
I ’ Staff Report to the 
Zoning Administrator Application Number: 10-0126 

Applicant: Frank Phanton 
Owner: Fredric Feldner 
APN: 033-1 12-27 

Agenda Date: December 3: 2010 
Agenda Item #: 1 
Time: After 10:00 a.m. 

Project Description: Proposal to demolish an existing commercial building and to construct a 
two story commercial building of approximately 3248 square feet in size with associated site 
improvements. Requires a Commercial Developmeni Permit, establishment of a Master 
Occupancy Program, a Coastal Permit, a Variance io allow signage to exceed 50 square feet. and 
Preliminary Grading Review for 330 cubic yards of cut and 30 cubic yards offill. 

Location: Property located on the north side o f 4 l ”  Avenue at the corner of 41” and Gladys 
Plvenue (1030 41’‘ Avenue). 

Supervisoral District: I”  District (District Supervisor: Leopold) 

Permits Required: Coastal Permit, Commercial Development Permit, & Variance 
Technical Reviews: Preliminary Grading Review 

Staff Recommendation: 

Certification that the proposal is  exempt from fuflher Environmental Review under the 
California Environmental Quality Act. 

Approval of Application 10-0126, based on the attached findings and conditions. 

Exhibits 

A. Project plans Gcneral Plan Maps 
B. Findings F. Trip Generation Analysis 
C. Conditions G. Arborist Report 
D. Categorical Exemption (CEQA H. Water Will-Serve Letter 

E. Assessor’s, Location, Zoning and 

Parcel Information 

determination) I. Comments & Correspondence 

Parcel Size: 
Existing Land Use - Parcel: 
Existing Land Use - Surrounding: 

10,95 I square feet (.25 acres) 
Commercial 
Commercial and Residential 

County of Santa Cmz Planning Department 
701 Ocean Street, 4th Floor, Santa Cmz CA 95060 
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Project Access: 
Planning .4rca: 
Land Usc Designation: 
Zone District: 
Coastal Zone: 
Appealable to Calif. Coastal Comm. 

Environmental Information 

Via 41" Avenue and Gladys Avenue 
Live Oak 
C-C (Communitq Commercial) 
C-2 (Community Commercial) 
- X Inside - Outside 
- Yes - X No 

Geologic Hazards: 
Soils: 
Fire Hazard: 
Slopes: 
Env. Sen. Habitat: 
Grading: 
Tree Removal: 
Scenic: 
Drainage: 

Archeology: 

Not mappedino physical evidence on site 
Soils report review requircd prior to building permit issuance. 
Not a mapped constraint 
Topography of parcel is flat. 
Not mappedino physical evidence on site 
330 cubic yards of cut and 30 cubic yards of f i l l  proposed 
Some trees proposed for removal; 14 trees to be planted. 
Not a mapped resource 
Proposed development results in a net decrease in impervious area 
and a net decrease in 10-year runoff leaving the site. Improvements 
include pervious concrete, a landscape percolation swale and a 
subdrainage system to the sidewalk drains. 
Not mapped 

Services Information 

UrbadRural Services Line: - X Inside - Outside 
Water Supply: 
Selvage Disposal: 
Fire District: Central Fire District 
Drainage District: Zone 5 

Soquel Creek Watcr District 
Santa Cruz County Sanitation District 

Historq 

There have been change of use permits for uses within the existing building and building permits 
finaled for improvements to the structure, however, no significant alterations have been 
permitted at the site within the past 20 years. 

Project Setting 

The subject parcel is approximately 10.951 square feet (.25 acres) and is located at the northeast 
corner ofthe 4Ist Avenue and Gladys Avenue intersection. The parcel is zoned C-2 (Community 
Commercial), as are the north, west, and south adjacent parcels. A Betty Burger restaurant is 
located on the south adjacent parcel across Gladys Avenue and a commercial office building is 
located across 4Ist Avcnue. A single family residential neighborhood is located behind the 
subject parcel to the east. 

Thc parcel is bound hy Gladys Avenue, which is a public street with a 50 foot right of way that 
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Front Yard 
Side Yards 
Rear Yard 
Maximum Height 

Pagc 3 

Required as per Count) Code 
13 10.333 

0’ and lO’(street) 
30’ (abuts an ”R” zone district) 

Proposed 

I O ’  10’ 
0’ and 10’ 

30’ 
35’ 35’ max 

serves the adjacent single family neighborhood, and 4Ist Avenue which is a public street with a 
60 foot right of way. 

The parcel is flat and is developed with an approximately 1,095 square foot structure which is 
currently used as Monkey Girl Beads. a bead retail store. There are four trees on the parcel which 
are proposed to be removed as a part ofthe project. 

There is an existing four foot wide sidewalk with street improvements at the parcel frontage 
along 41st Avenue. however, the improvements do not continue along Gladys Avenue. 

Project Description and Analysis 

The proposal is to construct a 3,248 square foot commercial building with a 1,624 square foot 
first floor for retail uses and a 1,624 square foot second floor for offices. 

of proposed use 
of existing __ use 

Estimated Net Increase 

Zoning und General Plan Consistency 

The subject property is an approximately .25 acre lot, located in the C-2 (Community 
Commercial) zone district, a dcsignation which allows retail and office uses and the project is 
consistent with the site’s (C-C) Community Commercial General Plan designation. 

The proposed structure meets all of the site standards and structural dimensions for a commercial 
building located in a C-2 (Community Commercial) zone district, as per the following table: 

A.M. Peak Hour Trips ’ P.M. Peak Hour Trips 
4 6 
2 2 
2 4 

Purking 

Both office and retail uses require the same parking ratio as per County Code Section 13.1 0.552. 
Based on thc square footages proposed for each use, the project is required to provide 12 parking 
spaces, which are shown on Exhibit A and which meet the dimensions of a standard parking 
space at 8.5’ x la ’ ,  with the exception of one accessible parking space. Four bicycle parking 
spaces are also provided on the plans. 

Truffiic 

A Trip Generation Analysis was prepared by Hexagon Transportation Consultants, Inc. (Exhibit 
F) which indicates the following net increase in trips: 



Application #: 10-0126 
APE: 033-112-27 
Owner: Frzdric Feldner 

Page 4 

The estimated net increase in traffic associated with the proposed use has been reviewcd by the 
County Department of Public Works Road Enginecring Division and was not determined to be a 
significant increase that would require additional mitigations. Conditions are included which 
require the payment of Transportation and Roadside Improvement Fees based on the estimated 
net increase in traffic. 

The proposed site design allows vehicles to enter the site from Gladys Avenue and provides an 
“exit-only” driveway onto 41’’ Avenue. This is the preferred design in that Gladys Avenue is 
located approximately 80 feet south orthe driveway and an additional right tum across traffic for 
vehicles traveling south would impact thc traffic flow on 41“ Avenue. 

Tree Renzovul 

The proposal includes removing lour existing trees and planting 14 trees. 

An arborist report was prepared by Ruth Stiles (Exhibit G), which evaluates the proposed tree 
removal including a 31” DBH Black Locust, a 14>  DBH Black Locust, a 6” DBH Grecian Laurel, 
and an I 1” multi-trunk Wild Plum. The report indicates that the 3 1” Black Locust is not a good 
candidate for preservation given that the removal of such a large percentage of the tree roots 
could kill or weaken the tree. ‘The 14’’ Black Locust and the Wild Plum are located within the 
proposed driveway areas and must be removed to preserve the site design, and although the 
Grecian Laura1 could be saved, the report supports the proposal to replacc the tree with a coast 
live oak for greater community benefit. 

Signage Vuriance 

The proposed sign for the structure is located on the west elevation which faces 41” Avenue and 
is approximately 90 square feet in area. County Code Section 13.10.581 provides a maximum 
allowed sign area of50  square feet; therefore, the applicant is requesting approval of a Variance 
to exceed the maximum 50 square foot sign area limitation. A Variance can be supported by staff 
in that 41 st Avenue is a commercial corridor where many storefront signs exceed 50 square feet 
in size. Also, given the high traffic volume on 41st Avenue, the architectural features on the front 
elevation of the structure, and the proposed landscaping along the parcel frontage, a larger sign is 
necessary to be clearly visible from the street. The proposed signage will contain a logo and 
letters installed onto the building, therefore the sign will be integrated into the architectural 
design of the structure and will not have a clearly defined border which would accentuate the size 
of the sign. 

Local Coustol Puogrum Consistency 

The proposed commercial building is in conformance with the County’s certified Local Coastal 
Program, in that the structure is sited and designed to be visually compatible, in scale with, and 
integrated with the character of the surrounding neighborhood. Developed parcels in the area 
contain commercial buildings and single hmily dwellings. Size and architectural styles vary 
widely in the area, and the design submitted is not inconsistent with the existing range. 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 
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project will not interfere with public access to the beach, ocean, or other nearby body of water 

Design Review 

The proposed commercial building complies with the requirements of the County Design Review 
Ordinance, in that the proposed architectural design features include stucco and corrugated 
cement siding, rusted steel columns, and stecl roofing to create a modern commercial design that 
will blend in with the variety of old and new architecture along 41'' Avenue. 

Conclusion 

As proposed and conditioned, the project is consistent with all applicable codes and policies of 
the Zoning Ordinance and General PlanlLCP. Please see Exhibit "B" ("Findings") for a complete 
listing of findings and evidence related to the above discussion. 

Staff Recommendation 

0 Certification that the proposal is exempt from further Environmental Review under the 
California Environmental Quality Act. 

APPROVAL of Application Number 10-0126, based on thc attached findings and 
conditions. 

0 

Supplementary reports and information referred to in this report arc on file and available 
for vicwing 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: WM'W.c(~.siliila-cru%.ca.us 

Report Prepared By: Samantha Haschert 
Santa Cmz Count) Planning Department 
701 Ocean Street, 4th Floor 
Santa Cruz CA 95060 
Phone Numbcr: (831) 454-3214 
E-mail: samantha.haschert;co.santa-cruz.ca.us 
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Coastal Development Permit Findings 

1. That the project is a use allowed in one of the 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 which allows commercial uses. The proposed commercial building is a pcrmitted 
use within the zone district. and the zoning i s  consistent with the site's (C-C) Community 
Commercial Gcncral Plan designation. 

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 proposal does not conflict with any existing easements or 
development restrictions such as public access, utility, or open space easements in that no such 
easements or restrictions arc known to encumber the project site. 

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

This finding can be made in that the architectural design of the proposed development is 
consistent with the variety of new7 and old architectural styles in the surrounding neighborhood; 
the site is surrounded by lots developed to an urban density; the colors and materials will be 
complementary to the site and to the modern commercial architectural design; and the 
development site is not on a prominent ridge, beach, or bluff top. 

4. That the project conforms with the public access: recreation, and visitor-serving policies, 
standards and maps of the General Plan and Local C.oasta1 Program land use plan, 
specifically Chapter 2: figure 2.5 and Chapter 7, and, as to any development between and 
nearest public road and thc sea or the shoreline of any body ofwater 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. 

'Ibis finding can be made, in  that the project site is not located between the shoreline and the first 
public road; consequently, the commercial building will not interfere with public access to the 
beach, ocean, or any nearby body of water. Further, the project site is not identified as a priority 
acquisition site in the County Local Coastal Program. 

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

This finding can be made, in that the structure is 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 Comrncrcial) zone district ofthe area: 
as well as the General Plan and Local Coastal Program land use designation. Developed parcels 
in the area contain commercial buildings. Size and architectural styles vary widely in the area, 
and the design submitted is not inconsistent with the existing rangc. 

EXHIBIT B 
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Variance Findings 

1. That because of special circumstances applicable to the property, including size, shape, 
lopogrdphy, 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. 

This finding can be made in that the subject parcel is located on 4lSt Avenue which 
accommodates a high volume of traffic and the applicant is proposing a modem commercial 
architectural style that incorporates a variety of materials and architectural features on the front 
elevation as well as trees along the building frontagc to buffer the view ofthe structure from the 
street; therefore, a larger storefront sign is necessary to ensure that the name of the business is 
clearly visible from 41'' Avenue. In addition, signage associated with other commercial 
development in the vicinity of the subjcct parcel exceeds the 50 square foot size limitation 
imposed by County Code Chapter 13.10.581. 

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

This finding can be made in that the proposed signage will be a maximum of 90 square feet and 
will consist of a logo and cut-out rusted steel letters which are attached to the structure and will 
not have a defined border. therefore the sign will blend in with the architectural style of the 
commercial structure. The installation of the sign will comply with all building code 
requirements and will therefore not be detrimental to public health, safety or welfare. The sign 
will be larger than the maximum of 50 square feet in order to ensure that the name of the 
business is clearly visible for vehicles traveling along 41'' Avenue, which will create a safer 
environment for motorists. 

3. That the granting of such variances 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. 

This finding can be made in that 41" Avenue is a commercial corridor uhere many commercial 
businesses have signage that exceeds 50 square feet in size. 

EXHIBIT B 



Application ii: 10-0126 

Owner: Fredric Fzldncl- 
APK: 033-112-27 

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 gencral 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. 

This finding can be made in that the project is located in an area designated for commercial uses 
and is not encumbered by physical constraints to development. Construction will comply with 
prevailing building technology, the California Building Code, and the County Building ordinance 
to insure the optimum in safety and the conservation of energy and resources. The proposed 
commercial building will not deprivc adjacent properties or the neighborhood of light, air, or 
open space, in that the structure meets all current setbacks that ensure access to light, air, and 
open space in the neighborhood, including an increased 30 foot setback from the rear adjacent 
single family dwelling. 

2. That the proposed location of the project and the conditions under which it would be 
operated or maintained w-ill 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 o f  the commercial building 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 one commercial building that meets all current site standards 
for the zone district. 

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

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

The proposed commercial building will be used for offices and retail and will therefore provide 
service and office needs for the community. A master occupancy program is included as a 
condition of approval which will ensure that a wide variety ofuses may take place within the 
structure while maintaining compatibility with the site constraints. 

Further, the proposed site design complies with General Plan policy 2.14.6 in that the on-site 
circulalion, landscaping, parking, drainage, and access is appropriate for the site and has been 
reviewed by the applicable agencics, and the proposed building design is compatible with 
adjacent cominercial land uses and will complement the scenic and natwal setting of the site by 
adding interest. 

4Ist Avenue is a designated commercial corridor and the proposed office and retail building is an 
appropriate use for the site. 

EXHIBIT B 
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4, That the proposed use will not overload utilitics and will not generate more than the 
acc,eptable level oftraffic on the streets in the vicinity. 

This finding can be made in that the proposed commercial building will be constructed on an 
existing developed lot and a Trip Generation Analysis was prepared for the project (Exhibit F) 
which indicates that the net increase in traffic as a result of the new building will only be an 
estimated 2 a.m. peak hour trips and 3 p.m. peak hour trips, which is not expected to adversely 
impact existing roads and intersections in the surrounding 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 will be located in an urban. commercial 
area containing a variety of architectural styles and the proposed modern, commercial building is 
consistent with the land use intensity and density of the neighborhood. 

6. The proposed development project is consistent with the Design Standards and 
Guidelines (sections 13.1 1.070 through 13.1 1.076), and any other applicable 
requirements ofthis chapter. 

This finding can be made, in that the proposed commercial building will be of an appropriate 
scale and type of design that will enhance the aesthetic qualities o f  the surrounding properties by 
providing visual interest and will not reduce or visually impact available open space in the 
surrounding area. 

EXHIBJT B 
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Conditions of Approval 

Exhibit A: Project Plans, 16 pages; architectural plans prepared by The Envirotects, dated 
6/8/10; civil plans prepared by Luke Beautz, dated July 2010; and landscaping 
plan prepared by Sally Stoik, LA, dated 7/1/10. 

1. This permit authorizes the construction of a two story, approximately 3248 squarc foot 
commercial building for office and retail use and the establishment of a Master 
Occupancy Program. This approval does not confer legal status on any cxisting 
structure(s) or existing use(s) on the subject property that are not specifically authorized 
by this permit. Prior to cxercising any rights granted by this permit including, without 
limitation, any construction or site disturbance, the applicant/owner shall: 

A. 

B. 

C. 

D. 

Obtain a Demolition Permit from the Santa Cruz County Building Official 

Obtain a Building Permit from the Santa C.ruz County Building Official 

1. Any outstanding balance due to tbe Planning Dcpartmcnt must be paid 
prior to making a Buildin!: Permit application. Applications for Building 
Permits will not be accepted or processed while there is an outstanding 
balance due. 

Obtain an Encroachment Permit from the Department of Public Works for all off- 
site work performed i n  the C.ounty road right-of-way. 

Submit proof that these conditions have been recorded in the official rccords of 
the County of Santa Cruz (Office of the County Recorder) within 30 days from the 
effective date of this permit. 

11. Prior to issuance of a Building Permit the applicantiowner shall: 

A. Submit final architectural plans for review and approval by the Planning 
Department. The final plans shall be in substantial compliance with the plans 
marked Exhibit "A" on file with the Planning Department. Any changes from the 
approved Exhibit "A" for this development permit on the plans submitted for the 
Building Permit must be clearly called out and labeled by standard architectural 
methods to indicate such changes. Any changes that are not properly called out 
and labeled will not be authorized by any Building Permit that is issued lor the 
proposed development. The final plans shall include the following additional 
information: 

1. One elevation shall indicate materials and colors as they were approved by 
this Discretionary Application. 

Plans shall indicate that the interior sign lighting will be low-intensity. 
Mercury vapor: metal halide, laser lighting and high pressure sodium 
lighting are not permitted. 

2. 

EXHIBIT C 
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3 .  

4. 

5. 

6. 

7. 

8. 

9. 

10. 

11. 

Grading, drainage, and erosion control plans. 

a. The erosion control plan shall indicate how sediment will be kept 
onsite during and after construction. The plans shall include the 
location of all erosion control measures as well as installation 
details. The plans shall include construction entrances, staging 
areas, and street sweeping notes. 

Drainage plans shall specify required maintenance procedures for 
the pervious concrete to assure proper long tenn functioning. 

Drainage plans shall include a tabulation or new impervious and 
semi-pervious (gravel, base rock, paver block: pervious pavement) 
areas both on and off site resulting from the project. The plans 
shall clearly indicate (by shading or hatching) the limits of both the 
existing and new impervious areas. 

b. 

c. 

Submit a final landscaping plan. 

Plans shall include an exterior lighting plan. 7he plan shall show all site, 
building, landscaping and security lighting directed onto the site and away 
from adjacent properties. Exterior lighting shall be the limited to the 
minimal amount necessary. All lighted parking and circulation areas shall 
utilize low-rise light standards or light fixtures attached to the building. 
Light sources shall not be visible from adjacent properties. 

'The building plans must include a roof plan and a surveyed contour map of 
thc ground surface, superimposed and extended to allow height 
measurement of all features. Spot elevations shall be provided at points on 
the structure that have the grcatest difference between ground surface and 
the highest portion of the structure above. This requirement is in addition 
to the standard requirement of detailed elevations and cross-sections and 
the topography ofthe project site which clearly depict the total height of 
the proposed structure. Maximum height is 35 feet. 

Plans shall show compliance with Department of Public Works Design 
Criteria, specilically FIG ST-4b. 

Details showing compliance with fire department requirements. 

Project plans must comply with the most current California building code. 
Refercnce to the 2001 CRC shall be corrected on the accessibility plan. 

Plans shall show the occupancy and construction type 

Plans shall provide details for the restrooms in compliance with CRC 
11 15B.3.2 for single occupancy restrooms. Details for showers shall also 

EXHIBIT C 
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be shown on the plans. 

Submit four copies of the approved Discretionary Permit with the Conditions of 
Approval attached, The Conditions of Approval shall be recorded prior to 
submittal. 

Submit an Accessible Parking and Path of Travel Agreement form 

Meet all requirements of  and pay Zone 5 drainage fees to the County Department 
of Public Works; Stormwater Management. 

1. 

2. 

Drainage fees will be assessed on the net increase in impervious area. 

The property owner shall deposit 2% of the estimated construction cost for 
the drainage improvements or a minimum of $580 to cover inspection 
costs. 

B. 

C. 

D. 

E. 

F. 

G. 

H. 

I. 

J. 

3. Documentation of existing impervious surfaces (such as Assessor’s 
records, survey records, or aerial photos) must be submitted in order to 
receive mitigation credit for existing impervious surfaces. 

Submit a copy of a recorded maintenance agreement for the proposed silt 
and grease traps. The form can be picked up at the Department of Public 
Works office or found online at: 
htup:/!W\~.dI)w.cO.santa-cruz.ca.us/Slomi \I’atcr:StormL)esi~n.htm 

4. 

Meet all requirements and pay any applicable plan check fee of the Central Fire 
Protection District. 

Meet all requirements and pay any applicable fees of the County Department of 
Public Works Sanitation District. 

Meet all requirements and pay all applicable fces of the Soquel Creek Water 
District. 

Submit 2 copies o f a  soils report prepared and stamped by a licensed Geotechnical 
Engineer. Prior to building permit issuance, a gcotechnical plan review letter shall 
be required which states that the final project plan set is in conformance with the 
recommendations of the soils report. 

Pay the current fees for the Live Oak Transportation Improvement Area (TIA). 
which equals $34,220. The total ’ITA fee of $34,220 is to be split evenly between 
transportation improvement fees and roadside improvement fees. 

Provide required off-street parking for 12 cars. Parking spaces must be 8.5 feet 
wide by 18 feet long and must be located entirely outside vehicular rights-of way. 
Parking must he clearly designated on the plot plan. 

EXHIBIT C 
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111. All construction shall be performed according to the approved plans for the Building 
Permit. Prior to final building inspection, the applicantiowner must meet the following 
conditions: 

A. A11 site improvements shown on the final approved Building Permit plans shall be 
installed. 

All inspections required by the building permit shall be completed to the 
satisfaction of the County Building Official. 

The project must comply with all recommendations of the approved soils reports. 

Submit a letter prepared by the project civil engineer which specifically states 
which drainage features where inspected (invert elevations, pipe sizing, size of 
mitigation features, etc.) and which confirms that the work was c.ompleted as per 
the plans. Notes of general conformance to plans arc not sufficient. An as-built 
plan may be submitted in licu ofthe letter. 

All landscaping must be installed as per the approved landscaping plans 

Pursuant to Sections 16.40.040 and 16.42.100 of the County Code, if at any time 
during site preparation, excavation, or other ground disturbance associatcd 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 froin all further site excavation and notify the 
Sheriff-Coroner if the discovery contains human remains, or the Planning Director 
if the discovery contains no human remains. The procedures established in 
Sections 16.40.040 and 16.42.100, shall be observed. 

B. 

C. 

D. 

E. 

F. 

IV. The following conditions, A-H, constitute the Master Occupancy Program. 

A. 

B. 

C. 

D. 

E. 

Future uses are limited to those allowed in the C-2 zone district. 

An); future proposed use which creates additional parking demands requires a 
Level V Amendment to the Master Occupancy Program to review thc potential 
impacts on the existing parking a circulation conditions. 

Any future proposed use which creates additional impacticontribution to the 
sanilation system requires a Level V Amendment to the Master Occupancy 
Program to review impacts. 

Only changes in tenancy that do not result in physical changes to the building or 
grounds may be processed as a Level 1 Change of Use. 

No changes to the sign plan are permitted unless they are “in-kind” changes 
conforming to existing dimensions. materials, design, light intensity, and location. 

EXHIBIT C 



Application $1: 10-0126 
AI’N: 033-117-27 
O\\ner: Fredric Feldncr 

F. Any proposed changes to the parking and circulation plan will be subject to a 
Level V Amendment to the Master Occupancy Program to review potential off- 
site impacts. 

Any proposed changes to exterior lighting will be subject to a Level V 
Amendment to the Master Occupancy Program to review potential off-site 
impacts 

In the event that future Chmty 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. 

G. 

€1. 

V. As a 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 ofthe COWI’Y 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 del’ense 
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 significantly prejudicial to the Development Approval Holder. 

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. 

2. 

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

Successors Bound, “Dcvelopment Approval Holder” shall include the applicant 
and the successor’(s) in interest. transferee(s), and assign(s) of the applicant. 

B. 

COUNTY bears its own attorney’s fees and costs; and 

COUNTY defends the action in good faith 

C. 

D. 

EXHIBIT C 



Application P :  10-0126 
APU: 033-1 12-27 
Owner: Fiedric Feldner 

Minor variations to this permit wlllch do not afl'cct the ~wcraII concept or density may be appmvcd by the Planning Director a1 [he request of the 
applicilnl or staff  in accordilacewith Chapter 18 10 ~ l ' l h c  County Cods. 

Please note: This permit expires three years from the effective date listed below unless a 
building permit (or permits) is obtained for the primary structure described in the 
development permit (does not include demolition, temporary power pole or other site 
preparation permits, o r  accessory structures unless these are the primary subject of the 
development permit). Failure to exercise the building permit and to complete all of the 
construction under the building permit, resulting in the expiration of the building permit, 
will void the development permit, unless there are special circumstances as determined by 
the Planning Director. 

Approval Date: 

Hfective Date: 

Expiration Date: 

Steven Guiney Samantha Haschert 
Deputy Zoning ildministrator Project Planner 

EXHIBIT C 

Appeals: Any propem owner, or other person aggrieved, or any other person whose interests are adversely affected 
by any act or determination of the Zoning Administrator. may appeal the act or determination to the Planning 

Commission in accordance with chapter 18.10 of the Santa Cruz County Code. 



CALlFORNIA ENVIRONMENTAL QUALITY ACT 
NOTICE OF EXEMPTION 

The Santa Cruz County Planning Department has rc\ iewed the project described belon and has 
determined that it is exempt from the provisions of CEQA as specified in Sections 15061 - 15332 of 
CEQA for the reason(s) which hale been specified in this document. 

Application Number: 10-0126 
Assessor Parcel Number: 033-1 12-27 
Project Location: 1030 41sl Avenue 

Project Description: Proposal to demolish an existing commercial building and construct a two 
story commercial building of approximately 3248 square feet with 
associatcd site improvements and to establish a Master Occupancy 
Program. 

Person or Agency Proposing Project: Frank Phanton 

Contact Phone Number: (831) 475-5841 

A. - 
6. - 
C. - 

The proposed activity is not a project under CEQA Guidelines Section 15378. 
The proposed activity is not subject lo CEQA as specified under CEQA Guidelines 
Section 15060 (c). 
Ministerial l’roiect involving only the use of fixed standards or objective 
measurements without personal judgment. 

D. - Statutow Exemption other than a Ministerial Project (CEQA Guidelines Section 
15260 to 15285). 

Specie type: 

E. - X Catevorical Exemption 

Specify iype: Class 3: New Construction or Conversion of Small Structures (Section 15303) 

F. 

Construct one commercial building under 10,000 squarc feet in an urbanized area where all public 
services and facilities are available. 

In addition, none of the conditions described in Section 15300.2 apply to this project. 

Reasons why the project is excmpt: 

Date: 
Samantha Haschert, Project Planner 

EXHIBIT D 
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EXAGON TRANSPORTATION ( O N I U L I A N T I .  IN(. 
Memorandum 

To: Bob duMont, The Envirotects 

From: Gary Black & Roberi Dei Rio 

Date: June 11,2010 

Subject: Trip Generation Analysis for the Proposed Mixed Use Buidling at 1030 41" 
Avenue 

Hexayon Ir~insportalion ConsLltanls. Iiic. has cornpleled a trip generaLon ana1ys.s for me proposed 
rnixfu usc uLddina at 1030 41"Avenue .n Caoilola. Calif0rri.a. Tne or0 ecl as orooosed will cons SI 01 a 
two-story buiiding-that includes 1,318 s.fof giound floor retail spacewiih 1,104 s.iof office space 
above. 

The purpose of the trip generation analysis is to provide Santa Cruz County staff an estimate of trips to 
be generated by the proposed project which are used to calculate approprite traffic impact fees. The trip 
generation analysis includes trip generation estimates for the proposed project as well as the existing 
uses for the site. 

Trip Generation 

The magnitude of traffic generated by the proposed project was estimated by applying to the size of the 
development the applicable trip generation rates recommended by the ITE Trip Generation Manual, 8th 
Edition. On the basis of the ITE rates, it is estimated that the proposed project will generate 4 AM peak- 
hour trips (2 inbound trips and 2 oulbound trip?,) and 6 PM peak-hour trips (3 inbound kips and 3 
outbound trips). 

Traffic generated by the existing uses on the site was subtracted from the aforementioned gross project 
trips (trips estimated to be generated solely by the proposed project) to calculate the additional traffic 
that would be generated by the proposed project, or the net project trips. Based on the ITE rates, the 
existing uses on site currently generate 2 AM peak-hour trips (1 inbound trip and 1 outbound trip) and 2 
PM peak-hour trips (1 inbound trip and 1 outbound trip). 

The net new trips added by the proposed project are calculated by subtracting the existing trips from 
the trips generated by the proposed development. This procedure indicates that the proposed project 
would generate more traific than the existing uses on site during both the AM and PM peak hours. The 
proposed project would result in a net increase of 2 AM peak-hour trips (1 inbound trip and 1 outbound 
trip) and 4 PM peak-hour trips (2 inbound trips and 2 outbound trips). The project trip generation 
estimates are presented in Table 1. 



Table 1 
Trip Generation Estimates 

1.097S.i. 11.0 12 1.55 88% 12% 1 1 2 1.49 17% 83% 1 I 2 General Gffce (710) 

Pr-edUses 
Specialty ReIaU (814) 1.318 sf. 44.3 58 1.35 48% 52q6 1 1 2 2.71 44% 56% 2 2 4 

1.49 17% 83% I 1 2 ~enerai  om- (710) 1.1Ms.f. 11.0 12 1.55 8 8 % 1 2 %  1 1 2 

Sub-Total Proposed 71 2 2 4  3 3 6  

Net Dtlferenca Between Exlstlng &?Proposed 58 1 1 2  2 2 4  

la; Rates b a e d  on Itips per 1,WO s.f. for ietaiVoMce uses. 

SOurLE. 
ITE Trip Generation. mh Edilion 
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Horticultural Consultant 
bard Certified Master Arboiist 
bWL-6513B 

312 Hacienda Drive 
scots w e y .  tA 95066 
ru?hacruzlo.com 
831.479.7960 

Construction Impacts on Trees 
Proposed Mixed Use Building 

1030 41 st Avenue 
Santa Cruz. CA 

Rickey Feldner, Owner 

Prepa red  at t h e  request  of: 
F rank  Phan ton .  Architect 

T h e  Envirotects 
I50  Felker Street ,  Santa Cruz,  CA 

Ju ly  5, 2010 

http://ru?hacruzlo.com


Summary 
There are currently four trees larger than 6" diameter at breast height 
(DBH) on  is site. Two are located in the proposed driveway and would 
need to be removed for the project to proceed. One large black locust 
(Robiniapseudoacacda) would lose most of its roots on the windward 
side due to construction and would be at risk of failure. In addition, the 
root loss would be so extensive that the tree's health would be severely 
impaired. This tree is not recommended for retention. A fourth small 
tree is right at the threshold for County review. The landscape architect 
bas proposed that it be replaced with an oak tree that will grow faster 
and larger. and will give greater benefits ti, the community. 

In total. four trees are proposed to be removed as a part of this project, 
a d  14 trees are proposed to be planted as mitigation. Four of these trees 
would be large stature native oaks. 

Background 
An application was submitted to the County of Santa Cruz to remove d e  existing building at 
1030 4 1 s  Avenue and replace it with a new mixed use building, with new parking lots and land- 
scaping. Comments from the County dated May 11.2010 required that: 

"(A) report be prepared by a certified arborist which describes the health. size. and species of 
each tree over 6" in diameter at breast height (DBH) and provides recommendations for the pres- 
ervation and replacement of trees .... Additionally, the Arborist Report should discuss the required 
separation between the tree trunks and the sidewalk." 

Limitations 
This discussion refers to architectural plans developed by Frank Phanton of Emuotects dated 
October 10; 2009 and updated June 8,2010 and landscape plans by Sally Stoik, dated January 
25, 2010 and updated July 1,2010. 

Observations 
The property contains four trees over 6" DBH. Details are in the chart below. 
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The Trees 
Tree 1 is a 31" DBH black locust (Robiniapseud~acacia). This species is a fast growing tree 
which has both benefits and substantial disadvantages. It can be a handsome tree. with attractive 
white flowers in late spring? but it is also considered an invasive weed in California (Bossmd 
2000). It has brittle wood and shallow roots which can be seen heaving pavement at this sire. It 
reproduces rapidly via suckers, which invade adjacent gardens. Suckers were widespread at this 
site until the garden was recently cleaned up. 

On the positive side black locust is tough, and needs neither supplemental water nor fertilizer 
once established. 

L4ccording to Charles Hatch in 7ree.s of the Calfforiria Laizdscape (Hatch 2007), black locust will 
typically live 50-80 years. hh. Feldner states that Tree 1 was lxge when he bought the property 
40 years ago, and he estimates the tree is cX-70 years old. 

Tree 1 - Black Locust 



Tree 2 is a 14" DBH black locust. It is likely a seedling or stump sprout of the large locust tree 
and has the same advantages and disadvant.ages. In addition, it is located in an area proposed to 
become a driveway. 

Tree 3 is a Grecian laurel ( h u r u s  nobilis). It is a small tree with a 6" DBH. Currently it has 
many suckers and looks rather like a small tree buried in a large shrub. This could be fixed with 
pruning and training. 

Tree 4 is a wild plum tree (Prunus sp.). It was probably a wild seedling and has grown into a 
large multi-trunk tree. There are six major trunks, ran$ng up to 11." diameter. The fruit appears 
to be typical of seedling plums, which have small h i t  of varying quality. This tree is not native 
to California and could be considered invasive in some circumstances. The tree is in fair condi- 
tion. 

Disc us s i o n 
If Tree 1 (the biggest locust) were to be retained, construction would remove a substantial por- 
tion of the tree's roots. According to hlatheny and Clark in Trees and Development. black locust 
has a good tolerance for root loss. However a locust of  this age would be classiiied as "overma- 
ture". With these factors, the recommended tree protection zone would be aradius of 31' from 
the trunk. With the current plan only about 60% of that zone would be preserved if rigorous tree 
protection measures were enforced. 

According to Harris et al. (2004) "It is commonly thought that a healthy tree tolerates the remov- 
al of approximately one third of its roots". Root removal with this plan would exceed that amount 
and would likely cause the tree serious harm. 

In addition, all of the root removal would be on the windward side, raising serious questions as 
to the future stability of the tree. If the tree were to fail, it would most likely fall opposite the 
prevailing winds, falling onto the adjacent building. with the potential for serious hann to people 
and property. 

Trees 2 and 4 are located in the proposed driveway areas, and would not able to be saved with the 
proposed project. 

Tree 3 is a small tree that grows slowly. While it could be saved, the landscape architect has 
proposed to replace this m e  with a coast live oak (Quercus agrifolia). Coast live oak is a large 
stature tree that is native to Sauta Cruz County. Due to its size. and other characteristics, it would 
provide greater benefits to the community when it is mature. 

Mitigation 
The landscape plan calls for planting four ncw coast live oak trees These large trees are natlve to 
Santa Cmz County. and probably once grew naturally on this rite. In addition to the usual ben- 
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efits of trees, coast live oaks provide excellent wildlife habitat, storm water interception and will 
shade the parking lot. 

The project team has revised the parking lot layout to allow for a coast live oak to he planted near 
the large locust tree that is recommended for removal. This will provide the community a large 
tree to replace the locust. 

Two Brisbane box trees (Lophosternon cocfernts) are proposed. These are small to medium sized 
trees that are very adaptable. They can tolerate most any soil, a little to a lot of water, and many 
more difficult situations. 

Four crape myrtles (Luger,woern.ia 'Natchez') are also pmposed. These are white-flowering rela- 
tives of the crape myrtles that have done so well on 17th .Avenue. They have summer flowers, 
brilliant fall color, and interesting bark. This cultivar is one of the new hybrids that resists pow 
dery mildew, a disease that used to decimate crape myrtles a t  the coast. 

Fonr black peppermint trees (ilgonisflexuosa 'Jervis Bay Afterdark') are proposed for the plant- 
ing areas adjacent to the public sidewalk. This is a newer cultivar of the Australian peppermint 
tree with dark burgundy foliage. It is a small tree that should grow to 18' accordmg to early 
reports. (San Marcos Nursery 2010). 

Public Sidewalks and Private Trees 
There is two to three feet of clearance between the black peppermint trees on the west side of the 
building and the public sidewalk and five feet of clearance on the south side. While any tree has 
the potential to damage paving, this appears to he a low risk situation. The 'Afterdark' cultivar of 
the peppermint tree is said to reach only half the size of the parent species, so it can he expected 
that its mot system will he smaller as well. This cultivar is new to California and long-term 
results are not yet available. The green-leaved parent variety is recommended for growing in pots 
(Brenzel2001), so it is unlikely that dwarf variety will have problems with the restricted root 
room in these planters. 

On the west side of the property there is five feet of clearance between the Brisbane box tree 
and the public sidewalk. Brisbane box is becoming widely used as a street tree. Sunset Western 
Garden Book (Brenzel2001) recommends it as a street tree and Hatch (2007) recommends it 
for large containers. However, Selectree (ww~.selectree.calpoly.edu) lists it as having moderate 
root damage potential. This tree is located five feet from the county right of way. and is closer to 
private paving than it is to public paving. 

Conclusions 
Tree 1 is not a good candidate for preservation. The removal of such a large percentage of the 
trees roots and could either kill the tree outright or, more likely, weaken it so severely that it 
could easily be damaged or killed by other problems in the years immediately following con- 
srmction. 



In addition, this project would remove most of the roots on the windward side of the tree, making 
it unstable and raising its chances for failure. This tree is a species that is considered weedy and 
invasive in California. It has several other characteristics that make it undesirable. 

It is an attractive tree. but unfortunately it is not compatible with this development. 

The project team has revised the parking lot layout to allow for a coast live oak to be planted near 
the current location of Tree I .  This will provide the community with a large tree to replace the 
locust. 

Trees 2 and 4 are incompatible with the development and are recommended for removal. Tree 3 
could be saved, but the proposed coast live oak would provide the community greater benefits. 

In total. fourteen trees are proposed to be planted to offset the four that would be removed. This 
is two more than the 3: 1 ratio that is usually required. 

I 

Respectfully submitted. 

Ruth Stiles 
Board Certified Master Arborist #WE-6613B 
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Ill PROJECT 
COMMENT 

111 
5180 SoquelDrive 
Soquel, CA 96073-0158 
PHONE (831) 475-8600 F.LY (831) 475-4291 

Date of Review: 04/28/10 
Reviewed By: Carol C a r r  

Owner: Fredric Feldner 
164 Main St., 2 n i  Floor 
Los Altos, CA 94022 

Returned Samantha Haschert 
Prolect County of Santa Cruz 
Comments to: Planning Department 

701 Ocean St., Ste. 410 
Santa Cruz, CA 95060-4073 
Emad: Samantha.haschert@santa-cruz.ca.us 

Applicant: Frank Phanton 
150 Felker St., Ste. G 
Santa CPUZ, CA 95060 

Type of Permit Development Permit 
County Application # 10-0126 

Subject AF" 033-112-27 
Location: 

Project Description: 
approximately 3600 sq. ft. two story commercial  building wi th  associated site improvements.  

Notice 

policies to mitigate the impact of development on the local groundwater basins. The proposed project will 
be subject to these and any other conditions of service that the District may adopt prior to granting water 
service. 

I t  should not be taken as a guarantee that service will be available to the project in the future or that 
additional conditions will not be imposed by the District prior to granting water service. 

Requirements 
The developer/applicant, without cost to the District, shall: 

1030 41st L4ve., at  the corner of 4lStAve. and Gladys Ave. 

Proposal  t o  demolish an existing commercial  building a n d  construct  an 

Notice is hereby given that  the Board of Directors of the Soquel Creek Water District has adopted 

1) 
2) 

3 )  

Destroy any wells on the property in accordance w<th State Bulletin No. 74; 
Satisfy all conditions imposed by the District to  assure necessary water pressure, flow and 
quality; 
Satisfy all conditions for water conservadon required by the District at the time of application for 
service, including the following: 

a )  All appl icants  for new wa te r  service f romSoquel  Creek Water  District shall  
be required to  offset expected water  use  of their respective development by 
a 1.2 t o  1 ratio by retrof i t t ing existing developed property within the Soquel 
Creek Water  District service a r e a  so that any  new development has a "zero 
impact'' on  the District's groundwater  supply. Applicants for new service 
shal l  bea r  those costs associated with t h e  retrofit  as deemed appropr ia te  by 
the  Distr ic t  u p  t o  a maximum set by the District a n d  pay  any  associated fees 
set by the District t o  re imburse adminis t ra t ive and inspection costs in 
accordance with District  procedures  for  implementing this program. 

b j  Plans for  a water  efficient landscape and irrigation system shall be  
submit ted t o  District Conservation Staff for approval; 

c j  All inter ior  plumbing f ixtures  shall be low~-flow a n d  have the EPA Energy 
Star label; 

. :j.,<:? ..~, 1 :> 



SOQUEl CREEK 
WATER DISTRlCP COMMENT 

6180 Saquel Dnve 
Soquel, CA 95073-0158 
PHONE (831) 475-8500 FAX (831) 475 4291 

by Luke Beautz for The Envirotects, and made comments. 1) The applicant shall follow the 
Procedures for Processing Water Service Requests for Subdivisions, Multiple Unit Developments, and 
Commercial Deuelopments (attachment), and the Water Use Efficiency Reouirements for 
Deuetopments other thcmn Siiwle-Familv Lots ; however, please be advised that additional conditions 
may be imposed as per the above Notice. 2) A New Water Service Application Request shall be 
completed and submitted to the SCWD Board of Directors. The appl icant  shall be required to  
offset the expected wa te r  use of t h e i r  respective development by a 1.2 to 1 ra t io  by 
retrofit t ing existing developed proper ty  within the Soquel  Creek Water District  service 
area. Applicants for new service shall bea r  those costs associated wi th  t h e  retrofit.  Note: a 
Will Serve Letter, which is the first step in the application process, was issued for this project. 
Calculations for the expected increase in water demand for this project were generated upon request 
for the Will Service Letter. Final calculations are pending finalization of the project plana. 3) All 
interior plumbing fixtures shall be low flow and have the EPA Energy Star label. 4) The landscape 
and irrigation plans have been reviewed and approved. 5)  A Fire Protection Reouirements Form will 
need to be completed and reviewed by the appropriate Fire District. 

District Staff  shall inspect  the completed project for compliance wi th  all 
conservation requirements  pr ior  to commencing wa te r  service; 

4) Complete LAFCO annexation requirements, if applicable; 
5) AU units shall be individually metered with a miriimum size of 5iX-inch by %-inch standard 

domestic water meters; 



Accessibilitv: Pioicct Cotnrncnts fol Dcvcluiinicilt Ueview 
County of Santa Cruz Planning Department 

Date: 5141201 0 
Planner: Samantha Haschert 
Project: New Commercial Building 

Application Number: 10-0126 
APN: 033-1 12-27 

Dear: 

A preliminary review of the above project plans was conducted to determine accessibility issues. The following comments 
are to be applied to the project design. 

Please refer to the brochure entitled Accessibility Requirements - Building Plan Check which can be found at the County 
of Santa Cruz Planning Department website: http://w\m/.sccopianninq.com/brochures/access plancheck.htm 
This document is an information source for the designer when preparing drawings for building plan check. 

Completeness Items: 

* None 

Compliance Issues: 

Indicate wheel guides at the 1:20 ramp per CBC 1133B.5.6 
Detectable warnings shall be shown at the accessible parking access aisle. CBC 11338.8.5 

The accessibility plan indicates compliance with the 2001 CBC. Correct this to comply with the current 2007 CBC. 
If the application is made for a permit after January 1, 201 1, please be aware that the plans will be subject to 
compliance with the 2010 CBC. 
Provide occupancy and construction type. 
Provide detailing for the restrooms in compliance with CBC 1115B.3.2 for single accommodation restrooms. 
Include detailing for the showers that are shown on the plans. 
An Accessible Parking and Path of Travel Agreement Form is required to be submitted with the permit application. 

Please contact me with any questions regarding these comments. 

Robin Woodman 
Building Plans Examiner 
County of Santa Cruz Planning Department 
(831) 454-3249 
pln450@co.santa-cruz.ca. us 

http://w\m/.sccopianninq.com/brochures/access


C O U N T Y  O F  S A N T A  C R U Z  
Discretionary Application Comments 

i Project Planner: Samanthd Haschert 
Application SO.: 10-0126 

APN: 033-112-27 

Environmental Planning Completeness Comments 

REVIEW ON MAY 4. 2010 BY ANTONELLA GENTILE ========= 
~ 

1. Provide a r e p o r t  prepared by a c e r t i f i e d  a r b o r i s t  descr ib ing  t h e  h e a l t h .  s i z e  and 
species o f  each t r e e  over 6"  diameter a t  b reas t  he igh t  (DBH) and Taking recommenda- 
t i o n s  f o r  p r o t e c t i o n  o f  each t r e e  t o  be preserved and replacement, o f  each t r e e  t o  be 
removed 

Awai t ing comments from t h e  County C i v i l  Engineer on the grading and s o i l s  repo r t  
review. ========= UPDATED ON MAY 1 0 ,  2010 BY CAROLYN I BANTI ========= 

+++ F i r s t  Review +++ S o i l s  and Grading ++i 

The s o i l s  r e p o r t  review has been de fer red  t o  t h e  b u i l d i n g  permi t  a p p l i c a t i o n .  Please 
see Condit ions o f  Approval f o r  a d d i t i o n a l  i n fo rma t ion .  

The grading and drainage p lan  has been reviewed and is  deemed complete f o r  d i sc re -  
tionary review, ========= UPDATED ON AUGUST 2 .  2010 BY ANTONELLA GENTILE ========= 

Pro jec t  a p p l i c a t i o n  complete per Environmental Planning 

i 

Environmental Planning Miscellaneous Comnient? 

REVIEW ON MAY 4, 2010 BY ANTONELLA GENTILE ========= 

The cu r ren t  p lan  inc ludes removal o f  a 12" DBH r o b i n i a ,  a 6" DBH unspec i f ied  t r e e .  
drid a l a r g e  m u l t i  - t runked plum. County Code requ i res  t h a t  c e r t a i n  f i n d i n g s  must be 
made i n  order  t o  approve t h e  removal o f  a s i g n i f i c a n t  t r e e .  Once t h e  a r b o r i s t ' s  
repo r t  has been received,  s t a f f  w i l l  make a determinat ion a s  t o  whether- any s i g -  
n i f i c a n t  t rees  are proposed f o r  removal 

I n  a d d i t i o n .  Sect ion 13 .11  o f  County Code s ta tes  t h a t  "mature t rees  over 6 inches i n  
diameter s h a l l  be incorpora ted  i n t o  t h e  s i t e  and landscape design unless o ther  
p rov i s ions  o f  t h i s  subsect ion a l l o w  removal ."  Please inc lude  such t r e e s  i n  t h e  
design 01- prov ide  an e.xplanation f o r  t h e i r  removal 

The landscape p lan  i n c o r r e c t l y  l a b e l s  t h e  r o b i n i a  t o  remain 12" and t h e  r o b i n i a  t o  
be removed 6 " .  Both t r e e s  are  much l a r g e r  than shown. Please r e v i s e  t h e  landscape 
p lan  t o  accura te ly  r e f l e c t  t h e  s i z e  o f  edch o f  t h e  t rees  on t h e  s i t e ,  i n c l u d i n g  t h e  
p l  urn. 

Please note t h a t  al though t h i s  p roper ty  i s  r,apped f o r  p o t e n t i a l  b i o t i c  resources. i t  
i s  u n l i k e l y  t h a t  any would occur on t h i s  p roper ty  due t o  i t s  developed nature and 
urban s e t t i n g  

+++ F i r s t  Review +++ S o i l s  and Grading +++ 

++ Mi scel  1 aneous Comments ++ 

None 

~ ~ ~ _ ~ ~ ~ _ _  _ _ _ _ ~ ~ ~ ~ ~  

UPDATED ON MAY 1 0 ,  2010 BY CAROLYN I BANTI ========= _ _ _ _ _ ~ ~ ~ ~  ~ ~ ~ _ ~ ~ ~ _ _  

Date: October 20, 2010 
Time: 15:55:31 

Page: 1 
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++ Condit ions o f  Approval ++ 

1. Please submit two copies o f  t h e  s o i l s  r e p o r t  w i t h  t h e  b u i l d i n g  pe rm i t  a p p l i c a t i o n  
f o r  review dnd approval ,  Please note:  Add i t i ona l  comments may be forthcoming a f t e r  
so i  1 s r e p o r t  r e v i  ew. 

2 .  P r i o r  t o  b u i l d i n g  permi t  issuance, please submit a geotechnical  p l a n  review l e t -  
t e r  t h a t  s ta tes  t h e  f i n a l  p r o j e c t  p lan  s e t  i s  i n  conformance w i t h  t h e  recommenda- 
t i o n s  o f  t h e  s o i l s  r e p o r t .  

3 .  Please submit an eros ion c o n t r o l  p l a n  t h a t  shows how sediment w i l l  be kept o n s i t e  
du r ing  and a f t e r  cons t ruc t i on .  This  p l a n  s h a l l  i n c l u d e  t h e  l o c a t i o n  o f  a l l  e ros ion 
c o n t r o l  measures as w e l l  as i n s t a l l a t i o n  d e t a i l s .  The p l a n  s h a l l  i n c l u d e  const ruc-  
t i o n  entrances, s tag ing  areas, and s t r e e t  sweeping notes.  ========= UPDATED ON 
AUGUST 2 ,  2010 BY ANTONELLA GENTILE =======?= 

I n  a d d i t i o n  t o  t h e  Condit ions l i s t e d  above by Carolyn Bant i  on 5i10/2010.  t h e  f o l -  
lowing cond i t i ons  s h a l l  apply t o  t h i s  p r o j e c t :  

4 .  Submit t h e  landscape p lan  w i t h  t h e  b u i l d i n g  a p p l i c a t i o n  

5.  A l l  landscaping s h a l l  be i n s t a l l e d  p r i o r  t o  b u i l d i n g  permi t  f i n a l  as shown on t h e  
landscape p l a n  prepared by Sal ly S t o i k  dated 7 / 1 / 1 0 .  

Please note t h a t  t h i s  a p p l i c a t i o n  inc ludes t h e  removal o f  a 31" b lack l o c u s t  ( a  s i g -  
n i f i c a n t  t r e e ) ,  a 14" b lack l o c u s t ,  a 6 "  Grecian l a u r e l ,  and a m u l t i - t r u n k e d  w i l d  
plum. Four 15 -ga l l on  coast l i v e  oaks dnd 10 o the r  landscape t r e e s  w i l l  be p lan ted  on 
t h e  s i t e .  

Dpw Drainage Completeness Comments 

LATEST COMMENTS HAVE NOTYET BEEN SENT TO PLANNER FOR THIS AGENCY 

REVIEW ON MAY 3 ,  2010 BY TRAVIS RIEBER ========= 

The c i v i l  p lans dated August 2009, proposing pervious concrete f o r  a l l  driveway and 
park ing areas and downspouts being d i r e c t e d  t o  p e r c o l a t i o n  swales, has been received 
and i s  approved f o r  t h e  d i s c r e t i o n a r y  a p p l i c a t i o n  stage. 

_________ ~-~~~~~~~ 

Dpw Drainage MisceUaneous Comments 

LATEST COMMENTS HAVE NOTYET BEEN SENT TO PLANNER FOR T H I S  AGENCY 

1. To receive m i t i g a t i o n  c r e d i t  f o r  t h e  e x i s t i n g  impervious surfaces t o  be removed 
please p rov ide  documentation such as assessor-s records,  survey records,  a e r i a l  
photos o r  o the r  o f f i c i a l  records t h a t  w i l l  he lp  e s t a b l i s h  and determine t h e  dates 
they were b u i l t .  Add i t i ona l  m i t i g a t i o n  measures may be requ i red  based on t h e  
documentation provided. 

2 .  S i t e  plans s h a l l  s p e c i f y  requ i red  maintenance procedures f o r  t h e  pervious con 
c r e t e  t o  assure proper l ong  term f u n c t i o n i n g .  

REVIEW ON MAY 3 ,  2310 BY TRAVIS RIEBER ========= 
~ ~ ~ ~ ~ ~ _ ~ _  _________  
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3 .  A recorded maintenance agreement w i l l  be requ i red  f o r  t h e  proposed s i l t  and 
grease t r a p s .  Please contac t  t h e  County o f  Santa Cruz Recorder-s o f f i c e  f o r  ap- 
p r o p r i a t e  record ing  procedure. The maintenance agreement form can be p icked up from 
t h e  Pub l ic  Works o f f i c e  o r  can be found o n l i n e  a t :  h t t p : l l w m , d p w . c o . s a n t a -  
c ruz .  ca . us /Storm%20Water /F igureS~M~5.  pd f  

4 .  For fee c a l c u l a t i o n s  please prov ide  t a b u l a t i o n  o f  new impervious and semi- inper-  
v ious (g rave l ,  base rock .  paver b locks ,  pervious pavement) areas bo th  on and o f f  
s i t e  r e s u l t i n g  from t h e  proposed p r o j e c t .  Make c l e a r  on t h e  p lans by shading or  
hdtch ing t h e  l i m i t s  o f  bo th  t h e  e x i s t i n g  and new impervious areas. To rece ive  c r e d i t  
f o r  t h e  e x i s t i n g  impervious surfaces t o  be removed please prov ide  documentation such 
as a s e s s o r - s  records,  survey records,  a e r i a l  photos o r  o ther  o f f i c i a l  records t h a t  
w i l l  he lp  e s t a b l i s h  and determine t h e  dates they were b u i l t .  

Note: A drainage fee  w i l l  be assessed on t h e  ne t  increase i n  impervious area. 
Reduced fees are  assessed f o r  semi-pervious sur fac ing  (50%) t o  o f f s e t  costs  and en- 
courage more extens ive use o f  these m a t e r i a l s .  

5 .  The cons t ruc t i on  o f  drainage improvements must be inspected by Pub l i c  lnlOrkS s t a f f  
o r  t h e  p r o j e c t  c i v i l  engineer.  For i nspec t i on  by Pub l ic  Norks s t a f f ,  p lease depos i t  
2 percent o f  t h e  est imated cons t ruc t i on  cos t  f o r  t h e  drainage improvements o r  a 
Wnimum o f  $580. For i nspec t i on  by t h e  p r o j e c t  c i v i l  engineer p rov ide  p u b l i c  works 
w i t h  a l e t t e r  con f i rm ing  t h a t  t h e  work was completed per  t h e  p lans .  The c i v i l  en- 
g ineer -s  l e t t e r  s h a l l  be s p e c i f i c  as t o  what got  inspected whether i n v e r t  e leva-  
t i o n s ,  p ipe  s i z i n g ,  t h e  s i z e  o f  t h e  m i t i g a t i o n  fea tures  and a l l  t h e  re levan t  design 
fea tures .  Notes o f  -general conformance t o  p lans-  a re  not  s u f f i c i e n t .  An a s - b u i l t  
p lan  nay be submit ted i n  l i e u  o f  t h e  l e t t e r .  Upon approval o f  t h e  p r o j e c t  a ho ld  
w i l l  be placed on t h e  perrc i t  t o  be released once a s a t i s f a c t o r y  l e t t e r  is  rece ived.  

Please c a l l  t h e  Dept. o f  Pub l ic  Works. Storm Nater Management Sect ion.  from 8:OO am 
t o  12:OO noon i f  you have ques t ions .  

Dpw DrivewaglEncroachment Completeness Comments 

REVIEW ON MAY 7 .  2010 BY DAVID GARIBOTTI ========= 
~ ~ ~ ~ ~ _ _ _ _  ~ ~ ~ ~ _ _ _ _ _  
No Comment. 

Dpw Drirewa?iEncroachment Miscellaneous Comments 

REVIEW ON MAY 7 .  2010 BY D A V I D  GARIBOTTI ========= 
~ ~ ~ ~ ~ _ ~ ~ _  ~ ~ _ _ _ _ _ ~ ~  
Please inc lude  t h r u  curb d e t a i l ,  F I G  S i -4b  on p lans .  Note t h a t  a l l  s idewalks.  e x i s t -  
i n g  and proposed s h a l l  be 48" minimum w id th ,  and broken curb , g u t t e r ,  o r  sidewalk 
s h a l l  be repa i red  a t  e x i s t i n g  j o i n t s  

Dpw Road Engineering Completeness Comments 

REVIEW ON MAY 3.  2010 BY RODOLFO N R I V A S  ========= 
~ ~ ~ ~ _ _ _ _ _  ~ _ _ _ _ _ ~ ~ ~  
I )  A t r a f f i c  generat ion ana lys is  prepared by a q u a l i f i e d  engineer i s  requ i red  f o r  
t h i s  a p p l i c a t i o n  i n  order  t o  determine t h e  requ i red  Transpor ta t ion  Improvement Area 
fees.  Such ana lys is  should p rov ide  an est imate o f  veh icu la r  ne t  t r i p s  ( d a i l y ,  AM 
peak and PM peak) increase between t h e  p rev ious l y  approved f a c i l i t y  use dnd t h e  

http:llwm,dpw.co.santa
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proposed use approved by t h e  Planning Department. 2)  Provide pavement arrow markings 
as we l l  as "DO NOT ENTER" s ign  and arrow symbol s ign  f o r  t h e  e x i t  driveway on 41st 
Avenue. 3)  An encroachment permi t  i s  requ i red  f o r  t h e  i n s t a l l a t i o n  o f  any landscape 
f i x t u r e  w i t h i n  t h e  County R igh t  o f  May. ========= UPDATED ON AUGUST 2, 2010 BY 

App l ican t  submit ted a T r i p  Generation Analys is  r e p o r t  prepared by Hexagon 
Transpor ta t ion ,  dated June 11, 2010. The r e p o r t  i nd i ca tes  t h a t  t h e  p r o j e c t  w i l l  
cons i s t  o f  1,104 sq. f t .  o f  General O f f i c e  B u i l d i n g  and 1,318 sq. f t .  o f  Special 
R e t a i l .  The r e p o r t  showed t h a t  veh icu la r  t r i p - e n d s  a t  peak hour w i l l  no t  exceed t h e  
20 t r i p  ends th resho ld  t o  r e q u i r e  a comprehensive ana lys i s .  The p r o j e c t  w i l l  be sub- 
j e c t  t o  L i ve  Oak Transpor ta t ion  Improvement Area (TIA) fees a t  a r a t e  o f  $590 ($295 
f o r  roadside improvement fees + $295 f o r  t r a n s p o r t a t i o n  improvement fees)  per d a i l y  
t r i p - e n d  generated by t h e  proposed use. The proposed development as i n d i c a t e d  on t h e  
T r i p  Generation Analys is  prepared by Hexagon l r a n s p o r t a t i o n .  dated June 11, 2010, 
w i l l  generate 58 new t r i p - e n d s .  The fee  i s  ca l cu la ted  as  58 t r i p - e n d s  m u l t i p l i e d  by 
$590 per  t r i p - e n d  which equals $34,220. The t o t d l  I I A  fee  o f  $34,220 i s  t o  be sp' l i t ,  
evenly between t r a n s p o r t a t i o n  improvement fees and roadside improvement fees.  

RODOLFO N R I V A S  

Dpw Road Engineering Miscellaneous Comments 

REVIEW ON MAY 3 ,  2010 BY RODOLFO N R IVAS ========= 

UPDATED ON AUGUST 2 ,  2010 BY RODOLFO N R I V A S  ========= 

_ ________  _________ 

NO COMMENT 

Note: A l r i p  Generation Analys is  repo r t  prepared by Hexagon Transpor ta t ion ,  dated 
June 11, 2010 i n c o r r e c t l y  app l ied  t h e  d a i l y  t r i p  ra tes  o f  1 .35 t o  AM peak and 2 .71  
t o  PM peak t o  t h e  proposed Special R e t a i l  peak-hour c a l c u l a t i o n s .  A f t e r  app ly ing  t h e  
c o r r e c t  AM peak (6 .84 )  and PM peak (5 .02)  r a t e s ,  t h e  ne t  increase i n  peak-hour t r i p s  
f o r  t h e  sub jec t  p r o j e c t  i s  expected t o  be 8 AM peak-hour t r i p s  and 7 PM peak-hour 
t r i p s .  These peak-hour t r a f f i c  volumes are  s t i l l  below t h e  20 peak-hour t r i p s  
th resho ld  f o r  a formal t r a f f i c  impact s tudy t o  be requ i red .  

_________ _________  

Dpw Sanitation Completeness Comments 

REVIEW ON APRIL 26, 2010 BY DIANE ROMEO ========= _________ _________ 

App l i ca t i on  No: 10-0126 1 s t  Review Summary Statement: Any i n d u s t r i a l  use o f  t h e  
proposed b u i l d i n g  may r e q u i r e  pretreatment o f  san y wastes p r i o r  t o  discharge. 
Before p lans can be approved, i f  any i n d u s t r i a  es a re  planned f o r  t h e  b u i l d i n g ,  you 
must submit p lans t o  t h e  S a n i t a t i o n  D i  c t  f o r  rev iew.  Completeness I tenis:  Plans i n -  
d i c a t i n g  t h e  plumbing o u t l a y  and f i x t u r e  connections must be subrrit t o  t h e  D l s t r i c t  
f o r  approval .  A l l  p lans f o r  commercial k i t chens  must i l l u s  e k i t chen  f i x t u r e s  and 
grease t r a p  s i z e  and design be fore  they can be appro by t h e  S a n i t a t i o n  D i s t r i c t .  
Compliance I tems:  A l l  Food Serv ice F a c i l i t i e s  must, have a m in imw 7 0  l b .  D i s t r i c t  
approved g r  t r a p .  A minimum 350 g a l .  e x t e r i o r  grease i n t e r c e p t o r  i s  requ i red  i f  a 
d i s  her o r  s a n i t i z e r  i s  in tended f o r  use. In fo rmat ion  I tems: I n d u s t r i a l  uses o f  t h e  
b u i l d i n g  w i l l  a l s o  r e q u i r e  t h e  i n s t a l l a t i o n  o f  a Sam g manhole on t h e  p roper t y .  The 
f o l l o w i n g  a c t i v i t i e s  may r e q u i r e  pretreatme photoprocessing, machine work, sur fboard 
shaping, v e h i c l e  serv ice ,  d e n t i s t r  y .  medical f a c i l i t y ,  p a i n t  con t rac to rs ,  p r i n t e r s  
and d ry  c leaners,  and any e r  i n d u s t r i a l  sec tor  t h a t  cou ld  p o t e n t i a l l y  have an impact 
on t h e  sewer sys 

In fo rmat ion  Items S p e c i f i c  t o  Food Serv ice F a c i l i t i e s :  1 . )  A l l  grease t r a p s  w i l l  
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;neet. t h e  Santa Cruz County Design C r i t e r i a .  Grease t r  i z i n g  s p e c i f i c a t i o n s  are  
d e t a i l e d  i n  t h e  design c r i t e r i a .  See t h e  design c r  i a  a t  ht tp: / /wlvw.dpw.co.santa- 
c ru r .ca .us ienv i ronment .h tm 2 . )  A l l  s inks  and f l o o r  d ra ins  must be routed through a 
grease i n t e r c e p t o r / t r a p  h t h e  except ion o f  hand washing s inks  and bathroom d ra ins  
3 . )  A dishwasher i s  n o t  permi t ted  unless a minimum e x t e r i o r  350-gal lon grease i cep- 
t o r  i s  i n s t a l l e d .  4 . )  Floor  d ra ins  must be i n s t a l l e d  w i t h  screens t h d t  prevent 
s o l i d s  from b l o c k i  he f a c i l i t y - s  pipes and from en te r ing  t h e  san i ta ry  sewer. 5 . )  
Grease add i t i ves  o r  enzyme use i n  grease t r a p s  o r  l i n e s ,  a re  no t  permi t ted  i n  t h e  
County o f  Santa Crur unless they have been approved f o r  use by t h e  D i c t .  6 . )  The 
use o f  garbage gr inders  i s  s t r i c t l y  p r o h i b i t e d .  ========= UPDATED ON APRIL 26, 2010 

S a n i t a t i o n  Engineer ing D i v i s i o n  No. 1 Review Summary Statement: Appl. No. 10-0126: 
APN: 33-112-27: Sewer se rv i ce  i s  a v a i l a b l e  f o r  t h i s  p r o j e c t  based upon t h e  p lans 
subn i t t ed  f o r  t h e  f i r s t  review dependent upon t h e  f o l l o w i n g  being added t o  t h e  
p lans.  (Any f u t u r e  changes t o  these p lans subq i t t ed  f o r  d i s c r e t i o n a r y  review s h a l l  
be routed t o  t h e  D i s t r i c t  f o r  review t o  determine i f  add i t i ona l  cond i t i ons  by t h e  
D i s t r i c t  a re  requ i red  by t h e  p lan  change. A l l  changes s h a l l  be h i g h l i g h t e d  a s  p l a n  
rev i s ions  and changes may cause add i t i ona l  requirements t o  meet D i s t r i c t  s tandards) .  
This review n o t i c e  i s  e f f e c t i v e  f o r  one year  from t h e  issuance date t o  a l l ow  t h e  ap- 
p l i c a n t  t h e  t ime t o  rece ive  t e n t a t i v e  map, development o r  o the r  d i s c r e t i o n a r y  permi t  
approval .  I f  a f t e r  t h i s  t ime  frame t h i s  p r o j e c t  has n o t  received approval from t h e  
Planning Department, a new a v a i l a b i l i t y  l e t t e r  must be obta ined by t h e  app l i can t  
Once a t e n t a t i v e  map i s  approved t h i s  l e t t e r  s h a l l  apply u n t i l  t h e  t e n t a t i v e  map ap- 
proval  exp i res .  Inc lude D i s t r i c t - s  -General Notes- on p lans.  Contact s t a f f  f o r  
e l e c t r o n i c  copy. On Sheet C6. r e v i s e  note o r  arrow regard ing sewer l a t e r a l  abandon- 
r e n t  t o  i n d i c a t e  abandonment s h a l l  be a t  p roper ty  l i n e .  There are  no Miscellaneous 
comments. Any quest ions regard ing t h e  above c r i t e r i a  should be d i r e c t e d  t o  Diane 
Romeo o f  t h e  S a n i t a t i o n  Engineering d i v i s i o n  d t  (831) 454-2160. ========= UPDATED ON 
APRIL 30,  2010 BY DIANE ROMEO ========= 

S a n i t a t i o n  D i s t r i c t  review complete and approval f o r  plans submit ted f o r  second 
r o u t i n g  are complete. No add i t i ona l  review i s  necessary i f  change o f  use does no t  
i nc lude  food prepara t ion ,  xray machine o r  

BY DIANE ROMEO ========= 

Dpn Sanitation Miscellaneous Comments 

REVIEW ON APRIL 26. 2010 BY D I A N E  ROMEO ========= There are  no Miscel  -~~~~~~~~ 
~ ________  
ldneous requirements.  
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COUNTY OF SANTA CRUZ 
INTER-OFFICE CORRESPONDENCE 

DATE: April 28,2010 
TO: Samantha Haschert, Project Planner 
FROM: Sheila McDaniel, Planning Department Liaison to the Redevelopment Agency 
SUBJECT: Application 10-000126; 1" Routing; APN 033-1 12-27, 1030 41Sf Avenue, Santa Cmz, Live 

Oak Planning Area 

Thank you for routing the plans to the Agency for review 

The property is located on the east side of 41" Avenue at the corner of 41" Avenue and Gladys Avenue 
(1030 4lSt Avenue) north of the intersection of 41'' Avenue and Portola Drive. As a reference, this site 
is across the street from the recently approved Betty's Burger business. 

The applicant is proposing to demolish an existing commercial building and to construct a two story 
commercial building of approximately 3600 square feet with associated site access, parking, 
landscaping, and other site amenities. The building is proposed to be situated toward the front corner of 
Gladys .4venue and 4tst .4venue with a one way access entry provided off Gladys Avenue, located to the 
rear of the building. The one way site exit is proposed onto 4lsth Avenue to the north of the proposed 
building. 

The Agency supports proposed commercial development on this site and has the following comments. 

Arterial streets such as 41" Avenue are subject to a 6 foot sidewalk requirement as required by the 
County Design Criteria. The Agency recommends the full six feet of sidewalk in this location. The site 
plans show a four foot sidewalk along the property frontage with landscaping and hardscape 
improvements partially proposed within the existing right-of-way. The applicant may need to revise the 
plans to locatc all improvcmcnts, except sidewalk, outside the right-of-way prior to application 
completeness. Any improvements within the right-of-way will require a DPW encroachment permit. A 
revision to this plan detail may also require modification to the landscaping plan to ensure that there is 
an adequate separation between the tree trunks and the sidewalk area. Many of the proposed trees along 
the frontage of 41" Avenue are extremely close to the edge of the property line. 

Please note that there are also a few sheet discrepancies that require correction prior to approval. In 
particular, the location of the existing tree on sheet A-3 (Site Plan) is not consistent with Sheet C-2 (Site 
Survey). This tree is rather closk to the proposed parking lot improvements. It is suggested that an 
arborist evaluate this tree to ensure that it can withstand the impacts of this proposed development. 
Also, the proposed steps located at the street corner area of the plan on Sheet A-3 do not match the Shcet 
C-3 (Improvement Plan) detail. Also, the current curb ramp will be a tripping hazard for pedestrians and 
does not comply with the current Design Criteria standard. The applicant may want to know that the 
existing ramp will require modification to the "Type D" curb ramp, contained in the attached County 
Design Criteria. to comply with the accessibility standard. 

Page 1 of 2 



RDA appreciates this opportunity to comment. Thank you. 

cc: Betsey Lynberg, RDA 
Paul Rodrigues, RDA 
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INTEROFFICE 0 

Evaluation Meets criteria Does not meet 
Criteria 

Compatible Site Design 
Location and type of access to the site 

Buildinq sitinq in terms of its locabon and 

in code ( J ) criteria ( J ) 
-______- 

v 
J 

APPLICATION NO: 10-0126 

Date: May 11, 201 0 

From: Lany Kasparowitz, Urban Designer 

To: Samantha Hascheit Project Planner 

Urban Designer's 
Evaluation 

~ e :  Abbey Road subdivision, Aptos 

orientaiion 

Desiqn Review Authoritv 

13.11.040 Projects requiring design review 

(e) All commercial remodels or new commercial construction. 

Desiqn Review Standards 

13.11.072 Site design. 

- I I 
Buildins bulk, massinq and scale J - . 

Parking location and layout 

, Relationship to natural site features and 

- 
J 
d 

Landscaping J . .  

Streetscape relationship NlA 
Street design and transit facilities 
Relationship to existing structures 

N/A 

Relate to surrounding topography J 
Retention of natural amenities J 
Siting and orientation which takes 
advantage of natural amenities 
Ridgeline protection 

d 

NIA 
Views 

Minimize impact on private views 

Protection of public viewshed J 

p/ 
-. I-. 
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Accessible to the disabled, pedestrians, NIA 

Reasonable protection for adjacent 

Reasonable protection for currently 
properties 

occupied buildings using a solar energy 

- - 

Massing of building form 

Building silhouette 

Spacing between buildings 

J 

d 

Street face setbacks 
Character of architecture 

Evaluation Meets criteria Does not meet 
Criteria In code ( J ) criteria ( r/ ) 

Building scale 

Urban Designer's 
Evaluation 

Proportion and composition of projections 
and recesses, doors and windows, and 
other features 
Location and treatment of entryways 

Finish material, texture and color 

J 

J 

J 
1 

NIA 
J 

J 

* I  
I I 

J 

J 

Scale 
Scale is addressed on appropriate levels 

Design elements create a sense 
J 
J 

materials and siting. I I I 

Building design provides solar access that 
is reasonably protected for adjacent 

Solar Design 

J 
i 

A properties. 
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- 
Building walls and major window areas are 
oriented for passive solar and natural 
lighting. 

BElding walls and major window areas are 
oriented for passive solar and natural 
lighting. 

J 

13.11.074 Access, circulation and parking, 

Minimize the visual impact of pavement 
and parked vehicles. 

of the site design. 

portion of the lot and parking areas to the 
rear or side of the lot is encouraged where 
appropriate. 

Parking design shall be an integral element 

Site buildings toward the front or middle 

J 

J 

, J 
I 

lighting shall be directed onto the site and 
& f r o ~ a o j a c e ~ r o p e ~ y  - . 
Area liqhting sha I be hqn-press re sodiitn 
vapor,megl halide, fluorescent, or 
eqJlvalent . -. energy-cfic'ent . .~ f.xtJi.es. . 

AI liqhreo parking andc.rculat'on arczs 
shaliutilize low-& light standards or light 
fixtures attached to the building. Light 
standards to a maximum height of 15 feet 
are allowed. 
Building and security lighting shall be 
integrated into the building design. 
Light sources shall not be visible form 
adjacent properties. 

---7 

-t 

Suggmns Condition of 
Approval 

Suggest as Condition of 
Approval 

Suggest as Condition of 
Approval 

Suggest m Conditioil of 
Approval 
Suggest as Condiiioz of 
Approval 

Loading areas 
Loading areas shall be designed to not 
interfere with circulation or parking, and to 
permit trucks to fully maneuver on the 
property without backing from or onto a 
public street 
Landscape 
A minimum of one tree for each five parking 
spaces should be planted along each 

A minimum of one tree for each fNe parking 
spaces shall be planted along rows of 

J 

parking. I ~ I I 
Trees shall be dispersed throughout the 
parking lot to maximize shade and visual I 
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\t least twenty-five percent (25%) of the d 
rees required for parking lot screening 
;hall be 24-inch box size when planted, ail 
3ther trees shall be 15 gallon slze or larger 
Nhen planted 

Parking Lot Design 
Drivewavs between commercial or 
ndustrii parcels shall be shared where 
sppropriaie. 
&void locatina walls and fences where they 
block driver Gaht lines when entering 01 

Zxiting the site. 
Minimize the number of curb cuts 

Driveways shall be coordinated with 
existing or planned median openings. 
Entn, drives on commercial or industrial 
projects greater than 10,000 square feet 
should include a 5-foot minimum net 
landscaped median to separate incoming 
and out going traffic, where appropriate. 

Service VehiclesiLoading Space. Loading 
space shall be provided as required for 
commercial and industrial uses. 
Where an interior driveway or parking area 
parallels the side or rear property line, a 
minimum 5-foot wide net landscape strip 
shall be provided between the driveway 
and the property line. 
Parking areas shall be screened form - 
public streets using landscaping, berms, 
fences, walls, buildings, and other means, 
where appropriate. 
Bicvcle Parking spaces shall be provided as 
required in. Thkyshall be appropiately 
located in relation to the major activity area. 
Reduce the visual impact and scale of 
interior driveways, parking and paving. 

Parking Lot Landscaping 
It shall be an objective of landscaping to 
accent the importance of driveways from 
the street, frame the major circulation 
aisles, emphasize pedestrian pathways, ~ I 

J 

and provide shade and screening. I I 
Parking lot landscaping shall be designed 1 J 
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provide necessary vehicular back-out 
movements) shall be provided at dead-end 
aisles. 

large canopy trees to sufficiently reduce 
glare and radiant heat from the asphalt and 
to provide visual relief from large stretches 
of pavement. 
Variation in pavement width, the use of 
texture and color variation is paving 
materials, such as stamped concrete, 
stone, brick, pavers, exposed aggregate, or 
colored concrete is encouraged in parking 
lots to promote pedestrian safety and to 
minimize the visual impact of large 
expanses of pavement. 
A s  appropriate to the site use. required 
landscaped areas next to parking spaces 
or driveways shall be protected by a 
minimum six-inch high curb orwheel stop, 
such as concrete, masonry, railroad ties, or 

Pedestrian Travel Paths 
On-site pedestrian pathways shall be 
provided form street, sidewalk and parking 
areas to the central use area. These areas 
should be delineated from the parking 
areas by walkways, landscaping, changes i in paving materials, narrowing of roadways, 
or other design techniques. 
Plans for construction of new public 
facilities and remodeling of existing facilities 
shall incorporate both architectural barrier 
removal and physical building design and 
parking area features to achieve access for 

pedestrian circulation routes shall be 

d 

d 

d 

d 

d 

is 

d 
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