
 

 
County of Santa Cruz - Community Development & Infrastructure - Planning Division 

701 Ocean Street, 4th Floor, Santa Cruz CA 95060 

 

 

 

 

 

Applicant: Trevor Schur Agenda Date:  7/17/2026 

Owner: 880 41st OZ LLC Agenda Item #:   

APN: 033-141-30 Time: After 9:00 a.m. 

Site Address:  880 41st Avenue, Santa Cruz 

 

Project Description: Proposal to construct a 10-unit mixed-use development in two structures on 

a vacant parcel. Proposal includes 9,875 square feet of gross floor area, comprised of 8,211 square 

feet of residential space, 675 square feet of commercial space, and 989 square feet of bicycle 

storage, trash, and utility areas. The proposal includes a request for a residential Density Bonus to 

provide two affordable units in exchange for two concessions and waivers to site standards for 

mixed-use development. The project requires a Conditional Use Permit (CUP) for residential 

development in the C-2 zone district, an Administrative Site Development Permit (ASP) for 

residential site development, and a Coastal Development Permit.  

 

Location: Property is located on the east side of 41st Avenue, approximately 300 feet north of the 

intersection of 41st Avenue and Portola Drive (880 41st Avenue). 

 

Permits Required: Conditional Use Permit, Administrative Site Permit, Coastal Development 

Permit 

 

Supervisorial District: 1st District (District Supervisor: Manu Koenig) 

 

Staff Recommendation: 

• Determine that the proposal is exempt from further Environmental Review under the 

California Environmental Quality Act. 

• Approval of Application 251461, based on the attached findings and conditions. 

Project Description & Setting 

The subject property is a 13,112 square foot undeveloped lot located along the lower 41st Avenue 

commercial corridor in Pleasure Point, approximately 350 feet north of the intersection of Pleasure 

Point Drive and Portola Drive. Lower 41st Avenue is predominantly commercial; some properties 

include mixed-use development, but most properties are comprised of older single-story strip mall 

style developments.  On either side of the 41st Avenue corridor, commercial development backs 

up to residentially zoned and developed properties. The project site is bordered by Canton 

Restaurant to the north and an art gallery (previously Chill-Out Café) to the south. The parking lot 

for the Opal Cliffs Center, a newer mixed-use development, covers the south and east property 

lines of the subject property. The northeast corner of the subject property meets the southwest 

corner of an adjacent residential parcel accessed from Bye Way, with the house located about 110 

feet east of the property corners. The project site is historically undeveloped and is presently fenced 
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off from neighboring properties. Despite being vegetated, the biotic assessment provided by the 

applicant (Exhibit H) confirms that the site does not harbor Federally or State protected species or 

sensitive habitats. Apart from one Coast Live Oak located at the southeast corner of the property, 

the vegetation consists mainly of native and non-native grasses and shrubs.  

 

Site Background and Permit History 

On May 28, 2024, the Planning Commission approved application 221385, authorizing 

construction of a 6,025 square foot, three story structure with five units and a second, 2,180 square 

foot three story structure with two units and a manager’s office. Building permits for the project 

were submitted in November 2024, but the project never materialized. The approval will expire on 

June 11, 2027.  

 

Proposed Project 

The proposed development includes 9,875 square feet of gross floor area, including 675 square 

feet of commercial retail space and ten apartments (8,211 square feet of total residential space) 

ranging in size from 460 square feet to 1,009 square feet. The development would span two three-

story structures placed on either side of the site’s 24-foot driveway with partial tuck-under parking 

and in/out egress at 41st Avenue.  

 

Building 1 is proposed at the north side of the property, about ten feet back from the existing 

sidewalk at 41st Avenue and five feet from the north side property line. The front third of the 

structure is a single-story commercial space designed with a 17-foot shed roof and tall glass doors 

and windows oriented to the south and west. The rear third of the structure rises to three stories 

with a maximum height of about 37 feet and extends to about 29 feet from the rear property line. 

Building 1 includes five 1,009 square foot units, 165 square feet of bicycle storage, and 236 square 

feet of shared commercial and residential trash enclosure area. A central stairway corridor, which 

is open on the north side of the building, provides access between the units. The 10 feet of space 

between the sidewalk and the front of the building includes planter boxes and public seating. Four 

of the eighteen spaces provided at the site are at the rear of Building 1, including one accessible 

space.  

 

Building 2 is proposed at the rear of the property near the southeast corner, about five feet from 

the south side property line and fourteen feet from the rear property line. Five units totaling 3,166 

square feet are spread across the three floors, with access from an exterior stairway at the north 

side of the building.  The ground floor at the rear of the structure would include six tandem parking 

spaces (three rows of two spaces) for the four units above and one accessible space for the first-

floor adaptable low-income unit.  

 

Seven additional parking spaces would be provided on the south side of the drive aisle, abutting 

the south property line, and the remainder of the site would be improved with a three-to-five-foot 

perimeter of landscaping, except in the area north of Building 1, where a pedestrian accessway 

would be developed in the space between the structure and the property line. 

 

The proposal requires a Site Development Permit with Density Bonus, a Conditional Use Permit, 

and a Coastal Development Permit. 
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Zoning & General Plan Consistency 

The subject property is a 13,112 square foot lot, located in the C-2 (Community Commercial) zone  

district. The zoning is consistent with the site's C-C (Community Commercial) General Plan 

designation. Pursuant to SCCC 13.10.331, mixed use development is permitted in the C-2 zone 

district with residential use allowed at up to 80 percent of the building square footage. As detailed 

in the project findings, the proposal conforms with the policies and goals of the County’s General 

Plan, including policies encouraging mixed use development (Policy BE-3.2.1), deed restricted 

low-income units (Policy BE-2.3.7), and affordable housing development in the Coastal Zone 

(Policy H-3.9).  

 

The proposed development largely complies with the development standards provided by County 

Code for mixed-use development, including the standards for maximum height, floor area ratio 

(FAR), and lot coverage. Where the project doesn’t comply, the applicant proposes waivers or 

concessions entitled under Density Bonus law (Government Code Section 65915-65918), 

discussed below.  

 

Density Bonus 

Under State Density Bonus Law (Government Code Section 65915), a project providing affordable 

units qualifies for a density bonus calculated as a percentage of the base density. County Code 

specifies a base density of 45 units per acre for mixed use development, resulting in a base density 

of 14 units at the 0.3-acre project site. The project proposes 10 units total, including two affordable 

units, which represents 20% of the 10-unit project (or roughly 14% of base density). The affordable 

component makes the project eligible for density bonus, including additional units, associated 

incentives, parking reductions, and waivers, but the applicant is not requesting to utilize bonus 

units. 

 

Density Bonus - Concessions 

The applicant is not choosing to utilize the additional units afforded through density bonus, but the 

two provided low-income units allow two incentives or concessions, which are applicant-requested 

reductions in development standards that result in identifiable cost reductions. These incentives 

must be granted, unless written findings are made that the concession does not result in identifiable 

and actual cost reductions or that the concession would result in a specific, adverse impact upon 

public health or safety, on the physical environment, or on a historic resource.  

 

Table 1: Density Bonus Concessions 

Code Section Requirement Proposed 

SCCC 17.10.032(B)(1) 

The affordable units shall be 

distributed throughout the 

development project. 

Affordable units proposed 

only on first floors 

SCCC 17.10.032(B)(3) 

The average bedroom count 

in the affordable units shall 

not be less than the average 

bedroom count in the market 

rate units in the project. 

Affordable units proposed 

with average of 1 bedroom, 

market rate units average 1.5 

bedrooms 
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Density Bonus - Waivers 

Density Bonus projects are also entitled to waivers of any development standard that would 

physically preclude the construction of the project at the permitted density and with the granted 

incentives. There is no limitation on the number of waivers, except where decisions include written 

findings of conflict with State or Federal law, adverse impacts on historic resources, or unmitigable 

impacts to public health or safety. The project has been reviewed for the following waivers, which 

are recommended for approval with the project: 

 

Table 2: Density Bonus Waivers 

Standard and Code Section Requirement Proposed 

 SCCC 13.10.332 

General Plan Policy BE-3.2.1 

Residential use may be up to 

80% of building square footage 

at a base density of up to 45 

units/acre. 

93% residential, 7% 

commercial 

13.10.333(C)(2) 

Minimum side or rear yard 

abutting an R-1 or A district 

shall be 15 feet 

5-foot side yards proposed 
*Note that project only abuts R-1 district 
in northeast corner and maintains 28-foot 

setback in this area 

13.10.333(C)(3) 

Minimum 50 percent of third 

floor exterior walls must be set 

back an additional 10 feet from 

the front, side, and rear yard 

setback lines 

No third-floor step back 

13.10.334(A)(2) 
Minimum 50 square feet open 

per dwelling 

Average of 67 SF/unit for 

nine units, zero for one unit 

13.10.334(D)(4)(c) 

Minimum setback of 30 feet for 

commercial buildings, 20 feet 

for residential buildings, with 

third stories set back an 

additional five feet. 

28’7” for rear Building 1 

(mixed-use building), no 

third-floor setbacks  

County Design Criteria for 

Interior Driveways 

(see below) 

28’ right-of-way, with 4.625’ 

landscape strip 

 

24-foot right-of-way with 

no landscape strip 

 

 

The County of Santa Cruz Design Criteria standards are minimum requirements for development 

within the unincorporated areas of Santa Cruz County. In addition to being required standards for 

subdivision development, these standards apply to all other forms of development under the 

jurisdiction of the County Community Development and Infrastructure Public Works Division, 

including but not limited to building permits, discretionary permits, encroachment permits, storm 

drainage improvements, and water and sewer line construction in County Service Areas and 
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Sanitation Districts. 

 

The Design Standards for Urban Interior Driveways or Roadways, Part 2 Section P of the Design 

Criteria, are incorporated into County Code by reference in SCCC 13.16.090 and establish the 

minimum dimensions for streets and driveways. The proposed site design includes a 24-foot drive 

aisle, which is consistent with the requirements of SCCC 13.16.060 but does not meet the standards 

for interior driveways shown in Table 3 below and does not include a landscape strip/curb or 

designated turnaround. The applicant has identified reductions to these standards through the 

waivers. The proposed configuration was reviewed by the Central Fire Protection District, CDI 

Road Engineering, and is acknowledged as consistent with the site design and configuration 

approved in the previous project design for development of the site as a hotel (Application 

221385).  

 

Table 3: Driveway/Road Standard, Five Parcels or Less 

 Requirement Proposed 

Travel Lane 20 feet 24 feet 

Landscape strip/curb 4.625 feet 0 

Curb 0.625 feet Zero/flush curb 

Remainder 2.75 feet 0 

Total Required Right of Way 28 feet 24 feet 
Driveways and streets off arterials and collectors shall allow vehicles to turn around on-site, in the 

driveway, or in the interior road. 

 

Density Bonus - Parking 

Density Bonus projects are subject to reduced residential parking standards, not subject to waivers 

and concessions, requiring one space per unit for studio and one-bedroom units and one point five 

spaces for two-to-three-bedroom units. Under these maximums, the number of spaces required for 

the project is twelve with no requirement for guest spaces. A project, not utilizing density bonus, 

would require fourteen spaces and three guest spaces. Commercial parking is not affected by 

density bonus, and two spaces are required by County Code.   

 

Notwithstanding, the eighteen spaces included in the proposal exceed the minimum required by 

Density Bonus and are just one space short of the standard County requirement. Table 4 

demonstrates the differences between parking requirements under Density Bonus law and the 

County Zoning ordinance.  Thus, the project is almost entirely compliant with current code 

standards as proposed.  

Table 4: Parking Standards 

Use Required by County Code 
Required under State 

Density Bonus 
Proposed 

Residential 

Unit < 750 sf: 1 space 

Unit > 750 sf: 2 spaces 

(14 spaces) 

0-1 bedroom: 1 space 

2-3 bedroom: 2 spaces 

(12 spaces) 

15 spaces 

Guest Parking 20 percent (3 spaces) 0 spaces 0 spaces 

Commercial 
One space per 300sf  

(2.25 spaces) 
N/A 3 spaces 
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Design Review 

Modifications to project design for project subject to Design Review are limited for Density Bonus 

projects. However, the project, as designed, has been evaluated as substantially compliant with the 

County Design Review Ordinance. The proposed improvements at the 41st Avenue frontage 

include landscaping, benches, and floor to ceiling windows on the west and south sides of the 

building which activate the project site for the pedestrian realm. Pedestrian activation is a 

prominent element of commercial development on lower 41st Avenue and is a component of the 

County’s Design Guideline Goals, which promote a pedestrian friendly environment and the use 

of visual interest through design variation and high-quality materials. The frontage is evaluated as 

presenting a significant improvement over the existing site conditions, and the project will result 

in greater continuity of pedestrian friendly development along lower 41st Avenue.  

 

The residential portions of the development achieve consistency with the Design Guidelines 

through the use of variation in colors and materials. Building 1 implements stucco siding with 

perforated metal balconies and metal accent paneling while Building 2 utilizes vertical metal siding 

and metal perforated balcony and stair railings. The differentiation in material between the two 

structures provides visual interest in the site and is further juxtaposed by the more than ten different 

plant species included in the preliminary landscape plan and by the pervious pavers driveway 

surface design.  

 

Appendix B of the Santa Cruz County Design Guidelines includes principles and guidance for 

development in the Pleasure Point Commercial Corridor, which encompasses lower 41st Avenue 

and Portola Drive from 41st Avenue to 26th Avenue. The project achieves elements A (Support 

local economic vitality), C (encourage publicly-accessible plazas and landscaping), D (Require 

private parking), E (Minimize the appearance of building height), F (require buildings to respect 

the existing height limits), and H (support the transition of underutilized parcels) of the 

Overarching Private Realm Design Principles. The application materials (Exhibit D, Sheet 

AP4.01) include shadow plans demonstrating that shading from the project would not substantially 

impact adjacent residential development at 4128 Bye Way.  

 

Commercial Retail Space 

The project applicant did not specify a tenant or use for the space beyond “retail”, and the site has 

been designed to accommodate a maximum of two parking spaces associated with the commercial 

use. Conditions of approval for the project include a Master Occupancy Program,  requiring initial 

occupancy or future change of use to be reviewed through County Zoning Clearance procedures, 

provided the use is an allowed use in the C-2 district, does not require Planning Commission or 

Board of Supervisors review, and does not require more than two parking spaces. Signage will be 

limited to 15 square feet above the doorway fronting 41st Avenue, consistent with the design on 

Sheet AP4.03 of the project plans. Approval of uses or standards beyond the listed conditions is 

subject to amendment or minor variation, pursuant to SCCC 18.10.    

 

Local Coastal Program Consistency 

The proposed project is in conformance with the County's certified Local Coastal Program, in that 

the project has been determined to comply with the County’s Design Review Regulations (SCCC 

13.11), in that the development is compatible with the range of styles and scale of development in 

the project vicinity, and in that the project requires minimal site disturbance (7 cubic yards cut, 

179 cubic yards fill). Mixed use development as a land use pattern is already established at 
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properties across from the project site and at newer development south of the site at the corner of 

41st Avenue and Portola Drive.  

 

Landscaping associated with the project is comprised primarily of low water use varieties, with 

three of the eighteen species classified as moderate WUCOLS (Water Use Classification of 

Landscape Species). The proposal includes removal of one Coast Live Oak and conditions of 

approval require that the final landscape plan be amended to include at least two replacement Coast 

Live Oaks on the property. 

 

The project site is not in a significant public viewshed and 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.  

 

Comments and Correspondence 

Early telephone correspondence was received from the neighboring property owner at 4128 Bye 

Way (APN 033-141-41), raising concerns about shading and privacy impacts to his property 

stemming from development of the third story residential living space, which includes an east-

facing balcony and window. Staff encouraged the neighbor to contact the owner to discuss any 

available project design changes which could be incorporated in order to mitigate the impacts and 

discussed the neighbor’s concerns with the applicant team. No changes have been implemented, 

and Staff are not recommending additional changes as part of this recommendation. However, this 

approval acknowledges that minor, applicant-initiated design changes to window sizing, glazing, 

or balcony heights at the third floor may be implemented at the building permit phase. 

 

Environmental Review 

The proposal is considered a “project” under Section 15378 of the California Environmental 

Quality Act (CEQA) and was reviewed for compliance pursuant to Public Resources Code (PRC) 

Section 21159.25 relating to special review of housing projects. 

 

PRC Section 21159.25 provides that the requirements of CEQA do not apply to residential projects 

that meet certain conditions. The proposed residential development qualifies for a statutory 

exemption, in that the project is proposed on a legal parcel located in an unincorporated area of 

Santa Cruz County, within an urbanized area and substantially surrounded by qualified urban uses. 

The site is adequately served by all required utilities and public services and does not have value 

as habitat for endangered, rare, or threatened species. Furthermore, the proposed project is 

consistent with all applicable policies of the General Plan and the zoning designation, and the 

project conforms to the minimum density criteria. In addition, approval of the project would not 

result in any significant effects relating to transportation noise, air quality, greenhouse gas 

emissions, or water quality. None of the disqualifying criteria that would preclude the use of the 

exemption apply to the project. 

 

Transportation impacts were evaluated utilizing the County’s TREDlite screening tool, pursuant 

to the Senate Bill (SB) 743 Implementation Guidelines for the County of Santa Cruz. Both 

residential and commercial portions of the project can be screened based on the TREDLite 

mapping and are therefore presumed to have less than significant transportation impacts.  
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Conclusion 

The proposed application presents substantial compliance with all applicable codes and policies of 

the Zoning Ordinance, the General Plan/LCP, and the objectives and policies of Density Bonus 

law. Please see Exhibit "B" ("Findings") for a complete listing of findings and evidence related to 

the above discussion. 

 

Staff Recommendation 

 

• Determine that the proposal is exempt from further Environmental Review under the 

California Environmental Quality Act. 

 

• APPROVAL of Application Number 251461, based on the attached findings and 

conditions. 

 

Supplementary reports and information referred to in this report are on file and available 

for viewing at the Santa Cruz County Planning Division, 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.sccoplanning.com 

 

 

 

Report Prepared By: Evan Ditmars 

Santa Cruz County Planning 

701 Ocean Street, 4th Floor 

Santa Cruz CA   95060 

Phone Number: (831) 454-3227 

E-mail:  evan.ditmars@santacruzcountyca.gov 

 

Exhibits 

 

A. Categorical Exemption (CEQA determination) 

B. Findings 

C. Conditions 

D. Project plans 

E. Assessor's, Location, Zoning and General Plan Maps 

F. Parcel information 

G. Will-serve letters 

H. Report review letter 

I. Comments & Correspondence 

 

http://www.sccoplanning.com/


 

EXHIBIT A 

CALIFORNIA ENVIRONMENTAL QUALITY ACT 

NOTICE OF EXEMPTION 

 

 

The Santa Cruz County Planning Division has reviewed the project described below 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 have been specified in this document. 

 

Application Number:  251461 

Assessor Parcel Number:  033-141-30 

Project Location:  880 41st Avenue, Santa Cruz 

 

Project Description: Proposal to construct a 10-unit mixed-use development in two structures on 

a vacant parcel. Proposal includes 9,875 square feet of gross floor area, comprised of 8,211 square 

feet of residential space, 675 square feet of commercial space, and 989 square feet of bicycle 

storage, trash, and utility areas. The proposal includes a request for residential density bonus to 

provide two affordable units in exchange for two concessions and waivers to site standards for 

mixed-use development. The project requires a Conditional Use Permit (CUP) for residential 

development in the C-2 zone district, an Administrative Site Development Permit (ASP) for 

residential site development, and a Coastal Development Permit. 

 

Person or Agency Proposing Project:  Trevor Schur, BDE Architecture 

 

Contact Phone Number:  315-559-8689 

 

A.             The proposed activity is not a project under CEQA Guidelines Section 15378. 

B.             The proposed activity is not subject to CEQA as specified under CEQA 

Guidelines Section 15060 (c). 

C.             Ministerial Project involving only the use of fixed standards or objective 

measurements without personal judgment. 

D.       Statutory Exemption other than a Ministerial Project (CEQA Guidelines Section 

15260 to 15285).  

  

Public Resources Code Section 21159.25 (Exemption: Residential or Mixed-Use Housing 

Projects) 

 

E.           Categorical Exemption 

 

F. Reasons why the project is exempt: 

 

The proposal is considered a “project” under Section 15378 of the California Environmental 

Quality Act (CEQA) and was reviewed for compliance pursuant to Public Resources Code (PRC) 

Section 21159.25 relating to special review of housing projects. 

 

PRC Section 21159.25 provides that the requirements of CEQA do not apply to residential projects 

that meet certain conditions. The proposed residential development qualifies for a statutory 

exemption, in that the project is proposed on a legal parcel located in an unincorporated area of 

Santa Cruz County, within an urbanized area and substantially surrounded by qualified urban uses. 

The site is adequately served by all required utilities and public services and does not have value 
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EXHIBIT A 

as habitat for endangered, rare, or threatened species. Furthermore, the proposed project is 

consistent with all applicable policies of the General Plan and the zoning designation, and the 

project conforms to the minimum density criteria. In addition, approval of the project would not 

result in any significant effects relating to transportation noise, air quality, greenhouse gas 

emissions, or water quality. None of the disqualifying criteria that would preclude the use of the 

exemption apply to the project. 

 

Transportation impacts were evaluated utilizing the County’s TREDlite screening tool, pursuant 

to the Senate Bill (SB) 743 Implementation Guidelines for the County of Santa Cruz. Both 

residential and commercial portions of the project can be presumed to have less than significant 

transportation impacts based on the TREDlite mapping.  

 

 

 

_____________________________________ Date:___________________________ 

Evan Ditmars, Project Planner
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Coastal Development Permit Findings 

 

(A)  That the project is a use allowed in one of the basic zone districts that are listed in LCP 

Section 13.10.170(D) as consistent with the LCP Land Use Plan designation of the site. 

 

This finding can be made, in that the property is zoned C-2 (Community Commercial), a 

designation which allows residential and commercial uses. The proposed mixed use development 

is a conditionally permitted use within the zone district, and the zoning is consistent with the site's 

C-C (Community Commercial) General Plan designation. The proposed ten units are well below 

the base density afforded to the site (45/units per acre maximum). 

 

(B)  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 no such easements or restrictions are known to encumber the 

project site. 

 

(C)  That the project is consistent with the design criteria and special use standards and 

conditions of this chapter pursuant to SCCC 13.20.130 and 13.20.140 et seq. 

 

This finding can be made, in that the project has been evaluated as consistent with the County 

Design Guidelines, which are incorporated into SCCC 13.20.130 by reference. The proposed 

improvements at the 41st Avenue frontage include landscaping, benches, and floor to ceiling 

windows on the west and south sides of the building which activate the project site for the 

pedestrian realm. Pedestrian activation is a prominent element of commercial development on 

lower 41st Avenue and is a component of the County’s Design Guideline Goals, which promote a 

pedestrian friendly environment and the use of visual interest through design variation and high-

quality materials. The frontage is evaluated as a significant improvement over the existing site 

conditions, and the project will result in greater continuity of pedestrian friendly development 

along lower 41st Avenue. 

 

The residential portions of the development achieve consistency with the Design Guidelines 

through the use of variation in colors and materials. Building 1 implements stucco siding with 

perforated metal balconies and metal accent paneling while Building 2 utilizes vertical metal siding 

and metal perforated balcony and stair railings. The differentiation in material between the two 

structures provides visual interest in the site, and is further juxtaposed by the more than ten 

different plant species included in the preliminary landscape plan and by the pervious pavers 

driveway surface design. 

 

The development is not a prominent ridge, beach, or blufftop.  

 

(D)  That the project conforms with the public access, recreation, and visitor-serving policies, 

standards and maps of the LCP Land Use Plan, including Chapter 2: Section 2.5 and 

Chapter 7. 

 

This finding can be made, in that the project site is not identified as a priority acquisition site in 

the County Local Coastal Program and public beach access is available 1,500 feet south of the site 

at the end of 41st Avenue. 
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(E)  That the project conforms to all other applicable standards of the certified LCP. 

 

This finding can be made, in that the structure is sited and designed to be visually compatible and 

integrated with the neighborhood commercial character of the neighborhood. Mixed use 

development is conditionally permitted in the C-2 (Community Commercial) zone district, as well 

as the General Plan and Local Coastal Program land use designation.  Developed parcels in the 

area contain a range of development patterns, including commercial development on either side of 

the project site, single-family residential to the northeast of the site, and mixed use commercial 

just across the street from the site. Size and architectural styles vary in the area, and the design 

submitted is consistent with the pattern of new development within the surrounding neighborhood. 

 

(F)  If the project is located between the nearest through public road and the sea or the shoreline 

of any body of water located within the Coastal Zone, that the project conforms to the 

public access and public recreation policies of Chapter 3 of the Coastal Act. 

 

This finding can be made, in that the project site is not located between the shoreline and the first 

public road.  Consequently, the mixed use 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. 

 

(G)  In the event of any conflicts between or among the required findings, required findings in 

subsections (E) and (F) of this section shall prevail. 

 

This finding can be made, in that there are no conflicts among the required Coastal Development 

Permit findings. 
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Discretionary Permit Findings 
 

(a)  Health and Safety. The proposed location of the project and the conditions under which it 

would be developed, 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 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 residential and 

commercial uses. Construction will comply with prevailing building technology, the California 

Building Code, and the County Building ordinance to ensure that the project 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 be materially injurious to properties or improvements in the vicinity. 

 

(b)  Zoning Conformance. The proposed location of the project and the conditions under which 

it would be developed, operated, or maintained will be in substantial conformance with the 

intent and requirements of 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 project and the conditions under which it would be 

operated or maintained will be in substantial conformance with all pertinent County ordinances 

and the purpose of the C-2 (Community Commercial) zone district. The proposed project is 

consistent with SCCC 13.10.331(A)(7) (Purposes of commercial districts), which is “to provide 

for residential and public facility uses on commercial properties where these uses contribute to 

establishing vibrant activity centers, complete neighborhoods, and/or attainable housing, while 

including an appropriate and viable level of commercial land uses.” The project develops an 

unutilized vacant parcel to provide residential development at a moderate density, while also 

providing commercial space in a scale commensurate with other commercial development in the 

vicinity.  

 

Furthermore, the Specific C-2 Community Commercial District purpose includes “mixed-use 

residential and commercial uses are allowed, with design considerations to ensure compatibility 

between land uses on site and with adjacent sites”. The commercial element of the project has been 

designed to activate the 41st Avenue frontage and continues the development pattern of walkable 

and pedestrian-centric commercial spaces along lower 41st Avenue.  

 

The project design includes the requisite parking required for the retail commercial space, as 

specified in Chapter 13.16 of the Zoning Ordinance.  

 

(c)  General Plan Conformance. The proposed project is in substantial conformance with the 

intent, goals, objectives, and policies of all elements of the County General Plan and any 

specific plan which has been adopted for the area. 

 

This finding can be made, in that the proposed project is in substantial conformance with the use 

and density requirements specified for the C-C (Community Commercial) land use designation in 

the County General Plan. Policy BE-3.1.3 identifies mixed use development as an appropriate use 

in the C-C General Plan designation. 

 

Policy BE-3.2.1 prescribes the allowance for mixed-use development in the C-C general plan 
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designation, with residential square footage accounting for up to 80% of the building’s total square 

footage and at the R-UHF (Urban High-Density Flex) density of 22-44 units per acre. The 

appropriate density for the 0.3 acre project site is 7-14 units, so the 10 units proposed as part of 

the project is consistent with the allowed density.  

 

The project also represents consistency with the following General Plan Policies: 

 

BE-2.3.6 Multifamily housing in non-residential areas. Encourage integration of 

multifamily residential development within non-residential areas through mixed-use 

development strategies. 

 

BE-2.3.7 (LCP) Density Bonus for Affordable Housing. In exchange for provision of deed 

restricted affordable housing units beyond the County’s inclusionary housing 

requirements, reward project applicants with increased density allowances and other 

incentives and concessions. 

 

BE-3.2.4 Ground Floor Commercial Uses. In mixed-use developments in commercial land  

use designations, prioritize street-facing ground floor spaces for commercial use, especially 

in areas of pedestrian activity.   

 

Policy H-3.9 (AFFH) Affordable and Multi-Family Housing in the Coastal Zone. 

Encourage and improve the feasibility of new and or higher density/multi-family rental 

housing developments in the mixed-use zone districts in the Coastal Zone. 

 

A specific plan has not been adopted for this portion of the County. However, Appendix B of the 

County Design Guidelines include principles for development in the Pleasure Point Commercial 

Corridor, and the project has been evaluated as consistent with the goals of the document. 

 

(d)  CEQA Conformance. The proposed project complies with the requirements of the 

California Environmental Quality Act (CEQA) and any significant adverse impacts on the 

natural environment will be mitigated pursuant to CEQA. 

 

This finding can be made, in that the project has been determined to be exempt from further review 

under the California Environmental Quality Act, as indicated in the Notice of Exemption for this 

project. 

 

(e)  Utilities and Traffic Impacts. The proposed use will not overload utilities, result in 

inefficient or wasteful use of energy, or generate more than the acceptable level of traffic 

on the streets in the vicinity. 

 

This finding can be made, in that the proposed development will add ten units to an existing 

undeveloped lot. The expected level of traffic generated by the proposed project is anticipated to 

be only 10 peak trips per day (1 peak trip per dwelling unit).  

 

Pursuant to the Senate Bill (SB) 743 Implementation Guidelines for the County of Santa Cruz, 

projects located within an area where average VMT is below or at the County’s threshold, as 

represented by the green areas in TREDLite, can be presumed to have a less than significant 

transportation impact. Both residential and commercial elements of the proposed project are 

https://cdi.santacruzcountyca.gov/Portals/35/CDI/UnifiedPermitCenter/EnvironmentalPlanning/VMT/SantaCruzCounty_VMTGuidelines_2025.pdf?ver=vDanmR6v0B0rN_zju51K6Q%3d%3d
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screened out based on mapping. 

 

In addition, all construction will comply with prevailing building technology, the California 

Building Code, and the County Building ordinance to ensure that the project will not overload 

utilities or otherwise result in an inefficient or wasteful use of energy. 

 

(f)  Neighborhood Compatibility. The proposed use will be compatible with the existing and 

proposed land uses, land use intensities, and dwelling unit densities of the neighborhood, 

as designated by the General Plan and Local Coastal Program and implementing 

ordinances. 

 

This finding can be made, in that the proposed mixed-use development is consistent with the land 

use intensity and density of the neighborhood as designated by the General Plan and implementing 

ordinances. Mixed-use development as a land use pattern is found through the neighborhood, 

including across the street from the project site and just south of the project site, at the intersection 

of 41st Avenue and Portola Drive. 

 

(g)  Local Coastal Program Consistency. For proposed projects located within the coastal zone, 

the proposed project is consistent with the provisions of the certified Local Coastal 

Program. 

 

This finding can be made, in that the required Coastal Development Permit findings have been 

made for this project and the project is consistent with the provisions of the certified Local Coastal 

Program. 

 

Site Development Permit Findings 
 

(a)  Siting and Neighborhood Context. The proposed development is designed and located on 

the site so that it will complement and harmonize with the physical design aspects of 

existing and proposed development in the neighborhood, as designated by the General Plan 

and Local Coastal Program and implementing ordinances. 

 

This finding can be made, in that the proposed mixed use development is designed and located on 

the site in a manner that will complement and harmonize with the physical design aspects of 

existing and proposed development in the neighborhood. Mixed-use development as a land use 

pattern is found through the neighborhood, including across the street from the project site and just 

south of the project site, at the intersection of 41st Avenue and Portola Drive. 

 

The development of commercial frontage at the presently vacant site presents consistency with the 

existing pattern of commercial development found on lower 41st Avenue, where businesses are 

pedestrian oriented with large windows, outdoor dining and seating areas abutting the sidewalk. 

The project includes landscaping at planters adjacent to the sidewalk which provide continuity of 

pedestrian-oriented features in the vicinity.  

 

The residential portions of the development are oriented to the rear of the project site in a manner 

which diminishes the three-story scale from 41st Avenue. Similarly, the structures are appropriately 

set back from the abutting single-family residential parcel, so that the transition from commercial 

corridor to residential neighborhood is softened.  
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(b)  Design. The proposed development is in substantial conformance with applicable 

principles in the adopted Countywide Design Guidelines, except as prohibited by site 

constraints, and any other applicable requirements of SCCC 13.11 (Site Development and 

Design Review). If located in the Coastal Zone, the site plan and building design are also 

in substantial conformance with the policies of the Local Coastal Program and coastal 

regulations of SCCC 13.20. 

 

This finding can be made, in that the proposed mixed use is in substantial conformance with the 

requirements of the County Design Review Ordinance. The proposed project will be of an 

appropriate scale and type of design that will enhance the aesthetic qualities of the subject property 

and reduce the visual impact of the proposed development on surrounding land uses. The proposed 

improvements at the 41st Avenue frontage include landscaping, benches, and floor to ceiling 

windows on the west and south sides of the building which activate the project site for the 

pedestrian realm. Pedestrian activation is a prominent element of commercial development on 

lower 41st Avenue and is a component of the County’s Design Guideline Goals, which promote a 

pedestrian friendly environment and the use of visual interest through design variation and high-

quality materials. The frontage is evaluated as presenting a significant improvement over the 

existing site conditions, and the project will result in greater continuity of pedestrian friendly 

development along lower 41st Avenue.  

 

Appendix B of the Santa Cruz County Design Guidelines includes principles and guidance for 

development in the Pleasure Point Commercial Corridor, which encompasses lower 41st Avenue 

and Portola Drive from 41st Avenue to 26th Avenue. The project achieves elements A (Support 

local economic vitality), C (encourage publicly-accessible plazas and landscaping), D (Require 

private parking), E (Minimize the appearance of building height), F (require buildings to respect 

the existing height limits), and H (Support the transition of underutilized parcels) of the 

Overarching Private Realm Design Principles.  
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Density Bonus Findings 

 
1. The housing development is eligible for the density bonus and any incentives, concessions, 

parking reductions or waivers requested. 

 

This finding can be made in that the project includes two affordable rental units restricted to low-

income households, representing 20 percent of the proposed 10 dwelling units. The project 

therefore satisfies the inclusionary housing requirements of SCCC Chapters 17.10 and 17.12, as 

well as the eligibility requirements of State Density Bonus Law. The affordable units will serve 

households earning up to 80 percent of Area Median Income (AMI), with maximum rents 

established in accordance with SCCC Chapter 17.10 and State Density Bonus Law. 

Pursuant to State Density Bonus Law and SCCC Chapter 17.12, the applicant has requested two 

density bonus concessions related to the spatial distribution of the affordable units within the 

project and the average bedroom count of the affordable units relative to the market-rate units. 

2. Any requested incentive or concession will result in identifiable and actual cost reductions. 

 

The applicant has requested two density bonus concessions related to the spatial distribution of the 

affordable units within the project and the average bedroom count of the affordable units relative 

to the market-rate units. The applicant has stated that the redistribution of affordable units would 

require redesigning the unit mix and circulation cores and usable floor area, increasing 

construction costs.  

 

3. If the density bonus is based all or in part on donation of land, a finding that all the 

requirements included in SCCC § 17.12.070 have been met. 

 

This finding is not applicable as the project does not propose the donation of land. 

 

4. If the density bonus or incentive is based all or in part on the inclusion of a childcare 

facility, a finding that all the requirements included in SCCC § 17.12.080 have been met. 

 

This finding is not applicable as the project does not offer a childcare facility. 

 

5. If the density bonus or incentive is based all or in part on the inclusion of affordable units 

as part of a condominium conversion, a finding that all the requirements included in 

Government Code Section 65915.5 have been met. 

 

This finding is not applicable as the project does not involve condominium conversion.  

 

6. If an incentive includes mixed-use development, a finding that nonresidential land uses 

will reduce the cost of the housing development and that the nonresidential land uses are 

compatible with the housing development and the existing or planned development in the 

area. 

 

Although the project includes mixed-use development, the mixed-use character of the 

project is required by the C-2 zoning district rather than requested as a density bonus 

incentive. Accordingly, this finding is not applicable because the incentive itself does not 
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authorize mixed-use development. The requested reduction in required commercial floor 

area facilitates the housing component while maintaining a compatible commercial use 

on the site. 

 

7. If a waiver is requested, a finding that the development standards for which the waiver is 

requested would have the effect of physically precluding the construction of the housing 

development with the density bonus and incentives and concessions permitted. 

 

The applicant has requested six waivers of development standards pursuant to SCCC Section 

17.12.050 for the project, these are 1) an increase in the allowed residential square footage, 2) a 

reduction of the side yard setback 3) elimination of a third-floor setback 4) elimination of the open 

space requirement for one unit, 5) a reduction in the rear setback, and 6) a reduction in the required 

right of way.  

 

The proposed waivers are consistent with the requirements of State Density Bonus Law given that 

the parcel is constrained due to the number of units proposed along with the necessary associated 

site improvements such as access, parking, open space, and commercial area requirements. The 

unit sizes proposed are of a typical size, and the proposed reductions are reasonable given the site 

layout. 
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Conditions of Approval 
 

Exhibit D:   Project plans, prepared by BDE Architecture, dated 3-3-26. 

 

I. This permit authorizes the construction of a 10-unit, 9,875 square foot mixed-use 

development as indicated on the approved Exhibit "D" for this permit and includes a Master 

Occupancy Program. This approval does not confer legal status on any existing structure(s) 

or existing use(s) on the subject property that are not specifically authorized by this permit. 

Prior to exercising any rights granted by this permit including, without limitation, any 

construction or site disturbance, the applicant/owner shall: 

 

A. Sign, date, and return to Santa Cruz County Planning one copy of the approval to 

indicate acceptance and agreement with the conditions thereof. 

 

B. Obtain a Building Permit from the Santa Cruz County Building Official. 

 

1. Any outstanding balance due to Santa Cruz County Planning must be paid 

prior to making a Building Permit application. Applications for Building 

Permits will not be accepted or processed while there is an outstanding 

balance due. 

 

C. Obtain an Encroachment Permit from the Department of Public Works for all off-

site work performed in the County road right-of-way. 

 

II. Prior to issuance of a Building Permit the applicant/owner shall: 

 

A. Withdraw the outstanding building permit application (APP-241075) and 

associated child permits.  

 

B. Enter into an Affordable Housing Regulatory Agreement in a form provided by the 

County Housing Division to set forth all required details for development and rental 

of the affordable units in the project, compliant with SCCC Chapter 17.12, State 

density bonus law, and SCCC Chapter 17.10. Two of the units will be restricted as 

low income rental units, serving households with incomes of up to 80% AMI, and 

with maximum rents as set forth in Chapter 17.10 for “Low” income rental units, 

consistent with State density bonus law. The Agreement will impose affordability 

restrictions for a term of at least 55 years, pursuant to state law and County code, 

and shall be recorded against the project site prior to issuance of a Building Permit 

for the project. 

 

C. The location of the affordable units within the project must be approved by the 

Planning Director, as required by Chapter 17.10. 

 

D. The project plans shall be consistent with CA H&S Code Section 17929(a), and 

shall not conflict with applicable state or federal fair housing laws. 

 

E. Submit final architectural plans for review and approval by Santa Cruz County 

Planning. The final plans shall be in substantial compliance with the plans marked 
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Exhibit "D" on file with Santa Cruz County Planning. Any changes from the 

approved Exhibit "D" 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 for the proposed 

development. The final plans shall include the following additional information: 

 

1. A copy of the text of these conditions of approval incorporated into the full-

size sheets of the architectural plan set. 

 

2. One elevation shall indicate materials and colors as they were approved by 

this Discretionary Application. If specific materials and colors have not 

been approved with this Discretionary Application, in addition to showing 

the materials and colors on the elevation, the applicant shall supply a color 

and material sheet in 8 1/2” x 11” format for Santa Cruz County Planning 

review and approval. 

 

3. Grading, drainage, and erosion control plans. 

  

4. building plans must include a roof plan and a surveyed contour map of the 

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 greatest 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 of the project site which clearly depict the total height of the 

proposed structure. Maximum height is 28 feet. 

 

5. Details showing compliance with fire department requirements. 

 

F. Meet all requirements of the County Department of Public Works, Stormwater 

Management.  

 

1. Zone 5 impervious area impact fees will be assessed based on the net 

increase in permitted impervious areas.  For credit for existing areas to be 

replaced please provide documentation demonstrating these areas were built 

with a permit or prior to 1969.  The current fee schedule is $1.67 per square 

foot of new impervious area and is subject to change each year. Drainage 

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

 

2. Final Stormwater Management/Civil Plans. Provide final signed and 

stamped plans that include: 

 

a. Update sheet C1.0 to acknowledge that the project civil engineer 

shall provide an as-built civil plan set that shows all changes with 

clouding and dates. 

 

b. Provide a legend on the site plan sheet C2.0 that describes all 



Application #: 251461 

APN: 033-141-30 

Owner: 880 41st OZ LLC 

EXHIBIT C 

proposed surfacing types. Provide a different hatching for the 

pervious paver and precast porous concrete panels.  

 

c. There are multiple references to sheets C5.3 and C5.4.  Please 

provide these sheets. 

 

d. There are references to detail 7/C5.0 and 2/C5.0 for the bubbler 

boxes, but they are not provided.  Please provide a detail for the V05 

bubblers.  The system/s shall include provisions to drain standing 

water in the pipes from the downspouts and trench drain so as not to 

cause vector issues. 

 

e. Pollution prevention details including how trash storage and staging 

areas are designed to minimize stormwater pollutants of concerns 

consistent with CASQA guidelines.  Interior and trash storage area 

drains shall not be routed to the storm drain system.  

 

f. Please clarify what areas drain to the second tie in to the trench drain 

near the eastern end of the building.  

 

g. Provide updated detail 2/C5.0 for infiltration testing at the bottom 

of the rock retention reservoir.  Specify the test method to be used 

and the design infiltration rate to be demonstrated. There will be a 

hold on the building permit for submittal of this in-situ testing.  

 

h. Provide updated details 3/C3.1 to include surface infiltration testing 

of the pavers; include specific test method and minimum acceptable 

rate to be demonstrated prior to construction final.   There will be a 

hold on the building permit for this testing.   

 

i. Provide a construction level detail for the porous concrete panels.  

The current detail says “not for construction - for informational 

purposes only”. 

 

j. Update the plans for consistency with pipe sizes, types (should the 

north system profile on C4.1 be called out as a trench drain) and 

surface elevations (bioretention top of media elevation is different 

on C4.0 and C6.0). 

 

k. Include details for the tie-in to the existing system in 41st Avenue. 

Include Fig. SWM-9 for the tie in detail.  Identify other utilities in 

the area and demonstrate adequate separation from the proposed 

storm drain.  

 

l. Provide final civil plans that are consistent with the final stormwater 

management report, final landscape and architectural plans. 

 

m. Provide geotechnical approval of the final civil plans and 
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stormwater report.  

 

n. Provide a draft stormwater facilities maintenance agreement (Fig. 

SWM-25B) for review prior to permit approval.  A final recorded 

agreement will be required prior to permit final.  The agreement 

shall include the required map (with unique IDs for each drainage 

facility), maintenance schedule with relevant requirements from 

detention system manufacturer, signs of system failure, 

repair/replacement requirements in case of system failure, etc. per 

the CDC.  This agreement shall cover all proposed drainage 

facilities including inlets, bubble up facilities, pipes, detention 

pipe/s, pervious paver areas, bioretention areas, flow control 

structure, “No-Dumping” signage, source control measures, etc.  

Include at least annual surface infiltration testing (specify test 

method and minimum allowable infiltration rate) of the pervious 

paver and bioretention areas and inspection of the inspection ports 

for the retention storage area (checking for no standing water) within 

48 hours after at least one storm per year.  The agreement shall 

include the standard language from Fig. SWM-25B.  An annual 

report and annual inspection and oversight fee will be required prior 

to construction final and each subsequent year for the project. 

 

G. Meet all requirements of the Soquel Creek Water District. Proof of water service 

availability is required prior to application for a Building Permit. 

 

H. Meet all requirements of the Santa Cruz County Sanitation District. Proof of 

sanitary sewer service availability is required prior to application for a Building 

Permit. 

 

1. The project sewer design and connection of the project to the Santa Cruz 

County Sanitation District system will be required to conform to the County 

of Santa Cruz Design Criteria (CDC) Part 4, Sanitary Sewer Design, latest 

edition. 

https://cdi.santacruzcountyca.gov/Portals/35/CDI/PublicWorks/Transporta

tion/2024DesignCriteria.pdf  

 

I. Meet all requirements of the Environmental Planning section of Santa Cruz County 

Planning. 

 

1. Building permit application plans shall include two (2) replacement Coast 

Live Oak trees on the landscape plans. 

 

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

Protection District. 

 

K. Submit 3 copies of plan review letters prepared and stamped by the project 

Geotechnical Engineer. 

 

https://cdi.santacruzcountyca.gov/Portals/35/CDI/PublicWorks/Transportation/2024DesignCriteria.pdf
https://cdi.santacruzcountyca.gov/Portals/35/CDI/PublicWorks/Transportation/2024DesignCriteria.pdf
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L. Pay the current fees for Parks mitigation. Currently, these fees are $5.40 per square 

foot for multifamily dwellings and $7.05 per square foot for retail use. 

 

M. Pay the current fees for Child Care mitigation. Currently, these fees are $0.28 per 

square foot for multi-family dwellings and $1.93 per square foot for retail use. 

 

N. Pay the current fees for Roadside improvements for ten (10) units. Currently, this 

fee is $2,100 per unit.  

 

O. Pay the current fees for Transportation improvements for ten (10) units. Currently, 

this fee is $2,100 per unit.  

 

P. Pay the current Affordable Housing Impact Fee. The fees are based on new square 

footage and the current fee for non-residential construction is $3 per square foot. 

 

Q. 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. 

 

R. Public Works staff will inspect the construction of the drainage related items. Please 

provide engineer’s estimate for the construction of the drainage items (there is a 

3% inspection fee). The building permit will not be issued until after the 

preconstruction meeting is held. Please contact Public Works Construction 

Inspections at least 48 hours prior to construction to schedule the preconstruction 

meeting at dpwcminspection@santacruzcounty.us. 

 

III. All construction shall be performed according to the approved plans for the Building 

Permit. Prior to final building inspection, the applicant/owner must meet the following 

conditions: 

 

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

installed. 

 

B. All inspections required by the building permit shall be completed to the 

satisfaction of the County Building Official. 

 

C. All inspections and materials required by the CDI Stormwater Management shall 

be completed.  

 

1. Schedule an inspection of final construction by the Public Works 

Construction Inspector. 

 

2. Submit the subgrade in-situ infiltration testing prior to installation of the 

pervious paver and rock retention area and the surface infiltration testing of 

the pervious paver areas and the biofiltration areas. 

 

3. Submit the recorded SWM-25B maintenance agreement. 

 

mailto:dpwcminspection@santacruzcounty.us
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4. Submit the first year SWM-25B annual report including photos of the as-

built system. 

 

5. Submit final as-built plans prepared by the project civil engineer that shall 

be submitted for review and approval by the County inspector.  As-built 

digital file for all drainage facilities shall be submitted prior to permit final 

and occupancy and shall note all changes with clouding. 

 

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

 

E. Resident parking spaces shall be striped, marked, or otherwise designated for 

exclusive use for each individual unit. 

 

F. Pursuant to Sections 16.40.040 and 16.42.080 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-

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 16.42.080, shall be observed. 

 

IV. Operational Conditions 

 

A. This permit authorizes a Master Occupancy Program.  Prior to initial occupancy, or 

in conjunction with review of a tenant improvement permit for the retail space, or 

prior to a future change of use, the owner/applicant shall provide CDI Planning 

with operational details for the commercial space. 

 

1. All uses allowed in the C-2 zone district are permitted within the 

commercial space, provided that the use does not require Planning 

Commission or Board of Supervisors approval and that the proposed use 

does not require more than two parking spaces. Furthermore, all uses 

allowed in the C-2 zone district are subject to a Zoning Clearance for a 

change of use approval prior to occupancy unless otherwise indicated in the 

C-2 zone district.  

 

2. Signage associated with the business shall be limited to no more than 15 

square feet, directly above the doorway fronting 41st Avenue, consistent 

with the design on Sheet AP4.03 of the project plans (Exhibit D). Additional 

signage including window signs and freestanding signs may be permitted 

consistent with the requirements of the applicable County sign regulations. 

 

3. Approval of uses or standards beyond the listed conditions is subject to 

amendment or minor variation, pursuant to SCCC 18.10. 

 

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 
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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. 

 

V. Indemnification 

 

The applicant/owner shall indemnify, defend with counsel approved by the 

COUNTY, and hold harmless the COUNTY, its officers, employees, and agents 

from and against any claim (including reasonable attorney’s fees, expert fees, and 

all other costs and fees of litigation), against the COUNTY, its officers, employees, 

and agents arising out of or in connection to this development approval or any 

subsequent amendment of this development approval which is requested by the 

applicant/owner, regardless of the COUNTY’s passive negligence, but excepting 

such loss or damage which is caused by the sole active negligence or willful 

misconduct of the COUNTY. Should the COUNTY in its sole discretion find the 

applicant’s/owner’s legal counsel unacceptable, then the applicant/owner shall 

reimburse the COUNTY its costs of defense, including without limitation 

reasonable attorney’s fees, expert fees, and all other costs and fees of litigation. The 

applicant/owner shall promptly pay any final judgment rendered against the 

COUNTY (and its officers, employees, and agents) covered by this indemnity 

obligation. It is expressly understood and agreed that the foregoing provisions are 

intended to be as broad and inclusive as is permitted by the law of the State of 

California and will survive termination of this development approval.  

 

A. The COUNTY shall promptly notify the applicant/owner of any claim, action, or 

proceeding against which the COUNTY seeks to be defended, indemnified, or held 

harmless.  The COUNTY shall cooperate fully in such defense.  

 

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 applicant/owner shall not be required to pay or perform any 

settlement unless such applicant/owner has approved the settlement. When 

representing the COUNTY, the applicant/owner shall not enter into any stipulation 

or settlement modifying 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.  The “applicant/owner” shall include the applicant and/or the 

owner and the successor’(s) in interest, transferee(s), and assign(s) of the applicant 

and/or the owner. 

  
 
Minor variations to this permit which do not affect the overall concept or density may be approved by the Planning 
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Director at the request of the applicant or staff in accordance with Chapter 18.10 of the County Code. 
 

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, or 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:       

 

Effective Date:       

 

Expiration Date:        

 

 

______________________________ 

   Deputy Zoning Administrator  

     

 
Appeals:  Any property 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. 
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AP0.00

10.15.2025

PROJECT INFORMATION

880 41st Avenue - SANTA CRUZ

*BOH refers to 'Back of House' and includes MEP and utility rooms

ZONING: COMMUNITY COMMERCIAL (C-2)

PARCEL #:  033-141-30

Under the State Density Bonus Law, the Project Sponsor is entitled to Concessions
or Incentives, as well as an unlimited number of Waivers of any Development
Standard that would physically preclude construction of the project at the density
proposed.

The following WAIVERS are required to physically achieve the density bonus:
1. Table 13.10.332-1: Commercial Uses Chart - Residential use may be up to 80%
of building square footage.
2. Table 13.10.333-1: Commercial Site and Structural Dimensions Chart - 1st Floor
story floor to ceiling 15'
3. Section 13.10.334 - Providing min. 50 sq. ft of open space per dwelling unit
4. Section (C2)(2)(c) Third Floor Setbacks: Minimum 50 percent of third floor
exterior walls must be set back an additional 10 feet from the front, side, and rear
yard setback lines.
5. Section (D)(4)(c) Parcels abutting residential zone districts: minimum setback of
30 feet for commercial buildings, 20 feet for residential buildings, with third stories
set back an additional five feet 
6. Interior Roadway Requirement - Design Criteria: Providing a 4' landscape strip
and sidewalk on each side along with a 24'x24' turnaround.

SITE

BUILDING 1

CONSTRUCTION TYPE: TYPE V-A

FLOORS: 3 WOOD

UNIT TYPE NAME DESCRIB Net Rentable Deck Area Unit Rentable Area

  1ST 2ND 3RD Total by Type

2 BEDROOM B1.0 2 BDRM/ 2 BATH 1,009 140 1 2 2 5 100% 5,045

2 BDRM SUB-TOTAL 1 2 2 5 100% 5,045

TOTAL UNITS Avg SqFt 1,009 1 2 2 5 100% 5,045

Net rentable residential area is measured center of demising wall, finish face of ext wall, ext face of stud of corridor wall, excl decks.

 

Net rentable Residential by floor (excl decks) 1,009 2,018 2,018 5,045

Stair Landings 0 80 80 160

Total Residential 1,009 2,098 2,098 5,205

Retail 675 0 0 675

BOH 435 119 119 673

Total Sq. Ft. 6,553

BUILDING 2

CONSTRUCTION TYPE: TYPE V-A

FLOORS: 3 WOOD

UNIT TYPE NAME DESCRIB Net Rentable Deck Area Unit Rentable Area

  1ST 2ND 3RD Total by Type

STUDIO S1.0 1 BDRM/1 BATH 460 46 1 0 0 1 20% 460

1 BEDROOM A1.0 1 BDRM/1 BATH 605 46 0 1 1 2 40% 1,210

A2.0 1 BDRM/1 BATH 748 75 0 1 1 2 40% 1,496

SUB-TOTAL 1 2 2 5 100% 3,166

TOTAL UNITS Avg SqFt 633 1 2 2 5 100% 3,166

Net rentable residential area is measured center of demising wall, finish face of ext wall, ext face of stud of corridor wall, excl decks.

 

Net rentable Residential by floor (excl decks) 460 1,353 1,353 3,166

Stair Landings 0 180 180 360

Residential 460 1,533 1,533 3,526

Retail 0 0 0 0

BOH 100 108 108 316

Total Sq. Ft. 3,842

COMBINED BUILDINGS

UNIT TYPE NAME DESCRIB Net Rentable Deck Area Unit Rentable Area

  1ST 2ND 3RD Total by Type

STUDIO S1.0 1 BDRM/1 BATH 460 46 1 0 0 1 10% 460

STUDIO SUB-TOTAL 1 0 0 1 10% 460

1 BEDROOM A1.0 1 BDRM/1 BATH 605 46 0 1 1 2 20% 1,210

A2.0 1 BDRM/1 BATH 748 75 0 1 1 2 20% 1,496

1 BDRM SUB-TOTAL 0 2 2 4 40% 2,706

2 BEDROOM B1.0 2 BDRM/ 2 BATH 1,009 140 1 2 2 5 50% 5,045

2 BDRM SUB-TOTAL 1 2 2 5 50% 5,045

TOTAL UNITS Avg SqFt 821 1 4 4 10 100% 8,211

Net rentable residential area is measured center of demising wall, finish face of ext wall, ext face of stud of corridor wall, excl decks.

 

Net rentable Residential by floor (excl decks) 1,469 3,371 3,371 8,211

Stair Landings 0 260 260 520

Total Residential 1,469 3,631 3,631 8,731

Total Retail 675 0 0 675

Total BOH 535 227 227 989

Total Sq. Ft. 19,126

SITE DATA                                                                                                                    

BUILDING INFORMATION                                                                                                      

OCCUPANCY TYPES:

TOTAL SQUARE FOOTAGE:
CONSTRUCTION TYPE:
NUMBER OF STORIES:
SPRINKLERED:

M (RETAIL)
R-2 (RESIDENTIAL)
S-2 (BIKE/TRASH)

19,126 SF

TYPE VB

3 FLOORS (1 FLOOR RETAIL, 1-3 FLOORS RESIDENTIAL)

YES (NFPA 13 SPRINKLER SYSTEM)

- FIRE SPRINKLER SYSTEM drawings must be prepared and submitted for approval by a
California State Licensed Contractor (Class A, or C-16) meeting the requirements of NFPA-13,
“Standard for the Installation of Fire Sprinkler Systems”.  Designer/installer shall submit two (2)
sets of plans and calculations to the agency of reference for approval.”
 
- FIRE SPRINKLER SYSTEM drawings must be prepared and submitted for approval by a
California State Licensed Contractor (Class A, or C-16) meeting the requirements of NFPA-13R,
“Installation of Sprinkler Systems in Residential Occupancies up to and Including Four Stories in
Height”.  Designer/installer shall submit two (2) sets of plans and calculations to the agency of
reference for approval.”
 
- UNDERGROUND FIRE PROTECTION SYSTEM WORKING DRAWING must be prepared and

submitted for approval by a California State Licensed Contractor (Class A, C-16 or C-34).  The
plans shall comply with NFPA 24, “Standard for the Installation of Private Fire Service Mains and
Their Appurtenances”.  Designer/installer shall submit two (2) sets of plans and calculations to
the agency of reference for approval.”
 
- The fire alarm system requires a separate permit and submittal.
 
- A 30-foot clearance shall be maintained with non-combustible vegetation around all structures
or to the property line whichever is a shorter distance.

FIRE SAFETY                                                                                                                
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COVER SHEET

AP0.00 PROJECT INFORMATION

AP0.01 RENDERINGS

AP0.02 RENDERINGS

AP1.00 SITE PLAN

AP2.01 BUILDING PLAN - FLOOR 1

AP2.02 BUILDING PLAN - FLOOR 2

AP2.03 BUILDING PLAN - FLOOR 3

AP2.04 BUILDING PLAN - ROOF

AP3.00 BUILDING ELEVATIONS

AP3.01 BUILDING ELEVATIONS

AP3.02 BUILDING SECTIONS

AP4.00 LIGHTING PLAN

AP4.01 SHADOW PLAN 

AP4.02 BIKE PARKING EXHIBIT

AP4.03 SIGNAGE EXHIBIT

C1.0 GENERAL NOTES, LEGEND

C2.0 SITE PLAN

C2.1 41ST AVE PUBLIC RIGHT OF WAY SECTIONS

C3.0 SITE PLAN DETAILS SHEET 1

C3.1 SITE PLAN DETAILS SHEET 2

C4.0 DRAINAGE AND UTILITY PLAN

C4.1 PROFILES AND SECTIONS

C5.0 DRAINAGE AND UTILITY PLAN SHEET 1

C5.1 DRAINAGE AND UTILITY PLAN SHEET 2

C5.2 DRAINAGE AND UTILITY PLAN SHEET 3

C6.0 GRADING PLAN

C7.0 EROISION CONTOL PLAN

C7.1 EROISION CONTOL DETAIL SHEET

TP-1 TOPOGRAPHICAL MAP

L1.0 LANDSCAPE PLAN

L2.0 LANDSCAPE PLAN

L3.0 IRRIGATION DETAILS

SHEET INDEX

ZONING DISTRICT C-2 COMMUNITY COMMERCIAL

GENERAL PLAN C-C

SPECIAL PLAN AREA PLEASURE POINT COMMERCIAL CORRIDOR

GROSS SITE AREA MININUM 10,000 SF

LOT AREA TOTAL 13,112 SF (0.3010 AC)

NET 13,012 SF

LOT COVERAGE EXISTING N/A

PROPOSED 4,321 SF

BUILDING AREA EXISTING N/A

PROPOSED  2,567 SF

FLOOR AREA EXISTING N/A

PROPOSED  9,267 SF

FAR MAXIMUM 1.5

PROPOSED 0.71

TOTAL DEVELOPMENT AREA PROPOSED 12,581 SF

ADDITIONAL DISTURBANCE AREA PROPOSED 13,000 SF (.30 AC)

IMPERVIOUS COVERAGE PROPOSED 5,048 SF

PERVIOUS COVERAGE PROPOSED 8,064 SF

GRADING CALCULATIONS CUT 7 CY

FILL 176 CY

OFF-HAUL N/A

HEIGHT MAXIMUM 3 STORIES (40')

PROPOSED 3 STORIES (39'-6")

PARKING EXISTING N/A

PROPOSED 18 SPACES

MINIMUM PROVIDED

SETBACKS FRONT 10' 10'-4"

SIDE 0' 5'-0"

REAR 0' 14'-6"

FRONTAGE MININUM 50' 65'-11"
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PALMS/ MATURE

LARGE SHRUBS BOTANICAL NAME / COMMON NAME SIZE QTY HT/WIDTH WUCOLS

**CEANOTHUS 'RAY HARTMAN' / CALIFORNIA LILAC 15 GAL 1 12' X 12' L

**CERCIS OCCIDENTALIS / WESTERN REDBUD 15 GAL 1 10' X 10' L

SYAGRUS ROMANZOFFIANA / QUEEN PALM 24" BOX 1 50' X 15' L

SHRUBS AND MATURE

PERENNIALS BOTANICAL NAME / COMMON NAME SIZE QTY HT/WIDTH WUCOLS

ACACIA COGNATA 'COUSIN ITT' / COUSIN ITT ACACIA 1 GAL 1 2.5' X 5' L

AEONIUM 'SUNBURST' 1 GAL 2 2' X 2' L

AGAVE ATTENUATA / AGAVE 5 GAL 4 4' X 6' L

CHONDROPETALUM TECTORUM / SMALL CAPE RUSH 1 GAL 13 3' X3' L

**HEUCERA MAXIMA / ISLAND ALUM ROOT 1 GAL 23 2' X 2' M

LEUCADENDRON 'SAFARI GOLDSTRIKE' / CONEBUSH 5 GAL 2 5' X 5' L

LIBERTIA PEREGRINANS / NEW ZEALAND IRIS 1 GAL 3 1.5' X 1.5' L

LOMANDRA HYSTRIX 'TROPIC BELLE' / MAT RUSH 1 GAL 7 3' X 3' L

LYSIMACHIA NUMMULARIA / CREEPING JENNY 1 GAL 4 2" X 1' L

MYOPORUM PARVIFOLIUM ‘PUTAH CREEK’ / 1 GAL 2 6" X 8' L

CREEPING MYOPORUM

**SALVIA SPATHACEA / HUMMINGBIRD SAGE 5 GAL 12 3' X 3' L

SHRUBS AND MATURE

PERENNIALS BOTANICAL NAME / COMMON NAME SIZE QTY HT/WIDTH WUCOLS

SALVIA ULIGINOSA / BOG SAGE 1 GAL 6 4' X 4' M

SENECIO FICOIDES ‘SKYSCRAPER' / 1 GAL 3 3' X 3' L

MOUNT EVEREST BLUE CHALK STICKS

SENECIO VITALIS 'SERPENTS' / BLUE CHALK FINGERS 1 GAL 4 1.5' X 2.5' L

**WOODWARDIA FIMBRIATA / GIANT CHAIN FERN 5 GAL 15 4' X 4' M

STONE DESCRIPTION SIZE QTY

CRUSHED ROCK ONLY (NO PLANTING) 3/8" 370 SF

ALL PLANTING TO RECEIVE CRUSHED

ROCK TOPDRESS PER PLANTING NOTE #4

** = CALIFORNIA NATIVE

NO PARKING

NO PARKINGNO PARKING

12" GOLD
MEDALLION TREE

LANDSCAPE PLAN

L1.0

880 41ST AVENUE
CAPITOLA, CA
APN#03314130

DATE

JOB

10/3/2025

2211

0 1684

po box 328 aptos, ca 95001
(831) 818-9227

www.mb-landarch.com

SHEET NUMBER

PLAN REVISIONS

SHEET TITLE

AmbL
megan bishop
L A N D S C A P E    A R C H I T E C T U R E

NORTH

THIS SHEET TO BE PRINTED AT 24" X 36"

SCALE: 1/8" = 1'-0"

2/27/2026  PLANNING REVISIONS

COMMERICAL
DEVELOPMENT

PLANTING LEGEND

H - HIGH WATER USE

M - MODERATE WATER USE

L - LOW WATER USE

VL - VERY LOW WATER USE

WUCOLS WATER USE
CLASSIFICATION

4
1

S
T

 
A

V
E

N
U

E

RETAIL

PARKING PER
CIVIL PLANS, TYP.

VACANT LOT

12" QUEEN PALM

THE PLANTING AND IRRIGATION PLANS COMPLY WITH THE COUNTY OF SANTA CRUZ WATER
EFFICIENT LANDSCAPE ORDINANCE, CHAPTER 13.13. IRRIGATION PLANS AND WATER
CALCULATIONS WILL BE INCLUDED WITH BUILDING PERMIT PLAN SUBMITTAL.

UPON FINAL LANDSCAPE INSTALLATION, A "LANDSCAPE CHECKLIST INSTALLATION
CERTIFICATE" MUST BE SIGNED BY A QUALIFIED INDEPENDENT THIRD PARTY AND SHALL
BE SUBMITTED TO SHOW THAT THE LANDSCAPING AT THE SITE COMPLIES WITH THE
WATER EFFICIENT LANDSCAPE ORDINANCE CHAPTER 13.13.

WATER EFFICIENT LANDSCAPE ORDINANCE COMPLIANCE

S
ID

E
W

A
LK

NEW WOOD FENCE, TYP.

EXISTING WOOD
FENCE TO
REMAIN, TYP.

EXISTING GIANT BIRD OF
PARADISE TO REMAIN EXISTING TREES TO

REMAIN, TYP.

EXISTING GREVILLEAS TO
REMAIN

NEW WOOD FENCE, TYP.

EXISTING WOOD
FENCE TO
REMAIN, TYP.

NEW WOOD FENCE, TYP.

BIKE PARKING

BIORETENTION PER
CIVIL PLANS

1. TOTAL PLANTED AREA  = 819 SF

2. ALL SOIL IN PLANTING AREAS SHALL BE CLEAR OF DEBRIS AND
CONSTRUCTION SPOILS. COMPACTED SOILS SHALL BE TRANSFORMED
INTO A FRIABLE CONDITION. SOIL SHALL BE PREPARED FOR PLANTING BY
RIPPING AND INCORPORATING AN ORGANIC AMENDMENT AT THE RATE OF
6 CY PER 1,000 SF INTO THE TOP 6" OR AMENDED WITH ORGANIC
MATERIAL.

3. ALL  PLANTING ON SITE (UNLESS OTHERWISE NOTED) TO RECEIVE A 3"
THICK LAYER OF MULCH TOPDRESS TO BE USED. TOPDRESS TO BE 1/4"
CRUSHED ROCK CALIFORNIA GOLD. NO WEED BARRIER.

4. ALL PLANT MATERIAL IN BIORETENTION AREA PER CENTRAL CALIFORNIA
COAST, TECHNICAL ASSISTANCE MEMO (TAM) LID PLANT GUIDANCE FOR
BIORETENTION. SOIL MIXTURE PER CIVIL PLANS. MULCH LAYER TO BE 1-2"
THICK COMPOST MULCH THAT WILL NOT FLOAT.

5. THE INSTALLED LANDSCAPE SHALL BE MAINTAINED FREE OF INVASIVE
PLANTS.

PLANTING NOTES

UTILITIES PER CIVIL PLANS, TYP.

IRRIGATION EQUIPMENT
PER IRRIGATION PLAN

36" TALL STEEL
PLANTER

ROOF OVERHANG

ROOF OVERHANG

TRASH
TRANSFORMER

BUILDING 1

BUILDING 2
FRONT YARD ENLARGEMENT
SCALE: 1/4" = 1'-0"
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36" TALL STEEL
PLANTER

BENCH

BENCH

GATE

DECORATIVE
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NO PARKING

NO PARKINGNO PARKING

EASTERN PLANTERS

LANDSCAPE PLAN

L2.0

880 41ST AVENUE
CAPITOLA, CA
APN#03314130

DATE

JOB

10/3/2025

2211

0 1684

po box 328 aptos, ca 95001
(831) 818-9227

www.mb-landarch.com

SHEET NUMBER

PLAN REVISIONS

SHEET TITLE

AmbL
megan bishop
L A N D S C A P E    A R C H I T E C T U R E

NORTH

THIS SHEET TO BE PRINTED AT 24" X 36"

SCALE: 1/8" = 1'-0"

2/27/2026  PLANNING REVISIONS

COMMERICAL
DEVELOPMENT

IRRIGATION NOTES

THE PLANTING AND IRRIGATION PLANS COMPLY WITH THE COUNTY OF SANTA CRUZ WATER
EFFICIENT LANDSCAPE ORDINANCE, CHAPTER 13.13.

UPON FINAL LANDSCAPE INSTALLATION, A "LANDSCAPE CHECKLIST INSTALLATION
CERTIFICATE" MUST BE SIGNED BY A QUALIFIED INDEPENDENT THIRD PARTY AND SHALL
BE SUBMITTED TO SHOW THAT THE LANDSCAPING AT THE SITE COMPLIES WITH THE
WATER EFFICIENT LANDSCAPE ORDINANCE CHAPTER 13.13.

WATER EFFICIENT LANDSCAPE ORDINANCE COMPLIANCE

1. THE INTENT OF THIS IRRIGATION SYSTEM IS TO PROVIDE THE MINIMUM AMOUNT OF WATER
REQUIRED TO SUSTAIN GOOD PLANT HEALTH. IT SHOULD BE MAINTAINED IN GOOD WORKING
ORDER.

2. NO POTABLE WATER SHALL BE APPLIED DURING AND WITHIN 48 HOURS FOLLOWING
MEASURABLE RAINFALL

3. IRRIGATION SYSTEM SHALL BE INSPECTED REGULARLY FOR LEAKS, MISALIGNED HEADS AND
BAD VALVES, BROKEN EQUIPMENT SHALL BE REPAIRED PROMPTLY WITH IDENTICAL OR
EQUIVALENT EQUIPMENT, AND WATERING SCHEDULES SHALL BE ADJUSTED TO REFLECT
VARIATIONS IN WATER NEED BASED ON SEASON OR PLANT MATURITY.

4. PROGRAMMING OF THE NEW CONTROLLER SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR
UNTIL FINAL ACCEPTANCE. IT IS THE RESPONSIBILITY OF THE OWNER TO MAKE ADJUSTMENTS IN
THE PROGRAM FOR SEASONAL WEATHER CHANGES AND MICROCLIMATIC VARIATIONS. THE
WATERING SCHEDULE IS INTENDED AS A GUIDE ONLY. ACTUAL WATER USE WILL VARY DURING
THE YEAR DEPENDING ON WEATHER AND INDIVIDUAL SITE CONDITIONS. WATCH PLANTS FOR ANY
STRESS AND IMMEDIATELY ADJUST SCHEDULE ACCORDINGLY.

5. CONTRACTOR SHALL USE EXTREME CARE WHERE IT IS NECESSARY TO TRENCH NEAR EXISTING
TREES.  EXCAVATION IN AREAS EXHIBITING ROOTS 2" AND LARGER SHALL BE DONE BY HAND.
ROOTS 1" OR LARGER IN DIAMETER DAMAGED IN CONSTRUCTION SHALL BE CLEANLY CUT AND NOT
LEFT IN A RAGGED CONDITION.  TREE ROOTS SHALL BE COVERED WITH WET BURLAP WHILE
EXPOSED.

6. IRRIGATION EQUIPMENT SHOWN OUTSIDE PLANTERS ON PLAN FOR GRAPHIC CLARITY. ALL
EQUIPMENT SHOULD STOP AND START IN A PLANTER AREA.

7. CONTRACTOR TO LOCATE EQUIPMENT IN NEAREST ADJACENT PLANTERS AS FEASIBLE AND
INDICATE EXACT LOCATION ON RECORD DRAWINGS.

M

H1

H2

FRONTAGE

BF

IRRIGATION EQUIPMENT DETAILS PER SHEET L3.0

LANDSCAPE WATER BUDGET

DRIP (POINT-SOURCE) EMITTERS (ALL PLANTING EXCEPT TREES)
EQUAL TO HUNTER SELF PIERCING BARB AND THREADED EMITTERS AT 1.0 GPH
CONFIGURATION PER DETAILS
PLANTS MATURE WIDTH 5' AND UNDER : (1) EMITTER EACH
PLANTS MATURE WIDTH OVER 5': (2) EMITTERS EACH
TREES: (2) EMITTERS EACH

DRIP VALVE EQUAL TO HUNTER ICZ-101-LF - BELOW GRADE IN VALVE BOXES

SUBMETER/FLOW METER EQUAL TO HUNTER 'HC-075-FLOW (¾")' OR EQUAL. INSTALL PER
MANUFACTURER RECOMMENDATIONS - MINIMUM 8 PIPE DIAMETERS IN LENGTH DOWNSTREAM
OF MASTER VALVE. COVER WITH CIRCULAR VALVE BOX

MASTER VALVE EQUAL TO HUNTER PGV - BELOW GRADE IN VALVE BOX

PRESSURE REGULATOR (IF NECESSARY) EQUAL TO WATTS LF MODEL. CONTRACTOR TO SIZE

BACKFLOW DEVICE  EQUAL TO WILKINS 975XL PER COUNTY STANDARDS

IRRIGATION CONTROLLER EQUAL TO HUNTER PRO-C WEATHER-BASED CONTROLLER PEDESTAL
MOUNTED

MAINLINE PIPE - SCHEDULE 40 PVC, 1"

LATERAL PIPE - CLASS 200, 3/4"

HYDROZONE PER LANDSCAPE WATER BUDGET BELOW

M

C

BF

H#

PR

SM

SM

VALVE BANK

H3 SHADE PLANTS

H1

H1

C

H1

H2

H3H3

H1

H3

H3

H2

H2

TRANSFORMER
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VACANT LOT

BIKE PARKING TRASH

BUILDING 1

BUILDING 2
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LANDSCAPE DETAILS

L3.0

880 41ST AVENUE
CAPITOLA, CA
APN#03314130

DATE

JOB

10/3/2025

2211

po box 328 aptos, ca 95001
(831) 818-9227

www.mb-landarch.com

SHEET NUMBER

PLAN REVISIONS

SHEET TITLE

AmbL
megan bishop
L A N D S C A P E    A R C H I T E C T U R E

THIS SHEET TO BE PRINTED AT 24" X 36"

2/27/2026  PLANNING REVISIONS

COMMERICAL
DEVELOPMENT

NOTES:

1. PLACE EMITTERS 3 4 BETWEEN THE TRUNK AND OUTER DRIPLINE
2. EVENLY SPACE EMITTERS AROUND PLANT
3. SEE IRRIGATION PLAN FOR FULL DRIP NOTES
4. NUMBER OF EMITTERS PER PLANT BASED ON EMITTER

SCHEDULE ON PLANTING PLAN

1/2" DRIP TUBING (TYP.)

TYPICAL
COMPRESSION
FITTING

TRANSFER BARB TEE FOR DOUBLE
EMITTER (WHERE OCCURS)

1/2" DRIP TUBING STAKE (TYP.)

XERI-BUG BARBED EMITTER (TYP.)

TYPICAL FLUSH CAP
AT END OF PIPE RUN

PVC LATERAL LINE

1/4" DRIP TUBING
STAKE (TYP.)

ADDITIONAL EMITTER AND STAKE AT
INSERT BARBED TEE IN DRIP TUBING

BARBED
EMITTER

DIFFUSER CAP

1/4" TUBING STAKE

1/4" DISTRIBUTION
TUBING, 48"
MAX. LENGTH

TOP OF MULCH ELEVATION

1/2" POLY DRIP TUBING

TIE-DOWN STAKE AT INSERTSECTION
POINT SOURCE DRIP EMITTERS
SCALE: 1/2" = 1'-0"

1/4" TUBE STAKE
DIFFUSER CAP (TYP.)

E

1/4" D1/4" DISTRIBUTION
TUBING, 48" MAX. LENGTH
(TYP.) RIP TUBING STAKE
(TYP.)

3"
6"

 T
O

 1
2"

6" DIA. NDS VALVE BOX

AIR RELIEF VALVE

PVC SCHED 40 TEE

PVC SCHED 40 FEMALE ADAPTER

PVC SCHED 80 RISER

LATERAL LINE

12" MIN. DEPTH 1-1/2" DRAIN ROCK

STANDARD BRICKS, TWO
IF ROUND BOX, FOUR IF
RECTANGLE

CONSTRUCT GALVANIZED AVIARY WIRE
GOPHER BARRIER. LAP EDGES UP INTO VALVE
BOX TO TOP OF DRAIN ROCK

1-
1/

2"

AIR RELIEF VALVE SECTION

STD. BRICK EACH
CORNER - 4 TOTAL

CONSTRUCT GALVANIZED AVIARY WIRE GOPHER
BARRIER. LAP EDGES UP INTO VALVE BOX TO TOP
OF GRAVEL

IRRIGATION DRIP VALVE
SCALE: NOT TO SCALED

PVC SCH 40 TEE OR ELL
TO MANIFOLD

LATERAL PIPE

VALVE PER IRRIGATION PLAN
PVC FEMALE SCH 40 ADAPTOR

6" LAYER OF WASHED 3/4"
GRAVEL

PRESSURE REGULATING
FILTER (PART OF KIT)

30" LINEAR LENGTH OF WIRE COILEDVALVE I.D. TAG

WATERPROOF
CONNECTORS VALVE BOX WITH COVER

FINISH GRADE

IRRIGATION PIPING
SCALE: 1" = 1'-0"B

6"
 M

IN
.

12
" M

A
X.

 T
YP

.

18
" T

YP
. 12

"

12
" T

YP
.

METALLIC WARNING
TAPE TYP.

FINISH GRADE SOIL

COMPACTED
NATIVE TO 85%
R.C.

SCH 40 MAIN SUPPLY
AND WIRES TYP.

MAIN ONLY SHARED TRENCH

NOTES:
1. TAPE AND BUNDLE 24 V. CONDUCTORS

AT 10' INTERVALS.  DO NOT TAPE IN
SLEEVES.

2. SNAKE WIRE AND PIPING SIDE TO SIDE IN
TRENCH TO ALLOW FOR EARTH
EXPANSION/CONTRACTION.

3. IRRIGATION CONTRACTOR SHALL
COORDINATE W/ PAVING CONTRACTOR
FOR INSTALLATION OF SLEEVES UNDER
PAVING.

COMPACTED NATIVE
TO 85% R.C.

CLASS 200
LATERAL TYP.

LATERAL ONLY

UNDISTURBED SUBGRADE

6" C
LR

.

CLASS 200
LATERAL TYP.

4"

8"

8"

3"
12

" B
EL

O
W

SU
BG

RA
D

E

12"

TRENCHING UNDER
HARDSCAPE

CONCRETE OR ASPHALT
SECTION

BASE ROCK SUBGRADE

3
"

SAND BACKFILL COMPACTED TO
90% R.C.

SCH 40 SLEEVE 2X DIA. OF
INTERIOR PIPE

MAIN LINE OR LATERAL PIPE

SCH 40 SLEEVE
FOR WIRES

COMPACTED
NATIVE TO 85% R.C.

3"

3"
 M

IN

3-M DBY WIRE
CONNECTORS, TYP.

24" COILED EXTRA
WIRE, TYP.

PVC SCH. 80 UNION

IRRIGATION LATERAL
TO HEADS

SUPPLY LINE, TYP.

PVC SCH.80 NIPPLE (LENGTH AS
REQUIRED, TYP.)

VALVE PER IRRIGATION PLAN

PVC SCH.80 90 DEGREE ELL (TXT)

VALVE BOX W/ BOLT-DOWN COVER
USE EXTENSIONS AS NECESSARY
AND SIZE TO FIT (MINIMUM 12" X 17")

PVC SCH.80 NIPPLE (LENGTH AS
REQUIRED, TYP.)

6" MIN. DEPTH, 1-1/2" DRAIN ROCK

STD. BRICK EA. CORNER-4 TOTAL

PVC SCH. 40 TEE (SXSXT) OR ELL SXT)

CONTROL AND COMMON WIRES

1 
1/

2"

MASTER VALVE
SCALE: 1" = 1'-0"

CONSTRUCT GALVANIZED
AVIARY WIRE GOPHER
BARRIER. LAP EDGES UP
INTO VALVE BOX TO TOP
OF DRAIN ROCK

C

TREE PLANTING 
SCALE: 1/2" = 1'-0"G

NOTE:
DIG ALL PITS SQUARE AND
SCARIFY ROOT BALL
BEFORE PLACEMENT IN PIT.

KEEP MULCH 2"
AWAY FROM TRUNK

6" HIGH MIN. CIRCULAR WATER BASIN
IN PLANTING AREAS ONLY

TREE & PIT

TREE PER PLANTING PLAN. PLANT
ROOTBALL 2" ABOVE GRADE

2X BALL DIA. MIN.

(2) RECYCLED RUBBER TIRE TREE TIES TIES
TO BE LOOSE TO ALLOW TREE MOVEMENT

2-3" DIA. TREATED LODGE POLE
PINE STAKES (TYP.)

10
'

CL

FERTILIZER TABLETS
PER CONTRACTOR

BACKFILL WITH SOIL AMENDMENTS

SCARIFY SIDES OF PLANT PIT

PREPARED TOPSOIL TO FORM
PEDESTAL TO PREVENT SETTLING

SHRUB/VINE PLANTING
SCALE: 1" = 1'-0"F

2 X DIA. OF CONTAINER

1"

PLANT ROOTBALL 1" HIGHER
THAN SURROUNDING GRADE TO
ALLOW FOR SETTLING

3" MULCH LAYER.
DO NOT BURY ROOTBALL

3" CIRCULAR WATERING  BASIN

BACKFILL WITH soil AMENDMENTS

SCARIFY ALL SIDES OF PLANT PIT

FERTILIZER TABLETS PER CONTRACTOR

NOTES:
1. DIG ALL PITS SQUARE.
2. SCARIFY ROOT BALL BEFORE PLACEMENT IN PIT.
3. ALL PLANTS 5 GAL AND LARGER TO RECEIVE

GOPHER BASKETS.

BACKFLOW
SCALE: NOT TO SCALEA

AIR GAP

12
" M

IN
.

30
" M

A
X.

AIR GAP

GUARDSHACK GS LIFT-OFF CAGE WITH LOCK SHIELD
BRACKETS. COLOR: HUNTER GREEN. SIZE PER
BACKFLOW

REDUCED PRESSURE
BACKFLOW DEVICE

NEW CONCRETE PAD
4" THICK,  CAST IN PLACE,
SLEEVE RISERS

DIRECTION OF FLOW
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Application #: 251461 

APN: 033-141-30 

Owner: 880 41st OZ LLC 

EXHIBIT F 

 

Parcel Information 
 

Services Information 

 

Urban/Rural Services Line:   X    Inside       Outside 

Water Supply: Soquel Creek Water District 

Sewage Disposal: Sewer, County Sanitation 

Fire District: Central Fire District 

Drainage District: Flood Control Zone 5 

 

Parcel Information 

 

Parcel Size: 13,112 square feet 

Existing Land Use - Parcel: Vacant 

Existing Land Use - Surrounding: Commercial, Single-family residential 

Project Access: Public, via 41st Avenue 

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 

 

Technical Reviews: Soils Report Review (REV231001) Biotic Report Review (REV231074) 

 

Environmental Information 

 

Geologic Hazards: Not mapped/no physical evidence on site 

Fire Hazard: Not a mapped constraint 

Slopes: N/A, site is flat 

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

Grading: 176 cubic yards fill, 7 cubic yards cut 

Tree Removal: One 10” Coast Live Oak 

Scenic: Not a mapped resource 

Archeology: Not mapped/no physical evidence on site 

 



1

Evan Ditmars

From: Jim Vandegrift <jlvandegrift@gmail.com>
Sent: Monday, July 6, 2026 4:03 PM
To: Evan Ditmars
Subject: Application #251461

****CAUTION:This is an EXTERNAL email. Exercise caution. DO NOT open attachments or click links 
from unknown senders or unexpected email.**** 

Hello Mr Ditmars  
 
My name is James Vandegrift. I live at 4215 Bain Avenue. 
 
Today I received a "Notice of Public Hearing" for the vacant lot on 41st Avenue, approximately 300 feet 
north of the intersection of 41st and Portola. 
 
As I read the description, I see residential space, retail space and even bicycle storage, trash and utility 
areas listed. 
 
What I don't see is the number of parking spaces to be included on this property for the residents, their 
guests, and customers of the retail space. 
 
I am concerned by this, because if the plan does not include enough parking for the residents, their 
guests and the customers for the retail space, then they will be parking on the closest side street, which 
is Bain Avenue. 
 
I am not opposed to this parcel being developed, BUT THEY HAVE TO PROVIDE SUFFICIENT PARKING 
FOR THEIR RESIDENTS! 
 
Thank you for your attention to this. 
 
James Vandegrift 
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