
-COUNTY OF SANTA CRUZ 
PLANNING DEPARTMENT 

Date: May 2lSt, 2004 
AgendaItem: I I  
Time: After 12  0 0  tW p. 

STAFF REPORT TO THE ZONING ADMINISTRATOR 

APPLICATION NO.: 01-0010 APN: 026-311-05,32 
APPLICANT: Larry & Lora Van Den Heuval 
OWNER Larry & b r a  Van Den Heuval 

PROJECT DESCRIPTION: Proposal to maintain and expand an existing landscape 
contractor's storage yard to include a Master Occupancy Plan. 

LOCATION: Property located on the south side of Brommer Street, about 500 feet west from 
17" Avenue, in Live Oak. 

PERMITS REQUIRED: Commercial Development Permit, Master Occupancy Permit 
ENVIRONMENTAL DETERMINATION: Exempt - Category 1 
COASTAL Z 0 N E : Y e s  X N o  APPEALABLE TO CCC:-YesLNo 

PARCEL INFORMATION 

PARCEL SIZE: 
EXISTING LAND USE: 

22,000 & 40,000 square feet 

PARCEL: Commercial 
SURROUNDING: Commercial, residential 

PROJECT ACCESS: Brommer Street 
PLANNING AREA: Live Oak 
LAND USE DESIGNATION: Commercial Service 
ZONING DISTRICT: 
SUPERVISORIAL DISTRICT: 

C-4 (commercial service, light industrial) 
First District (Jan Beautz) 

ENVIRONMENTAL INFORMATION 

a. Geologic Hazards 
b. Soils 
c. Fire Hazard 
d. Slopes 
e. Env. Sen. Habitat 
f. Grading 
g. Tree Removal 
h. Scenic 
i. Drainage 
j. Traffic 
k. Roads 
1. Parks 
m. Sewer Availability 
n. Water Availability 
0. Archeology 

a. 
b. 

d. 
e. 
f. 
g. 
h. 

C. 

1. 

j. k. 

1. 
m. 
n. 
0. 

Not mappedno physical evidence on site 
NIA 
Not a mapped constraint 
NIA 
Not mappedno physical evidence on site 
No grading proposed 
No trees proposed to be removed 
Not a mapped resource 
Existing drainage capacity unknown 
NIA 
Existing roads adequate 
Existing park facilities adequate 
NIA 
N/A 
Not mappedlno physical evidence on site 
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SERVICES INFORMATION 
Inside UrbadRural Services Line: X Y e s  -No 
Water Supply: Santa Cruz Municipal 
Sewage Disposal: County Sanitation District 
Fire District: 
Drainage District: Zone 6 

Central Fire Protection District 

HISTORY 

The project includes 2 parcels, one of which (026-3 1 1-32) has been utilized as a contractor’s 
storage yard for more than 30 years. A County Planning Department Design Review Permit (D- 
72-4-1 1) was issued in 1972 for a Roofing Contractor’s Storage Yard. The approved exhibit, site 
and landscaping plan on file in the Planning Department for the Design Review represents the 
entire parcel absent of buildings and including equipment and material storage. No permits are on 
record for the second parcel 026-3 1 1-05. The current use, Paradise Landscaping, operates on 
both parcels (totaling about 61,736 sq. it.) utilizing one parcel separately for service vehicles, 
equipment storage buildings, and office buildings (026-3 11-32). The other parcel (026-3 11 -05) is 
used for debris storage, wood cutting for resale, and employee and equipment parking. The 
existing use was issued a red tag for Zoning Code Violations on January 3d, 2000 for conducting 
an expanded commercial use without a Commercial Development Permit. The owner submitted 
an application for a Commercial Development Permit on January Sh, 2001 in response to the 
violation notice. The application material was reviewed by various County agencies and the 
planning staff and deemed to be incomplete. Several notices were sent to the applicant/owner 
requesting additional information and no materials have been submitted to staff for additional 
review. A final notice was sent to the applicant and owner on March Zd, 2004 from the Director 
of Planning requesting the materials needed to process the proposed application, to date planning 
staff have not received the requested materials 

ANALYSIS AND DISCUSSION 

The project site is located in the (3-4 (Commercial Services) zone district, a designation that 
allows commercial service uses. The proposed expansion of the existing contractor’s storage and 
landscaping business includes recognizing 10 storage buildings (from 64 square feet to about 475 
square feet in size), one office building (276 square feet), and parkingktorage for approximately 
25 service vehicles on a 21,736 square foot parcel (026-31 1-32). The adjacent 39,998 square foot 
parcel is used for 20 employee parking spaces and vehicle equipment parking wood cutting for 
resale use (firewood), and debris dumpster bin storage. The property is located adjacent to 
developed residential area across Brommer Street. A contractor storage yard use can be 
considered consistent with the site’s Commercial Service, Light Industrial General Plan 
designation when operation on-site does not create significant adverse environmental or 
neighborhood impacts. 
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Application #: 01-0010 
APN: 026-31 1-32 

General Plan Consistency 

General Plan Policy 2.17.4 Design of Service CommerciaULight Industrial Uses is to ensure 
compatibility with adjacent uses through Commercial Development Permit procedures with 
careful attention to landscaping, signage, access, site and building design, drainage, on-site 
parking and circulation, fencing and mitigation of nuisance factors. 

General Plan Policy 6.3.4 requires an erosion control plan approval for all development and 
General Plan Policy 6.3.5 requires that adequate erosion control measures be provided to prevent 
potential erosion impacts. The applicant‘owner’s refusal to submit an erosion control plan 
prevents the Department of Public Works Drainage section staff from reviewing the existing 
landscapers storage yard for potential impacts caused by erosion. 

The Planning Department has received numerous complaints regarding off-site noise being 
emitted from day to day activities. General Plan Policy 6.9.a states “ to promote land uses which 
are compatible with each other and with existing and future noise environment. Prevent new 
noise from increasing the existing noise levels above acceptable standards and eliminate or 
reduce noise from existing objectionable noise source.” On several site visits to determine 
ambient noise emitted from onsite activities, staff used a decibel measuring device to determine 
if the existing activities exceed the allowable 60 dB noise levels for the Commercial Service, 
Light Industrial General Plan designation. Planning staff determined that the ambient noise 
emitted from standard onsite activities was well above the allowable 60 dB noise levels. When 
staff measured the ambient noise emitted from the cutting of firewood, the noise levels were in 
the high 90-100 dB ambient noise levels. 

Inconsistencies with County Ordinance 

The applicant‘owner propose a “valet” style parking plan which is not consistent with the County 
ordinance. Section 13.1 1.074 (a) access, circulation and parking states, “It shall be an objective 
to design pedestrian, bicycle and vehicle circulation, and parking, to be safe, convenient, and 
readily understandable to users. access, circulation and parking design shall relate to the 
proposed development on adjoining properties.” Planning staff reviewed the proposed parking 
plan and determined that the parking plan purposed does not provide an adequate parking plan 
which is safe and convenient. Planning staff concluded that there is ample room on both parcels 
to provide parking for employees, company vehicles and the general public. The proposed 
parking plan submitted does not provide safe and convenient parking design. 

I 
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Incomplete Application Materials 

On March 2“d, 2004, a final notice was sent to the property owner and applicant fiom the 
Director of Planning indicating that additional information was needed. To date, planning staff 
has not received the required information to recommend approval. That letter is attached as 
Exhibit “G.” 
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The applicants proposed use of “porta-potties’’ onsite which conflicts with County Code Section 
7.38.035. which states “every person owning, leasing, occupying or using any building designed 
or used for human habitation or commercial activities shall be required either to provide and 
maintain a properly functioning individual sewage disposal system or to provide and maintain an 
adequate connection to a public sewer for such building. All sewage disposal systems, both 
existing and new, and all parts thereof, shall be maintained in a safe and sanitary condition at all 
times. The owner, lessee, occupant, user, or his or her designated agent, shall be responsible for 
the maintenance of such systems.” The existing contractor’s storage yard is located within two 
hundred feet of a public sewer and connection to the sewer has been determined to be feasible by 
Public Works Sanitation staff in that sewer service is available by contract with the County 
Sanitation District, and connection is technically feasible based on engineering and technical 
factors. 

Conclusion 

Planning Department staff has discussed with the applicant and the owner that additional 
information is needed to determine the application complete for further processing. However, 
they have continually stated that the property use is pre-existing, that the revised information and 
materials submitted are adequate for processing the permit, and that he would like final 
determination made and a Commercial Development Permit issued. Planning staff and other 
relevant departments have reviewed the proposed project and the most recent plans submitted 
and determined that, due to a lack of information submitted by the property owner and that 
applicant, there is not enough information for staff to make the recommendation or the findings 
for approval. Additionally, information that has been submitted is inconsistent with the County’s 
General Plan, Zoning Ordinance and other applicable Ordinances. 

RECOMMENDATION 

Staff recommends: 

1. Denial of application 01-0010 

EXHIBITS 

A. 
B. 
C. 
D. 
E. 
F. 
G. 
H. 

Project plans 
Findings 
General Plan Map 
Zoning map 
Vicinity Map 
Agency comments 
Memo sent from Tom Bums March 2&, 2004 
Correspondence 
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SUPPLEMENTARY REPORTS AND INFORMATION REFERRED TO IN THIS REPORT 
ARE ON FILE AND AVAILABLE FOR VIEWING AT THE SANTA CRUZ COUNTY 
PLANNING DEPARTMENT, AND ARE HEREBY MADE A PART OF THE 
ADMINISTRATIVE RECORD FOR THE PROPOSED PROJECT. 

Report Prepared By: David Heinlein 
Santa Cruz County Planning Department 
701 Ocean Street, 4th Floor 
Santa Cruz CA 95060 
Phone Number: (831) 454-5321 (or, david.heinlein@co.santa-cruz.ca.us ) 

i 
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COMMERCIAL DEVELOPMENT PERMIT FINDINGS: 

1. THAT THE PROPOSED LOCATION OF THE PROJECT AND THE CONDITIONS 
UNDER WHICH IT WOULD BE OPERATED OR MAINTAINED WILL NOT BE 
DETRIMENTAL TO THE HEALTH, SAFETY, OR WELFARE OF PERSONS 
RESIDING OR WORKING IN THE NEIGHBORHOOD OR THE GENERAL PUBLIC, 
AND WILL NOT RESULT IN INEFFICIENT OR WASTEFUL USE OF ENERGY, 
AND WILL NOT BE MATERIALLY INJURIOUS TO PROPERTIES OR 
IMPROVEMENTS IN THE VICINITY. 

This fmding can not be made. The location and operation of the existing contractors storage 
yard and the existing unpermitted use could be detrimental to the health, safety, or welfare of 
persons residing or working in the neighborhood or the general public, in that the intensive use 
would create traffic, noise and nuisance impacts affecting the surrounding single family and 
multi-family residences. The proposed project is located in an area designated for commercial 
services but due to lack of information submitted by the owner/applicant, necessary findings for 
approval can not be made for the intensive contracting uses. Existing conditions on the property 
including erosion, inadequate treatment of runoff and noise are detrimental to the health and 
welfare of persons residing in the neighborhood. 

2. THAT THE PROPOSED LOCATION OF THE PROJECT AND THE CONDITIONS 
UNDER WHICH IT WOULD BE OPERATED OR MAINTAINED WILL BE 
CONSISTENT WITH ALL PERTINENT COUNTY ORDINANCES AND THE 
PURPOSE OF THE ZONE DISTRICT IN WHICH THE SITE IS LOCATED. 

This fmding can not be made. Although the project site is located in the C-4 (Commercial 
Service, Light Industrial) zone district, the existing location of the contractors storage yard, 
storage buildings and general operations will not be consistent with all pertinent County 
ordinances. 

The applicantlowner propose a “valet” style parking plan which is not consistent with the County 
ordinance. Section 13.1 1.074 (a) access, circulation and parking states, “It shall be an objective 
to design pedestrian, bicycle and vehicle circulation, and parking, to be safe, convenient, and 
readily understandable to users. access, circulation andparking design shall relate to the 
proposed development on adjoining properties.” Planning staff reviewed the proposed parking 
plan and determined that the parking plan purposed does not provide an adequate parking plan 
which is safe and convenient. Planning staff concluded that there is ample room on both parcels 
to provide parking for employees, company vehicles and the general public. 

The applicant is requesting the use of “porta-potties” to be located on site. County Code Section 
7.38.035 states “every person owning, leasing, occupying or using any building designed or used 
for human habitation or commercial activities shall be required either to provide and maintain a 
properly functioning individual sewage disposal system or to provide and maintain an adequate 

EXHIBIT B 
-? 
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3. THAT THE PROPOSED USE IS CONSISTENT WITH ALL ELEMENTS OF THE 
COUNTY GENERAL PLAN AND WITH ANY SPECIFIC PLAN WHICH HAS BEEN 

I ADOPTED FOR THE AREA. 

Page 1 

This fmding can not be made. Though the project site is located in the C-4 (Commercial 
Service, Light Industrial) land use designation, due to lack of information submitted and careful 
examination of the insufficient plans from planning staK it was determined that proposed use of 
the existing contractors storage yard, storage buildings and the general operations will not he 
consistent with all elements of the County General Plan. 

General Plan Policy 2.17.4 Design of Service CommerciaVLight Industrial Uses is to ensure 
compatibility with adjacent uses through Commercial Development Permit procedures with 
careful attention to landscaping, signage, access, site and building design, drainage, on-site 
parking and circulation, fencing and mitigation of nuisance factors. 

General Plan Policy 6.3.4 requires an erosion control plan approval for all development and 
General Plan Policy 6.3.5 requires that adequate erosion control measures be provided to prevent 
potential erosion impacts. The applicantlowner’s refusal to submit an erosion control plan 
prevents the Department of Public Works Drainage section staff from reviewing the existing 
landscapers storage yard for potential impacts caused by erosion. 

General Plan Policy 6.9a states “ to promote land uses which are compatible with each other and 
with existing and future noise environment. Prevent new noise ffom increasing the existing noise 
levels above acceptable standards and eliminate or reduce noise from existing objectionable 
noise source.” General Plan Policy 6.9.1 requires that all new development to conform with the 
Land Use Compatibility Guidelines and that all new residential and noise sensitive land 
developments should conform to a noise exposure standard of 60 dB. The owners use of 
chainsaws on the parcels and the additional use on Assessors Parcel Number 026-31 1-33 directly 
conflicts with the allowable noise being omitted from on-site uses. Planning staff used a decibel 
meter on several occasions to measure the ambient noise which was emitted from the parcels. 
The average noise emitted during the wood cutting activities was in the mid to high 90 dB range. 

A specific plan has not been adopted for this portion of the County. 

4. 

I 

THAT THE PROPOSED USE WILL NOT OVERLOAD UTILITIES AND WILL NOT 
GENERATE MORE THAN THE ACCEPTABLE LEVEL OF TRAFFIC ON THE 
STREETS IN THE VICINITY. 

connection to a public sewer for such building. All sewage disposal systems, both existing and 
new, and all parts thereof, shall be maintained in a safe and sanitary condition at all times. The 
owner, lessee, occupant, user, or his or her designated agent, shall be responsible for the 
maintenance of such systems.” The existing contractor’s storage yard is located within two 
hundred feet of a public sewer and connection to the sewer has been determined to be feasible in 
that sewer service is available by contract with the County Sanitation District, and connection is 
technically feasible based on engineering and technical factors. 

EXHIBIT B % 
i 
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This fmding can not be made. Due to lack of information submitted by the applicanUowner, 
planning staff is unable to analyze the potential traffic impacts. Planning staff has received 
numerous complaints regarding the parking impacts caused by the existing use. These impacts 
include but are not limited to: employee parking in the residential areas and large amounts of dirt 
and mud being tracked on to the local streets. 

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 not be made. Although the project site is located in the C-4 (Single Family 
Residential - 20000 square foot minimum) zone district, the existing location of the contractors 
storage yard, storage buildings and general operations will not be consistent with all pertinent 
County ordinances. 

The applicanUowner propose a “valet” style parking plan which is not consistent with the County 
ordinance. Section 13.11.074 (a) access, circulation and p d i n g  states, “It shall be an objective 
to design pedestrian, bicycle and vehicle circulation, and parking, to be safe, convenient, and 
readily understandable to users. access, circulation and parking design shall relate to the 
proposed development on adjoining properties.” Planning staff reviewed the proposed parking 
plan and determined that the parking plan purposed does not provide an adequate parking plan 
which is safe and convenient. Planning staff concluded that there is ample room on both parcels 
to provide parking for employees, company vehicles and the general public. 

The existing traffic and parking problems persist at the site. The Planning Department has 
received numerous complaints regarding employee parking occurring along the residential 
portions of Brommer Avenue. Additionally, the traffic Paradise Landscaping is creating from 
employee vehicles leaving the site is causing large amounts of dirt and mud to be deposited along 
Brominer street causing additional impacts to the surrounding residential neighborhoods. 

Ambient noise emitted from the existing use does not conform to General Plan Policy 6.9.1, 
which requires that all new development to conform with the Land Use Compatibility Guidelines 
and that all new residential and noise sensitive land developments should conform to a noise 
exposure standard of 60 dB. The owners use of chainsaws on the parcels and the additional use 
on Assessors Parcel Number 026-3 1 1-33 directly conflicts with the allowable noise being 
omitted from on-site uses. Planning staffused a decibel meter on several occasions to measure 
the ambient noise which was emitted from the parcels. The average noise emitted during the 
wood cutting activities was in the mid to high 90 dB range. 

Planning staff carefully examined the existing and proposed additions to Paradise Landscaping 
and concluded that even though the parcels are zoned C-4 (Commercial Service, Light 
Industrial), the existing and proposed additions to Paradise Landscaping are too intense for the 
existing neighborhood. The parcels are too small for the intensity which has been proposed and 
without the proper information required for review, staff is unable to incorporate proper 

9 EXHIBIT B 
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conditions which could be used to mitigate the existing impacts to the surrounding residential 
neighborhoods. I 
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 OF THIS CHAPTER. 

This fmding can not be made. Section 13.11.040 projects requiring design review states 
“design review shall be required for the following private and public activities,” The proposed 
commercial project requires Design Review under Section 13.1 1.040 (e), all commercial 
remodels or new commercial construction. Due to lack of materials submitted, including but not 
limited to; the fmished exterior materials and color of roofing and scaled drawings that show all 
structural details and all elevations of the structures, the County’s Urban Designer has been 
unable to review the proposed Commercial Development Permit and Master Occupancy Program 
to determine if the project will be of an appropriate scale and type of design that will enhance the 
aesthetic qualities of the surrounding properties and will not reduce or visually impact available 
open space in the surrounding area which is required with the Design Standards and Guidelines 
of the County Code. 

EXEIIBIT B 
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PLEASE NOTE: THIS PERMIT EXPIRES TWO YEARS FROM THE EFFECTIVE 
DATE UNLESS YOU OBTAIN THE REQUIRED PERMITS 

AND COMMENCE CONSTRUCTION. 

Approval Date: 

Effective Date: 

Expiration Date: 

Don Bussey David Heinlein 
Deputy Zoning Administrator Project Planner 

Appeals: Any p r o p m  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. 

EXHIBIT C / r  



NOTICE OF EXEMPTION FROM THE 
CALIFORNIA ENVIRONMENTAL QUALITY ACT 

The County of Santa Cruz has reviewed the project described below and has determined that it is exempt from 
the provisions of CEQA as specified in Sections 15061 - 15329 of CEQA for the reason(s) which have been 
checked on this document. 

Application No.: 01-0010 
Assessor Parcel No.: 026-3 11-32 
Project Location: 1500 Bromer Street 
Project Description: Contractors storage yard 
Person or Agency Proposing Project: Lany & h a  Van Den Heuval 
Contact Phone: (831) 475-1714 

A. ~ 

B. - 
c. ~ 

The proposed activity is not a project under CEQA Guidelines, Sections 1928 and 501. 
Ministerial Project involving only the use of fixed standards or objective measurements without 
personal judgment. 
Statutory Exemotion other than a Ministerial Project. 
Specify type: 

D. Categorical Exemption 
- 1. Existing Facility 
- 2. Replacement or Reconstruction 
X 3. New Construction of Small 

Structure 
- 4. Minor Alterations to Land 
- 5. Alterations in Land Use 

Limitations 
- 6. Information Collection 
- 7. Actions by Regulatory Agencies 

for Protection of the 
Environment 

- 8. Actions by Regulatory Agencies 
for Protection of Nat. Resources 

- 9. Inspection 
- 10. Loans 
- 11. Accessory Structures 
- 12. Surplus Govt. Property Sales 
- 13. Acquisition of Land for Wild- 

Life Conservation Purposes 
- 14. Minor Additions to Schools 
- 15. Minor Land Divisions 
- 16. Transfer of Ownership of 

- 17. Open Space Contracts or Easements 
- 18. Designation of Wilderness Areas 
- 19. Annexation of Existing Facilities 

Lots for Exempt Facilities 

Land to Create Parks 

E. - Lead Agency Other Than County: 

- 20. Changes in Organization of Local 

- 2 1. Enforcement Actions by Regulatory 

- 22. Educational Programs 
- 23. Normal Operations of Facilities 

for Public Gatherings 
- 24. Regulation of Working Conditions 
- 25. Transfers of Ownership of 

Agencies 

Agencies 

Interests in Land to Preserve 
Open Space 

- 26. Acquisition of Housing for Housing 
Assistance Programs 

- 27. Leasing New Facilities 
- 28. Small Hydroelectric Projects at 

Existing Facilities 
- 29. Cogeneration Projects at Existing 

Facilities 
- 30. Minor Actions to Prevent, Minimize, Stabilize, 

Mitigate or Eliminate the Release or Threat of 
Release of Hazardous Waste or Hazardous 
Substances 

- 3 1. Historical Resource 
RestorationiRehabilitation 

- 32. In-Fill Development Projects 

Date: 
David Heinlein, Project Planner 

EXHIBIT D !L 



General Plan Map 
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Zoning Map 
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C O U N T Y  O F  S A N T A  C R U Z  EXHIBIT, 
DISCRETIONARY APPLICATION COMMENTS 

Project Planner: David Heinlein 
Application No. : 01-0010 

APN: 026-311-05 

Date: May 12, 2004 
Time: 07:16:00 
Page: 1 

Environmental Planning Completeness Conments 

LATEST COMMENTS HAVE NOT YET BEEN SENT TO PLANNER FOR THIS AGENCY 

REVIEW ON JANUARY 26, 2001 BY BETH DYER ========= _________ _____---_ 

NO COMMENT 

Environmental Planning Miscellaneous Coments 

LATEST COMMENTS HAVE NOT YET BEEN SENT TO PLANNER FOR THIS AGENCY 

REVIEW ON JANUARY 26, 2001 BY BETH DYER ========= -____---_ _________ 

Should bu i ld ing  permit(s) be necessary, an erosion control  plan, a drainage plan, 
and prel iminary grading information ( including t o t a l  volume o f  earthwork, the  d is -  
posal o f  f i l l  and/or excavated mater ia l ,  and cross-sections t ha t  include ex is t ing  
and f in ished grade) w i l l  be required. 

Code Compliance Completeness Comments 

LATEST COMMENTS HAVE NOT YET BEEN SENT TO PLANNER FOR THIS AGENCY 

REVIEW ON JANUARY 19. 2001 BY KEVIN M FITZPATRICK ========= 
NO COMMENT 
The f i r s t  issue i s  t h a t  D-72-4-11 i s  a design review and not a Commercial Develop- 
ment Permit. The appl icat ion descr ip t ion should be changed t o  a a New Commercila 
Development Permit. Also, as was discussed i n  a meeting between the  property owner, 
A s s t .  Planning Di rector  Mike Dever and Pr incipal  Planner Mark Deming, t h i s  applica- 
t i o n  should include the adjoining l o t  t ha t  i s  owned and being used by Paradis 
Lanscape. (KMF) ========= UPDATED ON JANUARY 23, 2001 BY KEVIN M FITZPATRICK 

-__----__ -_____-__ 

NO COMMENT 
There i s  an issue o f  employee parking. This does not apper t o  be addressed by t h i s  
Appl icat ion.  (KMF) ========= UPDATED ON NOVEMBER 16, 2001 BY KEVIN M FITZPATRICK 

This appl icat ion appears t o  completely address the v io la t i on  as issued. 
(KMF) 
NO COMMENT 

UPDATED ON MARCH 20. 2003 BY KEVIN M FITZPATRICK ========= 

--_______ -____--__ 

-__----__ -____--__ 

Code Compliance Miscellaneous Comments 

LATEST COMMENTS HAVE NOT YET BEEN SENT TO PLANNER FOR THIS AGENCY 

REVIEW ON JANUARY 19, 2001 BY KEVIN M FITZPATRICK ========= -_____-__ -__-----_ 
NO COMMENT 
This appl icat ion should adress the signage. The f r o n t  freestanding sign exceeds 
seven feet  i n  height. (KMF) ========= UPDATED ON NOVEMBER 16. 2001 BY K E V I N  M 

NO COMMENT 
FITZPATRICK ========= 



Discretionary Comments - Continued 
Project Planner: David Heinlein 
Application No. : 01-0010 

APN: 026-311-05 

Date: May 12, 2004 
Time: 07:16:00 
Page: 2 

No addi t ional  comments by Code Compliance. (KMF) ========= UPDATED ON MARCH 20, 2003 
BY KEVIN M FITZPATRICK ========= 
NO COMMENT 
I bel ieve I saw a f o r  sale s ign on APN: 026-311-05, which i s  where the  dumpsters are 
t o  be stored. I w i l l  v e i r f y  on next f i e l d  t r i p .  (KMF) 

Dpw Drainage Completeness Comments 

REVIEW ON JANUARY 26, 2001 BY ALYSON B TOM ========= ___--____ _____ ____ 
Addit ional drainage information i s  required: 

1.Plans should show topographic information such as contour l i n e s  and spot 
elevations.Demonstrate t ha t  the pathway o f  s i t e  runo f f  w i l l  not adversely impact ad- 
jacent propert ies.  

2.A Zone 5 drainage fee w i l l  be assessed on the net  increase i n  impervious area. The 
fees are cur ren t l y  $0.70 per square foo t  and sha l l  be increased on each upcoming 
July 1 by $0.05 u n t i l  they reach $0.85 per square foo t  by the  year 2003. Credi t  w i l l  
be given f o r  a l l  ex is t ing  permitted bu i ld ings and impervious areas cur ren t l y  on the 
s i t e .  Clear ly d i f f e r e n t i a t e  on the  plans between ex is t ing ,  permitted impervious 
areas and proposed or  non-permitted impervious areas. 

3 . I f  the scope o f  the  appl icat ion i s  changed i n  response t o  Code Compliance comments 
addi t ional  drainage review comments may be required. 

4.For questions regarding t h i s  review Public Works drainage s t a f f  i s  avai lable from 
8:OO-12:OO Monday through Friday. ========= UPDATED ON NOVEMBER 29, 2001 BY ALYSON B 

1) Demonstrate t ha t  the on-s i te  18" RCP and the dowstream f a c i l i t i e s  are adequate i n  
capacity and condi t ion t o  handle the  added runof f  from t h i s  p ro jec t .  I f  f a c i l i t i e s  
are not  adequate please update the plans t o  incorporate f a c i l i t y  upgrades. 

Please see miscellaneous comments f o r  issues tha t  must be addressed i n  the bu i ld ing  
permit stage. ========= UPDATED ON MARCH 26, 2003 BY ALYSON B TOM ========= Previous 
completeness comments made on November 29. 2001 have not been addressed. Please note 
t ha t  the storm dra in  on s i t e  and downstream from t h i s  s i t e  are p r i va te  systems. The 
County does not own o r  maintain these systems. Please sumbit evaluation as was 
previously requested. 

Please remove the  stand-pipe and dra in  rock from the  s i l t  and grease t r a p  d e t a i l .  

Please add notes t o  the  plan describing how the modular bu i ld ing  w i l l  d ra in  (sheet 
f low o f f  roof ,  downspouts t o  splashblocks, ? ? ) .  

TOM ========= 

Dpw Drainage Miscellaneous Comments 

REVIEW ON JANUARY 26, 2001 BY ALYSON B TOM ========= 

UPDATED ON NOVEMBER 29, 2001 BY ALYSON B TOM ========= 

__---____ ______-__ 
NO COMMENT 

The fol lowing comments must be addressed i n  the bu i ld ing  permit stage 
_________ -----____ 
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1) Please c lea r l y  del ineate the extent o f  the  proposed baserock areas. Please 
provide a cross section o f  the  proposed baserock areas. 4 inches or more o f  baserock 
i s  considered impervious ( less than 4 inches i s  considered semi-impervious). A zone 
5 drainage fee w i l l  be assessed on the net increase i n  impervious area. 

2) A l l  runof f  from parking and driveway areas should be t reated w i th  a s i l t  and 
grease t rap  p r i o r  t o  leaving the s i t e .  Please update the  plan accordingly. A signed 
and recorded maintenance agreement f o r  the  s i l t  and grease t rap(s)  i s  required p r i o r  
t o  bu i ld ing  permit issuance. 

3) Demonstrate how runo f f  from the  equipment and mater ia ls storage area (spec i f i -  
c a l l y  i n  the  area o f  dumpster storage) w i l l  be d i rected and how the areas w i l l  be 
maintained so as not t o  al low runof f  po l l u t i on .  

4) For questions regarding t h i s  review Public Works drainage s t a f f i s  avai lable from 
8:OO-12:OO Monday through Friday. 

Dpw Driveway/Encroachment Completeness Comments 

LATEST COMMENTS HAVE NOT YET BEEN SENT TO PLANNER FOR THIS AGENCY 

Show property l i n e s  on p l o t  p lan drawn t o  scale. 
Show ex is t ing  roadside improvements, i e .  curb and gut ter  o r  va l ley  gu t te r  o r  . . . "  
Since the adj .  l o t  lookstobe a par t  o f  t h i s  landscaping business, t h i s  appl icat ion 
review should include APN 26-311-05. Pub1 i c  Works has receivedcomplaints regarding 
the t rack ing o f  mud onto the b ike lane and i n t o  Brommer Street from t h i s  f i r e  wood 
cu t t ing  yard. I would l i k e  t o  see some means o f  erosion control  and/or aved 

o f  property l i n e s  and the R/W l i n e  along Brommer S t .  I have a concern t ha t  the 
ex is t ing  Paradise s ign may be located i n  the  r ight-of-way adjacent t o  26-311-32 as 
wel l  as the  fence along the  wood yard (26-311-05) may be i n  the R/W. Plans should be 
t o  scale and show a l l  these ex is t ing  improvements. ========= UPDATED ON FEBRUARY 7, 
2001 BY RUSSELL M ALBRECHT ========= 
Show property l i n e s  on p l o t  p lan drawn t o  scale. 
Show ex is t ing  roadside improvements. i e .  curb and gu t te r  o r  va l ley  gu t te r  o r  . . . "  

Show driveway plan view and center l ine p r o f i l e .  
Show ex is t ing  ground and driveway elevations on p r o f i l e .  
Show ex is t ing  roadside improvements. i e .  curb and gu t te r  o r  va l ley  gu t te r  o r  . . . "  

REVIEW ON FEBRUARY 2, 2001 BY RUSSELL M ALBRECHT ========= _________ ______--_ 

driveway approach t o  avoid a mud hazard. Also, the plans have t o  show t R e pos i t ion  

UPDATED ON DECEMBER 19, 2001 BY RUSSELL M ALBRECHT ========= _________ ______--_ 

Dpw Driveway/Encroachment Miscellaneous Comments 

LATEST COMMENTS HAVE NOT YET BEEN SENT TO PLANNER FOR THIS AGENCY 

Driveway t o  conform t o  County Design C r i t e r i a  Standards. 
Encroachment permit required f o r  a l l  o f f - s i t e  work i n  the  County road r ight-of-way. 
Fencing i s  not allowed w i th in  the County road r ight-of-way. 

Driveway t o  conform t o  County Design C r i t e r i a  Standards. 

REVIEW ON FEBRUARY 2. 2001 BY RUSSELL M ALBRECHT ========= _________ ___-----_ 

UPDATED ON FEBRUARY 7,  2001 BY RUSSELL M ALBRECHT ========= __-______ ___-----_ 
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Encroachment permit required f o r  a l l  o f f - s i t e  work i n  the  County road r ight-of-way. 
Fencing i s  not allowed w i th in  the  County road r ight-of-way. 
Remove sign from the 5 '  dedication area. Ex is t ing signs on f r o n t  fence say 'no park- 
ing.  p r i va te  proper ty ' ,  which may also be i n  the 5 '  dedication area. No fencing a l -  
lowed w i th in  t h i s  dedication area and o f f i c i a l  signs f o r  no parking should be u t i l -  
ized. Landscape plans required f o r  landscape encroachment w i t h i n  the  County road 
r ight-of-way and dedication area. Driveway approaches must be paved w i th  minimum 
1.5" asphalt concrete over 6"  aggregate baserock. up t o  gate area. Beyond gate, 
surfacing mayconsist o f  asph a l t  over baserock. o r  s l u r r y  seal over 6" baserock 
minimum. Proposed fencing shal l  not block s igh t  distance f o r  motor ists a t  adjacent 
intersect ions and driveways. 

UPDATED ON DECEMBER 19. 2001 BY RUSSELL M ALBRECHT ========= ___---_-_ _________ 
Driveway t o  conform t o  County Design C r i t e r i a  Standards. 
Encroachment permit required f o r  a l l  o f f - s i t e  work i n  the  County road r ight-of-way. 
C i v i l  engineered plans required f o r  curb, gu t te r  and sidewalk. 
Fencing i s  not allowed w i th in  the  County road r ight-of-way. 
Proposed fencing sha l l  not block s ight  distance f o r  motor ists a t  adjacent intersec- 
t i ons  and driveways. 

Dpw Road Engineering Completeness Coimnents 

UPDATED ON APRIL 4, 2003 BY GREG J MARTIN ========= 

UPDATED ON FEBRUARY 11. 2004 BY GREG J MARTIN ========= 
Please show the ex is t ing  parking layout.  

Dpw Road Engineering Miscellaneous Comments 

__-_--___ _________ 
_________ _________ 

UPDATED ON APRIL 4, 2003 BY GREG J MARTIN ========= It i s  recommended t h a t  
frontage improvements be constructed along both parcels consistent w i th  the approved 
plan l i n e  and i n  coordination w i th  the  Redevelopment Agency. The f i v e  foo t  r i g h t - o f -  
way dedication meets the  requirement o f  the approved plan l i n e .  The p ro jec t  signage 
should not be w i th in  the proposed right-of-way dedication. 

An encroachment permit w i l l  be required f o r  the frontage improvements. 

The development i s  subject t o  Live Oak Transportation Improvement ( T I A )  fees a t  a 
ra te  OF $400 per da i l y  t r ip -end  generated by the proposed use. The p ro jec t  plans 
show approximately 59.787 square feet  f o r  a contractor s yard on the  two parcels. 
The estimated t r i p  generation f o r  fee purposes i s  1 t r ip -end  per 1,000 gross square 
feet  ( k s f )  f o r  a contractor s yard. Therefore the  t o t a l  t r i p s  may be calculated as 
59.79 k s f  o f  contractor s yard mu l t i p l i ed  by 1 t r i p  ends/ksf equals 60 t r i p  ends 
being generated by the  p ro jec t .  The fee i s  calculated as 60 t r i p  ends mu l t i p l i ed  by 
$400 per t r i p  end equals $24.000. The t o t a l  T I A  fee o f  $24.000 i s  t o  be s p l i t  evenly 
between transportat ion improvement fees and roadside improvement fees. 

_________ _________ 

-No Parking- signs on the fence should be removed and replaced w i th  standard -No 
Parking/Bike Lane- signs, ========= UPDATED ON FEBRUARY 11. 2004 BY GREG J MARTIN 

Environmental Health Completeness Comments 
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REVIEW ON FEBRUARY 1, 2001 BY JIM G SAFRANEK ========= _________ _________ 
NO COMMENT ~ 

UPDATED ON NOVEMBER 21. 2001 BY JIM G SAFRANEK ========= 

UPDATED ON APRIL 15, 2003 BY JIM G SAFRANEK ========= 

_________ _________ 
NO COMMENT 

NO COMMENT 
-_-______ _________ 

Environmental Health Miscellaneous Comments 

REVIEW ON FEBRUARY 1, 2001 BY JIM G SAFRANEK ========= 
UPDATED ON FEBRUARY 1, 2001 BY JIM G SAFRANEK ========= EHS review fee i s  

UPDATED ON NOVEMBER 21. 2001 BY JIM G SAFRANEK ========= 
UPDATED ON APRIL 15, 2003 BY JIM G SAFRANEK ========= 

__-______ _________ 
__-______ _________ 
$47. -_-__-___ __-______ 
_________ -_-__-___ 

Redevelopment Agency Completeness Comments 

LATEST COMMENTS HAVE NOT YET BEEN SENT TO PLANNER FOR THIS AGENCY 

See Comments below and attached information. 
REVIEW ON FEBRUARY 8. 2001 BY SHERYL L MITCHELL ========= - --__-___ --_______ 

Redevelopment Agency Miscellaneous Comments 

LATEST COMMENTS HAVE NOT YET BEEN SENT TO PLANNER FOR THIS AGENCY 

=====s=== REVIEW ON FEBRUARY 8. 2001 BY SHERYL L MITCHELL ========= 
The Redevelopment Agency appreciates the a b i l i t y  t o  comment on t h i s  p ro jec t  and has 
the fol lowing comments. as we discussed: (1) the appl icat ion i s  incomplete i n  t h a t  
it lacks a ma jo r i t y  o f  the  appl icat ion requirements (see enclosed, " L i s t s  o f  Re- 
quired Appl icat ion Mater ia ls."  The Redevelopment Agency i s  not  able t o  provide com- 
p le te  comments on an incomplete applica- t i o n .  Please have the appl icant submit t he  
required materials t o  the Planning Department, f o r  the  Planning Department's re-  
rout ing of any new information t o  RDA. However. despite the incomplete appl icat ion,  
RDA i s  able t o  provide some prel iminary comments a t  t h i s  t ime. (1) the applicant may 
be required t o  o f f e r  a r ight-of-way dedication t o  the  Department o f  Public Works i n  
an t i c ipa t ion  o f  a fu tu re  road improvement p ro jec t .  This issue was discussed a t  the  
l a s t  Engineering Review Group (ERG) meeting and w i l l  be fu r ther  discussed a t  the up- 
coming ERG meeting. (2) the landscaping, parking, fence and gate's loca t ion  and u l -  
t imate design w i l l  need t o  be consistent w i th  the County's ordinances, including the  
Commerial Zone d i s t r i c t ,  Parking, Fence and Deisgn Review requirements. (3) the 
fence may be located w i th in  the required f r o n t  yard setback (20 foot  f r on t  yard set -  
back required i f  abutt ing o r  adjacent t o  res iden t ia l )  and i f  so w i l l  require an 
over-height fence variance. (4) temporary uses/structures are f o r  the most p a r t  con- 
sidered inconsistent w i th  the zoning and bulding codes. wi th  a few exceptions tha t  
are not applicable t o  t h i s  s i t e ,  therefore, the  por t -a-pot ty  shown i s  not considered 
an allowed structure/use. (5) Is the  applicant proposing any tenant improvements o r  
bu i ld ing  remodels? I f  so, the plans and pro ject  descr ipt ion should be revised t o  
r e f l e c t  the  proposed modif ications and/or improvements. 

Also, i t  appears t ha t  t h i s  business i s  u t i l i z i n g  two parcels. If so, the  plans and 
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p ro jec t  descr ip t ion need t o  be revised t o  re f l ec t  t h i s .  Also, i f  t h i s  i s  t r ue ,  RDA 
questions whether t h i s  appl icat ion should be evaluated as a "Master Occupany Program 
Permit" including shared parking. access, coordinated i n t e r i o r  c i r cu la t i on  and com- 
prehensi ve 1 andscapi ng . 

UPDATED ON FEBRUARY E, 2001 BY SHERYL L MITCHELL ========= ----_-_-_ ---____-_ 



COUNTY OF SANTA CRUZ 
PLANNING DEPARTMENT 

70 1 OCEAN STREET, SUITE 3 10, SANTA CRUZ, CA 95060 
(831) 454-2580 FAX: (831) 454-2131 TDD: (831) 454-2123 

TOM BURNS, DWTOR 

March 2,2004 

Larry Van den Heuvel 
1500 Brommer Street 
Santa Cruz, CA 95062 

Dear Mr. Van den Heuvel. 

This letter addresses the status of your Commercial Development Permit application No. 01- 
0100, to maintain and expand your landscape contractor’s yard on Brommer Street. As you are 
aware, this property has been the subject of a lengthy Code Compliance investigation, 
originating in 1999, and resolution of this violation is a priority for the County. Over the years, 
we have made repeated attempts to have you submit the necessary plans to allow us to process 
the application. In an attempt to resolve this issue, the project planner for the application 
recommended approval of the project with conditions of approval intended to address 
deficiencies in the original and subsequent information submittals. Upon further review, 
however, it appears that the information submitted remains significantly deficient, such that a 
recommendation for approval is inappropriate at this time. I therefore requested staff to 
withdraw the staff report and continue the Zoning Administrator hearing date. The purpose of 
this letter to give you one last opportunity to submit the information needed to act on your 
application. 

In order to move your proposed project forward with a recommendation for approval, the 
following information is required: 

Final Architectural Plans for all structures, that include the following additional 
information: 

1.  The fmish of exterior materials and color of roof covering on a color board in 8.5” 
x 11” format. 

2. Details showing compliance with fire department requirements. 
3. Correct setbacks from all property lines and from adjacent residential uses. 
4. Appropriate accessibility accommodations. 
5. Scaled drawings that show all structural details and all elevations of the 

structures. 

A site plan, drawn to scale, showing the entire property, with topography in the vicinity 
of proposed improvements, showing existing development, including structures and 
landscaping, proposed layout of structures and other improvements including conceptual 
landscaping and driveways, pedestrian walks, required parking and loading areas, and the 

5/12/2004 



location of each parking space with areas for turning and maneuvering vehicles. The 
parking plan must show off-street parking for a minimum of 45 total vehicles, including 
employee vehicles and those owned by the business. Parking spaces must be 8.5 feet 
wide by 18 feet long and must be located entirely outside vehicular rights-of way. "Valet 
style" parking is not allowed. 

An erosion control plan, a drainage plan, and preliminary grading information (including 
total volume of earthwork, the disposal of fill and/or excavated material, and cross- 
sections that include existing and finished grade). 

Engineered sanitation plans including the location of the permanent restroom facilities 
and the sewer connections. Restrooms for employee and customer use must be attached 
to the office building. Temporary restroom facilities (porta-potties) are not allowed and 
must be removed from the site, with the exception of mobile facilities being stored for 
use in the field. 

Engineered drainage plans that demonstrate that the on-site 18" reinforced concrete pipe and 
the downstream facilities are adequate in capacity and condition to handle the added runoff 
from this project. If facilities are not adequate, plans shall incorporate facility upgrades. 

Notes on the plan describing how the modular building will drain (sheet flow off roof, 
downspouts to splashblocks). 

The extent of the proposed baserock areas clearly delineated. 

The location and specifications of a silt and grease trap or other water quality treatment 
device to treat runoff prior to leaving the site. 

Property lines on plot plan drawn to scale. 

Existing roadside improvements. 

Driveway plan view and centerline profile. Driveway must conform to the County 
Design Criteria Standards. 

Existing ground and driveway elevations on profile. 

An indication on all plans that all fencing and signage is outside the County road right-of- 
way, all fence signage is to be removed and all unofficial signs relating to parking are to 
be removed. 

Circulation plans that indicate that all driveway entrances of both parcels shall have a 50- 
foot wide apron paved with minimum 1.5" asphalt concrete over 6" aggregate baserock, 
and the remainder of the parcels covered with granite baserock to a minimum depth of 6". 

Detailed landscape plans for the entire site, specifically delineating any landscaping 
withm the County right-of-way, including the number size, and species of all existing and 
proposed plants and an irrigation plan. 

2 
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Three copies of a soils report prepared and stamped by a licensed Geotechnical Engineer. 

A lighting plan that includes lighting that is screened and directed on the parcels 026- 
311-32 andO26-311-05. 

A sign plans for business identification sign and any directional signs. All signage shall 
be consistent with Section 13.10.580 of the County Code. 

0 A statement of planned business activities at the site. The statement should include the 
following: 

1. All current or anticipated uses including vehicle storage, dumpster storage, office 
uses, staging operations, wood cutting composting, etc., and the hours during 
which these activities will occur. 

2. Methods to reduce noise generation from the property to an hourly average noise 
level of 50dB or less at the property lines. 

3. The number of employee vehicles that will be on site at any one time. 
4. The planned hours of total operation. 
5. A statement that all operations, including employee parking, will be retained on 

site. 

To expedite resolution of this matter, I have set a new public hearing for May 21,2004. In order 
to allow sufficient time for review of your information submittal, the above information must be 
submitted no later that April 15,2004. If the above information is not received by that date, in a 
form sufficient to proceed with the review process, we will have no choice but to move forward 
to the public hearing with a recommendation for denial. From our perspective, we have more 
than provided sufficient time over the years to allow you to resolve this long-standing violation 
in a fashion that results in a positive outcome for you. It is time to either bring this item to a 
positive conclusion or proceed with abating the violation and closing down your operation. We 
continue to hope that the issue can be resolved in an amicable manner, but at this point, that is in 
your court. If you have any questions about this request, please feel free to have your attorney 
contact myself, your project planner, David Heinlein, or the manager of the Project Review 
section, Cathy Graves. 

Planning Direct01 

cc: Timothy Morgan, 121 Jewel1 Street, Santa Cruz, CA 95060 
Dave Laughlin, Principal Planner, Code Compliance 
Cathy Graves, Principal Planner, Project Review 
David Heinlein, Project Review Planner 
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February 25,2004 

COUNTY OF SANTA CRUZ 

Zoning Administrator 
County of Santa CW 
701 Ocean Street, 4* Floor 
Santa Cruz, CA 95060 

PLANNING DEPARTMENT 
701 OCEAN STREET, SUITE 3 10, SANTA CRUZ, CA 95060 

TOM BURNS, DRWTOR 
(831)454-2580 FAX: (831) 454-2131 TDD: (831)454-2123 

* 

Subject: Proposal to maintain and expand an existing landscape contractor’s storage yard 
to include a Master Occupancy Program 
Application No. 01-0010 
Applicant: Timothy Morgan 
Owner: Larry Van Den Heuval 

Dear Mr. Bussey, 

Staff is requesting a continuance of the above application to allow additional time to consult with 
County Counsel. In order to allow full neighborhood input and participation, we are requesting 
that the item be continued to an unnamed hture date, and that neighboring property owners and 
residents be noticed when a new date is chosen. 

Thank you for consideration of this request. 

Cathy Graves 
PrinEipd planner 
Project Review 

cc: Tom Burns, Planning Director 
David Heinlein, Project Review Planner 
Timothy Morgan, Applicant. 

1 2/25/2004 
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COUNTY OF SANTA CRUZ 
PLANhTNG DEPARTMENT 

(831)454-2580 FAX: (831) 454-2131 TDD: (831) 454-2123 
ALVIN JAMES, DIRECTOR 

CATHY GRAVES, PRINCIPAL PL.WW? 

70 I OCEAN STREET, SUlTE 3 IO, SANTA CRUZ, CA 95060 

August 21,2003 

Larry Van Den Heuvel 
1500 Brommer Street 
Santa Cmz, CA 95062 

Dear Mr. Van Den Heuvel, 

Thank you for meeting with us on August 20,2003, to resolve the issue of submittal 
requirements for your Commercial Development Permit. The letter to your attorney, Timothy 
Morgan, dated May 5,2003, which we discussed in the meeting, was in response to his appeal of 
our completeness determination of April 16,2003, and does not include all of the details of the 
submittal requirements kom that earlier letter. Mr. Morgan indicated that you intend to 
withdraw the current application, No. 01-0010 and resubmit a new application to be processed 
at-cost. In order to assist you and your consultant to present a complete application submittal 
requirement, I would l k e  to reiterate the submittal requirements from our letter of April 16, 
which addressed the deficiencies in your prior submittals. Those are detailed below, and I have 
added information (shown in italics) to better explain the requirements. I have also included a 
list of required application materials to use as a checklist. 

1. More information on site plans. Please submit revised site plans (12 copies), drawn to 
scale, to include the following information. 

a. Landscaping plan submitted is inadequate, needs to be revised. (Yourpropused 
project is subject to Design Review. See attached “Submittal Requirements for 
Design Review for  Landscaping Plan requirements.) 

b. Inadequate employee parking plan submitted; “valet” style parking is not allowed. 
TO review parking standards, please see attached parking requirements. 44 copy of 
County Code Section 13.10.550, et. seq. is attached). 

c. Parking plan does not include a plan for the vehicles used for commercial use. 
Commercial vehicle parking plan required. (Show the location of the commercial 
vehicle parking. rfany of the commercial vehicle parking is shared with 
employee parking, include an analysis of which vehicles will be parked in which 
spaces at what time.) 

d. Fence plan shown “to be removed.” Plans seem to indicate a chain link to be used 
as a replacement. Included on the revised plan shall be the height of the proposed 
fence, materials used and security measures. (Ifthe existing fence is to be 
replaced, please make that clear on theplans. rfthe existing fence is to remain, 
include a statement to that effect and also include the dimensions and material of 
tlie fence as it will be maintained in the future.) 
Provide staff with information as to the disposition of the compost pile that was 
present during the March 14,2003 site visit. (rfthe composting is to bepart of 

e. 



the application, please include that on the plans, including the location, method 
and disposition of the composted materials.) 
No elevations were provided on the resubmitted plans. Staff requires elevations 
on all structures, existing and proposed, on the project site. Elevations need to be 
included on the site plans. Reduces copies cannot be accepted unless they have 
been scaled accordingly so that staff can analyze height. (See attached 
“Submittal Requirements for  Design Review” for Preliminary Architectural Plan 
requirements.) 

g. No sign plan was indicated on resubmitted plans. The existing sign located on the 
parcel is in violation. An additional sign plan, clearly indicating the location and 
height is required. (A copy of County Code Section 13.10.581 relating to signs in 
“C” districts is attached.) 

h. Adjacent development is not indicated on the resubmitted plans. All adjacent 
development is required on resubmitted plans. (See attached “Submittal 
Requirementsfor Design Review” for Site Analysis Diagram requirements.) 
Brommer Street frontage is incorrect on the plans; provide accurate street frontage 
on revised site plans, (Improvements have recently been completed on Brommer 
Street. Plans must include the existing improvements, including landscaping.) 
During a previous site visit, staff noted a “for sale” sign on the property 
containing the proposed dumpsters and other uses. If tbe property is for sale, staff 
will need additional information where the existing structures, vehicles and other 
uses on the property will be located. (Please explain how, iftheproperfy is sold, 
that will afSect theproposedproject and the location of vehicle storage or 
smctures on the adjacent parcel.) 

t: 

i. 

j. 

2. though 7. Planning Staff agreed that we would provide you with updated drainage 
comments by September 3,2003. These will be forwarded to you 
separately. It will be your responsibility to supply the information 
requested by that agency. 

8. Should building permit(s) be necessary, an erosion control plan, a drainage plan, and 
preliminary grading information (including total volume of earthwork, the disposal of fill 
and/or excavated material and cross sections that include existing and finished grade ill 
be required. (Environmental Planning) This is informational information only, should 
not have been included as a completeness comment, and is not necessary for  a 
pesubmittal, unless grading is proposed,) 

9. Show property lines on plot plan drawn to scale. Show existing roadside improvements, 
i.e. curb and gutter or valley gutter or.. .? Public Works has received complaints 
regarding the tracking of mud onto the bike lane and into Brommer Street from the 
firewood-cutting yard. I would like to see some means of erosion control and/or paved 
driveway approach to avoid a mud hazard. Also, the plans have to show the position of 
property lines and the right-of-way line along Brommer St. I have a concern that the 
existing sign may be located in the right-of-way adjacent to 026-31 1-32 as well as the 
fence along the wood yard (026-31 1-05) may be in the right-of-way. Plans should be to 
scale and show a11 these existing improvements. (DPW Driveway/Encroachment). 
(Plans must include clear delineation of all properp lines, the Brommer Street right-of- 
way and all of the existing improvements on Brommer Street. The sign and any fencing 
must be located outside of the Brommer Street right-o$way. Please refer to the enclosed 
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sign regulations for information about the size, design and location of signage. Plans 
must also include a method to assiue that mud, gravel, base rock or other debris is not 
trackedfrom eitherparcel onto the sidewalk, bike lane, landscape str@ or roadway of 
Brommer Street.) 

10. Show driveway plan view and centerline profile. (DPW DrivewayEncroachment) 
(Include this information for all driveways that access the public street). 

11 Show existing ground and driveway elevations of profile. (DPW 
DrivewayfEncroachment) (Include this information for all driveways that access the 
public street). 

12. EHS Review Fee is $47.00. @nvironmental Health). (This is no longer an issue. 
Appropriate fees will need to be paid at the time of application submittal). 

13. An engineered sewer plan is required showing proposed sewer and connection to the 
proposed modular building. (DPW Sanitation) (Porta-pottim are not allowedfor 
commercial businesses within the Urban Services Line. Sewer service will need to be 
provided to the parcel and to the modular building). 

Please review the “Additional Comments” included in the April 16 incompleteness 
determination. Although these are not submittal requirements, (with the exception of some 
drainage comments, which we will forward to you under separate cover) these comments do 
contain important information that may affect any final action on your project. Please contact 
either myself, at 454-3 141, or your project planner, David Heinlein, at 454-5321, if you have any 
questions about this information. 

Cathy Graves 
Principal Planner 
Project Review Section 

Attachments: 
1) Letter from David Heinlein, Project Planner, dated April 16,2002 
2) List of Required Application Materials and lists of Supplemental Requirements 
3) County Code Section 13.10.581 et. seq. pertaining to signs in the “C” districts 
4) County Code Section 13.10.550 et. seq. pertaining to offstreet parking and loading 

5 )  County Code Section 13.10.331 et. seq. pertaining to commercial uses and development 
requirements 

standards 

CC: Timothy .I. Morgan, Attorney at Law 
David Heinlein, Project Planner 
David Laughlii, Principal Planner 
Kevin Fitzpatrick, Code Compliance Investigator 

3 812 112003 
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PLANNING DEPARTMENT 

701 OCEAN STREET - 4TH FLOOR, SANTA CRUZ, CA 95060 
(831) 454-2580 FAX: (831) 454-2131 TDD: (831) 454-2123 

ALVIN D. JAMES, DIRECTOR 

April 16,2003 

David Subocz 
719 Swift Street., # 12 
Santa CNZ, CA 
95060 

Subject: Application # 01-0010; Assessor's Parcel #: 026-0311-32 I 65 
Owner: Larry and Lora Van Den Heuvel 

Dear Mr. Subocz: 

This letter is to inform you of the status of your application. On August lst, 2001, the above referenced 
application was su3mitted fcr an Amendmezt to Commercial Development Permit D-72-4-11- with the 
Santa Cruz County Planning Department. 

The application was found to be incomplete on February 7", 2003 and a letter requesting additional 
information was sent to the applicant 011 that date. Although some information was submitted on March 
1 X'", 2003, that information does not address the issues identified in the original incompleteness 
determination. The following information is still required for the application to move forward: 

1. More information on site plans. Please submit revised site plans, drawn to scale, to include the 
following information: 

a. 

b. 

Landscaping Plan submitted is inadequate, needs to be revised 

Inadequate employee parking plan submitted; "valet" style parking is not allowed. To 
review parking standards, please see attached parking requirements. 

c. Parking plan does not include a plan for tlie vellicles used for comniercial use. 
Commercial vehicle parking plan required. 

d. Fence plan shown "to be removed." Plans indicate a chain length to be used as a 
replacement? tncluded on tlie revised plans shall be height of the proposed fence, 
materials used and security measures. 

Provide staff with information as to the disposition of the compos1 pile staff examined 
during the Marc.11 14"', 2003 site visit. 

No elevations were pi-ovided on resubmitted plans. Staff requires elevations on all 
structures (existing and proposed) on the project site, Elevation plans need to be included 
on site plans, reduced copies can not be accepted as staff can not atlalyze height 

e. 

f. 

& G  
.- 
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requirements. 

g. NO sign plan was indicated on resubmitted plans. The existing sign located on the parcel is 
in violation, An additionag sign plan, clearly indicating location and height are required. 

I .  . h. Adjacent development not indicated on resubmitted plans. All adjacent development is 
required on resubmitted plans. 

Brommer Street frontage is incorrect on plans, provide accurate street frontage on revised 
site plans. 

During a previous site visit, staff noted a for sale sign on the property containing the 
proposed dumpsters and other uses. If the property is for sale, staff will need addition 
information where the existing structures, vehicles and other uses on the property will be 
located. 

1 

i. 

j .  

Please review the attached commentsjhn all agencies. Conzments listed under the heading 
"Completeness Comments" for each agency must be addressed and resolvedprior to your application 
being considered complete and able to move forward with review. Questions related to these comments 
can be addressed to each separate agency. ~ 

2. 

3. 

4. 

5 .  

6 .  

7. 

8. 

9. 

Previous completeness comments Lade on November 29,2001 have not been addressed. Please 
note that the storm drain on site and downstream from this site are private systems. The County 
does not cwn or maintain these systems. P!ease submit evaluation as was previously requested. 
(DPW Drainage) 

Plans should show topographic information such as contour lines and spot elevations. Demonstrate 
that the pathway of site runoff will not adversely impact adjacent properties. (DPW Drainage) 

A Zone 5 drainage fee will be assessed on the net increase in impervious area. The fees are 
currently $0.70 per square foot and shall be increased on each upcoming July I by $0.05 until they 
reach $0.85 per square foot by the year 2003. Credit will be given for all existing peimitted 
buildings and impervious areas currently on the site. Clearly differentiate on the plans between 
existing, permitted impervious areas and proposed or non-permitted impervious areas. (DPW 
Drainage) 

If the scope of the application is changed in response to Code Compliance comments and 
additional drainage review comments may be required. @PW Drainage) 

Please remove the stand-pipe and draiu rock from the sill and grease trap detail. (DPW Drainage) 

Please add notes to the plan describing how the modular building will drain (sheet flow off roof, 
downspouts to splash blocks?). (DPW Drainage) 

Should building permit(s) be necessary, an erosion control plan, a drainage plan, and preliininaiy 
grading infoimation (including total volume of earthwork, the disposal of fill and/or excavated 
material, and cross-sections that include existing and finished grade) will be required. 
(Environmental Planning) 

Show property lines on plot plan drawn to scale. Show existing roadside improvements, i.e. curb 

30 



10. 

11. 

12. 

13. 

and gutter or valley gutter or. ..? Public Works has received complaints regarding the eacking Of 
mud onto the bike lane and into Bromlner Street from this fire wood cutting yard. I would like to 
see some means of erosion control and/or paved driveway approach to avoid a mud hazard. Also, 
the plans have to show the position of property lines and the WW line along Brommer St. I have a 
concern that the existing Paradise sign may be located in the right-of-way adjacent to 26-31 1-32 as 
well a5 the fence along the wood yard (26-3 1 1-05) may be in the IUW. Plans should be to scale 
and show all these existing improvements. (DPW Driveway/Encroachment) 

Show driveway plan view and centerline profile. (DPW DrivewaylEncroachment) 

Show existing ground and driveway elevations on profile. (DPW DrivewaylEncroachment) 

EHS review fee is $47. (Environmental Health) 

An engineered sewer plan IS required showing proposed sewer and connection to the purposed 
modular building. (DPW Sanitation) 

Additional Comments 

These comments are 
owner and applicant addressing other issues the proposed project bas. 

addressing completeness of the application. These comments are provided to  the 

14. 

15. 

16. 

17. 

IS. 

19. 

20. 

Please clearly delineate the extent of the proposed base rock areas. Please provide a cross section 
of the proposed base rock areas. 4 inches or more of base rock is considered impervious (less than 
4 inchel: is  considered semi-impervious). .4 zone 5 drainage fee will be assessed on the net 
increase in impervious area. (DPW Drainage) 

All runoff from parking and driveway areas should be treated with a silt and grease trap prior to 
leaving the site. Please update the plan accordingly. A signed and recorded maintenance agreement 
for the silt and grease trap(s) is required prior to building permit issuance. (DPW Drainage) 
(DPW Drainage) 

Demonstrate how runoff from the equipment and materials storage area (specifically in the area of  
dumpster storage) will be directed and how the areas will be maintained so as not to allow runoff 
pollution. (DPW Drainage) 

For questions regarding this review Public Works drainage staff is available fiom 8:OO-1200 
Monday through Friday. @ P W  Drainage) 

I believe I saw a for sale sign 011 APN: 026-3 11-05, which is where the dumpsters are to be stored. 
I will verify on next field trip. (Code Compliance) 

Driveway to conform to County Design Criteria Standards. Encroachment permit required for all 
off-site work in the County road right-of-way. (DPW Drivewaynncroachment)  

Fencing is not allowed within the County road right-of-way, Remove sign from tlie 5' dedication 
area. Existing signs on front fence say 'no parking, private property', which may also be io the 5' 
dedication area. No fencing allowed within this dedication area and official signs for no parking 
should be utilized. Landscape plans required for landscape encroachment within the County road 
right-of-way and dedication area. Driveway approaches must be paved with minimum 1.5" asphalt 
concrete over 6" aggregate base rock: up to gate area. Beyond gate, surfacing may consist of 
asphalt over base rock, or slurry seal over 6" base rock minimum. Proposed fencing shall not block 



. 

21. 

22. 

23. 

24. 

25. 

26. 

27. 

28. 

sight distance for motorists a t ,  L djacent intersections and driveways. (DPW 

i DrivewaylEncroachment) 

Civil engineered plans requireb for curb, gutter and sidewalk. Fencing is not allowed within the 
County road right-of-way. Probosed fencing shall not block sight distance for motorists at adjacent 
intersections and driveways. qontact DPW DrivewayEncroachineat to confirm these 
improvements have beeii madb and cleared by that department. (DPW DrivewayiEncroachment) 

It is recommended that fronta i, e improvements be constructed along both parcels consistent with 
the approved plan line and in boordination with the Redevelopment Agency. The five foot right-of- 
way dedication meets the rsq(i?ement of the approved plan line. The project signage should not be 
within the proposed right-of-way dedication. Contact DPW Road Engineering to confirm these 
improvements have been madk and cleared by that department. @PW Road  Engineering) 

An encroachment pennit will be required for the frontage improvements. Contact DPW Road 
Engineering to confirm these improvements have been made and cleared by that department 
(DPW Road Engineering) 

The development is subject to Live Oak Transportation Improvement (TIA) fees at a rate of $400 
per daily trip-end generated by the proposed use. The project plans show approximately 59,787 
square feet for a contractor's yard on the two parcels. The estimated trip generation for fee 
purposes is 1 trip-end per 1,000 gross square feet (ksf) for a contractor's yard. Therefore the total 
trips may be calculated as 59.79 ksf of contractor's yard multiplied by 1 trip endsiksf equals 60 
trip ends being generated by the project. The fee is calculated as 60 trip ends multiplied by $400 
per trip end equals $24,000. The total TIA fee of $24,000 is to be split evenly between 
transportation improvement fees and roadside improvement fees. (DPW Road  Engineering) 

NO Parking- signs on the fence should be removed and replaced with standard -No 
Parkingmike Lane- signs. (DPW Road Engineering) 

Planning staff is recommending to management that this project immediately be converted to an at 
cost project requiring the applicant to submit a check to the Fiscal Department in the amount of 
$5,000.00. (Planning Department) 

Planning staff is also recommending to management that this application be abandoned as 
provided in 18.10.430 (a) (1) in 60 days unless all requirements in the above mention items in this 
incomplete letter are satisfied. Planning staff is recommending that the project be pulled from the 
May 18" hearing date. (Planning Department) 

Planning staff is recommending that the project be removed from consideration at the April 1 8'h 
hearing date. (Planning Department)  

You should submit  the required materials to the Plannine Deaartment  a t  one time. Due to the 
complexity of the proposed project and  to increase efficiency, the County of San ta  Cruz Planning 
Department  has revised the application process to include a n  appointment time with the project 
planner to submit  the revised plans o r  additional required materials. Please contact  your project 
manager  to schedule an  appointment to resubmit additional information. Resubmitted materials 
will not  be accepted a t  the f ront  counter. Listed below is the phone number  and e-mail address of 
your  project manager to schedule a n  appointment. 

Revisions to plans should be included in complete, updated sets of plans. The number of sets required 
shall be the same number as originally submitted, to allow for routing to all agencies, unless otherwise 
specified in this letter. (Please submit all plans folded into - 8.5" x 11" format in addition to one reduced 
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set “8.5 x 11”). You have until Tuesday, June 17‘”, 2003, to submit the information indicated. Pursuant to 
Section 18.10.430 of the Santa Cruz County Code, failure to submit the required information may lead to 
abandonment of your application and forfeiture of fees. 

Alternatively, you may withdraw the application. If you wish to withdraw the application, please notify me 
in writing. 

You have the right to appeal this determination that the application is incomplete pursuant to Section 
18.10.300 ofthe County Code and Section 65943 ofthe Government Code. To appeal, submit a $390.00 
fee and a letter addressed to the Planning Director stating the determination appealed from, and the reasons 
YOU feel the determination is imjustified or inappropriate. The appeal letter and fee must be received by the 
Planning Department no later than 5:OO p.m., Thursday, April 30th, 2003. 

Should you have further questions concerning this application, please contact me at: 
(83 1)  454-5321, or e-mail: david.heinlein@co.santa-cruz.ca.us 

Sincerely, 

-AVd ) - l t r O k ! d  
David Heinlein 
Project Planner ID 
Development Review 

Cc. file and owner; Larry and Lora Van Den Heuvel, 1500 Brommer Street, Santa Cniz, CA. 95062, Don 
Bussey, Cathy Graves, Kevin Fitzpatrlck, David Laughlin, Jan Beautz, Tlmothy Morgtn, 121 Jecvell 
Street., Santa Cruz, CA 95060 
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LIST OF REQUIRED 

COUNTY OF SANTA CRUZ - PUNNING DWARTMENT 

701 O C E ~ N  STREET - FLOOR 
SANTACWZCP 95060 

APPLICATION MATERIALS 

GOVERNMENTAL CENTER 

(831)454-2130 

In order to expedite our review of your application, piease provide each of the items checked on 
this sheet. __ copies of plans are required. Without these materials, your applicaticn may not 
be accepted. Certain types of applications ars accepted by appointment only. For information call 
(831) 454-2130; for an apoointment to submit an aoolication call 456-3252, C- 

I_ item 

Site Plan, minimum 18x24", of the entire 
property, drawn to scale showing property 
dimensions and with north at the top. 
Show natural and human-nade features 
as follows: 
a. Topography (land elevation contour 

lines), wells, streams, trees over 6" 
diameter (including dripline), other. 
vegetation, landscaping, drainage 
ways, etc. (existing and proposed. 
All existing and proposed structures 
2nd their uses with their dimensions 
and setbacks from property lines 
including fences, walis, decks, septic 
system and leachfields; provide the 
percentage of the lot covered by 
structures. 
AI1 existing and proposed roads, 
rights-of-way, easements, curbs, 
curb-cuts, sidewalks, street trees, 
driveways, parking and loading areas, 
and trash and recycling areas. 
Property uses on adjacent parcels 
and acxss adjacent streets. 
Show trees to be removed. 

b. 

c. 

d. 

e. 
Location and vicinity map showing precisely 
where the project is located In relation to nearby 
lots, streets. highways, and major natural 
features such as the ocean, beaches, wetlands, 
and major landforms. 

3 

Source 

Applicant 

Topographic maps ai the 
County Suweyor's Ofice 
or Applicant's engineer 

Applicant 

Rrr 



3. 

4. 

5.  

6. 

7. 

8 .  

9. 

I O .  

- Item 

Preliminary building plans (architectural 
drawinss), 18"x24", drawn to scale, showing 
all elevations (north, south, east, and wes:). 
dimensions and floor plans. Label all rooms. 
P. State 
exterior colors and materials. Full construction 
plans are not submitted until you apply for a 
building permit. 
Preliminary Erosion Control, Drainage, and 
Grading Plans. 
Preliminary landscaping and irrigation plans 
showing location, quantity, species and size of 
plantinp. 
Shadow plans showing the location, height, 
and shadow patterns of major vegetation, 
buildings, and other structures on the proposed 
site and on all affected building envelopes; the 
location of any existing soiar energy systems 
on surrounding properties, and approximate 
distances between structures, vegetation, and 
the south-facing glass orsolar energy system. 
Shadow patterns are those cast on the 21'' of 
December between 1O:OO a.m. and 2:OO p,m., 
PST. 
One set of project plans at 8%"x11", 
reproducible quality. 
Owner/Agent form, required if applicant is 
other than the property owner. 
Supplemental Application Materials 
(see attached sheet(s)). 
Other Requirements: 

Source 

Appiicant's Designer 

Applicant, Grading 
Contractor, or Encineer 
Applicant's Desigfier cr 
Landscape Architect 

Applicant's Designer 

Applicant's Designe 



Chapter 13.11 and Section 18.10.210(e) of the County Code set forth the procedures and 
requirements for development projects located in Santa Cruz County that are subject to Design 
Review. In order to expedite our review of your application, please provide each of the items 
checked on this sheet. & copies of plans are required. Without these materials, your 
application will not be accepted. Certain types of applications are accepted by appointment only. 
For information call (831) 454-2130; for an appointment to submit an application call 454-3252. 

d 7 .  A Vicinity Map, drawn to an appropriate scale, showing the location of the project 
in relation to major roads, streams, or other physicai features 

d" Layout of all streets immediately abutting andlor providing access to the 

G/ All existing and proposed property lines 
Site Analysis Diagram, drawn to an appropriate scale, showing: d 

square footage of floor area, 

2.  Sit Plan, drawn to an appropriate scale, showing: 

project; inciude street widths 

3. 
Ail building footprint outlines and dimensions including 7 

Setbacks from ail property lines 
Contiguous land uses and uses across the street from the project site 
Location of improvements on contiguous parcels including the size and 
location of mature landscaping 
A perspective drawing depicting the elevations visible from all street 
frontages and contain sufficient information to gauge the project's impact on 
the surrounding neighborhood. This material shail, at a minimum, inciude 
a 3-D perspective or an axonometric view of the proposed improvements 
with emphasis piaced on the interface with adjacent lots as well as section 
illustrations depicting topography and building outlines. Where land 
divisions are proposed, this emphasis shall be placed on the adjacent 
neighborhoods 

Design Guidelines for the project cjnsisting of a written statement establishing the 
parameters of site planning, landscaping, and architectural design 
Pr liminary Architectural Plans, drawn to an appropriate scale, including: 
IS? 

Cl 

d 4. 

5. 
All exterior elevations showing building height, exterior materials, and the 
location and size of glazing (Note: The location of windows on the 
preliminary architectural plans will constitute final approval unless  
changed by the decision-maker(s).) 
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SUBMITAL REQUIREMENTS 
DESIGN REVIEW 

/ All floor plans (calculate and note on the plan the floor area of each plan) 

0" Location, size, and species of existing plants 
d Location, size, and species of proposed plantings d ' Irrigation plan and specifications d Location, height, material, color, and elevation of any proposed retaining 

walls 
Material and Color Sample Board showing a complete invent04 of .proposed 
materials and colors displayed on an 8-1/2" x 11" board. Include manufacturers 
specifications. 

6.  A andscaping Plan, including: 

CI 7 .  

CI 

C:\Corel\'NP\Forms\OesignReviewSllppiementaiRequi~ements.wpd Jmuary a, 199s 
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SUPPLEMENTAL 
APPLICATION MATERLALS 

COUNTY OF SANTA CRUZ - PLANNING DEPARTMENT 

701 OCEAN STREET - qTn FLOOR 
GOVERNMENTAL CENTER 

SANTA CRUZ CA 95060 

In order to expedite our review of your application, please provide each of the items checked on 
this sheet. __ copies of plans are required. Without these materials, your application may not 
be accepted. Certain types of applications are accepted by appointment only. For information MI1 
(831) 454-2130; for an appointment to submit an application call 454-3252,- 

Source item 

COASTAL PERMIT 

0 1. Samples of exterior materials and colors Applicant 

0 2. Photographs of project site and adjoining Applicant 

0 3. Staking building site or scaffolding outlining Applicant 

0 4. Existing and proposed public pedestrian Applicant 

(roofing, siding, and widow trim) 

properties (urban only). 

the proposed building may be required. 

access to and along shoreline. 

LOT LINE ADJUSTMENT 

0 1. Copies of current deeds of all parcels. 

0 2. Signatures of all affected property 

a 3. Square footage of area transferred, etc. 

a 4. Show proposed adjustment on a 

owners. 

(existing and resulting parcel sizes) 

plot plan. 
Example. Existing Property hne to be deleted - -. -. - 

New Propem line - 

Applicant or County . . 

Recorder 
Applicant 

Applicant 

Applicant 

Existing Proposed 

5,000 6,000 
6.000 5.000 

Difference 

+1,000 
-1.000 



SUPPLEMENTAL 
I 

APPLICATION MATERIALS 

item Source 

COMMERCIAL DEVELOPMENT PERMITS 

1. 

2. 

3. 

4. 

5. 

6. 

7. 

8. 

9. 

I O .  

1. 

Design review requirements (Chapter 13.11 
of the County Code), including site design, 
landscaping, irrigation, recycling and trash areas, 
site plan, and elevations. 
Preliminary engineered site improvement 
plan including grading, erosion control, drainage, 
baserock, paving, utility connections, and 
frontage improvements 
Drainage calculations for design-year storm 
(contact Public Works for requirements) 
Sign plans including size, location, number, 
materials, and color 
Program statement;including uses, number of 
employees, hours of operation, delivery 
schedules, and use and storage of hazardous 
materials 
Lighting plan including location, number, 
and specifications 
'Location of nearest bus stops and fire 
hydrants 
Parking and circulation plan including space 
dimensions, number of standard, compact, and 
handicapped spaces, driveway and circulation 
widths, loading spaces, and striping plan 
Exterior colors and materials of, roofing, siding, 
and windows 
Landscape plan including species, locations, 
size, number, and irrigation pian 

VARIANCES 

Submit a written statement of the special. 
circumstances that justify the variance, such 
as, topography, parcel size, configuration, or 
location of existing structures 

Zoning Counter 

Applicant's engineer 

Applicant's engineer 

Applicant's designer 

Applicant 

Applicant's designer 

Applicant's designer 

Applicant's designer 

Applicant's designer 

Applicant's designer 

Applicant 



1 3 . 1 0 . 5 8 0  Signs i n  R - 1 ,  RB, RR,  RA, RM, A ,  A P ,  AND CA DISTRICTS. 

No signs or outdoor a d v e r t i s i n g  s t r u c t u r e  o r  d i sp lay  of any k ind  
s h a l l  be permi t ted  i n  t h e  R-1, R B ,  RR,  FA, RM. A ,  A P ,  o r  Ch D i s -  
t r ic ts  except t h e  fol lowing:  

. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  

* ( a )  One non- i l luminated  s i g n  o r  nameplate n o t  l a r g e r  than 
one square f o o t  i n  a r e a  p e r t a i n i n g  t o  a home occapat ion.  

(b) One non- i l luminated  s i g n  n o t  l a r g e r  than s i x  square 
f e e t  i n  a r ea  p e r t a i n i n g  t o  t h e  s a l e ,  l e a s e ,  r e n t a l ,  o r  d i s -  
p l a y  of a s t r u c t u r e  or land.  

( c )  One i d e n t i f i c a t i o n  s ign ,  n o t  d i r e c t l y  i l l umina ted ,  n o t  
l a r g e r  than  twelve squa re  f e e t  i n  a rea ,  loca ted  on t h e  s i t e  
o f  a d i s c r e t i o n a r y  u s e  and inc luded i n  t h e  Development P e n i t  
f o r  s a i d  u s e .  

( d )  One or t w o  non- i l luminated  s i g n s ,  s i n g l e  or  doxble- 
faced ,  w i t h  a t o t a l  a r e a  n o t  l a r g e r  than f i f t y  square f e e t ,  
p e r t a i n i n g  t o  t h e  s a l e  of  subdiv is ion  l o t s  and included i n  
t h e  permit f o r  s a i d  subd iv i s ion .  (Ord.  8 3 9 ,  1 1 / 2 8 / 6 2 ;  

1 / 1 2 / 8 2 :  3 3 4 4 ,  1 1 / 2 3 / 8 2 :  3 4 3 2 ,  8 / 2 3 / 8 3 )  
1 8 3 4 ,  2 / 2 7 / 7 3 :  i a91 ,  6 i : s i n ;  2 7 7 9 ,  9/11/79; 3 1 8 6 ,  

13.10.581 SIGNS IN C, CT, VA, PA., PF and M DISTRICTS. (Ord. 434 '6 ,  12/13/94) - - - - _- - - - - - - - - - - - _- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -  
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. .  

( a )  No s ign ,  outdoor adve r t i s ing  s t r u c t u r e  o r  d i s p l a y  of 
any kind s h a l l  be  permi t ted  except t h e  fol lowing:  

1. One bus iness  o r  i d e n t i f i c a t i o n  s ign  and one smal l  
pedes t r i an- o r i en ted  s ign  pe r  s i t e  as provided below. A 
var iance  t o  a l low more than one bus iness  s i g n  may be 
considered under t h e  provis ions  of Sect ion 13.10.230 i f  
j u s t i f i e d  by s p e c i a l  circumstances such as  l i m i t e d  
v i s i b i l i t y  o r  unusual ly l a r g e  s i z e  o f  a . s t r u c t u r e ,  
l oca t ion  on a c o m e r ,  h i s t o r i c  p re se rva t ion  concerns,  
o r  cons is tency  wi th  a v i l l a g e  design plan.  

2 .  Signs p e r t a i n i n g  t o . a  use  conducted on t h e  s i t e ,  
with aggregate a reas  according t o  t h e  fol lowing t a b l e .  
The following formulas f o r  c a l c u l a t i n g  t o t a l  s i g n  area  
f o r  a l l  s igns  d isp layed  s h a l l  be used un le s s  a va r i ance  
i s  obtained under t h e  provis ions  of Sec t ion  1 3 . 1 0 . 2 3 0 .  

TOTAL SIGN AREA ALLOWED 

BASIS FOR CALCULATION TOTAL SIGN AREA* ALLOWED 

Front  w i d t h  of  bu i ld ing  1 1 2  sq. f t .  ( 7 2  sq. i n : )  
on -an i n t e r i o r  l o t  o f  s ign  area  pe r  f o o t  of  
o r  f r o n t  width plus bui ld ing  width 
street s i d e  width of 
bu i ld ing  on a corner  l o t  

o r  
Width of s i t e  along t h e  1 / 4  sq. f t .  ( 3 6  s q .  i n )  
s t r e e t  ( i n t e r i o r  of  of s ign area pe r  f o o t  of 
c o m e r  l o t )  site width 

Maximum al lowable  a rea  2 0  sq. f t .  
on an i n t e r i o r  l o t  l e s s  
than 4 0  f e e t  wide a t  
t h e  s t r e e t  

Maximum al lowable  a rea  50 sq. f t  

*Sign area  i s  def ined  a s :  The a rea  w i t h i n  a we l l -  
def ined  border:  o r ,  t h e  area of  one s i d e  of a double- 
s ided  s ign:  o r  on a s i g n  w i t h  no defined border ,  t h e  a r e a  
wi th in  t h e  per imeter  which encloses t h e  l e t t e r s ,  symbols 
o r  logo.  
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3 .  Direc t ion  s i g n s  f o r  o f f s t r e k t  park ing  and loading  
f a c i l i t i e s  n o t  exceeding fou r  square  f e e t .  

L .  One s ign  p e r t a i n i n g  t o  t h e  s a l e ,  l e a s e ,  r e n t a l  o r  
d i s p l a y  of a s t r u c t u r e  o r  land, n o t  exceeding s ix  
square f e e t .  

(b)  Permanent and temporary window s igns  a r e  each l i m i t e d  t o  
a maximum of 20 pe rcen t  of t h e  wiidow a r e a  o f  t h e  bu i ld ing .  
Temporary window s igns  n o t  d isp layed  f o r  more than t w o  weeks 
a r e  n o t  included i n  t h e  t o t a l  s ign  s i z e  l i m i t a t i o n .  

( c )  Signs d i r e c t l y  across  t h e  s t r e e t  from a r e s i d e n t i a l  zone 
d i s t r i c t  s h a l l  be l i m i t e d  t o  30 square f e e t  i n  a rea  and s h a l l  
n o t  be d i r e c t l y  i l l umina ted  o r  f l a sh ing .  

(d )  A f r ees t and ing  s i g n  detached from a bu i ld ing  s h a l l  be  
of a design c o n s i s t e n t  with t h e  a r c h i t e c t u r a l  c h a r a c t e r  o f  
t h e  bu i ld ing  and s h a l l  be designed as  an i n t e g r a l  p a r t  of t h e  
landscaped a rea .  Freestanding s igns  s h a l l  n o t  exceed 7 f e e t  
i n  he igh t ,  measured from t h e  e x i s t i n g  grade a t  t h e  edge of  
the road. Where o n s t r e e t  parking l i m i t s  t h e  v i s i b i l i t y  of f r e e -  
s t and ing  s i g n s ,  such s igns  may be e rec t ed  t o  a maxinum h e i g h t  
of  1 2  f e e t ,  measured from t h e  e x i s t i n g  grade a t  t h e  edge of 
t h e  road. 

( e )  Signs loca ted  on a wall  o r  on a roof  f a s c i a  s h a l l  be 
designed as  an i n t e g r a l  p a r t  o f  t h e  bui ld ing  design. Build-  
i n g  s igns  s h a l l  be loca ted  on o r  below t h e  upper l i n e  of t h e  
roof f a s c i a .  

( f )  Signs and suppor ts  s h a l l  be s e t  back a minimum of f i v e  
f e e t  from t h e  edge o f  t h e  r i g h t  o f  way o r  roadway, whichever 
i s  g r e a t e r ,  and s h a l l  n o t  o b s t r u c t  vehicular  s i g h t  d i s t a n c e  
o r  p e d e s t r i a n / b i c y c l e  c i r c u l a t i o n .  

( 9 )  No s i g n  o t h e r  than  a d i r e c t i o n a l  s i g n  s h a l l  p r o j e c t  
more than 1 2  inches i n t o  a requi red  r e a r  yard  o r  r equ i red  
i n t e r i o r  s i d e  yard.  

(h) V i s i b i l i t y  of s i g n s  wi th in  a scenic  c o r r i d o r  s h a l l  be 
minimized by t h e  u s e  of appropr i a t e  ma te r i a l ,  s i z e ,  l o c a t i o n ,  
and o r i e n t a t i o n .  
w i th in  a scen ic  c o r r i d o r .  

No i l l umina ted  s igns  s h a l l  be permi t ted  

( i)  Where s i g n  l i g h t i n g  i s  permi t ted ,  only i n d i r e c t  
i l l u m i n a t i o n  o r  l ow- in tens i ty  i n t e r i o r  i l l umina t ion  s h a l l  be 
used. 
l i g h t - c o l o r e d  t r a n s l u c e n t  l e t t e r s  and logos,  on a semi-opaque 
dark background. 
t r u s i v e  t o  ad jacen t  p r o p e r t i e s  and any g l a r e  s h a l l  b e  d i r e c t -  
ed onto t h e  s i t e .  

I t  i s  p r e f e r r e d  t h a t  l i g h t e d  s igns be designed wi th  

Any permi t ted  s i g n  l i g h t i n g  s h a l l  be unob- 
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( j )  Moving s i g n s ,  f l a g s ,  banners,  sandwich board s igns  or 
f l a sh ing  s igns  s h a l l  no t  be permi t ted .  

(k)  Shopping Centers .  ' 

_ _ _ _ _ - - - _ _ - - - - - _  
1. A s i g n  program s h a l l  be deve loped , fo r  any shop- 
ping c e n t e r  or any group of business  uses wi th  shared 
s ign f a c i l i t i e s .  The program s h a l l  inc lude  a name s ign  
containing t h e  name of t h e  c e n t e r ,  a d i r e c t o r y  s i g n  
e i t h e r  s e p a r a t e  o r  combined with t h e  name sign, and one 
small pedes t r ian-or ien ted - s ign  f o r  each shop. The s ign  
program s h a l l  spec i fy  s i g n  des igns ,  dimensions, m a t e r i a l s ,  c o l -  
o r s ,  l i g h t i n g ,  i f  any, and placement. 

2 .  A var i ance  t o  allow more than  one name s ign  f o r  
t h e  c e n t e r  may be considered under t h e  p rov i s ions  of  
Sect ion 13.10.230 if j u s t i f i e d  by s p e c i a l  c ircumstances 
such as  l i m i t e d  v i s i b i l i t y  o r  unusual ly l a r g e  s i z e  of 
s t r u c t u r e ,  l oca t ion  on a corner ,  h i s t o r i c  p re se rva t ion  
concerns, o r  consis tency wi th  a Vi l l age  Design Plan .  

3.  The t o t a l  a r ea  of the c e n t e r ' s  name s i g n ( s )  and 
d i r ec to ry  s ign  s h a l l  not exceed f i f t y  square f e e t .  The 
area of each i n d i v i d c a l  shop sign s h a l l  n o t  exceed one- 
h a l f  square  f o o t  pe r  foo t  of bui ld ing  w i d t h  measured 
across  t h e  f r o n t  of t h e  bu i ld ing ,  and s h a l l  n o t  exceed 
a maximum of  18 square  f e e t ,  whichever i s  sma l l e r .  
(Ord. 839, 1 1 / 2 8 / 6 2 :  1 7 0 4 .  4 /25/72;  2857. 2 /12 /80 ;  
3035, 1 /13 /81 ;  3166 ,  1 / 1 2 / 7 2 ;  3 3 4 4 ,  11/23/82:  
3432, 8 /23/63)  

13.10.582 SIGNS I N  THE "PR" D I S T R I C T .  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  
( a )  No s igns  o r  outdoor adve r t i s ing  s t r u c t u r e  o r  d i s p l a y  of 
any kind s h a l l  be  permi t ted  i n  t h e  PR D i s t r i c t  except  t h e  
following: 

1. One i d e n t i f i c a t i o n  s i g n ,  n o t  d i r e c t l y  i l l u m i n a t -  
e d ,  no t  l a r g e r  than  twelve ( 1 2 )  square f e e t  i n  a r e a ,  
loca ted  on t h e  s i t e  of t h e  use and included i n  t h e  
permit f o r  s a i d  use .  

2 .  D i rec t ion  s igns  f o r  o f f - s t r e e t  parking or o t h e r  
f a c i l i t i e s  not  exceeding four  square f e e t .  

S ign  design i n  t h e  PR D i s t r i c t  s h a l l  fol low Subsect ions (b )  
(d )  through ( f )  of  Sec t ion  13.10.581 Commercial S igns .  (Ord. 
3344, 11/23/62; 3432, 8 /23/83)  
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13.10.583 TEMPORARY SiGNS I K  ALL DISTRICTS.  
. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  

( a )  Temporary s i g n s ,  no t  inc luding  p o l i t i c a l  s i g n s ,  t h a t  a r e  
t o  be used i n  conjunct ion with a s p e c i a l  event  o r  an approved 
temporary use  a r e  permi t ted  sub jec t  t o  t h e  fol lowing r e s t r i c -  
t i o n s .  

(1) Maximum s ign  a rea  permi t ted  s h a l l  be 6 square  f e e t  
i n  a r e s i d e n t i a l  zone d i s t r i c t  and 18 square  f e e t  i n  
a l l  o the r  zone d i s t r i c t s .  

( 2 )  Temporary s igns  s i a l l  no t  be placed so  a s  t o  
c o n s t i t u t e  a t r a f f i c  hazard. 

(3)  Temporary s igns  s h a l l  be removed n o t  more than  10- 
days a f t e r  t h e  s p e c i a l  even o r  temporary u s e  t o  which 
they refer .  

(b)  P o l i t i c a l  s igns  a r e  allowed without  r e s t r i c t i o n  provid-  
e d  t h a t  they s h a l l  n o t  be placed s o  as  t o  c o n s t i t u t e  a t r a f -  
f i c  hazard and t h a t  they s h a l l  b e  removed n o t  more than 1 0  
days a f t e r  t h e  e l e c t i o n  t o  which they r e f e r .  (Ord. 2857, 
2 /12/80 ,  4228, 12/15/92)  

13.10.584 DIRECTIONAL SIGNS. 
. . . . . . . . . . . . . . . . . . . . . . . . . . . .  

( a )  Regardless of any o t h e r  provis ion  of t h i s  Chapter t o  
t h e  con t ra ry ,  d i r e c t i o n a l  and informational  s igns  of a 
pub l i c  o r  quas i- publ ic  n a t u r e ,  inc luding  s igns  i d e n t i f y i n g  
s p e c i f i c  v i l l a g e  areas  and s igns  g iv ing  d i r e c t i o n s  t o  proper-  
t i e s  not  s i t i l a t e d  adjacent  t o  t h e  s t r e e t  from which such 
s igns  a r e  v i s i b l e ,  a r e  allowed w i t h  a Level I V  Approval. 
provided t h a t  no ind iv idua l  s i g n  s h a l l  be l a r g e r  than  
1 2  inches by 42  inches and no i nd iv idua l  v i l l a g e  d i r e c t i o n a l  
s ign  s h a l l  be l a r g e r  than 1 2  square f e e t .  Such s i g n s  s h a l l  
conta in  only t h e  name of t h e  use with an appropr i a t e  arrow 
i n d i c a t i n g  t h e  d i r e c t i o n .  

(b)  No s i g n  e s t a b l i s h e d  under t h e  provisions o f  t h i s  s ec -  
t i o n  s h a l l  be i l l umina ted  by a r t i f i c i a l  l i g h t  which i s  
not  maintained s t a t i o n a r y  and cons tant  i n  i n t e n s i t y  and c o l o r  
a t  a l l  times when i n  use .  

( c )  It  i s  t h e  i n t e n t  o f  t h e s e  regula t ions  t o  d iscourage  
ind i sc r imina te  p l ac ing  of s i g n s  along t h e  publ ic  highways and 
s t r e e t s  o f  t h i s  County and t o  encourage the  j o i n t  u s e  o f  
s i c g l e  s t r u c t u r e s  upon which s igns  may be d isp layed .  Mul t i -  
p i e  use of a s i n g l e  s t r u c t u r e  t o  d i sp lay  s igns  i s  allowed 
w i t h  a Level I V  Use Approval, provided t h a t  where one s t r u c -  
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t u r e  i s  used t o  d i sp lay  mul t ip l e  s i g r . s ,  t h e  ou t s ide  dimen- 
s ions  of  t h e  s t r u c t u r e  s h a l l  n o t  exceed t e n  f e e t  by t e n  f e e t  
and s h a l l  be  designed s o  as n o t  t o  o b s t r u c t  t r a f f i c  v i s i b i l i -  
t y  * 

(d )  Temporary o f f - s i t e  d i r e c t i o n a l  signs of a l a r g e r  s i z e  
s h a l l  be permi t ted  f o r  seasonal  produce s a l e s .  s u b j e c t  t o  
secur ing  a Level I V  Use Approval. Tne s igns  s h a l l  only be 
permi t ted  f o r  d i r e c t  s a l e  t o  t h e  pub l i c  of  procuce grown on 
t h e  same s i t e .  The information on t h e  s igns  s h a l l  be l i m i t e d  
t o  t h e  type of  produce, t h e  farm name and t h e  d i r e c t i o n s  t o  
t h e  farm s i t e .  

Ind iv idua l  s i g n s  s h a l l  no t  exceed 1 6  square f e e t  i n  a r e a .  
(Ord. 1191.  6 / 9 / 6 6 ;  2267 ,  5 / 1 1 / 7 6 ;  
2750, 8 /21/79;  3186,  1 /12 /62 ;  3344, 11 /23 /62 ;  
3432, 8 /23 /83)  

13.10.585 NONCONFORMING SIGNS. Owners of nonconforming s igns ,  except  t h o s e  
s i g n s  which have been des ignated  as  h i s t o r i c  resources pursuant  t o  County 
Code Chapter 1 6 . 4 2 ,  s h a l l  have t h e  fol lowing times w i t h i n  which t o  remove, 
a l t e r ,  o r  otherwise make such s i g n s  conform t o  t h i s  chap te r :  

( a )  Except as  o t h e m i s e  provided,  a l l  s igns  s h a l l  be  removed, a l t e r e d  
o r  otherwise made t o  comply with t h i s  Chapter on o r  before January 1, 
1961. except  t h a t  any s i g n ,  o the r  than  2 po r t ab le  s i g n ,  which was i n -  
s t a l l e d  o r  maintained pursuant  t o  a u s e  permit o r  planned development 
permi t  i s sued  s i n c e  September 2 0 ,  1 9 7 4 ,  s h a l l  be removed. a l t e r e d ,  o r  
o therwise  made t o  conform t o  t h i s  Chapter by December 31, 1965; un le s s  a 
va r i ance  i s  obtained under t h e  provis ions  of Sec t ion  13.10.230. 

(b )  Por t ab le  s i g n s ,  sandwich boards, movable f r ees t and ing  s i g n s ,  t i r e  
s t a c k s ,  window signs,  wind s i g n s ,  s i g n s  painted on b u i l d i n g s ,  wal l s  o r  
f ences ,  r o t a t i n g  o r  f l a s h i n g  s i g n s ,  and a l l  s igns  of l e s s  than $ 1 0 0  i n  
replacement value s h a l l  b e  removed, a l t e r e d ,  o r  otherwise made t o  comply 
wi th  t h i s  Chapter w i th in  3 0  days a f t e r  t h e  e f f e c t i v e  da te  of t h l  ‘ S  sec-  
t i o n .  ”Por t ab le  Sign” inc ludes ,  but  i s  not l i m i t e d  t o ,  any s i g n ,  ban- 
ne r ,  pennant, va lance  o r  a d v e r t i s h g  d isp lay  cons t ruc ted  of  c l o t h ,  can-  
vas ,  l i g h t  f a b r i c  o r  p l a s t i c ,  cardboard,  wallboard o r  o t h e r  l i g h t  ma- 
t e r i a l ,  w i th  o r  without  a frame. 

( c )  
d iscont inuance  of s a i d  use .  

(d)  F a i l u r e  t o  remove, a l t e r  o r  otherwise make a nonconforming sign 
conform t o  t h e  requirements of t h i s  Chapter wi th in  t h e  time allowed 
s h a l l  be  deemed t o  be  i n  v i o l a t i o n  of t h i s  Chapter and a p u b l i c  nuisance 
s u b j e c t  t o  abatement i n  accordance wi th  Chapter 1 . 1 4  of t h i s  Code. The 
owner of the  land on which a s i g n  i s  displayed s h a l l  be h e l d  r e spons ib le  
f o r  render ing  such a sign conforming. (Ord. 2 0 4 7 .  8 / 2 1 / 7 4 ;  2658, 
2 /12/80;  3166, 1 /12 /82 ;  3344, 11/23/82;  3432, 6 / 2 3 / 8 3 ;  3927 ,  

Signs appurtenant  t o  any use s h a l l  be removed wi th in  30 days of t h e  

I 6 / 25 /89 ;  4496-C,  8 / 4 / 9 6 )  
’ (v001) 
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1 I 13.10.550 Offsrreet parking and loading 
facility regulations. 1 In order io aileviate or to prevenrmfic canzestion and 

j rhonag- of curb spaces, offstre:? patting and laaaing 
I facilities are required to be Frcviled incidenrai ta new land 

uses and major a!?erations 2nd cnlar:e.~ents of existing 
i land uses. The number ofpzkin: spaces 2nd the number 
1 of lotding Oenhs prescyibed in this chapter or to be 
,' prescribed by the Zoning Adminiswator shall be in 

~ propocion to the  n e d  for scch facilities which is crearel 
j by the panimltr type cf land use. Offjiieft parking and 
: loading areas are to be iaid out in a na..ner which will 
,' ensure L h i r  usekhess,  F:orec:~e public safety and where 

ap?ropriatz, insL!are surrounding lend use from their 
1 impact. (Ord.560,7/14/58; 839, 11/28/62; lj82,2/15/72; 

1704, 1/15/72; 2801, 10/30/79; 3186, 1/12/82; 3344, 
11/23/82; 3432, 8/23/83) 

CBUNW OF SANTA CRUZ 
PUNNING DEPARTMENT -. - - 
701 OCEAN STREET 

' SANTA CRUZ, CA 95060 



13.10.551 Offstreet parking facilities required. 
In all districrs, in connection with everyuse,there 

shall be provided at the time of initial occupancy ofa  site 
or of construction of a srrucmre or a na-ior aheration, or 
enlargement of a site or s m c m e ,  oKsuee: parking space 
for automobiies and bicycles in accordace with 
requirements prescribed in this Chapter. Fcr t ie  purposes 
of this Chapter, “parking space” shall mean a space 
conforming TO the standards set forh in Section 13.10.554 
and maintained open, clear and available fortie parkkg of 
motor vehicles. Also, for the purpose of this chapter the 
t e r n  “major ’ alteration or enlargement” shall mean a 
c n a g e  of use or an addition which would increase rhe 
number of parking spaces required by not less than IO 
percect of the total required, and the term “bicycle” shall 
include mopeds as defined in the California Vehicle Code. 
If, in the application of the requirement.? of this Chapter, a 
fractional number is obtained, one parking space shall be 
provided for a fnc?ion of one-hzlf crmore, andoo pzrking 
spaces shall be required for a fracricn of lessthan one-half. 

If more‘than one use is located on a site, the 
number of parking spaces provided sbaU be equal to the 
SUZI of the :equirements prescribed in this chapter for each 
use. (Ord. 839, 11/25/62;2801, 30/30/79;3186, 1/12/82; 

(a) 

(b) 

3344, I 1 ~ 3 : a 2 ;  3432,8/23/83) 

13.10.552 

(a) 

Schedule of offstreet parking space 
requirements. 

Offsucet parking spaces for residential uses sha!l 
be provided accordiig to the type and size ofresidence as 
described below: 

1 .  Resident Parking. 

MOBILE- 
#BEDROOMS SFDs MFDs HOMES 
1 bedroom 2 spaces ’ 2 spaces 2 spaces 

{ibedrooms i _  .3 Faces 2.5 spaces 2 spaces 
3 paces 2.5spzces 2spaces 3 bedrooms 

1’ t 4 bedrooms i ~~ 3ppaces 3 spaces 2 spaces 
Add. bed. pace .5 space N/A 

ea. e a  

i 

2. Guest Parking for Multi-Family Residential 
Developmenu. In addition to providing the requirement 
amount of residenrial Farkinz, additional, separate guest 
parking shall be provided, in an amount equd to 20 
percent of the required resident parking, for all nuld- 
family residential uses. m e r e  ir CM be demonstrated that 
abutting, on-s3eet curb ‘space is available for guest 
parking, th: required number of guest parking spaces can 

786 

be reduced in the m m j n t  of 0r.e (1) space per 18 feet of 
his available c u i ~ .  

3. Bicycle Parking for Residential Uses. 

Use Bicycle Parking Spaces 

Single Family Dwelling 0.0 

Multi-Family Dwelling One ( I )  lockable srorage shed 
or lockable garage space 
capable of holding one bicycle 
per unit, plus 0 2  spaces per 
unit as set forb in Section 
13.10.560 

Mobilehone 0.2 per unir 

5- 3 

i 

I 

I 

I 



13.10.552 

(b) Offstreet parking for non-residential uses shall be provided according to the use and size as described in the table 
below: 

US% REQUIRE.MENTS 
Bicycle Parking Spaces Auto Parking Spaces 

0.2 per unit and storage necessary to 
accommoda1t them; with a minimum 
o f2  

Motels, hotels, lodging houses, 
viskcr accommodasions wirh or 
without kitchens 

Day care homes, Fosrer Family 
Homes, Residential care homes 

1.1 per unit, or 1 per habitable room, 
whichever is more. 

i per every 5 children or adults for whom 
care is provided, plus 1 for the resident 
owner or manager 

1 per every 5 children or adults for whom 
care is provided, plus 1 per employee 

0.3 per employee 

0.2 per employee 

Day Care Center 0.2 per employee 

Elementary school and junior high 
school 

High school 

College, university, professional 
or trade school 

Places of public assembly: 
churches, communiry centers, 
private clubs, auditoriums 

Sanitariums, nursing homes, 
institutions, providing sleeping 
accommodarions 

0.2 per employee and student 

0.3 per employee, 0.1 per student 

0.3 per employee and student 

0.2 per employee and sNdent 

0.2 per employee and student 

0.25 per seat or 30 per 1000 sq. ft. (92.9 
sq. meters) 

0.1 per seat or 10 per 1000 sq. ft. 
(92.9 sq. meters) 

0.3 per bed 0.2 per employee 

Hospitals I .5 per bed and 1 per 200 sq. fr. (1 8.6 sq. 
meters) of office 

0.2 per bed 

Business Offices I per 200 sq. ft. (18.6 sa.. mews)  ofgross 
floor area* 

1 per 1000 sq. ft. (92.9 sq. meters) of 
gross floor area' 

Number of Spaces Req 
Practitioners* 
I 7 
2 13 
3 17 
4 21 

Medical Offices I per 1000 sq. ft. (92.9 sq. meters) of 
gross floor area*; 2 minimum 

5 25 
+5 for each addt'i practitioner 

Libraries, museums, ar: galleries 1 per 300 sq. fi. (27.9 sa,. meters) of gross 
floor area' gross floor area* 

1 per 1000 sq. ft. (92.9 sq. metersj of 

Reail stores and service 
establishments 

1 per 200 sq. fi. (18.6 sq. meters) ofgross 
floor area*; 3 minimum 

1 per 1000 sq. ft. (92.9 sq. meters) of 
gross floor area*; 2 minimum 

* Exclude any floor area used only for storage or mick loading. 
**PracTitioners shall include, but not be iirnited to, donors, hygienins, hypnotins and o&ers providing health re1a:ed senices 
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USE 

Restaurants, bars, soda fountains, 
and similar establishments 

Commercial service enterprises, 
repak shops, wholesale 
esiablishments and bulky 
merchwdise retail (e.g., furniture, 
motor vehicles) 

Warehouses, storage buildings 
and storage facilities combined 
with commercial or industrial 
uses. 

Open uses, commercial and 
indusirial uses conducted outside 
of buildings. 

Manufacturing plants and other 
industrial uses 

Public buildings and grounds 

Public utility suucmres and 
installations 

REQUIREMENTS 
Auto Parking Spaces 

1 per 100 sq. ft. (9.3 84. meters) of gross 
floor area*, ar.d 0.3 per employee 

1 per 300 sq. ft. (27.9 sq. meters) of gross 
floor area'; 2 minimum 

Bicycle Parking Spaces 

i per 400 sq. fr. (37.2 sq. meters) of 
gross floor area' 

1 per 1000 sq. ft. (92.9 sq. meters) of 
gross floor area'; 2 minimum 

I per 1000 sq. ft. (92.9 sq. meters) of 
gross floor area; 2 minimum 

1 per 3000 sq. ft. (278.8 sq. meters) 
of gross floor area: i minimum 

0.3 per employee and 1 per 600 sq. it. 
(55.8 sq, meters) of land area devoted to 
such use. 

1 per 600 sq. ft. (55.0 sq. meters) of gross 
floor area'; 2 minimum , 

I per 200 sq. A. (1 8.6 sq. meters) of gross 
floor area' plus 30 per IO00 sq. ft. of 
public assembly area 

0.5 per employee plus additional spaces 
as prescribed by the Approving Body 

1 per 1000 sq. ft. (92.9 sq. meters) of 
land devoted to such use 

1 per 2000 sq. ft. (185.9 sq. meters) 
of gross floor area': 2 minimum 

1 per 1000 sq. ft. (92.9 sq. meters) of 
gross floor area" 

0.2 employee 

'Exclude any floor area used only for storagc or truck loading 

7 -  
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(cj Other Uses. Any use not specified inthis schedule 
shall require the same number of spaces as the most 
similar use, as determined by the Approval Body or, if it 
can be shown that a use is not expected to utilize the 
required number of spaces, and assurance is given by 
recorded indenrure, or other means, that the required 
number of spaces will be provided when the use or 
circumstances of occupancy change, then a different 
parking requirement may be authorized by a Level V 
Approval. 

(d) Maximum. The maximum number of parking 
spaces allowed shall not exceed by 10 percent the 
requirements as established above cnless determined by 
the Approving Body to be necessary due to special 
circumstances of the use intended. 

Handicapped Parking. Parking spaces specifically 
designed, located and reserved for vehicles licensed by the 
State for use by the handicapped shall be provided in each 
parking facility of 10 or more spaces according to the 
following table: 

Total Spaces Required 

(e) 

Maximum Number o f  
Handicapped Spaces 
Required 

1-9 0 
10-49 1 
50-99  2 
100-199 3 
200 or more 4 

The Approving Body may determine additional spaces to 
be necessary due to the special circumstances of the use 
intended. 

13.10.553 Variations to requirements. 
The off-street parking requirements ofrhis Chaptermay 

be satisfied or modified in alternate ways: 
(a) Parking Plan. A specjfic parking plan injtiated by 

the County and approved by the appropriate Approving 
Body may supersede those parking standards contained in 
Section 13.10.552, ifthepurpose ofthis Sectionismet, or 
in orderto permit or preserve significant public amenities, 
and for either case in the Coastal Zone, a specific finding 
is made and supponed that visitor access and parking will 
not be preempted. 

rb) Reductions in Required Parking. Par!&g facilities 
for two or more uses that participate in a parking 
agreement may be shared thereby reducing the overall 
parking requirement for the uses if their enaances are 
located within thre: hundred (300) feet of the parking 
facility, if their hours of peak parking do not coincide, 
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andlor it can be demonsuated that h e  nature ornumber of 
uses of the fadiries will result in multipurpose tr i?s. 

Reductions in the total number of parking spaces may 
be made according to the following table: 

Number of independent 
property users Reduction allowed 

2 to 4 10% 
5 to 7 15% 
8 or more 20% 

The Approving Body may allow a larger reduction if it 
can be demonstrated that parking demands for the uses 
occur at different times of the day. 

Housing for the Elderly. The total number of 
automobile spaces may be reduced by as much as 75 
percent when, in the judgement of the Approving Body, 
reduction will be commensurate with the reduced parking 
demand created by the facility, including visitors and 
accessory facilities. Land area required for provision of  
deferred parking spaces shall be maintained in reserve, and 
shall be landscaped according to approved landscaping 
plans. 

Congregate Senior Housing shall be required to provide 
a minimum of .5 spaces per unit. Land area required for 
the provision of .25 deferred parking spaces per unit shall 
be landscaped according to approved landscaping plans. 
Bicycle storage shail be provided at the rate of one space 
for every ten units. (3756,4/2?186j 

Transportation and Parking Altematjves. Parking 
requirements prescribed for any use, or combination cf 
uses on the same or adjoining sites may be reduced by as 
much as 20 percent subject to acceptance ofthe Approving 
Body based upon a detailed Alternate Transponarion and 
Parking Program supplied by the applicans and cenified 
by the County, which may include, but is not limited to, 
provision of special uansit incentives for employees, the 
operation of effective pooling programs, preferential 
parking arrangements, charter buses, club buses, 
employer's con~bu t ion  to bus service cost, staggered or 
variable work hours. 

In evaluating the request, the Approving Body shall 
consider, among other factors: 

1. Projected effectiveness of carpool, vanpool, 
staggered work hours or similar transportation programs. 

2. Proximiry to pubiic traxponation facilities 
serving a significant portion of employees andlor 
customers. 

Evidence that employees andior customers utilize, 
on a regular basis, transporration alternatives to the 
automobiie. 

(c )  

(d)  

3. 



4. Evidence of land owned, leased or otherwise 
guaranteed for use by developer that can be held in 
contingency reserve to be used for supplying additional 
parking in the event that the program does not reduce 
parking demand by the required amount. 

Wnere an Alternate Transportation and Parking 
Program is employed and plans approve? which reduce the 
number of required off mest parkiig spaces for 2 
development, a writien agreement bemeen the 
landowner(s) and the County m u g  be approved. Such an 
agreement must be in satisfactory form and content to 
County Counsel and is subject to approval by all 
appropriate Approving Bodies. This agreement shall be in 
a form capable of and subject to being recorded to 
constilute a covenant running with the land. The 
agreement shall include: 

A guarantee that program will not be diminished, 
suspended, eliminated, or in any way be operated at a 
lower level of effort on the part ofthose responsible for i s  
implementation without prior County approval. 

A provision for bi-annual certification of the 
program by the Counry which will include, among other 
things, review of past years efiort to encourage employee’s 
and customer’s use of  alternative transportation, and an 
accounting of the number of persons targeted by the 
program that aclually 2nd regularly employ techniques 
promoted by program. Such a report shall update that 
section of the plan outlining efforts to increase 
participation in the program during the coming years. The 
County shall retain the option to require changes, 
including bu tno t  limited to, the uses’s intensity and 
program as are needed to achieve the required reduction in 
peak parking demand. 

Compact Car Parking. A proponion of the total 
spaces otherwise required by the Schedule of  Offstreet 
Parking Requirements may be desigred and marked for 
compact car use according to the following table: 

Total Spaces Allowable Percentage of 
Required Compact Car  Spaces 
0 -5  0 
6-50 10% 
51-80 30% 
81 ormore 40% 

1 .  

2. 

(e) 

(0 Parking Requirements for Small Recycling 
Collection Facilities. Small recycling collection facilities 
may not locate where existing parking capacity is already 
filly utilized. Otherwise, 2 reduction of available parking 
spaces in an established parking facility by the placement 
of a small recycling collection facility may be allowed 

under the following circumstances. (Note: In areas zoned 
CT-Tourist Commercial the number of available parking 
spaces used as the basis todetermi?ethe allowable parking 
space reduction must be increased by 10%). 

1. For a business use: 

Number of Available 
Parking Spaces 
0-25 0 
2 6 3 5  2 
3 6 5 0  3 
50-100 4 
loo+ 5 

Maximum Reduction in 
Number of Parking Spaces 

2. Far a community facility use: Maximum of five 
( 5 )  spaces when not in conflict with parking needs of the 
community facility use. 

The collection facility shall be sited to minimize 
disruption of availabie parking and vehicular circularion. 
(Ord. 1424,4122169; 1704,4/25/72;2801,10/30/79;3186, 
1/12/82; 3344, 1112j182; 3432, 8123183; 3748, 4 / 2 / 8 6 ;  
3843,6123188; 4496-C, 814198) 

13.10.554 Standards of offstreet parking 
facilities. 

Offstreet parking facilities for autos shall conform with 

(a) Size of Parking Spaces. 
1. 

the following standards: 

Each standard sue  parkiig space shall be not less 
than 18 feet (5.5 meters) in Ien-h and 8-112 feet (2.7 
meters) in width, exc!usive of aislSM~%?ss&ves. 

Each compact car parking space shall be not less 
than 16 feet (4.9 meters) long and 7.5 (2.3 meters) wide. 

All piking spaces shall have 2 vertical clearance 
of not less than 7.5 feet (2.3 meters). 

Each parking space designated for handicapped 
use shall nor be less than 18 feet (5.5 meters) long and 8 
feet (2.4 meters) wide when located at the end of a row of 
spaces, or 12 feet (3.6 meters) wide when located between 
two conventional spaces. The end of a row of spaces shall 
have no obstruction on one side for at least 4 feet (1.2 
meters) from h e  front. Such parking space shall be located 
in an area wit+ z slope not exceeding two percent, and 
shall be near or convenient to a level or ramped entrance, 
with a slope not exceeding five percent P a r h g  spaces for 
the handicapped shall be assigned and resuicted for use by 
the handicapped only. 

(b) Each parking space shall be accessible from a 
street or alley. Tandem parking spaces shall be allowed for 
the purpose of fulfilling parking requirements set forth in 
this Chaprer for single famiIy dwe!ling units, either 

--- ~ .... ;- -.r 

2. 

3. 

4. 
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attached or detached, and for multi-family dwellings 
where garages are within, attached or immediately 
adjacent to the dwelling units, and for hotels and 
restaurants with a valet parking plan where such uses are 
to be located in existing smctures on parcels of such size 
or shape that preclude the ability to meet current parking 
requiremenrs for that use. Such a valet parking plan shall 
be approved by the Appropriare Body and be garanteed to 
operate fu l l  time during established business hours forthe 
life of the use. 

Entrances and exits shall be provided at locations 
approved by the Public Works Director according to 
encroachment permit procedures. Backing out movements 
onto the street shall be discouraged. Backing out 
movements onto major meets shall not be allowed where a 
reasonable alternative exists to do otherwise. 

(d) The parking area, aisles and access drives shall be 
paved with 2 inches of asphalt concrete over 5 inches of 
Class I1 base rock or equivalent permeable or 
nonpermeable surface so as to provide a durable, dust-less 
surface, and shall be graded and drained so as to prevent 
erosion and disperse surface water. Parking areas, aisles 
and access drivestogether shall not occupy more than 50 
percent of any required front yard setback area for any 
residential use. 

Variances to this rule can only be granted, pursuant to 
Section lj.lO.5%(l), if locating parking areas: aisles or 
access drives in front yard setbacks result in less 
environmental damage than at all alternative locations. 

On sire drainage percolation or detention shall be 
provided so as not to exceed predevelopment runoff levels, 
and designed for a 10-year storm, unless waived by the 
Public Works Director. Draiiage shall be filtered toreduce 
urban contamination of downstream drainage. The 
installation and maintenance of traps for oil, grease, and 
silt is required for all parking lots for 20 spaces or more 
and for all commercial and industrial projects. The 
requirement forthe collection ofrunoff water for filtration 
may be waived by the Approving Body in rural area  
where appropriate. 

Wheel stops and bumper rails shall be provided 
where needed for safety or protection of property. 

Ifthe parking area is illuminated, lighting shall be 
deflected away from the abutting residential sites so as not 
to cause annoying glare. 

Landscaping requirements for projects subject to 
the design standards found in Chapter 13.1 1 shall conform 
to'Section 13.1 l.Oi4(c). Projects notsubjecttothe design 
standards found in Chapter 13.11 shall conform to the 
following standards: 

(c) 

(e) 

(g) 

(h) 
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I. A comprehensive landscape plan shall be 
silbmined for review and approval for developments 
requiring five automobile parking spaces or more. A 
minimum of one (1) tree for each five ( 5 )  parking spaces 
shall he provided. The plan shall indicate existing and 
proposed trees, shrubs and ground cover and delineate 
species, size, placement and irrigation methods. The plan 
shall include species from rhe recommended species list 
(or other approved equivalent species) for the specific 
piant community of the project. Landscape plans shall be 
required to be prepared by the project architect, a 
registered landscape architect, or other qualified 
individual, 

Trees shall be provided in sufficient size and 
quantity to adequately screen and soften the eEect of the 
parking area within the first year. 

Landscaping shall be planted in the ground or in 
approved planters. 

Where a site adjoins a residential zone district, 
landscaping shall be used to ensure privacy and screen 
unsightliness. 

Hose bibs shall be conveniently located for hand 
watering, or an irrigation system shall be installed.to 
ensure that all landscaping is permanently maintained. 

No repair work or servicing of vehicles shall be 
conducted on a parking area. 

Maintenance. Parking areas shall be maiitained in 
good condition: and kepr free of -h, debris, display or 
advertising uses. No changes shall be made in the number 
of parking spaces designated on the parking plan without 
review of the complete development pennit by the 
Approving Body. 

Provisions shall be made for pedesman movement 
in all parking areas, Projects subject to the provisions of 
Chapter 13.11 shall meet the requirements of Section 
13.1 1.074(a)2. 

A request for a variance from the provisions of 
this section may be considered according to Chapter 18. IO 
at Level V. This request for variance must state in writing 
the provision from which it is to be varied, the proposed 
substitute provisions, when it would apply, and its 
advantages. In granting a variance, the Zoning 
Administrator shall be guided by the following criteria: 

I .  That there are special circurnsiances or conditions 
affecting the property. 

2. Thar the variance is necessary for the proper 
design ar.cVor function of a reasonable project for the 
propem. 

3. That adequate measures will be taken to ensure 
consistency with the purpose of this section. (Ord. 839, 
1/23/62; Ord. 1080, 4/26/65; Ord. 2801, lOi30179; 31 86, 

2: 

3. 

4. 

5. 

(i) 

0') 

(k) 

(I) 



l j . l U . 3 3 3  

1/12/82; 3344, 11/25/82; 3432, 8/23/83; 3784, 4/22/86; 
4496-C, 8/4/98) 

lj.10.535 Location of offstreet parking 
facilities. 

(a) In an “RA,” “RR,” “R-1,” “FiW,” or “PR” 
District, offstreet parking facilities prescribed in this 
chapter shall be located on the same Site as the use for 
which the spaces are required, or on an adjoiiing site 
separated only by an alley from the use for which the 
spaces are required. 

“VA,” “M-I,” “M-2” or “M-3” District, off-street parking 
facilities prescribed in this chapter shall be located within 
300 feet (9i .4 meters) of the use for which the spaces are 
required, measured by the shortest route of pedestrian 
access. (Ord. 4346, 12/13/94) 

Off-Site Parking Facilities. W e r e  parking cannot 
be provided on-site to meet the requirements of this 
Chapter, the requirements for parking facilities may be 
sarisfied by the permanent allocation of the required 
number of spaces for each use in either a shared-use or in 
an exc!usive-use off-site parking facility. An easement in 
pevetuity, attached totheland for whichtheapplication is 
being made, granting such off-site parking rights shall be 
recorded in the ofice of the County Recorder. The 
easement shall desigate the off-street parking facility and 
the uses or structures to  be served, With legal descriptions 
of the sites involved, and shall specify the hours of 
operation, provide for maintenance, and certify that the 
easement shall not be terminated and that the offstreet 
parking faciliry shall not be used for any other purpose 
unless a Development Permit amendment has been 
approvedpursuant to Chapter 18.10 eithereliminating the 
repirement for the parking facility or approving 
alternative parking facilities. 

Shared, In-Lieu Parking i? a Parking andBusiness 
Improvement Area. In a “CT,”“C-I,”“C-2.””C-4,”“PF,” 
“PA,“ “VA,” “M-I,” or “M-3” District, within the 
boundaries of business improvement district or parking 
and business improvement area which provides for shared, 
managed, public parking, the requirement for parking 
facilities may be satisfied by the provision of shared, in- 
lieu parking spaces if approved by the Board of 
Supervisors, acting as the Board of Directors of the 
business district or improvement area. Such spaces shall be 
assigned pursuant to an in-lieu parking program adopted 
by the Board of Supervisors. (Ord. 4346, lUl3i94) 

Compact Car Stalls. When designing the location 
of compact car stalls the developer shall take all necessary 
steps to ensure that stalls will not cause uaffic jams and 

@) In a “CT,” “C-1,” “C-2,” “C-4,” “PF,” “PA,” 

(c) 

(d) 

~ 

(e) 

confusion for drivers. In long-term facilities, compact 
Stalls should be located close to entrances, While in 
facilities with high turnover stalls should be scattered 
throughout the facility. (Ord. 839, 11/28/62; 2801, 
10/30/79; 31 86, 1/12/82; 3344, 11/23/82; 3432, 8/23/82; 
3748,4/22/86; 4195, 5/12/92) 

13.10.556 Outdoor storage of personal 
property and materials. 

(a) No portion of any undeveloped or vacant site and, 
for any developed residential parcel, no ponion Of any 
front yarc‘ or any required side yard set back, or any 
required rear yard of corner or double frontage lots shall 
be used for the storage of any of the following: 

Building or construction materials, except those 
materials, bins, and dumpsters reasonably required for 
work under consnuction on the premises pursuant to a 
valid and effective building permit. 

( 2 )  Storage of construction or commercial equipment, 
machinery, chemicals, or materials. 

(3) Inoperative vehicles or  pa^ thereof. 
(4) Household appliances, equipment, machinery, 

furniture, salvage materials, or boxes. 
(b) Itemsandmaterials identified in 13.10.556(a)may 

be stored in rear yards provided such is screened from 
public view or stored within an approved storage sUucnue 
consiiucted in accordance with applicable building and 
zoning regulations. 

Operative vehicles in excess of those allowed in 
the front yard pursuant to Section 13.10.554(d) must be 
parked in side or rear yards provided thar the vehicle is 
screened from public view or stored within an approved 
structure conscuned with therequired building and zoning 
permits. (Ord. 4338, 11/29/94; 4496-C, 8/4/98) 

13.10.56a Bicycle parking provisions. 
Parking spaces for bicycles shall meet the following 

conditions: 
(a) Each parking space shall be no less than 6 feet 

(1.8 meters) long and 2 feet (0.6 meters) wide, exclusive of 
pedestrian and auto aisles and access areas. Storage sheds 
for bicyclcs shall be no less than 3 feet (.9 meters) by 6 
feet (1.8 meters) by 4 feet (1.2 meters). 

(b) Each space shall have a parking rack capable of 
supporting bicycles of various sizes in a vertical position. 

(c) Parking racks shall be  secure!y fastened tothe lot 
surface ard shall be of sufficient str~ctural s c e n e ,  to 
resist vandalism and theft. 

(d) Parking spaces shall be clustered in lots not to 
exceed 10 spaces each. Bicycle parking lots shall be 
dispersed throughout the development. (Ord. 2801, 

(1) 

(c) 
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10/30/79; 3 186, 1/12/82; 3344, 11/23/82; 3432, 8/34/8>; 
3748,402186) 

13.10.570 Offstreet loading facilities required. 
All retaii business uses, wholesale or warehousing 

establishments and industrial uses shall provide one 
loading space for each 5,000 square feet (464.7 square 
meters) of floor area. Each momary shall provide one 
loading space for hearses regardless of the amount of floor 
area devoted to said use, and one additional loading space 
for each 5,000 square feet (464.7 square meters) over the 
initial 5,000 square feet devoted to said use. (Ord. 839, 
11/28/62; 2801, 10/30/79; 3186, 1/12/82; 3344, 11/23/82; 
3432, 8/23/83) 

13.10.571 Standards for and location of 
offstreet loading facilities. 

Offstreet loading facilities provided in compliance with 
Section 13.10.570 shall conform to  the following 
standards: 

(a) Each loading berth shall be not less than 45 feet 
(l3.7meters) long aid 12 feet(3.7 meters) wideand shall 
have an overhead clearance of not less than 14 feet (4.3 
meters), except that for mortuaries, a loading berth used 
exclusively for hearses shall be not less than 24 feet (7.3 
meters) long and 10 feet (3.0 meters) wide, and shall have 
an overhead clearance ofnot less than 8 feet (2.4 meters). 

(b) Sufficient room, for turning and maneuvering 
vehicles shall be provided on the site. 

(c) Each loading berth shall be accessible from a 
meet or alley. 

(d) Entrances and exits shall be provided at locations 
approved by the Public Works Director according to 
encroachment permit procedures. 

(e) T h e  loading areas, aisles and access drives shall 
be paved with 2 inches of asphalt concrde over 5 inches of 
Class I1 base rock or equivalent, so as to provide a durable, 
dustless surface, and shall be graded and drained so as to 
disperse surface water. 

(9 Wheel stops and bumper rails shall be provided 
where needed for safety or to protect properry. 

(g) Ifthe loading area is iiluminatsd, lighting shall be 
deflected away from the abumng residential sites so as not 
to cause annoying glare. 

@) A loading area shall not be located in a required 
front, side or rear yard. 

(i) No repair work or servicing of vehicles shall be 
conducted in a loading area. 

0) Loading area shall be maintained in good 
condition, and kept free of rash, debris, and display or 
advertising uses. No changes shall be made in the number 

13.10.570 

of loading spaces desipated on the parking plan without 
review of the complete development permit by the Zoning 
Administrator. 

Q Offsneet loading facilities prescribed in Section 
13.10.570 shall be located on the same Site as the use for 
which the berths are required or on an adjoining site. (Ord. 
839, 11/28/62; Ord. 2801,10/30/79; 3 186, 1/12/82; 3344, 
11/2382; 3432, 8;23/8;) 

13.10.575 Existing uses. 
No existing use of land or structure shall be deemed to 

be a nonconforming use or a nonconforming structure 
solely because of the lack of offsnee: parking facilities or 
offstreet loading facilities prescribed in this Chapter, 
provided that facilities being used for offsneet parking and 
offstreet loading at the time of the adoption ofthis Chapter 
shall not be reduced in capacity to less than the number of 
spaces or berths prescribed in this Chapter or reduced in 
area to less than the minimum standards prescribed in this 
Chapter. (Ord. 839, 11/28/62; 2801, 10/30/79; 3186, 
1/12/82; 3344, 11/23/82; 3432, 8,23183) 

13.10.576 Reduction of offstreet parking and 
loading facilities. 

Except as provided in Section 13.1 0.553 (0 no offsneet 
parking facility or offstreet loading facility provided for a 
use of land or smcture in compliance wi t t  Sections 
13.I0.551 or ii.10.570 sha!l be reduced in capaciry or in 
area wirhout sufficient additional capacity being provided 
elsewhere to comply with the regulations of this Chapter. 
No offstreet parking space or offstreet loading berth 
provided for a use of land or a m c t u r e  in compliance 
with the requirements of this Chapter shall be deemed to 
provide an offsneet parking space or an offsneet loading 
berth for a use or a smcmre on another site, except as 
otherwise provided in this Chapter. (Ord. 839, 11/28/62; 
2801, 10/30/79; 3186, 1/12/82; 3344, 11/23/82; 3432, 
8/23/83; 3843, 6/23/88) 

13.10.577 Designation of off-site loading 
facilities. 

The requirements for off-street loading facilities may be 
sarisfied by the permanent allocation of the required 
number of loading berths for each use on an adjoining site. 
An easement in perpemity, attached to the land for which 
the application is being made, granting such loading rights, 
shall be recorded in the office of the County Recorder. The 
easement shall designate the off-sneer loading facility and 
the uses or structures to be served, with legal descriptions 
of L$e sites involved, and shall specify the hours of 
operation, provide for maintenance, and certify that the 
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13.10.578 

easement shall not be terminated and that ihe off-street 
loading facility shall not be used for any other pu-pose 
unless a Development Permit amendment has been 
approved pursuant to Chapter 18.10, either eliminating the 
requirement for the loading facility or approving 
alternative loading facilities. (Ord. 839, 11/28/62; 1704, 
4/25/72; 2801, 10/30/79; 3186, 1/12/82; 3344,’11/23182; 
3 4 3 ,  8/23/83; 4195,5/12/92) 

13.10.578 Off-street parking and off-street 
loading. 

In  any “C“ or “ M  Distric: on a site of width of sixry 
(60) feet (18.3 meters) or less situated between sites 
improved with buildings, or where sites comprising forty 
(40) percent ofthe frontage on a block are improved with 
buildings, the off-meet parking and ofi-street loading 
regulations of this chapter may be waived by L ie  
Approving Body upon finding that no parking problem 
exists in the area or will result from such a waiver. (Ord. 
1191, 8/9/66; 2801, 10/30/79; 3186, 1/12/82; 3344, 
11/23/82; 3432, 8/23/63; 3748,4/22.’86) 

13.10.580 Signs in R-I, RB, RR, RA, RM, A, 
AP, and CA Districts. 

No signs or outdoor advertising structllre or display of 
any kind shall be pernitted in the R-I, RB, RR, RA, RM, 
A, AP, or CA Districts except the, following: 

One non-illuminated sign or nameplate not l q e r  
than one square foot in area pertaining to a home 
occupation. 

One non-illuminated sign not larger than six 
square feet in area pertaining to the sale, lease, rental, or 
dispiay of a structure or land. 

One identification sign, not directly illuminated: 
not larger than iwelve (12) square feet in area, located on 
the site of a discretionary use and included in the 
Development Permit for said use. 

(d) One or two  non-illuminated signs, single or 
double-faced, with a total area not larger than fifty (50) 
square feet, pertaining to the sale of subdivision lots and 
included in the permit for said subdivision. (Ord. 839, 

31 86, 1/12/82; 3344, 11/23/82; 3432, 8/23/83) 

13.10.581 

(a) 

I .  

(a) 

(3) 

(c) 

1108162; 1834, 2/27/73; 1891, 6/19/73; 2779, 911 1/79; 

Signs in C, CT, VA, PA, PF and M 
Districts. 

No sign, outdoor advertising suucture or display 
of any kind shall be pennitred except the following: 

One business or identification sign and one small 
pedestrian-oriented sign per site as provided below. A 
vKiance to allow more than one business sign may be 

considered under the provisions of Section 13.10.230 if 
justified by special circumstances such as limited visibility 
or unusually large size of a structure, location on a comer, 
historic presemation concerns, or consistency with a 
village design plan. 

Signs pertaining to a use conducted on the site, 
with aggregate areas according to the following table. The 
following formulas for calculating total sign area for all 
signs displayed shall be used unless a variance Is obtained 
under the provisions o:Section 13.10.230. 

2. 

TOTAL SIGN AREA ALLOWED 

BASIS FOR 
CALCULATION 

Front width of building on 
an inte:ior lot or iront 
width plus street side 
width of building on a 
comer lot 

or 

Width of site along the 
meet [interior of comer 
lot) 

Maximum allowable area 
on an interior lot less than 
40 feet wide at the street 

Maximum allowable area 

TOTAL SIGN AREA’ 
ALLOWED 

1/2 sq. ft. (72 sq. in.) of 
sign area per foot of 
building width 

114 sq. ft. (36 sq. in.) of 
sign area per foot of rite 
width 

20 sq. ft. 

50 sq. ft 

* Sign area is defined as: The area within a well-defined 
border; or, the area of one side of a double-sided sign, 01 
on a sign with no defined border, the area within the 
pe:imeter which encloses the lexers, symbols or logo. 

3. Direction signs for offstreet parking and loading 
facilities not exceeding four square feet. 

4. One sign pertaining to the sale, lease, rental or 
display of a structure or land, not exceeding six square 
feet. 

Pemanent and temporary window signs are each 
limited to a maximum of20 percent ofthe window area of 
the building. TemporKy window signs not displayed for 
more than two weeks are not included in the total sign size 
limitation. 

(c) Signs directly across the street irom a residential 
zone district shall be limited to 30 square feet in area and 
shall not be directly illuminated or flashing. 

@) 
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Parking 
Sec. 3107A 
(a) Accessible Parking Required. 1. General. Each lot or p x h g  
stnrcture when parking is provided for the public as clients, guests 
or employees shall provide accessible p r h g  as required by this 
d o n .  Acmsible parking spas  serving a particular building 
shall be located on the shortest asesiblc mute of travel from 
adjacent prking to an accessible entrance. In parking facilities that 
do not serve a @cular building, accessible parJang shall be 
located on the shortest acc+ssiblc mute of travel to an accessible 
pedestrian cntxance of the parking facility. In buildings with rnul- 
tiple accessible entrances with adjacent parking, accessible parking 
spacts shall bc dispersed and located closest to the accessible 
entrances. Table No. 31A stablishes the number of accessible 
parking spats muired 

EXCEPTION This subsection shall not apply to &sting facilities 
where compliance with local ordinances precludes satisfying the 
above rquirrmcnts or of pmviding equivalent facilitation udes a 
change of occupancy occurs. 

0 

0 
0 

0 

c 

0 
0 



.., 

51-75 

Tabk No. 31-A: Spsres Required. 

3 
2 II 2650 II 

76-103 
101-150 

4 

5 

c 3107A(a)2. Less than Five S p m s  When less than 5 parking 
spacts are provided at buildings and hj.lities subject to these 
regulations, one shall be 14 fcd wick and lined to provide a 9 foot 
parking a m  and a 5 foot lcahg and unloading area However, 
then is no requirement that the s p a  be resaved exclusively or 
identified for use by penom with disibiities only. 

3107A(a)3. Medical Care Outpatient Facilities At facilities 
providing medical care and other Snvices for penons with mobiity 
impairments, p r h g  spaces complying with this section shall be 
provided in affo~dancc with Table 31A except as follows: 

A. Outpatient units and fiicilities: 10 p u n t  of the btal number of 
parking spaces provided scning each such outpatient unit or facilix 

B. Units and fafities that sptcializc in trcatmcnt or services for 
pasons with mobility impairments: 20 p X p l t  of the totai number of 
pahing Spacesprwided stning each such unitorfacility. 

Interpretation [for Stxtion 3707A(a)3] 
Subsecbbn 3 Is a new requkementaken frwn the ADA The 

0 Intent is to provide a greater pseenage of accss~bla spacss in . heakhcareoccrqandesU~senepeaplewimMiityLrpair- 
nmnts, shea there w w  be a u x r e w d i t y  greater demand 

c .5 



Section 31 O?A, continued 

fonom: 

(b) Parking Spsce size. Accessible puking spaces shall bc locattd 
as m a s  pmcticaItoaprimarycnw and s f d l  be sized as 

31@7A(b)l. W h a t  single spaas arc proVidcd, they sball be 14 fed 
widt and outlined to p v i &  a 9-foot parking area and a 5-foot Ioading 
and unlcading access aisle on thepasscngcr si& of the vchicle. when 
more than one space is prwidd in E a  of providing a 14-fwt-wick 
spseforcxhparking spaa, two spats can bcproVid#i within a23- 
foot-wide area lintd to pmvide a %foot parking area on each si& of a 
5-foot loading and ml&g access aisle in the ?hc minimum 
lmgthofeachpsrkingspaceshallkl8fcd 
See Figure No. 31-18A. 



0 Interpretation [for Section 3707A(b)21 
b continued 
0 

* . have a Sgn dSigMting it varr~lccsssble. Van w i b l e  spacas 
are munted toward the taal required mmber ot accessible 

a spaces, r a i M  than in aWirion to me tcbl nunbsr required. 

Section 3107A@), continued 
3. Arrangement of Parking Space. In each parking area, a bumper or 
curb shall be prWidcd a n d m  t o p e n t  cncrmchmmt of cars 
over the rrquirtd width of waIkways. Also, the spact shall be Y) 

located that pasons with disiibiities are not compelled to wheel or 
walk behind parked cars other than their own. padstnan ' ways which 
are w;zssible to pmpk with disabilities W be provided €mm tach 
such parking space to dated facilities, including curb cuts or ramps as 
needed Ramps shali notQlCmaCh into any parling space 

b 

EXCE€"ION 1. Ramps located at the front of accessible paridng 
spacts may encroach into the length of such spats when such 
cnQDaChment Qes not limit the capability of a psson with a 
disability to kavc ur enter their vehicle, thus providing equivalcat 
faciiil2iiOXL 
SCC Fi- NOS 31-18AC 

EXCEPTION 2 Wha: the enforring agency &tarnines that 

cqlivalcnt faditation is pmvided 

0 
c~mplianct with any e o n  of this subsection would create an 
unnaSDnabfe hardship, a variana or waiver may be graoted whm 

MCEPIlON 3. parking spaces may be provided which would 
xquirc a p c ~ n  with a disability to wheel or walk behind other 
than d b l c  parking spaas when the enforcing agency deter- 

lent facilitstiOn would atate an unreasonable hardship. 
Nom See Seaion 110-10. 

mines that coqliance with these regulations or providing equiva- 

3107A(b)4. Slope of F'arkhg Space Surface dopes of d b l e  
prkhg spaces shall be the minimum possibk and shalI not exceed 
l/4 inch per foot (2.083 percent gradient) io any dixcuion. 

31WA(c) Identihation of Parking Spaces for OE-Street Parking 
Facilities Each parking space Rscmd for pe~ns with physical 
disabilities shall be ickntifkd by a refl- sign pcrmanmtly 
posted immediately adjacent to and vidble from each stall OT space, 
consisting of apmfile view of a whaclchair with OcRJPant in white 
ordadrbluebackpund. Tbesignshallnotbcsmallcrthan70 ( 

LC 



- .  
Section 3107A(c) continued 

squan inches in areaand, whcn in a path oftravel, shall k posted 
at a minimum height of 80 indm from tbe boaom of the dgn to 

the wall at the i~~tcrbr end of the parking space at a minimum 
beight of 36 incfies from the par- spacc finishtd grade, ground 
or sidewalk. Spacrs omplying with 3107A@)2 shall have an 
addit id sign "Van-Accessible" mounted below the symbol of 
acassibility. 

fhe parking space finished glade. signs may also bc antrnd on 

An additional sign shall also bt posted, in a conrpicuws place, a! 
w h  en- to o f f - e t  parking facilities, ur imrnediattty adja- 
cent to and Visible from each stall or space The Sign W be not 
less than 17 inches by 2 inches in sire with IenCring not less than 
1 inck in height, which clcarly and conspicuously states the follow- 
ing: 
'U~~ thor i zed  vehicles parkas in designated accessible  spa^^^ not 
displayingdistinguishiagplaardsorLicenscplatcsissuedforprsons' 
with M i t i e s  may k towed away at o m ' s  expense Towed 
v&icles may rrckimed at __-_ - ___- - --------_-__ 
____or by dephoning _ _  _ _  _- _ _ _  - -_ -_ ____- __ _ _  . 
Blankspaccsam tobefilledinwithappmpriateinformationasa 
permanent part of the sign 

In addition to the above nquirrmcnts, the SU&U of each a~ces- 
siblc parlcing space or stall shall have a surface identification d q l k  
Cating either of thc following schemes: 

1. By outfining or painting the srall or space in blue and outlining on 
the ground in the stall or space in white or suitable contrasting color a 
profile view depicting a wheelchair with acupans 

2. By ouUining a prome view of a wheelchair with occupant in white 
OD blue background The profile view shall be located so that it is 
visible to a t d l i c  cnforcanent officer when a vehicle is pmpaiy 
park#ih the space and shall be 36 inches high ty 36 ides  widc. 
Set Figure 31-18. 

.I 

I 

0 

0 

c 
c 

0 
c 
0 
c 
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Section 3107A, continued 
(d) Parking Structures All enpancts to and vertical clearances 
within p k i n g  structtrrrs shall have a minimum vutical cltarance 
of 8 feet 2 inches when required fur aarssibility to accessible 
paridng spaces. 

EXcEfllON 1. When the enforcing agency 
compliance with Section 3107A(d) would create an uKcasooable 
hardship, an exception may be granted when equivalent facilitation 
is provided 

that 

Interpretation [for Section 3107A(d)] 
The ET dearare requhed by subsection (d) is intended to allow 

trecognizesthatinsomecasesitwouldbeanurrearoMble 
hardship to raise a roof, so equivalerp facilitawn is allowed in 
sochacasa 

Note that wen in an m b u i l d r n g  where Exeepticm 2below k 
allowed and the 6T clearance k waived through the ktal ap 
pests pocess, you m m  still provide accessible pariuq Mi8 the 

tall rn with hyjraulic lie to mer parkq SkWtUES. EXCWiM 

0 

e SUlJUIJf’f3 fathose Who don’t LIse Yarn. 

Section 3107A(d), continued 

(i. EXCEPTION 2. ?his seaion shall not apply to disting buildings 

cal constraints, compliance with these regulations or equivalent 
facitation would mate an mrcxmablc hardship. 
See Section 110-1OD. 

Passenger Drop-off and Loading Zones 
Sec. 31 08A 
(a) Location. Whcn pvided, passenger dropoff and I d k g  mnes 
shall be located on an accessible mute of navel. 

W h m  the d o r c h g  agcnc~ &tarnines that, due to legal or PhySi- 

: Interpretation [for Section 3708A(a)] 
This is a new section taken from the ADA. Wwnew paseqet  
dropoff and Wirg mnas are poVaed, thay all mud be w an 
amsssble route of ravel 50 tha~ adirabled person leaving a 
vehiiWapamtoihetad&yservedbythekadingzwwc 

Section 3108A, continued 
(b) parsenger Loading zomr 1. General what pmvided, one 
passenger dmpoff and loacting zone shall provide an axzss aisle at 
la* IX inches wide and 20 feet long adjacent and parallel to the 
vehicle pull-up space. such ZOMS shall be Ioeattdaa a surface wid 
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DIVISION 111 
A C C E S S I B I W  FUR EXISTING BUILDINGS , 

NOTE: This Division rcploursAppcndix: Chapter 31, Divisiolr II for 
use in Cai@mZ. 
._ 

Scope 
S ~ C .  3109A. - 
The pro-&ions of this Division apply to renovation, mtural 
repair, dtcration and'dditions to existing buildings. hduding 
those idenWicd as historic buildings. This division ident5tS mini- 
mum standards for removing architsrural barria. and providing 
and maintaining accessibility to existing bddings and rheir dated 
facilities. .. 

Alterations. 
Sec. 3112A 
(a) General. AU existing buildings and facilities, when altmhns, 
stmctural-repairs or additions are made to such buildings or facili- 
ties shall compiy with all pvis ions  of Division I, New Buildings 
.ucept.as;modifid~by.this Division. Thcse &ents shan irppiy 
ody to'the m a  of 
and sMI inch& those axras listed bclow: 

-. 

alteration, stmctnd repair or addition 

. -:.-Jnfep~tation [for WY2A(a)J 
- - -  .- :Thiqieclicn contains info- thrdw;s previwsty foradin 

Chapterl. R has been Bmended m some pkcs. tu! tha ovemS 
-. . -lXtlceptti LllXhmgel Rrat k renwatlon . p q ~ ~ ~ a m m q ~ ~ m  -. mthesamestvldardsasnewmmtnrcbon ' P W = k = w  

0 . A  primaq entrance tothe buiIdingortacIIiry andthcprhnary path 
of travel to tht~iiicarcaofalterario~strncmralrrpairoraddition 

311ZA(a)fi. Sanitary fadlitics. drinking f0nntainrarrdpnbkrtfe- 
phonts serving the area. 

EXCEPTION 1: When the total a ~ ~ ~ ~ ~ c t i c m  cost of a\terations. 
s t r u m  repairs OT additions does not ex& a vduaim w h o i d  



COUNTY OF SANTA CRUZ 
PLANNING DEPARTMENT 

701 OCEAN STREET, SUITE310, S;V.IT.ICRilZ, CA95060 
(831) 454-2580 FAY (831) 454-2131 TDD (831) 454-2123 

( I )  To provide for retail stores, ofices, servicz 
13.10.331 Purposes of commercial districts. 

ALVW JAMES, DIRECTOR 

(a) General P q o s e s  
Anicle 111. Commercial Districts 

-. ~~ 

(2) To contain commercial facilities in appropriately 
located areas, avoiding new 6ee:vay oriented developmenr 
and new smp commercial uses, .and providing 
oppomnities for commeicial uses t o  concentrate for the 
convenience of the pcblic and in m m a i l y  bene5cia! 
relationships to each other. 

(3). To ensure that commercial facilities and uses are 
compatijle with the ievel of available pubiic facilities and 
semites, minimizing traffic congestion ardpreventinghe 
overloading of utilitles and public services. 

(4 )  To ensure that commercial development is 
compatible with natural resource protection, 
environmental quality, and the scenic setting of the 
Counry, 

(5) To ensure that commercial facilities are 
consmcted and opcrated such that they are compatible 
with adjacent development, and L5at high standards of 
urban d e s i g  are maintained, rnininidng impacrs on 
residential a r e a  and providing for adequa:e site layout, 
protectian of solar access to adjacent property, 
landscaping, r i p  and building design and size, and on-si:e 
parking, loading, and circulation. (Ord. 3501, 3/6/84) 

To protect commercial propenies from noise, 
odor, dusi, dirt, smoke, vibration, heat, glare, heaw mck 
uaf i c ,  and otier  objectionable influences incidental to 
indusaia! uses, and from fire, explosion, noxicus fumes 
and other h a i z c k  

To provide sFace for communi? facilities arid 
inst i tdons which appropriate!y may be loca:ed in 
commercial areas. 

To provide fcr a mixmre of commexiai and 
residential uses where t\e adva?rages of  s i ch  a mixture, 
such as convenience, aunosphere, and low e n e q u s e ,  can 
be maximized, and the conflict., such as noise, traffic, a d  
lack of adequate visual amenities, can be reduced to UI 
acceptable level. Residential uses are intended to be 
incidental or secondary to commercial use of a sit.: * mas 
othenvise provided by a Village D e s i g  Pian. 

To maximize efficient energy use and energy 
consewarion in comme~cial uses, a i d  to encourage the use 
of!ocaliy available renewable ene:gyresourc:s. (Ord. 560, 
7114155; 681, 518161; 839, 11/28/82; 2762, 9/4/19; 1891, 
6Il9i73; 3186, i / i2/82; 3344 ,  11/23/82; 34j2 ,  8/23/83; 
3541, j i6iS4) 

.I 

(6 )  

(1) 

(8) 

( 9 )  
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13.10.332 

(b) Speciiic “PA” Professional-Administrative Office 
District PuFoses. To provide for professional and 
administrative office uses in areas where such use is 
desim.ated on the General Plan, or in areas designated for 
neighborhod, community or service commercial use, 
particularly where an office use can provide a buffer use 
beiween residential areas and the more intensive 
commercial or industrial activities. Professional and 
administrative office uses are inrended to be low impact, 
non-retail activities. The “PA” District is intended to allow 
a compatiole collection of :elated services within a 
development and may include : a 1 variety of reaii  and 
service uses wher,e they are accessory to ofice uses on a 
site. (Ord. 1834, 2/27/73; 3 186, 1/12/82; Z344, 1 1/23/82; 

Specific “V.4” Visitor Accommodations District 
Purposes. To provide areas specificallyrescrved for visitor 
accommodations and limited appurtenant uses. To allow a 
broad ranee of such overnight or extended stay lodging for 
visitors and to recognize these as commercial uses: fhe  
Visitor Accommodations District is intended to be localed 
primarily in areas designated Visitor Accommodation or in 
a rea  designated as Community Commercial on the 
General Plan, and In locations where there are existing or 
approved (at the date of this section) visitor 
accommodations deveiopnents. All visitor 
accommodations are intended to be located where 
adequate access and public services and facili.’ Ties are 
available, and to be designed and operated to be 
compatible with adjacenr land uses, utilize and 
compiement h e  scenic and natural settine ofthe ares. and 
provide proper management and protection of the 
environment and natural resources. (Ord. 1891, 6\19/72; 
3 186: 1/12/82; 3344, I1/23!82; 3432, 8/23/83) 

(d) Specific “CT” Tourisr Commercial Dismct 
Purposes: To encourage and recognize a narrow range of 
visitor serving uses in apppr i a t e  locations in the County 
on major tramporration corridors or in commercial centers 
where properties have a land use designation on the 
General Plan of Keighborhood or Commuiity 
Commercial. Visitor serving uses allowed in this zone 
disnict include primarily food services, auto fue!ing, 
visitor accommodations, and releted accessory uses. 

(e) Specific “C-I” Neighborhood Commercial 
Distric: Purposes. To provide compact and conveniently 
located shopping and service uses to meet the limited 
needs within wa1kir.g distance of individual urban 
neighborhoods or centrally located to serve rural 
communities. Neighborhood Commercial uses and 
facilities are intended to be of a small scale, with a 
demonstrated local need or market, appropriate to a 

3432, 8/23/83) 
(c) 

neighborhood service ar:% and to have minimai adverse 
trafic, noise, or aesthetic impacts on the adjacent 
residential areas. 

Specific “C-2” Community Commercial District 
Purposes. To provide centers of concentrated commercial 
uses accommodating a broad range and mixture of 
commercial activities, serving the general shopping and 
service needs of community-wide service areas, and 
including visitor accommodations. T r i 5  district is intended 
to be applied to areas designared on the General Plan as 
Community Commercial. The Community Commercia; 
disukts are intended to have definite boundaries to 
promote the concenuation of commercial uses. 

(9) Specific “C-4” Commercial Services Disfzict 
Purposes. To meet the commercial services netds of the 
various communities in the County by allowing a broad 
range of commercial services uses in areas reserved for 
and designated as Commercial Services on the General 
Plar. Commercial service uses are htendedprimariiyto be 
non-rttail in nature, such 2s building mateial suppliers, 
auto repair, or freight terminals, and to be non-polluting. 
T’hese uses usually need large sites, proximity to major 
streets to handle truck traffic, and in some cases need 
access to rail wansportation. The Commercial Services 
districts are intended to be located in a r e s  where the 
irnpacrs of noise, traffic, and other nuisances and hazards 
associated with such uses wiil not adversely affect other 
land uses. Commercial recrearional uses needing large 
sites and good access, such as drive-in thea7ers or indoor 
arecas, are also included in this district. 

(0 

(Entire section updated: Ord. 4346, 1?!13/94) 

13.10.332 Commercial uses. 
(a) Principal Permitted Uses. 
(i) In the Coasral Zone, the principal permitted uses 

“PA” Pofeysiona! and adminisuative oftices; 
“VA” Visitor accommodations; 
“ C Y  Visitor serving uses and faciliries; 
“C- I” Neighborhood-serving, small-scale commercial 

services and retail uses; 
“c-2” Communiry-serving, large-scale retail uses and 

small-scale commercial services; 
“C-4” Commercial services of all t y p e s  ar.d uses 

needing l a s e  sites or outdoor use areas; including 
appurtenant uses and structures. 

Principal permirted uses are all denoted as uses 
requiring a Level IV or lower Approval unless athewise 
denoted with the lerter “P” in the Commercial Uses Char: 
in mbsection (b) of this section. In the Coastal Zone, 
actions to approve uses other than principal permitted cses 

in the Commercial Districts shall be as follows: 

(2) 

733 
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13.10.332 

are appealable to the Coastal Commission in accordance 
with the provisions of Chapier 13.20 o i the  County Code 
relating to Coastal Zone Permits, a n d  in some cases, as 
provided in Chapter 13.20, any development is appealable. 

(b) Aflowed Uses. 
(1) The uses allowed in the commercial dis‘uicts shall 

be as provided in the following Commercial Uses C h m  
be!ow. A discretionary approva! for an allowed use is 
known as a “Use Approval” and is given as pan of a 
“Development Permit” for a particular use. T h e  m e  of 
permit processing review, or “Approval Level,” required 
for each use in each of the commercial zone disuicrs is 
indicated in the chart. The processing procedures for 
Development Permits and for the various Approval Levels 
are detailed in Chapter 18.10 Permir and Approval 
Procedures. The Approval Levels given in this chart for 
smctures incorporate the Approva! Levels necessary for 
processhg a building permit for., the structure. Higher 
Approval*Leveis than those listecl in this chart for a 
pa~icular us; may be required i f a  project requires other 
concurrent Approvals, according to Section 18.10.123 

Timber harvesting and associated operations, 
requiring approval of a Timber Harvesting Plan by the 
California Department o f f o r e r n ,  arenot alloweduses in 
the Commercial zone districts. 

( 2 )  
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I 13.10.332 

COMMERCIAL USES CHAR? 
KEY: 

A = Use must be ancillaiy and incidental to a principal permitted use on ;he site 
P = Principal permitted use (see Section 13.10.?32(a)); no use approval necessary if "P" appem alone 

I = Approval Level I (administrative, no plans required) 
2 =Approval Level I1 (adminisuative, plans required) 
j = Approval Level I11 (adminisuative, f ie ld visit required) 
4 = P.pproval Level IV (adminiscative, public notice required) 
5 =Approval Level V (public hearing by Zoning Ahh i s t - a to r  required) 
6 =Approval Level VI (public hearing by Planning Commission required) 
7 = Approval Level VI1 (public hearing by Planning Commission and Board of Supenkors  required) 

_-  - Use no: aliowed in this zone district - = Level IV for projects of less L+an 2,000 square feet 
Level V for projects of 2.000 to 20,000 square feet 
Level VI for projects of 20,000 square feet and iarger 

USE PA VA CT c-1 ; C-2 c-4 
,I 

Accessory Structures and uses (not principal 
permitted uses unless associated with a principal 
permined use), including: 

Accessory structures, non-habitable, no; 
including wirenouses (subjec; TO Section 
13.10.611) 
Less than 500 sq. ft. 
500-2,000 sq. ft. 

Outdoor storage, inci6ental to an allowed use, 
2nd screened from pub!ic streen and adjacnt  
property 

Less thzn 500 sq. ft. 
50cL2,OOO sq. I?. 

3A 3A 3A 3A j A  3A 
4 A 4.4 4.4 4A 4A 4 4  

Parking, on-site, in accordance w?h Section 4 4 4 4 4 4 

Parking facilities for off-site, uses when 4 4 4 4 4 4 

13.10.500, e tseq .  

developed according to Section 13.10.550, e: 
seq. 

Recycling collection facilities in accordance 
witn Section 13.10.658: 

Reverse vending machines 1 I I I I 1 
Small collection faciliries 4 4 4 4 4 4 

Signs in accordance with Section 13.10.581 4 4 4 4 4 4 

735 
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15.10.332 

USE 

Adult Entertainment, subject Io Sections 
13.10.621, 13.10.622 and 33.10.623 including adult 
bookstores; adult motion picture theaten, bath 
establishments 

Agricultural Service Establishments not engaged 
in hazardous chemicals 

Animal Services (subject to SecIion 33.10.642), 
including: 

Animal rooming sewices and othe: aninml 
services where the animals do not stay overnight 

Boarding kennels, veterinarian's offices, small 
animal hospitals, animal shelters and pounds, 
including the short-rem boarding of animals 

Outdoor exercise yards in connection with the 
above 

Veterinary clinics or offices with no overnigit 
boafaing of animals 

.D 

Automobile Service Stations; subjec? to the 
provisions of Sections 13.10.655 and 13.10.657 

Gas stations with car washes, s m i c e  bays andjor 
vehicle rcpair services 

Gas stations orgas pumps wirh no service bays 
nor vehicle repair service 

BANKS, including: 

Auronared Bank Teller Facilities 
Savings and loan companies 

Boat and marine services, such as: 
Boat building 
Boat renxals, sales, and sewices 
Boat storage 
Commercial fishing facilities 
Marine services and launching facilities 

PA VA 

- - 

Clubs, private, inciuding glrden clubs, fraternal 4iSi6* 4/516".4 41516'A 
lodges, cornmuniry service organizations, meetings 
halls and conferencc rooms 

~ 

c-2 
516' 

- 

415i6' 

- 

*I 
- 

41516 

5/6* 

5i6' 

41516' 

- 

41516' 

c-4 

- 

516' 

4/5/6* 

41516* 

5i8* 

415i6 

5/6* 

5i6 * 

- 

415/6* 

4/516* 

736 



USE 

Commercial change of use within existing 
stmctwes: 

Change of use in accordance with an approved 
mate: occupancy program 

Change of use within the Town Plan areas of the  
San Lorenzo Valley, to a use in conformance 
with a Town Plan, and not resultirg in an 
intensification of use 

Chznge from a use conformi.ng to a valid 
development (use) permit, to'anotier use 
allowed in the zone district which will no: result 
in an intensifica:ion of use: 

Change from a use conforming to a valid 
developmentjuse) permir, to another use 
allowed in the zone district which will result in 
an intensification of use: 

Change from a use not zpproved by a valid 
development (use) permit, to another use 
allowed in the zone district: for projects of: 

. 3  

under 2;000 sq .  ft. 

over 20,000 sq. ft. 
2,000-20,000 '9. ft. 

(For legal, nonconforming uses, se? Section 
13.10.260 and 2 6 2  for additional requirements) 

Commercial Recreation and Entertainment, 
indoor, subjecr to Section 13.10.654, such as: 

Auditoriums, indoor 
Bowling alleys 
Card rooms 
Dancing establishments; dance halls; discos 
Game establishments; pin-ball and video g a v e  
rooms (see Section 13.10.700-G, -V definitions) 
Nightclubs 
Pool halls 
Theaters, indoor 

Commercial Recreation, General: involving 
outdoor facilities, public assembly, or large sites, 
such as: 

Flea markets 
Miniature golf course; putting greens; par 3 golf; 
driving ranger 

PA 

1 

1 

1 

4 

3 
4 
4 

- 

737 

VA CT 

I I 

1 1 

4i516' 41516' 

v. 

4 4 
5 5 
6 6 

4/516*A 41516'A 

~ 

c-1 

1 

1 

1 

4 

3 
4 
5 

- 

- 

c -2 

1 

1 

I 

4 

3 
4 
5' 

41516' 

- 

13.10.332 

C-4 

I 

1 

415f6" 

4!516* 

4 
5 
6 

516' 



13.10.332 

USE 

Skateboard parks 
Skating rinks 
Spom arenas, stadiums 
Swimming pools, public 
Theaters, drive-in (subject to Section lj.10.622) 

PA VA CT c-1 C-2 C-4 

Commercial Senices, Personal, such as: 4/5/6*A 4f516'A 

Barber shops 
Beaury shops 

Commercial Services, Neighborhood, such as: - - 

Copy and Duplicating services 
Dressmakers 
Dry cleaners using non-flammable nonexplosive 

solvents 
Film Processing, mcillaly and incidental to a 

permitted retail or service use 
Food lockers 
Laundries; self-service laundries 
Locksmiths . '  

Picture framing shops 
Printing shops, light; duplicating services 
Repair shops, for the repair of small appiiances; 

Shoe repair shops 
Tailors 
Tool or cutlery sharpening or grinding services 

-. 

radio: stereo, and television repair 

Commercial Senices, Community such as: - - 
Auction r o o m  
Catering services 
Gunsmiths 
Mortuaries (not including crematories) 
Rental shops: medical, clothing, household 

Taxidermists 

in C-4) 

goods, etc; indoor 

Upholstery shops, (2uto upholstery allowed oniy - - 

Commercial Services, general, indoor, such as: - - 

Commercial cleaning services, including: linen 
senices;  dry cleaning ana dyeing plants; c q e t  
cleaning shops; diaper supply services; mamess 
reconditioning 

plumbing shors; sheet metal shops; hearing and 
ventilating shops 

Contractor's shops including: glass shops; 

73 8 

. .  
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Exteminators 
Laboratories and related facilities for research, 

Printing, lithographing, engraving, book binding 
Repair shops, including household and officz 

Storage buildings for household goods, mini- 

experimentanon, testing, film processing 

equiprncnt repair; safe and vault repair 

storage 

Commercial Services, general, involving outdoor 
use. heavy trucking, or vehicle nse ar.d storage, 
sxh as: 

Automobile repair and service shops operated 

Automobile rental enterprises 
Automobile washing, polishing, and detailing 

Parcel shipping and delivering services 
Taxi cornpay with vehicle parking and storage 
Conbactors' and heavy equipment storage a rd  

pmly out of doors 

,- services 

rental yards, includkg storage yards for 
commercial vehicles; bus or Uansit service 
y v d s  for the storage, senicing and repai: of 
transi: vehicles 

Outdoor storage yards for recreatioca! vehicles, 
trailers, boats 

Recycling centers, including large collection 
faciiities and processing facilities 

Shipping terminals, including tucking terminals, 
pa:king and crating services, shipping services, 
freighr fonva-ding termina!s 

Storage facilities, including cold-storage plants; 
ice storage warehouses, excluding the storage 
of fuel or fiammable !iquids 

, 

Community Facilities, s x h  as: 

Bus or rransit sta:ions (storage, servicing or 

Churches mid other religious cent-,s or 

Community centers 
Day-care cen:ers (see Section 13.1 0.900-D 

Energy systems, community (subjen to Seaion 

Fire stations 
Libraries 
Museums 

repair of vehic!es allowed only in C-4) 

inshi ions  

definition) 

13.10.61 I and ,700-E definition) 

Post offices 

PA VA 

- - 

139 

C-1 

- 
: . 

13, l0.232 

c-2 c-4 

- 4516' 

4i.516. 415i6. 4 5 6' 



13.10.332 

USE 

Restrooms, public 
Utilities, public, structures and uses, energy 

facilities (see Section 13.10.700-E definition) 

Cottage industry, (see Section 13.10.700-C 
d efin irion) 

"AM-I" Districts, all allowed uses, provided that not 
more than 20 persons shall be engaged in the 
production, repai., or production, repair, or 
processing of majerialr on any one shifi and ' 
provided further that regula;ions for the "M-I" 
Dismct as stated in Section 13.10.345 shall apply to 
every use 

Offices (not to exceed 50% of building area in C-1) 
such as: 

Administrative offices 
Travel Agencies 

Addressing services 
Business offices, general 
Catalog sales offices 
Dental offices 
Duplicating shops 
Editorial ofF.ces 
Executive offices 
Finance offices 
Fortune tellers 
Insurance offices 
Inrerior decoration stxdios 
Laboratorjes, medical, optical, and dental, not 
including the manufacture ofpEannaceutical or 
other similar products for genera: sale or 
disnibution 

Medical offices and clinics 
Message services; answerng services 
Optical offices 
Photographers; photographic studios 
Professional ofices 
Radio and television p;ogramming stations, 

Real estate offices 
Telegraph offices 
Title companies 

without transmitting towers 

Open space.uses according to the PR District C h v t  
(Section 13.10.352) 

~ 

C-2 

41516' 

- a  

4!516* 41516' ... 
41516' - 

P - 

740 

33 
" .... ~ .I - .  , .  .. 

- 41516' 

- 415/6* 

41516 41516 

4/5!6*A 

P 



USE 

Physical culture facilities, such a: 

Bath establishments; hot tubs, sauna 

Fimess centers 
Gymnasiums 
Massage csrablishments (subject to Chapter 

Physical culture studios 
Racquet clubs, indoor 
Spas 

establishments (subjec: to Chapter 5.08) 

5.08) 

' Radio and television broadcasting stations 
including transmitting towers, subject to Section 
13.10.655 

Residential uses, such as: 

Dwelling units, sin_ele-fmily and multi-family, 
up to  50% (67% ifproject k 100% affordable) of 
the floor area of rhe entire Zevelopment, 
developed according to development standards 
of Urban Hi&! Restdential 

. 

1 4  units 
5-19 units 
20- units 

Repair, alteration, expansion or reconsuuction of 
dwe1:ing units a7d accessory smctures which 
are consirrent with the General Plan, subject to 
Sections 13.10.260 and ,261 Nocconfoming 
uses 

Repair, alteration, expznsion or reconstruction of 
dwellh_e units and accessory smctures which 
are inconsistent with the General P!an, subject to 
Sections 13.10.260 and ,261 Nonconforming 
uses 

Convalescent hospitals 

Nursing homes (see Section lj.IO.700-N 
definition) 

Restaurants: bars, food service subjec! to 
I3.10.651 in the "PA"Zone district; such as: 

Bar, micro-breweries, brew pubs, subject to 
Section 13.10.654 (ancilluy to re8:aurants in 
c-I) 

Bakeries; baked foods stores 

PA 

4/5/6'P 

4/5ih* 

5 
6 
I 

BP-6 

BT-6 

4/5/6* 

4/96' 

74 1 

F 

BP-6 

BP-6 

c-2 c-4 

4/5/6* 4/5/6* 

BP-6 

4/516* 

5 
6 
7 

BP-6 

BP-6 

- 

- 

5 
6 
7 

BP-6 

BP-6 

- 

- 



. 
13.10.332 

USE 

Candy stores 
Cheese stores 
Delicatessens 
Donut shops 
Ice cream shops 
Restaurants 
Sandwich shops 
Other food specia!ry outlets 

In buildings of 500 square feet or less 

In buildings oilargerthan 500 square feet 

Outdoor food service 

Retail Sales, Neighborhood, such as: 

Antiqae stores 
A n  and handicraft sales i d  service 
Art galieries 
Bicycle rentals 
Bicycle shops 
Bookstores 
Candy stores 
Clock and watch sales and repair 
Clothing stores 
Flower shops 
Food stores; grocery stores, limited to 20,000 

Gift shops 
Hardware stores 
Jewelry stores 
Liquor stores 
Luggage stores 
Musical i n s m e n t  and recordings sales and 
repair 

Newspaper and magazhe sales 
Pet shops 
Photogaphic equipment a d  supplies 
Plant shops, for indoor sales of planrs in 

Produce rnarkes 
Recreational equipment sales, rentals and 

square feet in the C-1 district 

containers 

services, such as sporting goods, bair and 
tackle, marine hardware and supplies, diving 
equipment, bicycles, roller skates, smfooards, 
windsufiers 

Shoe stores 
Sporting goods stores 
Stationery sores 
Toy stores 

PA VA CT 

4A 4A 4 

415/6'A 4lSl6*A 41516' 

4l516*A 41516*A 4!516' 

c-1 

4 

41516* 

41516' 

c-2 c-4 

4 4 

4!516* - 

415/6* - 

742 
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PA VA CT c-1 USE 

Tobacco shops 
Variety stores 
Video sales and rentais 
Wine tasting and saies rooms - 41516-A 4 i5WA 415W 

Dmg stores; pharmacies, nedical appliances and 41516*.4 415i6'A 4/5/6*A 41516'A 
supplies 

- - - - Retail Sales, Community, such a: 

Appiiance showrooms 
Automobile supply stores 
Business machine stores 
Computer sales and service 
D e p m e n t  stores 
Fabric and sewing materills Store8 
Floor covering showmorns 
Fumlrure stores 
Garden supply stores 
Home furnishing and decorating Store8 
Household appliances stores 
Kitchenibathmousewues stores 
Orthopedic and appliance;; sales and rentals 
Paint stores 
Pawnshops 
Scientific insmment stores 
Secondiand stores 

.. 

.I 

13.10.332 

C-2 C-4 

41516% 41516'A 

41516' 4l816'A 

41516' 41516'0, 

Stamp and coin stores 
Stores for display and retail SakS Of lighting, 
plumbing, heating, refrigeration, ventilarion, 
fixtures and equipmen: 

general public 
Warehouse stores selling to members or the 

- - - - Retail Sales, requiring large sites, large 
showrooms, or outdoor sales areas, such a.: 

Automobile sales and service, including 
automobile repair and se?fice garages operated 
entirely within enclosed buildings or screened 
from public streets; automobile sales; auto- 
mobile uphoistery installers, indoor; tire stores, 
including installation; used car sales lots. 

Building materials yards, including: lcmber 
yards, not including planing mills or sawmills; 
building materials yards other t&an grzvel, rock 
or cement yards; storage; bulk, or rock, gravel, 
sand, and aggregates il bins nor to exceed a 
capaciry of 5 yards each, limited to a 
maximum of IO bins per site 

143 



13.10.332 

USE 

Feed and fann supply Stares 
Firewood processing ar.d sales 
Mobilehome sales and service 
Motorcycle sales and services 
Nurseries selling plants in containers; gardm 

centers 
Recrearional vehicle and trailer sales and sen ice  
Retail sales of large appliances or equipment 

Wnolesale suppliers 
needing large showrooms 

Schools, Studios and Conference' Faciiities;such 
as 

Am and crafts srudios or schools 
Conference and seminar facilities wirhout 

Dance6tudios or schools ' 
Music studios or schools 
Pre-schoo;, elementary, secondary and college 

overnight accommodations 

PA 

~ 

41516. 

VA 

41515'A 

c-1 

4/516' 

C-2 

41516: 

facilities 
Professional; trade, business and tecknical 

schools 

Temporary uses (See Section 13.10.700-T 
definition), such as: 

Carnivals and circuses 
Chr:sunas tree sales lots 
Outdoor sales not to exceed 4 per year on mY 

site 

Visitor Accommodations, subject t o  Section 
13.10.3?5(b), such as: 

Time share, visitor accommodations subject to 
Sec:ion 13.10.593 

1 - 4  units 
5-19 units 
20+ units 

T,ype A uses: Hotels; inns, pensions, lodging 
houses, "bed a id  breakfast" inns, motels, 
recreazional rental housing units (see Section 
12.02.020( IO) 

1 2  units 
5-19 units 
20+ units 

744 

5 
6 
7 

5P 
6P 
7P 

- 
3 
3 

3 
3 
3 

5 
6 
7 



. 
USE PA VA CT c-1 

Type B uses: Orgaqized camps; group camps; 
conference centers (subject to Sec. 13.10.692); 
hostels; recreational vehicles camping parks; 
tent-camping pzrks - 5 5 

6 6 
7 7 

- 16 16 

1 4  units - 
5-19 units - 
20- units - 

- 
- 

Wineries (see definirion Section 1 3 , 1 0 . 7 0 0 - ~  - 

(0% 3186, 1/12/82; 3344, llR3/82; 3432, 8/23/83; 3593, 11/6/84; 3652, 3/26/85; Ord. 4577 5 4, 1 
~ Zone'Disn'ics 2824, 12/4/79; 

Combining Zone Districts: 560, 7/14/58; 1891, 6119373; 1985,2/19/74; 2874, 12/4/79; 

13.10.333 

c-2 c-4 

16 4:5/6' 

14/99) 

- 
PA uses: 1834, 2/27/73; 2661, 4/17/79; 2769, 9/11/79; 3593, 11/6/84; 3632, 3/26/85 
C-1 uses: 839, 11/28/62; 1118,8/25/65; 1188, 8/2/66; 1543,911170; 1581,3R/7l; 1817, 1/36/73;2066, 10/29/74;2449, 

5/24/77; 2661, 4/17/79; 2770, 911 1/79; 2800, 10/?0179; 2853, 1/29\80; 2863,3/4/80; 3593, 1116i84; 3632, 3/26/85 
C-2 uses: 829, 11/28/62; 1019, 1@119/64; 1188,8/21/66; 1817, 1/16/73;2066; 10/29/74;2429,5/24/7~;2661,4/17/79; 

2770, 9/11/79; 2800, 10/30!79; 2853, 1/29/80; 3593, 11/6/84; 36j2,3126/85 
C.3 uses: 8;g3 11/28/62; 1817,1/16/73;2661,4117/79;277@,9/1i/7~;2868,?/4/80;2946,6/10/80;359~, 11/6/84;3632, 

31'29.85 
C-4 uses: 839, 11/28/62; 1019, 10i19164; 1136, 1217165; 1219, 12/20/66; 1282, 1/2/68; 1578,2,Q3/71; 1817: 1/16/73, 

2581, XR'2ISI; 2661,4117179; 2770,9112/79;2868,3/4i80;3593,11/6/84; 3632,3126185; CC: 2763,9/4/79,2800, 10/30/79; 
2853, 1/29/80; 3593, 11/6/84; 3632, 3/26/85; 4285, 12/14/93; 4346, 12/13/94; 4525> 12/8/98) 

I. 

13.10.333 
(a) Sire and Shuctural Dimensions. Tne foliowing minimum parcel size, frontage, yard dimensions, 2nd building 

height limits shall apply within all commerciai zone dis'uics, except as noted elsewhere in this section or in the general 
exceptionsasnotedin Sec. 13.10.510, etseq.  

Development s tandards  for commercial districts. 

COMiMERCIAL SITE AND STRUCTURAL DIMENSIONS CHART 

District 
Designation 

'PA 

VA 
C-T 
C-i 
c-2 
C-4 

Minimum 
Site Area Per Minimum 

Parcel (net Parcel  
developable Frontage 
square feet) (feet) 

10,000 60 

10,000 60 
10,000 60 
1o:ooo 60 
10,000 60 
10,000 60 

Minimum 
Yard-(feet) 

Front Side Rear 
10 interior: i o  

0 
Street: 

10 
10 10 10 
10 0 0 
IO 0 0 
IO 0 0 
10 0 0 

745 

b4 

Maximum 
Buiiding 

Height Limit- 
(feet) 

3 stories, but 
nor to exceed 
35 e. 



* 
13.10.333 

Foomotes: 

1. See also General Site Standards exceptions in Sections 13.10.510, 13.10.520 and !3.10.521. 
2 .  Subject to exceptions as provided in subsection @) ofthis section. 
3. See also Chapter 12.28, Solar Access Protection; subject to solar access requirements in Section 13.1 1.072 

(Ord. 1834, 2/27/73; 2849, 1/22/80; 3186, 1/12/82; 3344, 1/23/82; 3432, 8i23/83;  3501, 3/6/84; 4496-C, 8/4/98) 

(b) Yards, Exceptions. 
(1) See Chapter 16.50 regarding setbacWouffer requirements for parcels abutting agiccltural uses. 
(2) Front Yard Abutting or Across the Street From an “R” or “A” District. On sites abutting on and fionting on the 

same street as, or across a.street or alley from, propeny in an”R” Dissict or an “A” District, the minimum front yard shall 
be 20 feet. 

(3) Reversed Comer Lots. On a reversed comer lot adjoining a key lot in an “R“ or “A” District, the minimum side 
yard adjoining the street shall be not less than one-half of the required front yard on the key lot. 

(4) Abutting an “R” or “A” District. The minimum side or rear yard, in fee& abutting any residential or any agiculmral 
district shall be follows: 

.. PA VA . a  c- 1 e-2 - c-4 
same as the same as the 30 30 30 30 
‘&abutting “R” or 
“A” District “A” District 

abutting “ R  or 
. .  

(5) 

(c) 

Across a Street From an “R” or “A” District. The minimum side or rear yard an a street or alley across from any 
residential or  any agricultdral district shall be IO feet. (Ord. 1891, 6/19/73; 3186, 1/12/82; 3344, 1/23/82; 3432,8/23/83) 

Other Regularions. Other development stmdard.8 applicable to commercial zone disuicts are conrained in the 
following sections of Chapter 13.10: 

General site standards 
Signs 
Parking 
Fences 
Minimum pa..cel sizes 
Use of non-developable land 
Use of urban open space land 
Trip reduction requirements (development projecrs for 50 or more 
employees) 
Design review 
Agricultural buffersketbacks 

SECTIONS 

13.10.5 10, et seq. 
13.10.580, etseq. 
13.10.550, etseq. 
13.10.525 
13.10.5 lO(g) 
13.: 0.67 1 
13.10.672 
13.10.591 

13.1 1 .O 10, et seq. 
15.50.095 

(Ord. 839, 11/28/52: 2764, 9/4/79; 3186, 1112!82; 3344, 1/23/82; 3432, 8/23/83; 4133, 6/4/91; 4314, 5\24/94) 

(Entire section: Ord. 4346, 12/13/94) 

746 
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13.10.334 Public facilities requirements for 
commercial districts. 

(a) All reglations of the local fire depamnent or 
County Fire Marshal shall be met to enswe adequate 
road access and water availability for fire protection. A 
letter indicating ail fire depamnent requirements shall be 
submitted with the project application. 

AI1 requirements of the local sinitanon district 
and water dismct shall be met. Leners indicating 
adequate sewer and water service to the project shall be 
submitted with the project application. Within the 
Coastal Zone, adequate system capacity shall be reserved 
forprioriry coztal  uses as per Secticn 15.02.070. 

AI! imFrovemenrrequirements and fees shall be 
met for drainage districts, transportation improvement 
zones, and roadside improvemenr dismcts where 
required by district or section regulations (Title 15). 

(d) The recommendations o f  the Santa C ~ I Z  
Metropolitan Transit District should be mer to ensure the 
provision of adequate uansh facilities. Far commercial 
projects of 6,000 square feet or larger, a lener indicating 
the Transit District’s recommendation sha!l be submitted 
with the project applications. (Entire Section: Ord. 4346, 
12/13/94) A 

13.10.335 Special standards and conditions 

(b) 

(c) 

for commercial districts. 
(a) “C-I,” “C-2” and “C-4” Use Standards. 
(1) Ir. the ‘ G I ”  or “C-2“ Dis*cts, all business, 

services and processes shall be conduned tntiiely within 
a completeiy enclosed suucwre except for outdoor food 
and drink establishments, recycling coilection facilities, 
off-srree! parking and loading a res ,  gasoline srarions, 
garden supply stores, Christmas tree lots, bus depots, 
Tansit stations. public utiiiv uses, and radio and 
television mansmission towers. Ounide storage ofstock- 
in-rrade may be allowed pursuant to a Level IV Approval 
provided that the storage area is adequaely screcned 
from view from adjacent parcels. (Ord. 3843, 6/23/87) 

In the ”C-I” District, all producn produced on 
k e  site of any a i  the permitted uses shall be sold, 
prinarily at retail only, on the site where prodnced. 

in  the “C- 1” District nor more than five persons, 
and in a “C-2” Disoict nor more than ten persons, shall 
be ensaged in t i e  prodxtion, repair or processing of 
mateiials on any one site, except that this provision shall 
not a p i y  to beis, restaurants and soda fountains. 

In the “ C 4 ”  District, ail ofice and retail uses 
that are required to be ancillary and incidental, shall be 
related 10 the main use o f b e  sire such as business offices 
IO operate the permitted use or the retaii sale of goods 

( 2 )  

(3) 

(4) 

13.10. j j 4  

produced or served as a part of t i e  p r i r a ry  pemirted 
use. (Ord. 4346, 12/1?/94) 

(b) Visitor Accommodarions Use Standards. 
1.  Allowed Densities Char? 

Type Density 

A, with kitchens 1 habitable room-1300 ne! 
developable square f e s  

1 habhab!c room-1 100 Jet  
developable square feet 

I site!!?OO net developab!e 
s q u v e  feet 

1 bed/325 net developable 
square fee: 

2 bedsiljO0 ne: developabie 
square feet 

2.  Density Calcuiarions. Types of v.isitor 
accommodations may be combined; however, combined 
densiries may not exceed the maximum allowed for the 
total number of net developable squve footaze on the 
p‘operry. All vaiues given above aremaximums andmay 
be reduced b v e d  on services and acc:ss consoaints, 
compatibility with adjacent land uses and neighborhood 
character, or adverse envi-onmental impacts. Permanent 
residential units for sire personnel shall be in place of 
density c d i t s  fccr v i s i~a r  accarnmodaiions use at the rate 
ofone kitchen ana up IO 5 permaner,! residents pe:3000 
ne: developable square feet. A unit over 400 square fee1 
in total square footage, including bathrooms and 
kitchens, m a t e s  a presumption of more than one 
habitable room. Inside tke CoastalZone,theperfonriance 
standards in Figure 2-5 in t’,e Local Coasta! Proyam 
Land Use Plan for priori? accommodations sites also 
apply. (Ord. 0496-C, 8/4/98) 

Permit Conditions. All DeveioprnentPemits for 
visitor accommodations shall include the following 
condirions: 

(i)  All visitor accommoda:lons unirs shall be 
managed for sharr-:em occupancy with occxpar.cy 
limited to not more &an 29 consecutive days ana limited 
to 29 lays in m y  one ca1endu year by an individual or 
group of occupants, except that sinxle-ownership units 
may be occupied by the owner(8) up io 45 azys in any 
one calendar year. h’owitl.siandhgthe foregoing, visitor 
accommodation units described as follows may be 

A; without kitc3ens 

.. 
3,  RV or tent camps 

B, hostels 

B, g & p  quarters 

3. 
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occopied by the owner(s) up to 90 days in one calendar 
y e u :  units located on ccastai blcffpropem which haz 
been t i e  subject of litigrtion in which a reminim war, 
issued by the California Couz of Appeal on or before 
~ . p r i l  25, 19s: in a decision requiring the County of 
sanm Cruz to gran: either "compensating densities" i7 
exccDss of%e base decsities" thereon, or to grant "some 
other m s f e r  of development righrs," and which 
litigation has been settled by Stipulation for Judgment 
ar.d Judgment Thereon." 

A rental conuact for the short-term renal  of all 
C n i u  s i d l  be maintained at all times with 2 professional 
nanagement firm approved by the County. Such cpnmct 
shall contain occupancy resmcrions for Visitcr 
Accommodations Unirs as spxified in (i) above. The 
rental contract shall be established prior to issuance of 
bcilding permits for the project. 

(iiij Cenualized, on-site management shall be 
provided at all times for the maintenmce and operation 
cf the visitor accommodzfions, related facilinks, and the 
properry. Such management may be provided by the 
propem ouner or by a separate aanagemem fm under 
conuacr. Plansfor management shall be submined to and 
approved by the Planning Direcror and a Transient 
Occxpancy Tax Permit obtained from the Treasurer-Tax 
Collector by such management prior to the issuance of 
building permil. 

(iv) Deed resmaions mnning with the property and 
limiting use of shcfl-term occupancy and providilg for 
the maintenance ofcennalized rental and management of 
the facility shall be recorded priorto issuance ofbuilding 
permits. 

(v) All Visitor accommodations unirs shall be 
subject to any Couny Uniform Transient Occupancy Tax 
Ordinance or  a special tzx on time share ucits, camping 
units, or other visitor accommocation wits. RepOflS of 
rhe occupmcy of Visitor Acmnmodarions Units 
together with payment of transient occupancy faxes or 
m y  other faxes due from the use of visitor 
accommodations units shall be mad. in accordance with 
Sana Cruz Counry Code Section 4.24.080. 

(vi) Visitor accommodation projectr . shall be 
evaluated to insure that a diversirJ of all types of visitor 
accammodations is prcvided in the Coastal Zone 
consistent with Local Coastal Program Land Use P1a1 
policy. Visitor acco~modations projem on Priority Sites 
shall primarily provide accommodations available to the 
general public. 

(vii) Visitor accommodations development in areas 
desipated forNei&horhood or Community Commercial 

(ii) 

use shall no: adversely affect t h e  in@y of the retail 
commercial centers. (Ord. 4346, 32133194) 

(c) Master Occdpancy Program Requirments 
1. Master Occupancy Pro-nm Requirements. 

When requested by a property owner, or prior tc or 
concurrently with the approval of any new or expanded 
use for which a Level V or VI .4pproval is required in 
any of the Commercial Use Zone Districrs; a 
Development Permit for a Master O C C U ~ ~ C ~  Program 
may be approved by the Zoning Adminisua:or or 
Planning Commission. Such approval shall be 
accomptniqd by 2 finding of Generzl P!LI consiaenc:/ . 
Fursuanrto Section 65402 ofthe California Government 
Code. 

Master 0c:upancy Program Elements. The 
Master Occupancy Prograrm shall establish all allowed 
occupancies and shall include provisions for adequare 
site improvements for each ~ccupancy.  

3. Environmenral Review. Tne adoption or. 
amendment of a Master Occupancy Progam is a 
"projecr" within t he  meaning ofTEQA and fhe County 
Envhnmencai Review Guidelines and is subject to 
environmenral review. . ' 

4. Development Permit ApFrOVai. Occupancy 
permits, when applied for pursuant to an approved 
Master Occupancy Prog~am, shall be processed as a 
Level I Approval or other level as specified by the 
conditions of fhe Mute r  O C C U ~ U C ) ~  Program 
Development Permit. (Ord. 4346, 12/13/S4) 

See also: Regulations for Viskor Accommodations 
Special Uses in Section 13.30.690 et seq. ((3rd. 839, 
11i28/62;~271,1/27182;3186, !/12182;3jc3, li,ZjiR%; 
3432, 8123183; 3994, 6i6189; 44¶6-C, 8 i4 i98 )  

2. 



COUNTY OF SANTA CRUZ 
PLANNING DEPARTMENT 

701 OCEAN STREET, SUITE 3 10, SANTA CRUZ, CA 95060 
(831) 454-2580 FAX (831) 454-2131 TDD. (831) 454-2123 

ALVIN lAM€S, DIRECTOR 
CAMY GRAVES, PRINCIPAL PLANNER 

May 5,2003 

Timothy J. Morgan 
Attorney at Law 
12 1 Jewel1 Street 
Santa Cruz, CA 95060 

Subject: Application No. 01-0010 
APN: 026-3 1 1-32,05 
Owners: Larry & Lora Van Den Heuvel 

Dear Mr. Morgan, 

I have reviewed your letter regarding the appeal of the most recent completeness determination 
on the above application. Based on the information provided, the appeal is denied, and the 
application remains incomplete. The justification for denial of the appeal follows. Although 
your appeal has been denied, the County is not requesting that additional information be 
submitted at this time, given the length of time that the application has been complete and the 
proposal’s non-compliance with County ordinances and policies. Based on the information that 
has been submitted to date, the project planner, David Heinlein, will prepare staff report with his 
recommendation to the Zoning Administrator, and the application will be set for public hearing. 
You have been added to the list of parties to receive a notice and a copy of the staff report for the 
hearing. 

Appeal Issues 

1. More information on site plans: 
a. Landscaping Plan. This item remains incomplete. The landscaping plan was 

detennined to be deficient in the staff report prepared by Bob Stakem, dated 
December 6, 2002. Specifically required were street trees consistent with the 
Urban Forestry Master Plan and frontage improvements consistent with the 
Brommer Street Plan Line, This information has not been submitted. 

b. Employee parking plan. This information has been submitted. The parking plan 
submitted in not consistent with County ordinances and policies. C h  Aph- (3 C. C 

c. Commercial Vehicle parking. The original plan did show “equipment storage” 
but there appears to be inadequate room for the number and size of vehicles noted 
by Mr. Van Den Heuvel. The plan for parking commercial vehicles is not 
consistent with County ordinances and policies. hu\,tc~< \3 CCc 

d. Fence. A plan showing the location of the fence has been submitted, however, 
there has been no plan submitted that shows the height or materials of the 
urooosed fence. Given the lack of that information, we cannot determine if the 
1 .  

proposed fence is consistent with County ordinances and policies. 
&,ykni, ~ L C . L .  
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e. Compost pile. This is not shown on any of the plans submitted, but was noted 
during a site visit. No information has been submitted at any time as to the 
disposition of this material. This is not a completeness issue. 
Elevations. Elevations were previously submitted, but the plan has been revised 
from the original submittal. Elevations for the “proposed 944 square foot 
modular” shown on the plan dated March 18, 2003, have not been submitted. 
Although brochures from GE Capital Modular Space have been submitted, none 
of them are for a 944 square foot modular unit, so it is not possible to determine 
which brochure applies. Given the information submitted, it is not possible to 
determine if the structure is consistent with County ordinances and policies. 

g. Sign. A sign plan was submitted. It is not consistent with the County’s sign 
ordinance, and the inconsistency was noted in the staff report by Bob Stakem. c bk( 

h. Adjacent Development. This was originally requested on February 7, 2001, 
however staff has located aerial photographs of the area that show some of the 
adjacent development, so this information is not needed at this time. 
Brommer St.  frontage. The staff report prepared by Bob Stakem, dated December 
6,  2002, specifically required street trees consistent with the Urban Forestry 
Master Plan and frontage improvements consistent with the Brommer Street Plan 
Line. This information has not been submitted. 
For sale sign. T h ~ s  is not a completeness issue. 

f. 

i. 

j. 

2 -7 Public works comments. These are completeness comments, because the information 
submitted on March 18, 2003, is a revision of drainage information previously submitted 
which was determined to be deficient. Suficient information has not been submitted to 
determine the potential for off-site impacts. 

8. The Environmental Planning comments do not address project completeness, and should 
have been included as informational only. 

9-1 1 DPW Driveway/Encroachment. Most of these comments specifically relate to the 
request for additional information in the staff report of December 6,  2002, prepared by 
Bob Stakem. That includes frontage improvements consistent with the Brommer Street 
Plan Line, paved circulation that eliminates trachng mud and gravel to the driveway 
approach and Brommer Street, and a request for the cross-section and composition of the 
base rock material. That information has not been submitted. 

12. Environmental Health comments. This request is not longer a completeness issue, but the 
fee is still due and payable to Environmental Health. 

13. DPW Sanitation comments. There was not a routing error. Plans were not routed to 
DPW Sanitation because the applicant was not originally proposing sewer service to the 
parcel, but was proposing to provide “porta-potties.” Because this is not an allowed 
method of disposal for a commercial facility, as originally noted by Environmental 
Health, the plans were modified to include restroom facilities (although this is not 
entirely clear, since we do not have a floor plan corresponding to the “proposed 944 
square foot modular”). The modification was routed to DPW Sanitation following the 
March 18 submittal. The information has not been submitted. 



The recommendation from the staff planner to require that the application be converted to an at- 
cost basis and that the applicant submit a check in the amount of $5,000 as a deposit towards the 
processing cost was part of the Zoning Administrator’s action. Although y o u  appeal letter notes 
that your clients appeal that determination, because the proper fees to appeal the Zoning 
Administrator’s decision were not submitted, that decision has not been appealed. Should the 
project be continued by the Zoning Administrator at the next public hearing, the deposit will still 
be required prior to any additional processing. 

As detailed above, all of the seven items required by the Zoning Admmistrator at the December 
6 ,  2002 hearing have not been submitted. For that reason, the application was determined to be 
incomplete and additional fees for processing the application were required, not because the 
Sanitation District comments were not adequately addressed. 

This letter constitutes a final decision on the administrative appeal of the incompleteness letter 
dated April 16, 2003, that accompwied the Zoning Administrator’s action. As stated earlier, the 
County, at this time, i s  not requesting that any additional information be submitted. Based 
on the information that has been submitted, and the inconsistency of the proposal with adopted 
County ordinances and policies, it appears that the required findings needed to recommend 
approval of the proposed project cannot be made at this time. Although the project planner will 
make the recommendation to the Zoning Administrator, based on my review it appears that the 
only recommendation possible would be denial. 

If you have any further questions about your appeal, please call me at (83 1) 454-3 141. If you 
have specific questions about the application or the upcoming public hearing, please contact the 
project planner, David Heinlein, at (831) 454-5321. 

Principal Planner 
Deputy Zoning Administrator 

CC: Alvin lames, Planning Director 

m a v i d  Heiniein, Project Planner 
Dave Laughlin, Principal Planner, Code Compliance 

Kevin Fitzpatrick, Code Compliance Investigator 
Lany & Lora Van Den Heuvel, Owner and Applicant 
David Subocz, William de Ess Studios 
Janet Beantz, First District Supervisor 



TIMOTHY J. MORGAN 
A T T O R N E Y  AT LAW 

121 J E W E L L  *TREE7  ?@JER 30 PPl 3 38 
SANTA CRUZ, CALIFORNIA 

, 8 3 1 1  429-9841 
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April 30,2003 

Mr. Alvin James 
Director, Santa Cruz County Planning Department 
701 Ocean Street 
Santa Cruz, California 95060 

Subject: Application: 01-0010 
APN: 026-)311-32,05 
Owners: Larry & Lora Van Den Heuvel 

Dear Mr. James, 

This letter constitutes the appeal by my clients, Mr. and Mrs. Larry Van Den Heuvel, of the 
Zoning Administrator’s determination on April 18,2003, that their application 01-0010 is 
incomplete. My clients were informed of the basis for a staff recommendation that their 
application be deemed incomplete in a letter from the Planning Department staff, dated April 16, 
2003, and sent to David Subocz, who is acting as the owners’ land use consultant in this matter. 
A copy was sent to me as applicants’ attorney. A copy of this letter is enclosed for your 
convenience. 

By way of background, you should h o w  that at a Zoning Administrator hearing on December 6, 
2002, the applicants were given until February 21,2003, to submit additional materials that 
would make their application complete. These items were identified by the Zoning 
Administrator as the six items listed in planner Bob Stakem’s staff report, as well as a seventh 
item consisting of a demonstration of adequate on-site and off-site drainage. It was clearly 
understood that my clients’ application would be deemed complete when these seven items had 
been submitted to the Planning Department. A copy of the relevant pages of Mr. Stakem’s 
report, referred to at the December 6” ZA hearing, is also enclosed. 

On March 7, 2003, at the request of my clients’ land use consultant, the Zoning Administrator 
allowed additional time for my clients to submit these materials. 

The planning staff letter of April 16Ih expands considerably the Zoning Administrator’s prior 
determination of what needed to be submitted to make my clients’ application complete. We 

*? ; 
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TIMOTHY J. MORGAN 

ATTORNEY AT LAW 

contend that the materials submitted by Mr. Subocz to the Planning Department on March 18, 
2003, satisfy the requirements imposed by the Zoning Administrator on December 6,2002. For 
convenience, I will comment on these items in the order in which they were listed in the April 
16, 2003 staff letter. 

1. More information on site plans. 

a. Landscaping Plan 
The resubmitted plan dated March 18,2003 was identical to the previous plan with 
respect to landscaping information and for which no comments were received. The 
landscape plan was not contended to be incomplete by staff or the ZA on December 
6&; submission of a more complete landscape plan was not one of the requirements 
imposed by the ZA at the December hearing. Accordingly, we believe it is 
inappropriate to add this comment at this time. 

Although the owners did use the term "valet-style'' to help staff visualize the physical 
arrangement of their parking plan, it is not valet parking. In valet parking, someone 
other than the vehicle owner parks the vehicle. This is not the case with this plan. 
The employees park their own cars in a predetermined order and in reserved spaces 
based upon their work schedules. The owners retain copies of all employees' car keys 
in a locked box in their office should an emergency occur and the need arise to move 
an employee's vehicle before they return at the end of the day. Mr. Subocz advises 
me that he previously discussed this parking program with Bob Stakem, and Mr. 
Stakem requested a demonstration of the parking program before he would make any 
recommendation. Unfortunately, Mr. Stakem -we understand - is no longer working 
on planning-related matters, and apparently the discussion was not communicated to 
the current staff planner, Mr. Heinlein. 

Parking for commercial vehicles was shown on the previous parking plan as "at large" 
parking and as "equipment storage". In addition, previous staff and current staff both 
visited the property and could easily have seen the arrangement at that time. Previous 
staff made no specific comments about parking for commercial vehicles and were 
apparently satisfied with the on-site inspection as it related to the prepared plans. 
Accordingly, we believe it is inappropriate to add this comment at this time. 

Previous staff made no comments about the fence and were apparently satisfied with 
the on-site inspection as it related to the prepared plans. In addition, there is a fence 
design which was previously submitted and is contained in the land use file. It can be 
found in the land use file and was not required to be changed. (Again, this was not 
one of the seven items identified at the December 6Ih ZA hearing as lacking in 
completeness.) 

The compost in temporary storage is being donated to a local school and therefore 
does not constitute expansion of services. If staff had inquired, we could have 

b. Employee Parking Plan 

c. Commercial Vehicle Parking 

d. Fence 

e. Compost Pile 
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ATTORNEY AT LAW 

explained the status of the compost pile. 

Elevations 
Elevations were previously submitted. They can be found in the land use file and 
were not required to be changed. 

Sign Plan 
A sign plan, showing location of signs and specifying compliance with county sign 
ordinance, was submitted. 

Adjacent Development 
Information on adjacent development was not requested as part of previous review 
(see previous comments on December 6'h ZA hearing). Therefore, we believe it is 
inappropriate to add this comment at this time. 

Brommer St. Frontage 
The resubmitted plan dated March 18,2003 was identical to the previous plan with 
respect to the Brommer St. frontage and for which no comments were received. 
Although it is true that the implementation of the Brommer St. improvements has 
outpaced this application, the applicant elected to show the Brommer St. 
improvements as indicated on previous plan, as is customary without instructions to 
the contrary. We, therefore, believe it is inappropriate to add this comment at this 
time. 

"For Sale" Sign 
If staff had inquired, this question could have been easily answered. 

The staff letter then states, "Comments listed under the heading "Completeness Comments" for 
each agency must be addressed ..." Unfortunately, there is no such heading anywhere in the letter. 
We are unsure as to what we should conclude from this regarding the comments that follow, so 
we will address them through reference to the staff report issued at the April 18,2003 public 
hearing. 

2. through 7. DPW Drainage Comments 
The current design documents contain drainage information, topographic information, 
and methods and materials for erosion control and silt and grease interception for both 
parcels. 

8. Environmental Planning Comments 
Given the ambiguous language used by Environmental Planning staff, we can only 
conclude that this comment does not address application completeness but technical 
documents to be required $building permits are required. 

9. through 11. DPW Driveway/Encroachment Comments 
These items appear to be a copy of staff comments included in a discretionary comments 
sheet by the previous planner and dated November 6,2002. However, these comments 
do not appear in the staff report prepared for the December 6,2002 public hearing. At 
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that public hearing, it was concluded that the matter would be continued to allow 
applicant additional time to address the seven deficiencies identified. Although other 
departments' comments were included in the staff report as an exhibit, they were not 
speciJical1y identified as completeness items within the body of the staffreport. TO quote 
the staff report, "An application status letter that listed 15 items to be addressed before 
the project could proceed processing was sent to the owner on February 7,2001. In 
response, revised plans and additional information was [sic] submitted and has been 
evaluated. Prior to determining this application complete, the following issues must be 
addressed and additional information submitted ..." The staff report then listed the same 
six items as listed under "ANALYSIS AND DISCUSSION" in the December 6,2002 
staff report with the additional seventh item identified, as previously discussed. 

12. Environmental Health Comments 
Applicants are aware that they owe Environmental Health $47.00, but payment of this fee 
has never before been communicated as a completeness item. 

13. DPW Sanitation Comments 
Due to a routing error, DPW Sanitation has only seen this application as of the March 18, 
2003 revisions. As a result of this review, DPW Sanitation is requiring an engineered 
sewer plan. DPW Sanitation's initial review period should have started with the January 
8,2001 application. It is unfortunate that DPW Sanitation was not routed plans prior to 
March 18,2003. However, it is not the applicants' responsibility to see that all 
departments requiring review are routed the necessary documents. Although we agree 
that an engineered sewer plan should be required, and will be prepared, prior to the start 
of construction, we feel it is inappropriate to add this comment at this time. 

Finally, I note that an inter-office memo from staff planner David Heinlein, to the Zoning 
Administrator, dated April 17, 2003 (copy enclosed), advises that the project continues to be 
incomplete and recommends that the project be converted to an at cost project, with the 
requirement that the applicant submit a check to the Fiscal Department in the amount of $5,000. 
This recommendation was never communicated to the applicants or their land use consultant 
prior to the April lgth hearing, and was certainly not part of the April 16" staff report. A 
handwritten note on the memo says: "Done. No one at hearing." 

I do not know whether this recommendation was adopted by the Zoning Administrator as part of 
his determination of incompleteness of the application. If so, then my clients also appeal the 
determination to convert the project to an at cost project with the requirement to pay $5000 for 
costs to be incurred. 

It is my clients' contention, as expressed in my letter to the Zoning Administrator dated April 16, 
2003, and delivered for consideration at the April 18'b hearing (copy enclosed), that all seven 
items required by the Zoning Administrator at the December 6,2002, hearing to be submitted to 
make my clients' application complete have been submitted by Mr. Subocz. The Sanitary 
District's request for an engineered sewer plan was not part of those seven requirements. (It 

, 
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appears that an internal routing error is responsible for the Sanitary District’s untimely request.) 
An engineered plan can certainly be required as part of any conditions of approval of the 
discretionary permit. My clients can submit an engineered plan at that stage in the development 
process. However, to deem their application incomplete and convert it to an at cost project and 
require $5,000 in up front fees, on account of the failure of the Planning Department to 
communicate internally with the Sanitary District, is unwarranted and an abuse of discretion. 

1 hope to have an opportunity to discuss this matter further with you. Thank you for your 
anticipated close attention to this appeal. 

Very truly yours, 

r - L 9 - - - 7 -  
Timothy J. Morgan 

Encl: 
Ltr. dtd. 4/16/2003 from David Heinlein to David Subocz 
Planning Staff Report prepared for ZA hearing on 12/6/2002 
Inter-Office Correspondence, dtd. 4/17/2003, from David Heinlein to ZA Don Bussey 
Ltr. dtd. 4/16/2003 from Timothy J. Morgan, Esq., to Don Bussey 
Check for $390.00 payable to Santa Cruz County Planning Dept. (Appeal fee) 

cc: Clients 
David Subocz 



COUNTY OF SANTA CRUZ 
INTER-OFFICE CORRESPONDENCE 

DATE: April 17,2003 

TO: Don Bussey, Zoning Administrator 

FROM: David Heinlein, Project Planner 111, Development 
Review 

SUBJECT: 01-0010 

The application (including the recent resubmittal continues to be incomplete. 

Planning staff is recommending in that the following action take place immediately; 

The project is removed from consideration at the April 18" hearing date. 

This project immediately be converted to an at cost project. The applicant 
shall submit a check to the Fiscal Department in the amount of $5,000.00 

bf 
f l u  5w 
/ 

Thank you for this consideration. 

Sincerely, 

/--&xvb H e i d  2 h  

David Heinlein 
Project Planner 
County of Santa Cmz  

david. heinlein@co.santa-cruz.ca.us 
(831) - 454-5321 



ALVIN 0. JAMES, DIRECTOR 

April 16, 2003 

David Subocz 
719 SwiR Street., # 12 
Santa Cruz, CA 
95060 

Subject: Application # 01-0010; Assessor’s Parcel #: 026-0311-32,65 
Owner: Larry and Lora Van Den Heuvel 

Dear Mr. Subocz: 

This letter is to inform you of the status of your application. On August lSt, 2001, the above referenced 
appiication was subinitted for an Amendmes! to Commercial Development Permit D-72-4-11- with the 
Santa Cruz County Planning Department. 

The application was found to be incomplete on February 7“, 2003 and a letter requesting additional 
information was sent to the applicant on that date. Although some information was submitted on March 
1 8th, 2003, that information does not address the issues identified in the original incompleteness 
determination. The following information is still required for the application to move forward: 

1 .  More information on site plans. Please submit revised site plans, drawn to scale, to include the 
following information: 

a. Landscaping Plan submitted is inadequate, needs to be revised. 

b. Inadequate employee parking plan submitted; “valet” style parking is not allowed. To 
review parking standards, please see attached parking requirements. 

Parking plan does not include a plan for the vahicies used for commercial use. 
Commercial vehicle parking plan required. 

Fence plan shown “to be removed.” Plans indicate a chain length to be used as a 
replacement? Included on the revised plans shall be height of the proposed fence, 
materials used and security measures. 

Provide staff with information as to the disposition of the compost pile staff examined 
during the March 141h, 2003 site visit. 

No elevations were provided on resubmitted plans. Staff requires elevations on all 
structures (existing and proposed) on the project site. Elevation plans need to be included 
on site plans, reduced copies can not be accepted as staff can not analyze height 

c. 

d. 

e. 

f. 

97- 



requirements. 

g. No sign plan was indicated on resubmitted plans. The existing sign located on the parcel is 
in violation, An additional sign plan, clearly indicating location and height are required. 

h. Adjacent development not indicated on resubmitted plans. All adjacent development is 
i 

required on resubmitted plans. 

Brolniner Street frontage is incorrect on plans, provide accurate street frontage on revised 
site plans. 

During a previous site visit, staff noted a for sale sign on the property containing the 
proposed dumpsters and other uses. If the property is for sale, staff will need addition 
information where the existing structures, vehicles and other uses on the propem will be 
located. 

i. 

j. 

Please review the attached commentsfrom bll agencies. Comments listed under the heading 
“Completeness Comments for each agene) must be addvessed and resolsedpvior to your application 
being considered complete and able to move forward with review. Questions related to these comments 
can be addressed to each separate agency. 

2. 

3. 

4. 

5. 

6 .  

7. 

8. 

9. 

Previous completeness comments hade on November 29,2001 have not been addressed. Please 
note that the storm drain on site and downstream from this site are private systems. The County 
does nor cwn or maintain these syslt!ns. Pleas- snhmit evaluation as was previously requested. 
@PW Drainage) 

Plans should show topographic information such as contour lines and spot elevations. Demonstrate 
that the pathway of site runoff will not adversely impact adjacent properties. (DPW Drainage) 

A Zone 5 drainage fee will be assessed on the net increase in impervious area. The fees are 
currently $0.70 per square foot and shail be increased on each upcoming July 1 by $0.05 until they 
reach $0.85 per square foot by the year 2F03. Credit will be given for all existing permitted 
buildings and impervious areas currently on the site. Clearly differentiate on the plans between 
existing, permitted impervious areas and proposed or non-permitted impervious areas. (DPW 
Drainage) 

If the scope of the application is changed in response to Code Compliance comments and 
additional drainage review comments may be required. (DPW Drainage) 

Please remove the stand-pipe and drain rock from the sill and grease trap detail. (DPW Drainage) 

Please add notes to the plan describing how the modular building will drain (sheet flow off roof, 
downspouts to splash blocks?). (DPW Drainage) 

Should building perinit(s) be necessary, an erosion control plan, a drainage plan, and preliminary 
grading information (including total volume of earthwork, the disposal of fill and/or excavated 
material, and cross-sections that include existing and finished grade) will be required. 
(Environmental Planning) 

Show property lines on plot plan drawn to scale. Show existing roadside improvements, i.e. curb 
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10. 

11. 

12. 

13. 

and gutter or valley gutter or. ..? Public Works has received complaints regarding the hacking of 
mud onto the bike lane and into Brommer Street from this fire wood cutting yard. I would like to 
see some means of erosion control and/or paved driveway approach to avoid a mud hazard. Also, 
the plans have to show the position of p r o p e e  lines and the RIW line along Brommer St. I have a 
concern that the existing Paradise sign may be located in the right-of-way adjacent to 26-3 I 1-32 as 
well as the fence along the wood yard (26-31 1-08) may be in the RfW. Plans should be to scale 
and show all these existing improvements. (DPW DrivewayiEncroachment) 

Show driveway plan view and centerline profile. (DPW Driveway/Encroachment) 

Show existing ground and driveway elevations on piofile. (IIPW Driveway/Encroachrnent) 

EHS review fee is $47. (Environmental Health) 

An engineered sewer plan is required showing proposed sewer and connection to the purposed 
modular building. (DPW Sanitation) 

Addit ional  Comments 

These comments are 
owner and applicant addressing other issues the proposed project has. 

addressing completeness of the application. These comments are provided to the 

14. 

IS. 

16. 

17. 

18. 

19. 

20. 

Please clearly delineate the extent of the proposed base rock areas. Please provide a cross section 
of the proposed base rock areas. 4 inches or more of base rock is considered impervious (less than 
4 inches i s  considered semi-impeivious). A zone 8 drainage fee will he assessed on the net 
increase in impervious area. (DPW Drainage) 

All runoff from parking and driveway areas should be treated with a silt and grease trap prior to 
leaving the site. Please update the plan accordingly. A signed and recorded maintenance agreement 
for the silt and grease trap(s) is required prior to building permit issuance. (DPW Drainage) 
(DPW Drainage) 

Demonstrate how runoff from the equipment and materials storage area (specifically in the area of 
dumpster storage) will be directed and how the areas will be maintained so as not to allow runoff 
pollution. (DPW Drainage) 

For questions regarding this review Public Works drainage staff is available from R O O - 1  2:OO 
Monday through Friday. (DPW Drainage) 

I believe I saw a for sale sign 011 APN: 026-31 1-05, which is where the dumpsters are to be stored. 
1 will verify on next field trip. (Code Compliance) 

Driveway to conform to County Design Criteria Standards. Encroachment pennit required for all 
off-site work in the County road right-of-way. @PW Driveway/Encroachment) 

Fencing is not allowed within the County road right-of-way. Remove sign from the 5' dedication 
area. Existing signs on front fence say '110 parking, private property', which may also be in the 5 '  
dedication area. No fencing allowed within this dedication area and official signs for no parking 
should be utilized. Landscape plans required for landscape encroachment within the County road 
right-of-way and dedication area. Driveway approaches must be paved with minimum 1.5" asphalt 
concrete over 6 aggregate base rock, up to gate area. Beyond gate, surfacing may consist of 
asphalt over base rock, or s lur~y  seal over 6" base rock minimum. Proposed fencing shall not block 



21. 

22. 

23.  

24. 

25. 

26, 

21, 

28, 

sight distance for motorists at adjacent intersections and driveways. (DPW 
Driveway/Encroachment) ~ 

Civil engineered plans requirejd for curb, gutter and sidewalk. Fencing is not allowed within the 
County road right-of-way. Proposed fencing shall not block sight distance for motorists at adjacent 
intersections and driveways. Contact DPW DrivewayiEucroachment to confirm these 
improvements have been made and cleared by that department. (DPW Driveway/Encroachment) 

It is recommended that frontage improvements be constructed along both parcels consistent with 
the approved plan line and in coordination with the Redevelopment Agency. The five foot right-of- 
way dedication meets the rsquirement of the approved plan line. The project siguage should not be 
within the proposed right-of- ay dedication. Contact DPW Road Engineering to confirm these 
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improvements have been mad, .k and cleared by that department. (DPW Road Engineering) 

An encroachment permit will be required for the frontage improvements. Contact DPW Road 
Engineering to confirm these improvements have been made and cleared by that department 
(DPW Road Engineering) 

The development is subject to Live Oak Transportation Improvement (TIA) fees at a rate of $400 
per daily trip-end generated by the proposed use. The project plans show approximately 59,787 
square feet for a contractor's yard on the two parcels. The estimated trip generation for fee 
purposes is 1 trip-end per 1,000 gross square feet (ksf) for a contractor's yard. Therefore the total 
trips may be calculated as 59.79 ksf of contractor's yard multiplied by 1 trip enddksf equals GO 
trip ends being generated by the project. The fee is calculated as GO trip ends multiplied by $400 
per trip end equals $24,000. The total TIA fee of $24,000 is to he split evenly between 
transportation improvement fees and roadside improvement fees. (DPW Road Engineering) 

No Parking- signs on the fence should be removed and replaced with standard -No 
Parkingmike Lane- signs. (DPW Road Engineering) 

Planning staff is recommending to management that this project immediately be converted to an at 
cost project requiring the applicant to submit a check to the Fiscal Department in the amount of 
$5,000.00. (Planning Department) 

Planning staff is also recommending to management that this application be abandoned as 
provided in 18.10.430 (a) (1) in GO days unless all requirements in the above mention items in this 
incomplete letter are satisfied. Planning staff is recommending that the project be pulled from the 
May 1 St" hearing date. (Planning Department) 

Planning staff is recommending that the project be removed from consideration at the April IS"' 
hearing date. (Planning Department) 

You should submit the required materials to the Planning Deaartment a t  one time. Due to the 
complexity of the proposed project and to increase efficiency, the County of Santa Cruz Planning 
Department has revised the application process to include an appointment time with the project 
planner to submit the revised plans or additional required materials. Please contact your project 
manager to schedule an appointment to resubmit additional information. Resubmitted materials 
will not be accepted at the front counter. Listed helow is the phone number and e-mail address of 
your project manager to schedule an appointment. 

Revisions to plans should he included in complete, updated sets of plans. The number of sets required 
shall be the same number as originally submitted, to allow for routing to all agencies, unless otherwise 
specified in this letter. (Please submit all plans folded into - 8.5" x 11'' format in addition to one reduced 
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set “8.5 x 11”). You have until Tuesday, June 17‘”, 2003, to submit the information indicated. Pursuant to 
Section 18.10.430 of the Santa Cruz County Code, failure to submit the required information may lead to 
abandonment of your application and forfeiture of fees. 

Alternatively, you may withdraw the application. If you wish to withdraw the application, please notify me 
in writing. 

You have the right to appeal this determination that the application is incomplete pursuant to Section 
18.10.300 ofthe County Code and Section 65943 ofthe Government Code. To appeal, submit a $390.00 
fee and a letter addressed to the Planning Director stating the determination appealed from, and the reasons 
you feel the determination is unjustified or inappropriate. The appeal letter and fee must be received by the 
Planning Department no later than 5:OO pm.,  Thursday, April 30th, 2003. 

Should you have further questions concerning this application, please contact me at: 
(83 I )  454-5321, or e-mail: david.heinlein@co.santa-cruz.ca.us 

Sincerely, 

-Avid df5(c)k!d 
David Heinlein 
Project Planner 111 
Development Review 

Cc. file and owner; Larry and Lora Van Den Heuvel, 1500 Brommer Street, Santa Cruz, CA, 95062, Don 
Bussey, Cathy Graves, Kevin Fitzpaeick, David Laughlin, Jan Beautz, Timothy Morgan, 12! Jenell 
Street., Santa Cruz, CA 95060 



March 16,2003 

To: David Heinlein 
Santa Cruz County Planning Department 

From: Live Oak Mobile Home Park 
Manuel and Margaret Cabral, Owners 

Re: 01-0010 APN(S): 026-311-32 
Applicant and Owner: Larry Van Den Heuvel 
I500 Brommer Street, Santa Cruz, CA 95062 

We are writing to you again to express are concern with Paradise Landscape 
operations at the above address. As we stated before, we strongly feel that the 
area above is not a appropriated place for that kind of business. 

They create too much traffic in and out all day long with commercial vehicles and 
employees. Winter time is the mud that they carry into the street and summer 
time is the dust which is unbearable, as well as the noise from their recycling 
and wood splitting. Also when the portable toilets get serviced the smell is 
another thing very hard to cope with, as well as the site of all of the dumpesters 
store there, which makes the place really look like a dump. 

We are also very concerned about hazards materials and gasoline, because that 
kind of business involves and requires the use of lots of gasoline to operate the 
lawn mowers, blowers, weed eaters, etc. 

We are not against the owner or the business, but the location where the 
business is being conducted. We do feel that the place is not the appropriate 
place to run that kind of a business among us, the residents. 

Thank you 



COUNTY OF SANTA CRUZ , 

PLANNING DEPARTMENT 
MEMORANDUM 

DATE: 
To: 
FROM: 
cc: 

SUBJECT: 

August  13,2001 
Dwight Her r ,  Consultant to County Counsel 
Melissa Allen, Development Review 
Marie Costa, County Counsel  
Dave Laughlin, Code Enforcement  
Kevin Fitzpatrick, Code Enforcement 
Don Bussey, Development Review 
Cathy Graves, Development Review 
John Swift, Applicant’s Representative 
Application 01-0010, Paradise Landscape and Professional Tree Service 

~ 

The following is a summary of the status of the submittal and processing for Application 01-0010, APN 
026-31 1-32. 

Application for Commercial Development, Code Compliance Violation Resolution, Environmental 
Exemption, etc., submitted January 8,2001. 

Project “incomplete” letter dated February 7,2001, Identified 29 items from various departments 
that needed to be addressed prior to deeming the application complete for processing to hearing. 
Attachments included copies of checklists associated with requiredisupplemental application materials 
necessary for completion. 

The “incomplete” letter required materials to  he submitted prior to April 9,2001. Pursuant to Code 
Section 18.10.430, failure to submit the required information may lead to abandonment of the 
application and forfeiture of fees. Provisions to withdraw the application or appeal the determination 
were included, however these were not done. A provision was included to allow for additional time 
based on extenuating circumstances. 

I was i n  contact with the new project representative, John Swift, around that time and he had verbally 
requested more time while they worked on both the project plans and submittal package and further 
addressed code enforcement concerns. I asked for a written letter request for additional time, for the 
file. 

I received three Ietters from John Swift since that time (dated 4/5/01,6/20/01, 6: 7/17/01), but none 
addressed the request for additional processing time, nor was anything submitted to address tlie 29 
items identified in the original “incomplete” letter. 

I have not responded to these letters because they primarily addressed the applicants concerns regarding 
the issues surrounding tlie prior Design Permit, the change of use issues, the intricacies of the 
contractor’s storage yard use, and the current Use Permit requiremcnt. This is more relevant to the code 
enforcement and county counsel’s re\,iew of theproject. (I  was directed by my supervisor in March to 
concentrate my focus on processing the current development permit application as submitted, as this 
application process would most likely be the same required regardless of the outcome of the 
enforcement hearings. Don Bnssey, Dave Laughlin, and Marie Costa have been working on the history 
of the Design Permit/Use Permit process applicable to this case and the resolution of these concerns.) 


