
motorists and pedestrians.

1
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PLEASURE POINT COMMERCIAL AREA PLAN

the curb, pedestrians are often forced
out into the shoulder as well. Cross-
walks are spaced too far apart for a
commercial area. This coupled with a
wide street and fast-moving traffic
makes the street difficult to cross.
Even though these conditions can
present obstacles, especially for the
young, elderly and disabled, survey
results indicate that the number of cus-
tomers walking and biking is high.

Because all the streets feeding into the
commercial district, including Portola
Drive west of Twenty-sixth and east of
Forty-first, are only two lanes wide,
many have asked why Portola Drive
has a width of four lanes in this area.
Although the exact reasoning for the
width is not known, it was widened in
1956 to its current configuration within
an eighty-foot wide right-of-way. De-
partment of Public Works traffic engi-
neers have studied the current and
projected traffic volumes and hsve con-
cluded that the street can function ade-
quately with less than four travel lanes
(see Appendix 6).

Merchants and residents have com-
plained about delays and difficulty turn-
ing left onto Portola Drive from the side
streets and parking lots. Vehicles
parked on the street right up to corners
and driveways, and the speed of traffic
coupled with the need to negotiate four
lanes of traffic make it difficult to turn
left where there is not a four-way stop.

Incomplete sidewalks on FPortola Drive often
force pedestrians out into the street to get around
parked carg and other obstructions.

The four-way stops at Thirty-gight Ave-
nue and Forty-first Avenue can also be
confusing to drivers, causing some de-
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PLEASURE POINT COMMERCIAL AREA PLAN

lays. At these intersections, six to
eight drivers can be at the intersection
at once, anticipating the movements of
other drivers and waiting for their turn.

Forty-First Avenue Circulation
Forty-first Avenue has two travel lanes,
bike lanes and parking on both sides
(see Figure 5). Department of Public
Works traffic engineers conclude that
the street can accommodate both cur-
rent and projected traffic volumes, al-
though there are peak hour delays in
the south bound lane at the Portola
Drive intersection in part due to heavy
right-hand turn movements.

Pedestrians have a much easier time
getting around on Forty-first Avenue.
Sidewalks are complete, except for a
section connecting the commercial
area south to East Cliff Drive. However
crossing the street at the key intersec-
tion of Portola Drive and Forty-first can
be difficult because dof the number of
travel lanes and the width of the street.

here are conditions that need en-

hancement for this district to meet
its full potential. Economic vitality,
public safety, traffic flow, and parking
all need improvement to better serve
residents and businesses and to retain
the area’s more appealing characteris-
tics. While a review of the existing
conditions can appear discouraging, it
is more importani not to lose sight of
the meaningful opportunities for the
area. Although difficult to define, there
IS a unique character that makes this
area special to those who live and wcrk
here. Merchants, residents and visitors
all like the distinctive atmosphere that
incorporates many different builging
styles, includes a variety of busi-
nesses, supports a diverse population,
and has the opportunity to further inte-
grate the appeal of the nearby
Monterey Bay.

e e
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Figure 5-Forty-first Avenue Section
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PLEASURE POINT COMMERCIAL AREA PLAN

While parking and circulation issues on
Portola Drive may be challenging to
solve, the fact that the number of travel
lanes could be reduced, freeing up por-
tions of the 80-foot wide right-of-way
for other uses increases the opportu-
nity to find solutions to meet all of the
parking, pedestrian, bicycle and access
needs. Many have also expressed an

interest in developing some type of
parking

shared 'on vacant or

—

The opportunity to sfrengthen the connection
befween {he commercial area and nearby coastal
resources was voiced by many during the

community planning process.

underutilized property on 41st Avenue.
Public improvements which will affect
the appearance of the area are also
possible. Funds needed to under-
around overhead utilities have been
set aside by the utility companies. As
well, the Redevelopment Agency has
set aside funds to construct
streetscape improvements after com-
pletion of the undergrounding project.

There are several properties in the
area that are vacant or are not devel-
oped to their maximum potential.
Some of these properties are now for
sale, and other owners have expressed

an interest in selling or redeveloping
their parcels. Future development on
these properties will depend on an im-
proving economic climate in the area
and a more vital, attractive image, but
these parcels offer an excellent oppor-
tunity to enhance the commercial dis-
trict. They could be locations for
shared parking facilities and new small
business development opportunities.
Clearly a pedestrian friendly, quality
design of these parcels would enhance
the district as a whole.

The following chapter describes a vi-
sion for how the positive characteristics
of the area can be enhanced and the
more negative ones improved. Lastly,
Chapter V provides an Action Plan for
accomplishing these visions and goals.

I - 10
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V. A PLAN FOR REVITALIZATION

he Pleasure Point commercial area

is a large district spread out along
two major streets with varying condi-
tions. Through the community process,
several different subareas were identi-
fied that reflect the different uses and
development patterns, as well as park-
ing and aesthetic issues, They include
a commercial core near the intersection
of 41st Avenue and Portola Drive,
transitional retail areas on both lower
41st Avenue and Portola Drive, and a
"mixed use" area on Portola Drive.
The location of these areas is shown
on Figure 6. Because of the size and
nature of this commercial district, the
identification and analysis of these
sub-areas is important so that re-
sources necessary for revitalization are
targeted for areas where they are most
needed. Each of these sub-areas is
described below, followed by key is-
sues that are addressed in the plan
recommendations,

Sub-Areas
o Commercial Core
o Transitional Retail
e Mixed Use

Commercial Core

The commercial core area has a strong
emphasis on community retail and res-
taurant uses, and is generally pedes-
trian friendiy. This area includes the
section of 41st Avenue from Bain Ave-
nue to the intersection of Portola Drive
and the section of Portola Drive from
41st Avenue to 38th Avenue. Since
this is the focus of the district, it is very
important to create successful busi-
nesses and a vital image providing the
catalyst to revitalization of the district
as a whole. [t is also important that
street improvements and new develop-
ment reinforce the importance of the
commercial core
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PLEASURE POINT COMMERCIAL AREA PLAN

Key Issues In the Commercial Core:

. Development of vacant and
underutilized parcels is key to
reinforcing the pedestrian charac-
ter, expanding retail/restaurant
opportunities, and implementing
shared parking.

® Streetscape improvements on
Portola Drive and at the intersec-
tion of Portola Drive and 41st Av-
enue, are key to making pedes-
trian links between 41st Avenue
and Portola and to unify the core.

® improving the general appear-
ance of development is key to
strengthening the area's image
for retail uses.

® Shared parking will become key
to minimizing the amount of area
devoted to parking once the area
is thriving at it's full potential.

The commercial core on Forty-first Avenue

Transitional Retail Areas
The transitional retail areas on both
41st Avenue and Portola Drive do not
have a strong retail emphasis, but in-
clude a mixture of different commercial
uses and development patterns. Im-

provements are also important in'this
area, since these will become expan-
sion areas for a successful commercial!
core. lItis also important to retain and
improve existing businesses to in-
crease commercial vitality here.

et

The Fort‘y-ﬁfst Avenrue transition area.

The transitional area on 41st Avenue
runs from the Capitola city limits to
Bain Avenue and has both retail and
office uses and one manufacturing use.
Most of the buildings are near the
street, and several homes have been
converted to office or commercial use.
There is no cohesive design style, but
all buildings are small scale with on-
site parking.

Key Issues In The 41st Avenue Tran-

sition Area:

° Streetscape improvements such
as lighting and improved land-
scaping are key to tieing this area
to the core.

o Improving the general appear-
ance of private development is
key to strengthening the positive
image of the area.

V-2
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The Porfola Drive transition area.

The transitional area on Portola Drive
includes the area from 35th to 38th Av-
enue and consists primarily of a mix-
ture of retail, convenience commercial,
and automobile related uses, Develop-
ment conditions vary considerably from
fully improved properties with adequate
parking and landscaping to properties
without any landscaping and severe
parking problems. Portola drive has
generally not been improved with side-
walks and other urban amenities.

Key Issues In the Portola Drive Tran-

sitional retail Area:

. Pedestrian improvements are key
to getting customers to this area
as well as to the commercial core.

L] Slowing traffic down on Portola
Drive is key to improving retail
visibility and pedestrian safety.

® Resolving parking problems is
key to business success and rein-
vestment in private property.

o Streetscape improvements such
as utility undergrounding, lighting
and landscaping are key to tieing

this area to the core and improv-
ing the area's appearance.

e Improving the general appear-
ance of private development is
key to strengthening the positive
image of the area.

Mired Use Arerr

The "mixed use" area on Portola Drive
stretches from 26th Avenue to 35th
Avenue and combines neighborhood
commercial uses, automobile serving
uses, and residential uses. There are
several mobile home parks and three
townhouse complexes in this area.
There is a different character in this
area which is more residential in na-
ture, but there are important commer-
cial uses that need to remain vital in
order to not become a detriment to 'he
surrounding residences.

?h_e mixed use area on Partola Drive

Key Issues in the Mixed Use Area:

e Pedestrian improvements are key
to getting residents and custom-
ers to their destinations within the
area.

o Slowing traffic down on Portola
Drive is key to pedestrian safety

V-3
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and improving the residential

quality of life.

L Retaining on street parking is key
to the viability of many busi-
nesses and to mobile home
parks.

. Streetscape improvements such
as lighting and landscaping are
key to improving the safety and
appearance of the area.

» Improving the general appear-
ance of private deveiopment is
key to strengthening the positive
image of the area,

Although there are differences between
the subareas, ail areas need some
improvements. The type, timing, and

scope of those improvements can be
specifically tailored to the needs of
each "subarea," helping to preserve its
unique character.

Beneficial change can be accom-
plished in the Pleasure Point com-
mercial district in a fashion which com-
plements the unique characteristics
that make this area attractive to both
merchants and residents. This plan
includes recommendations for improve-
ments to both the public realm -- the
streets and related facilities -- and to
private property. Bolstering the ap-
pearance .by making both private and
public improvements not only en-

v

hances the over all image, but can
unify and strengthen the entire area,
attracting new customers and new in-
vestment.

The street right-of-way can be consid-
ered the largest single property’in the
area. Viewed in this way, the
streetscape can take on new meaning.
The street is the single largest open
space in the community, providing the
thread that holds the pieces of the quilt
together. If the street is the thread,
then the quilt pieces are the individual
properties. As in a quilt, each piece
can take on it's own character but, to
create a pleasing whole, must share
some common elements with the other
pieces.

But the physical improvements alone
will not be enough to revitalize the
business area. Businesses will need to
work together to promote and support
the new image for the area. The plan,
therefore, also includes recommenda-
tions for cooperative business pro-
grams intended to improve the general
vitality of businesses throughout the
area.

Streetscape Improvemernts

A streetscape is composed of many
elements working together to create a
functional whole, and includes gate-
ways, street trees and landscaping,
lighting, and pedestrian improvements.
Recommendations for each of these
elements are discussed separately.

Gateways & Focal Points
Gateways create a sense of arrival in a
special place or commercial district. A

4
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PLEASURE POINT COMMERCIAL AREA PLAN

gateway draws attention, slows people
(and cars), and causes people to no-
tice what surrounds them. Inthe Plea-
sure Point commercial area, gateways
should be defined at the edges of the
core business district, at 38th and
Portola Drive, 41st and Gain Avenues,
on Portola Drive at the edge of the
Opezl Cliffs Market parcel, and on 41ist
Avenue at Santa Cruz Surf. Gateways
can be defined by uniform street lights,
banners, trees and vegetaticn, a
change in sidewalk or crosswalk mate-
rials, the type of materials used build-
ing placement near the sidewalk, build-
ing design, and signage. This can be
as obvious as a sign reading "Wel-
come to Pleasure Point' or as subtle as
a uniform public sign program to mark
parking, beach access, and other
points of interest.

Streetscape Improvements
Mark gateways 8 focal points
Underground utility lines
Plant streettrees

Improve night lighting

Improve pedestrian circulation

s & 0 8 @

Points of interest also help to define
one or more focal points for the area.
A focal point reinforces the originality
of the area and creates a special place
for activity. The coastal access at the
"Hook" is already such a place, and it
should be improved with better parking
and access. Sidewalks on one side of
41st Avenue should be completed be-
tween the coast and the commercial
district in order to strengthen the con-
nection between this important recre-

v -
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The Haok jook out is a communify focal paint.

ational resource and the nearby busi-
ness area.

The intersection of Ponola Drive and
41st Avenue Is the "heart" of the com-
mercial core, and is also a focal point.
On the southeast corner is an opportu-
nity for a point of interest that could
include a community billboard, a bus
stop, public seating, or landscaping.
Additional night lighting, banners and
landscaping could be used on all cor-
ners to accent the importance of the
Pleasure Point commercial district.
Undergrounding Overhead Utility
Lines

Placing utilities underground in the
commercial core can also help to ac-
cent this area and make it more attrac-
tive. Currently, there is a plan to un-
derground utilities on Portola Drive
from 41st Avenue to 26th Avenue, but
does not include the retail commercial
area on 41st Avenue. This plan should
be amended to cover as wide an area
as possible, but should include, at a
minimum, the core commercial area,
including part of 41st Avenue and the
intersection of Portola Drive and 41st

5
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Avenue (see Figure 7). Placing utilities
underground in the central commercial
area will he!p to unify the district 2nd
reinforce the gateway that marks the
beginning of the commercial area.

Street Trees

Street Trees and landscaping are an
important element in a vital business
district and in residential areas. Trees
and landscaping make an area more
attractive and inviting to shoppers and
residents. Tney provide shade for
parking areas and pedestrians, add
visual interest, make the area more
appealing, and raise property values.

Street trees and landscaping are an
important  part of  coordinated
streetscape improvements and should
be included in all public street improve-
ments In the area’ The existing
bulbouts on 41st Avenue should be
fixed up, and trees and other vegeta-

IV -

tion should be replaced as needed.
Street trees should be planted on
Portola Drive. Although the tree spe-
cies and planting locations will be de-
termined as part of a separate
streetscape design process, there are
opportunities for street tree pianting to
reflect the character of the sub-areas
and strengthen the commercial cere
that should be noted in this plan.

For example, in the mixed use area,
there is the opportunity for the tree
planting to be more informal to reflect
the mixed residential and commercial
character of the area. More than one
tree species could be used here. In
the transitional and core areas of
Portola Drive, tree planting can be
used to reinforce the notion of a coordi-
nated commercial area. Here taller
trees can be planted where the over-
head utility lines are undergrounded.
Tree species with high canopies that

5)
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PLEASURE POINT COMMERCIAL AREA PLAN

do not obstruct storefronts and signs
are a good choice.

53

Existing sérset trees on Forty-first Avenue help
define the street andcreate a pleasant
pedestrian environment,

Street trees and landscaping oniy ben-
efit an area if they are well maintzined.
Trees and landscaping planted on
Poriola Drive and Forty-first Avenue
will be part of an existing Redevelop-
ment Agency program. Through the
Urban Forestry Program, the Redevel-
opment Agency has already planted
hundreds of trees in Live Oak ana has
established and monitors a permanent
tree maintenance program, including
funding.

Street Lighting

Night lighting has been identified as a
critical improvement needed through-
out the entire district, although lighting
objectives may vary some within sub-
areas.

Currently, there are too few street
lights on both Portola Drive and 41st
Avenue, and the existing street lights
mounted high on utility poles do not
complement activities in a pedestrian
oriented commercial district. Uniform,

IV -
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more closely spaced pedestrian scale
lighting should be installed in all areas
where nighttime comrnerciai activity
occurs, Poles and fixtures should be
durable and the design should comple-
ment the eclectic style of the area.
Well-designed lighting in the commer-
cial core can improve the image and
define the area both day and night.

Additional lighting is needed in the ar-
eas outside the commercial core as
well, and should be designed te light a
larger area, including both the roads
and pedestrian paths. Lighting outside
the commercial core should, however,
complement the lighting style used in
other areas of the district, and should
not resemble highway lighting. Al-
though fewer light poles wiil be needed
outside the commercial core, there
should be enough hght for pedestrian
and bicycle safety.

Lighting wilf enhance the area for night time
activities. Coiored textured concrete crosswalks
visually define pedestrian crossing points and
highlight the cornrnerciaiarea.

Pedestrian Circulation

Circulation studies in the area show
tnat many people walk and ride bikes,
and that pedestrian and bicycle con-

-
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PLEASURE POINT COMMERCIAL AREA PLAN

nections to the neighborhoods are im-
portant to business customers. Pedes-
trians need continuous sidewalks that
are wide enough for comfort (a mini-
mum of six feet wide in commercial ar-
eas), preferably separated from traffic
by parked cars and/or trees. Clearly,
sidewalks must be completed on
Portola Drive and installed on 41st Av-
enue from Portola Drive to the ocean.
The exact design and location of these
pedestrian facilities will need to be co-
ordinated with street tree locations and
parking.

It is difficult for pedestrians to cross
Portola Drive. Traffic moves quickly,
the street is wide and there are few
marked crosswalks along Portola Drive
and some distance between those that
exist. A narrower street, possibly with
landscape bulb-outs would help slow
traffic down and make it safer and eas-
ier for pedestrians to cross. TO make
pedestrian crossings more obvious to
drivers on botk: Portola Drive and 41st
Avenue, textured and colored concrete
can be used. Textured crosswalks also
help create a unifying element in a d;s-
trict and the rumble sound made by
vehicles passing over the crosswalk
alerts the driver to slow down and no-

tice the area.

Parking Improveinents
As oescribed in Chapter Three, the
commercial area has a variety of park-
ing problems, including insufficient on
site parking, areas where street park-
ing is heavily used, and dangerous
back-out parking conditions. Creative
parking solutions can be used through-

IV -
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out the district to address each of these
concerns.

Circulation Improvements
» Develop parking solutions
e Improve Portola Drive
e Consider interim plan for Portola
Drive
e« Protec! neighborhoods

As the commercial core is revitalized to
it's full potential, a shared parking pro-
gram could most effectively address
parking needs in that arza. Shared
parking facilities — parking lots used by
customers of several different busi-
nesses -- have several benefits far this
district. First, they reinforce pedestrian
shopping if customers can conveniently
park in one area and walk from store to
store. Second, they reduce the amount
of land devcted to parking. Fewer park-
ing spaces are required if the number
of parking spaces is determined by the
need of the entire district, accounting
for trips to multiple businesses by a
single customer, rather than the re-
quirement that each business must
supply their own parking. Third, a
more efficient arrangement of shared
parking in tha commercial core may
make some lots on the edge of the core
available for coastal recreation uses.
Providing for some visitor parking in
proximity to local businesses could be
a benefit to the area. There are sev-
eral opportunities for shared parking
along 41st Avenue and on Portola
Drive near the intersection with 41st
Avence. Retaining on street parking in
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the commercial core is also critical to
meeting parking demands in this area.

Retaining on street parking in the

mixed use area of Portola Drive be-
tween Twenty-sixth and Thirty-fifth Av-

S WD . \ N
T
. {-f““‘lf/ B
\ '@i Cross 2 favel
!, i ones & mege

’ with oncoming
| totic-alt in one
‘ move

Lek Tun onto Four Lone Street
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In the transitional area between 35th
and 38th Avenues on Portola Drive,
back-out parking problems are chal-
lenging to solve because of small par-
cel size and 'he number of driveways
on the south side of the street. How-
eve, reducing the number of travel
lanes will ultimately free up right-of-way
needed to help solve these problems.
While a number of options have been
explored for how best to use lhe re-
maining right-of-way, no final design
solution has been developed. In the
context of the action plan for this plan-
ning effort, 'he County/RDA and prop-
erty owners will need to work together
to find solutions that work best and pro-
vide for safe and convenient parking,
loading and access in this area.

IV -

enues IS also vital to meeting parking
demands in this area.

Portola Drive Circulation

Improvements
Circulation improvements are needed
along Poiola Drive. Traffic is unnec-
essarily delayed at four way stop inter-
sections, pedestrians have difficulty
crossing Portola Drive and it is hard to
turn onto Portola Drive from side
streets.

As noted in Chapter Three of this plan,
Department of Public Works traffic en-
gineers have studied existing and fu-
ture volumes on Portola Drive and
have concluded that four travel lanes
are not needed to adequately serve the
traffic on this roadway. Narrowing the

/oS




PLEASURE POINT COMMERCIAL AREA PLAN

street to two travel lanes and a center  coming cars and provide a center turmn
turn lane not only improves all of the lane to aid turn:ing movements.

traffic conditions mentioned here, but

significantly changes the character of Road improvements should also pro-
the street from that of a major arterial vide designated, marked bike lanes
intended to move traffic quickly through  and bus turnouts Turnouts on Portola
an area, to a street intended to serve a  Drive should be outside of traffic lanes
business district with a pedestrian and away from intersections, and not
friendly atmosphere (see Figure 8). cbstruct pedestrian paths

Unusual traffic delays occur at the four-  For these reasons, the optimum future
way stop intersections because of con-  road plan for Portola Drive includes two
fusion caused by cars in several lanes travel lanes with a center turn lane,
making different types of turning move- pedestrian improvements, bike lanes
ments Or prcceeding straight ahead. street tress and landscaping, and on-
Since these intersections are also pri-  street parking where possible.

mary pedestrian crcssings, the result-
ing confusion can be a safety hazard
as well. This uncertainty can bs de-
creased by creating designated left
hand turn laces at these intersections
and by emphasizing pedestrian cross-
ings using colered concrete textured
crosswalks and bulb-outs.

Traffic speeds make turning move-
ments, back-out parking and pedes-
trian crossing more difficult and unsafe.
Studies have shown that drivers slow
down on narrower streets. Reducing
the number o travel lanes should im-  While this plan is Generally suppcrted.
prove these conditions. concern has been expressed by some

business and property owners in tha
Currently, turning onto Portola Drive  35th Avenue to 41st Avenue section of
from side strests is difficult, due to line-  Portola Drive about reducing the num-
of-sight problems caused by parked ber of travel lanes from four to two with
cars, vegetation and ftrafiic speeds. a center turn lane. In an effort to not
Access can be improved by organizing have these different perspectives be-
the road, pedestrian improvements, come an impediment to positive move-
and bike lanes so that they are easier ment on the plan, a possible plan for
to identify and understand, and by re- phasing the construction of street im-
ducing the number of lanes. Fewer provements in this area was devel-
lanes would reduce conflicts with oan- oped. This pian includes constructing

Figure 10- Conceptual Section of Porfola Drive.

IV - 10
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PLEASURE POINT COMMERCIAL AREA PLAN

the ultimate roadway improvements
between Twenty-sixth and Thirty-fifth
Avenues, while constructing interim
improvements between Thirty-fifth and
Forty-first Avenues (See Appendix 7).
The existence of this alternative will
allow business owners to focus their
efforts on organizing and implementing
other eiements of this plan, give the
County/RDA and property owners more
time to resolve parking issues between
Thirty-fifth and Thirty-eighth Avenues
and ensure that streetscape improve-
ments are not constructed before the
area is ready for them. The Action
Plan chapter of this plan suggests that
the decision of whether to initially build
the ultimate planned improvements or
the interim improvements not take
place for one to two years into the im-
plementation process.

Neighborhood Protection
Residents of the neighborhoods sur-
rounding the commercial district, espe-
cially neighborhoods south of Portola
Drive, have expressed the desire to
delineate the residential areas from
commercial areas. Protecting residen-
tial streets from commercial traffic is
key to this objective. Two streetscape
applicaticns can be used independ-
ently or together to provide visual clues
to drivers that one is leaving tne com-
mercial area. Landscape bulb-outs
can narrow the street and screen adja-
cent residential properties. Neighbor-
hood markers in the form of piiasters,
fences or walls, such as those found at
16th Avenue and East Cliff Drive can
also be used to separate and buffer a
residential street.

v
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¥alls and landscaping can be used to visually
delineate residential streets from commercial

areas

Improvements to Private Property

A general "clean up" of the business
area would help to make it more ap-
pealing and attractive. Businesses and
property owners can proceed immedi-
ately with taking a closer look at oppor-
tunities to clean up their property, and
area wide programs can be developed
to cocrdinate graffiti abatemen!, sign-
age and facade improvements, lighting
and general clean-up. Coordinated
programs allow businesses and prop-
erty owners to share resources and
know how. These activities also serve
to encourage property and business
owners who are reluctant io invest
money and resources into their prop-
erty by assuring them that similar in-
vestments will be made cn adjacent
properties.

Econom ic Enhancement
& improve private property

s Develop guidelines for key sites
e Establish a long-term economic
partnership

11
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PLEASURE POINT COMMERCIAL AREA PLAN

Graffiti reflects poorly on the entire
business area and community. It
should be painted over or removed on
a regular basis. Graffiti experts agree
that graffiti that is painted over quickly
is less likely to re-occur. Businesses
can tap into existing graffiti abatement
programs in the county, or establish a
program of their own that meets their

needs.

Business signs also contribute to the
appearance oi the area. Too many
signs, the erratic placement of signage,
and poorly maintained signs can con-
tribute to an impression of clutter, and
should be removed or renovated, pos-
sibly tFrough a ccordinated signage
improvement program.

Some buildings are also in poor
condition and could use some

early evening. Yet the level of night
lighting on private property throughout
the district does not encourage evening
use. Storefronts, walkways and park-
ing areas must be lit for the safety and
convenience d customers and employ-
ees.

Key Opzortunity Sites & New
Commercial Construction

There are several large properties in
the arez thzt are vacant or are not de-
veloped to their maximum potential.
Some of these properties are now for
sale, ana owners of other parcels may
be interested in either seiling or rede-
veloping their property.  Future devel-
opment on these parcels may depend
on an improved economic climate, but

atteniion to deferred mainte-
nance and repairs. Even a new
coat of paint ¢zn vastly improve
the character of a building. A
coordinated effort of facade
improvements could stimulate
new investment and bring new
customers to the area.

Landscaping can be effectively
used to beautify and screen
unsightly service areas and

parking, and.tc buffer residen-
tial areas from Dbusinesses.
Landscaping should be in-
cluded in all renovation and

new construction projects.

As shopping habits change,

most retail purchases are in- |-

; N
Figure 11-Key Opportuni'{'y Sites
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overall standards should be estab-
lished now to assure that new develop-
ment reinforces the new directions for
the district. Three groups of proper-
ties, shown on Figure 9, have been
identified as "opportunity sites" with the
greatest potential to enhance the dis-
trict. Eacn of these sites has potential
to develop further, or to change use.

; Gt LT . L
The Opal Clifis Market site is in a prominent
location in the commercial core.

The Opai Cliffs Market site, at 4125
Ponola Drive (APN 033-141-20, 49, 52,
53) is a large site that has traditionally
served as a focal point for the area.
The market, now closed, served local
residents and provided much needed
neighborhood service. The market's
location at this key, visible corner con-
tributes to the image of the commercial
area, and this image can be either
good or unfavorable. To enhance the
area; it is important that this site be
renovated, updated and occupied. Be-
cause of the long street frontage, on
both 41st Avenue and Portola Drive,
this site offers an excellent location for
pedestrian oriented shops ecr other
neighborhood services.

v

Next to the Opal Cliffs market are four
parcels surrounding 900 41st Avenue
(APN 033-141-25, 26, 30, 43), twa O
which are completely vacant, and two
with buildings and parking that cover a
smail portion of the parcel. These par-
cels create a gap between existing
uses and separate the building that
houses Montbell and the Bike Shop
from the rest of the commercial core.
These sites offer two opportunities to
the area. First is the opportunity for
new infill buildings on the vacani por-
tion of these parcels adjacent to 41st
Avenue. Infill would help to connect
the existing retail businesses and res-
taurants on the east side of Forty-first
Avenue, strengthening the commercial
core and providing new business op-
portunities.  Secondly, there is an
opportunity to develop shared parking
by combining access and parking of all
uses on the east side of the street be-
tween Bain and Portola Drive. New
buildings on this site should comple-
ment the existing buildings and incor-
porate pedestrian amenities, including
storefront windows oriented to the side-
walk. Buildings should be built to the

Development ofthe Forfy-first opporfunity site
should complete the pedestrian oriented street
frontage begun on either side
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sidewalk, or have activity spaces be-
tween the structure and the sidewalk
such as outdoor eating areas, small
plazas or building entries. Parking
should be located to the rear of the
parcels, and should be well marked.

A key cornbinaiion of sites on Portola
Drive consists of two underutiiized par-
cels and one vacant parcel at 3811 and
3911 Portola Drive (APN 032-051-22,
31, 32), near the intersection with 41st
Avenue. These sites are importsnt to

linking Portola Drive between Thirty-
eight
commercial core.

and Forty-first Avenue to the
These parcels offer

Drive to the commercial core on Forty-first
Avenue.

many of the same advantages as the
site discussed previously. There is a
gap between businesses in this area,
providing an opportunity to unify the
existing retail businesses and benefit
the entire district. This is the largest
combination of underdeveloped parcels
in the area, and is large enough to ac-
commodate an anchor use. The size
also allows for some flexibility of build-
ing and parking placement, although

V-
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The Portola Drive sife is key fo linking Portola

new buildings should complement the
scale and mass of surrounding devel-
opment and should have visible store-
fronts or outdoor use area located at or
near the sidewalk. Shared parking
should ziso be part of any new deve!-
opment.

All new development, on any site in the
Pleasure Poin! commercial area,
should be designed to reinforce the
scale: size, and pedestrian orientation
cf the district. New or remodeled buile-
ings should be located at ar near the
sidewalk, or should incorporate public
areas, such 2s outdoor eating areas, a
the front of the building. No cne style
of architecture is common to the area,
but design elements should be care-
fully planned to enhance the overall
district, and to improve the general im-

age.

Business Cooperation
Considering the changing economies
of small business and'the location of
Pleasure Point near other commercial
areas in Capitoia and Santa Cruz, the
Pleasure Point area must find a com-
mercial niche that will position the area
for the future. Businesses most appro-
priate for this commercial area include
independently owned, speciaity-ori-
ented businesses and services that wili
serve the immediate neighbcrhoods
and benefit the community as a whole.

In order for small businesses to pros-
per in this area, however, some type of
business or economic plan will be
needed. Several approaches can be
considered, including a business asso-
ciation, a financial assistance program,

14
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and a long term implementation strat-
egy to guide the plan in the future.
Programs that can be offered through a
business association include business
development assistance for both new
and existing businesses, area-wide
promotions and advertising campaigns,
economic assistance programs, and
business district improvements.

A financial assistance program could
include funding or loans for facade and
sign improvements and building im-
provements A parking improvement
district could also be considered that
would heip in developing needed
shared parking facilities.

A long term economic enhancement
program will require a partnership be
between businesses, commercial prop-
erty owners, neighborhood residents
and government to guide implementa-
tion of the plan. Representatives from
these groups should develop the de-
tailed improvement plans that will guide
the future of the district.

Examples of joint advertising materials used in East Cliff and Soque! Village.

IV-15

{7/




PLEASURE POINT COMMERCIAL AREA PLAN

V. THE ACTION PLAN

his plan has documented a number

of problems in the Pleasure Point
Business Area which have led to an
overall decline in the vitality of the busi-
ness area. At the same time, it has ar-
ticulated a number of very positive and
unique attributes which can contribute to
the long term potential for the area to
once again be a center of commerce,
activity and community focus. It is im-
portant that a plan for revitalizing the
area not lose sight of these special fea-
tures.

Because of the current and projected
future retail climate in our countrv small
business areas like this will cor: nue to
struggle without a regular process for re-
evaluation and change. It is also clear,
that; with minor exceptions, even the
strongest businesses will not succeed
long term if the overall area does not
improve. From the perspective of al-
most all participants in the workshop
process — area residents and business
and property owners -- there is uniform
agreement that a change is in order for
Pleasure Point. While there is not com-
plete agreement on all elements of a
future vision for the area, most of the
ideas which have been expressed pos-
sess considerable common features.
Where disagreement exists, it is impor-
tant to establish a process for exploring
and resolving those differences.

An action plan for revitalizing the Plea-
sure Point Business Area, therefore,
cannot be a rigid plan of action. Rather,

it needs to provide the overall frame-
work for ideas to be exchanged, recog-
nize the most critical needs to be ac-
complished in the short term, and iden-
tify who is primarily responsible for vari-
ous activities. It is also important to rec-
ognize that a successful outcome from
these efforts will only be possible with a
close collaboration between business
and property owners: future business
investors, the County/Redevelopment
Agency, and area residents and custom-
ers. But most importantly, a planfor the
area needs to be flexible, recognizing
that, while there may be-general agree-
ment on an overall direction for the area:
there are many paths to get there. The
ultimate path that is taken must be &al-
lowed to evolve, with the thoughtful par-
ticipation of all affected parties.

Events in the commercial district can atfract new
customers and foster community interest in the
area.

The proposed action plan for beginning
the revitalization process for the Plea-
sure Point Business Area; in addition to
suggesting a number of tasks to be ac-
complished, attempts to distinguish be-
tween those tasks that must be ad-

V-1
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dressed in the near future (next two
years) from those which will most likely
be accomplished in the middie (3-5
years) to long term (5+ years) future. As
well, while recognizing that most efforts
will ultimately require various levels of
collaboration, it suggests a "lead" role
for the various tasks suggested.

Many of the activities are grouped
around thase which must be addressed
before the public improvements (and
related construction impacts) occur and
those which can be accomplished during
or after the construction period. These
time lines are not suggested to be limit-

ing, but are intended to provide an over-
all perspective of the general order for
taking on tasks, and how much can be
accomplished at any one time. The ulti-
mate order and emphasis of the work
tasks will be set by those most directly
involved with implementing the Plan.

Tne illustration summarizes the full
range Of tasks that can be undertaken to
stimulate revitalization of the Pleasure
Point Business Area. A suggested time
line for undertaking these tasks is sug-
gested in the following section.

PLEASURE PQINT AREA FLAN
Geals and Visions for Commercial Revitalization

PROGRAM DEVELOPMENT
AND IMPLEMENTATION

County and Redevelopment

Business and Property Owners

Projects and Programs

w-{tility Undergrounding
w415t Avenue

Joint Proj. & Programs

=Steering Committee
wGrafitti Abatement

Projectsand Programs

= Business Organization
=Programs, Promotions,

Streetscape wSignage Improvements & Joint Advertising
«=Portola Drive =Facade Program wFunding to Support
Streetscape = Public/Private Devel. Ongoing Business Org.
Partnerships Efforts
V-2
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he emphasis during this initial two

year period will focus on design for
the public improvements for the area,
getting businesses working more closely
together, refining the vision for the fu-
ture, assuring both the public and pri-
vate players that future investment in
the area will be worthwhile, and prepar-
ing businesses for the possible short-
term impacts of construction.

Prior to construction, there are a number
of activities that must take place. De-
sign and engineering for the road,
streetscape, and utility undergrounding
projects must move forward during this
time period. But, in order for these ac-
tivities to reflect the views of the affected
parties, some ongoing public participa-
tion in the design decision-making pro-
cess must be provided.

That process must involve business and
property owners in the area. It should
also, given the potential impacts on sur-
rounding neighborhoods, involve repre-
sentatives from the surrounding residen-
tial areas. It is suggested that an initial
Steering Committee be formed by inter-
ested business and property owners and
area residents. That Committee would
explore and recommend the best struc-
ture for ongoing public involvement in
the evolution of the design of public im-
provements for the area.

The need for an ongoing community

organization, however, goes far beyond
the need to provide input and guidance

\Y

on the design of future public improve-
ments in the Pleasure Point Area. Itis
also essential that area businesses be-
gin to work together to resolve differ-
ences and begin to work on an initial
cleanup and promotion of the business
area. These early efforts by area busi-
nesses will also serve to reassure the
County/Redevelopment Agency of the
commitment of area businesses in tne
revitalization process and therefore the
wisdom on investing in public improve-
ments in the area.

This organization could ultimately guide
the development of other programs dur-
ing and &fter the construction of public
improvements in the area. [t is likely
that a Steering Committee would recom-
mend an organizational structure that
could accomplish both the oversight of
public improvement designs and ongo-
ing business promotional activities.

While the Redevelopment Agency can
provide some very initial administrative
support to such an organization, ongo-
ing viability of such an organization will
require some leve! of support from the
business community

SUMMARY OF PHASE 1 TASKS

Formation of Steering Committee
Formation of Ongoing Business
Organization

Advise in Design of Public
Improvement Projects

Initial Clean-up and Promotion
Graffiti Abatement
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With a strong business organiza-
tion in place and designs com-
pleted for construction of public im-
provements in the area, it will be time to
begin to focus on other needs for the
area. These additional activities could
include a wide range of activities di-
rected toward further improving the im-
age of the Pleasure Point Business Area
and strengthening area businasses.

Possible programs which can be accom-
plished during this period include activi-
ties directed towards improvement of
business signage and building facades.
At this same time, it would be appropri-
ate to explore a code enforcement pro-
gram to address the most serious code
compliance problems in the area. Such
a program could be coupled with a fi-
nancial incentive program to encourage
rapid compliance.

As well, options for shared parking (par-
ticularly inthe Lower 41st Avenue area)
could be evaluated. This activity would
include identifying the extent of parking
needed, defining the best location for
additional parking facilities, and provid-
ing overall financing for parking lot ac-
quisition, construction and maintenance.

Lastly, in order to continue to expand
and attract new customers and busi-
nesses to the area, especially after the
preliminary construction is completed,
this time would be appropriate to ex-
plore various programs for encouraging
business expansion and attraction. Itis

envisioned that business promotional
activities would also likely increase dur-
ing this period.

implementation of these programs will
require a close working relationship
within the business community and be-
tween the businesses and local govern-
ment. It is therefore suggested that
these activities would most likely move
forward after building a strong base of
support through the successes from the
initial two-year's activities. As well, the
results of many of these programs wili
complement the completion of public
improvements in the area. Lastly: it is
likely that businesses will be more likely
to take on some of these more challeng-
ing issues once the overall visual sense
of the area has been established
through the construction of utility under-
grounding and streetscape improve-
ments

SUMMARY OF PHASE 2 TASKS

Signage Upgraae Program
Building Facade Improvement
Program

Shared Parking Expioration and
Financing

Code Enforcement Program
Business Attraction Program
Expanded Promotions of the
Area
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derstand that this chart summarizes only
one possible scenario for accomplishing
the revitalization of the Pleasure Point
Business Area

Az the revitalization efforts for the
rea evolve, new ideas will arise
and the overall vision for the area may
change. For example, it is possible that:
by this time final improvements along
the cliffs of East Cliff Drive will be com-
pleted. Depending the outcome of that
project, it will provide an even greater
opportunity for the business area to con-
nect with nearby coastal recreational
activities. It is also possible that new
trends in the business/retail environment
will reshape how goods and services
are provided.

Merchants, property owners, the community and
lccal government must continue to work together
forpositive change in the area.

The only thing that is certain is that
there will be change, anc for the area to
thrive it too will need to adapt and
change. That is why no specific action
plan for the long-term period is sug-
gested other than an ongoing re-evalua-
tion of the successes and difficulties in
the area. The long-term viability of the
area will depend upon a regular fine-
tuning and refocusing on the part of the
collaborative revitalization team.

The following chart summarizes the pro-
posed action planfor the Pleasure Point
Business Area. The chart summarizes
the prior discussion and indicates the
range of tasks to be undertaken, the
likely time frame for beginning work on
each task, and the primary party most
likely responsible for the various work
elements. Again, it is important to un-
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