Staff Report to the
Zoning Administrator  Application Number: 121088

Applicant: David Ford Agenda Date: September 7, 2012
Owner: Wells Fargo Bank Agenda Item #: 1
APN: 039-111-77 Time: After 9:00 a.m.

Project Description: Modified proposal, to revise the signage at an existing commercial
building (Wells Fargo Bank), originally to increase the size of the existing monument sign and
reduce the size of two existing wall signs, to result in a net increase of 1.25 square feet over the
approved sign area, and to replace an existing unpermitted channel letter sign of around 30
square feet on the north elevation of the building with a fourth illuminated sign of 14.65 square
feet, resulting in a total sign area of 65.8 square feet on PA zone district property. During the
August 3, 2012 hearing, the Zoning Administrator requested that the existing monument sign be
re-faced with no increase in size and, in addition, that the business signage at the three ATM
machines be removed and replaced only by a small logo and that the unpermitted window decals
be removed. Requires a Variance to allow for four business signs with a combined sign area that
exceeds 50 square feet and an Amendment to Permits D-72-10-2 and 00-0694.

Location: Property located on the northwest corner of Soquel Drive and Sunset Drive (7701
Soquel Drive). ‘

Supervisoral District: Second District (District Supervisor: Ellen Pirie)

Permits Required: Amendment to Commercial Development Permits and Variance.
Technical Reviews: None

Staff Recommendation:

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

e Approval of Application 121088, based on the attached findings and conditions.

Exhibits

A. Project plans D. Categorical Exemption (CEQA
B. Findings determination)

C. Conditions E. Assessor's, Location, Zoning and

General Plan Maps

County of Santa Cruz Planning Department
701 Ocean Street, 4th quor, Santa Cruz CA 95060



Application #: 121088
APN: 039-111-77
Owner: Wells Fargo Bank

Parcel Information

Parcel Size:
Existing Land Use - Parcel:

Existing Land Use - Surrounding:

Project Access:
Planning Area:
Land Use Designation:

Page 2

27,573.5 square feet (0.63 acres)

Commercial office (Wells Fargo Bank)

Commercial to the south and southeast (two gas stations
and a regional shopping center), public facilities to the
northwest and northeast (public library and two
churches) and residential to the north.

Sunset Way and Ledyard Way.

Aptos

C-O (Office)

Zone District: PA (Professional and Administrative Office)
Coastal Zone: ___ Inside X OQutside

Appealable to Calif. Coasta.l __ Yes X No

Comm.

Environmental Information

Geologic Hazards: Not mapped/no physical evidence on site

Soils: N/A
Fire Hazard: Not a mapped constraint
Slopes: N/A
Env. Sen. Habitat: Not mapped/no physical evidence on site
Grading: No grading proposed
Tree Removal: No trees proposed to be removed
~ Scenic: Not a mapped resource
Drainage: Existing drainage adequate
Archeology: Not mapped/no physical evidence on site

Services Information

X Inside ___ Outside

Soquel Creek Water District

Santa Cruz County Sanitation District
Aptos/La Selva Fire Protection District
Zone 6 Flood Control District

Urban/Rural Services Line:
Water Supply:

Sewage Disposal:

Fire District:

Drainage District:

History

Development Permit D-72-10-2, to construct a one-story commercial bank building, was
approved on November 6, 1972. This permit did not include any signs at the bank and required
as a Condition of Approval, that a separate application be submitted for signage. The bank was
then constructed under Building Permit #32963 issued February 16, 1973. Application 82-203-
PD was approved April 16, 1982, to allow for a 7 square foot sign at the night depository. Other
signage at the bank was not recognized until May 17, 2001, when business signage totaling 49.9
square feet was approved by Minor Variation 00-0694 to D-72-10-2, which also included
grading drainage and landscape 1mprovernents at the bank. The approved update to the signage
at the bank, included a monument sign at the corner of Soquel Drive and Sunset Way, two
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lighted signs mounted beneath the roof overhang at the south and east elevations and revised
directional signage. The application did not approve the channel letter sign that is mounted on
wall at the north elevation of the bank, which was shown on the submitted plans as “To be
removed”. The currently existing signage at the bank is similar to the approved signage as
depicted on Exhibit B of 00-0694, except that the monument sign, shown on the approved plans
as being mounted between two stone columns, is now mounted on a low concrete pedestal and
the channel letter sign was never removed.

Project Setting

The bank is situated at the corner of Sunset Way and Soquel Drive, a busy arterial street, and is
opposite the intersection with State Park Drive, which has direct access to and from Highway
One. The parcel also has frontage along Ledyard way, so that the parcel has frontage on three
streets. To the south of the parcel across Soquel Drive and kitty-corner to the bank is the Rancho
del Mar Shopping Center including Safeway and a gas station. To the northeast adjacent to the
bank, and to the southwest across Soquel Drive, there are churches and to the northwest is the
Aptos Public Library. Therefore the bank occupies a highly visible location.

Zoning & General Plan Consistency

The subject property is a parcel of approximately 27,575.5 square feet, located in the PA
(Professional and Administrative Office) zone district, a designation that allows commercial
uses. The existing bank is a principal permitted use within the zone district and the zoning is
consistent with the site's (C-O) Commercial Office General Plan designation.

Analysis and Discussion

As noted, the existing approved signs at the bank include a monument sign located at the corner
of Soquel Drive and Sunset Way, and two smaller signs that are mounted just beneath the roof
overhang on the south and west elevations of the bank, facing Soquel Drive and Sunset Way
respectively. The proposal is to replace these signs and also one unpermitted channel letter sign
located on the north elevation of the building facing Ledyard way, with new signage that reflects
the updated corporate signage for Wells Fargo Bank. Existing corporate signage is red and black
with yellow lettering and a white logo. The proposed signs will have an entirely red background

with larger yellow lettering and no logo.

The proposal is to replace the two existing 16.25 square foot signs mounted beneath the roof
overhang and the unpermitted channel letter sign of around 30 square feet with three identical
signs of 14.65 square feet each, and to re-face the existing 15.35 square foot monument sign with
no change to its size or location. The existing wall mounted channel letter sign will be removed
and the wall repaired and re-painted. Further, existing unauthorized business signage above each
of the three ATM machines will be removed and replaced with just a small logo or directional
signage (ATM) and all unpermitted window decal signage will be removed. In addition to the
changes to the business signage, two small directional signs adjacent to the parking area are

proposed to be replaced.

In order that the bank be visible from each of the three streets that it fronts on to, as well as from
State Park Drive that is opposite the site, one additional sign is required at the north elevation
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facing Ledyard Way. The bank parking lot, which is located to the east and south of the
building, is accessed from both Ledyard Way to the north and from Sunset Way to the south but
not directly from Soquel Drive. Therefore, in order to reduce traffic at the intersection of State
Park Drive, Sunset Way and Soquel Avenue it is desirable that bank customers that are coming
from the north on Soquel Drive, access the bank via Ledyard Way, thereby reducing traffic at the

busy intersection.

Further, due to the natural slopes in the area, the northern end of the parcel is set below the level
of the travelled roadway at both Soquel Drive, and Ledyard Way. Soquel Drive rises from the
intersection with Sunset Way/State Park Drive towards the north, and Ledyard Way slopes up
from Soque] drive to the east, such that the northern end of the bank building is between two and
ten feet below the level of Ledyard Way where it runs adjacent to the parcel. Therefore, as seen
in views from the north the bank has very low public visibility because it is below the level of
the road. The visibility of the bank is further reduced in views from the north because the
building is set back around 26 feet from the edge of the travelled roadway at Soquel Drive,
around 68 feet from the closest southbound lane, and is partially screened by a group of large
eucalyptus trees and by landscaping on the slope between the building and the street.

The revised signage proposed by this application includes for only minor changes to the
configuration of the existing approved signs but does allow for one additional lighted sign on the
north elevation of the building facing Ledyard Way. The proposed additional sign, that replaces
an existing unpermitted sign, will be visible to traffic driving southwards on Soquel Drive and
from Ledyard Way, so that the bank and parking lot access can easily be seen from the north,
even at night. Only the yellow, lettered portion of the proposed signs will be illuminated to

reduce the potential for glare.

The increase in the total allowed sign area from 49.9 square feet to 59.3 square feet will not
materially change the impact of the bank signage on surrounding uses. The re-faced monument
sign complies with the standards for free standing signs set out in 13.10.581(d) in that it does not
exceed 7 feet in height as measured from the level of the adjacent roadway and is set back at
least 5 feet from the edge of the right-of-way. The monument sign does not block sight lines for
traffic turning right from Sunset Way onto Soquel Drive.

Design Review

. The proposed business signs comply with the requirements of the County Design Review
Ordinance, in that the proposed signs to be located beneath the roof overhang have béen
designed as an integral part of the building design and do not extend above the upper line of the
roof fascia. The existing free standing monument sign to be re-faced is of a design consistent
with the architectural character of the building and has been designed to be an integral part of the
landscaped area at the corner of Soquel Drive and Sunset Way to reduce the visual impact on
surrounding land uses and the natural landscape.

Environmental Review

The proposed project is eligible for a Categorical Exemption, per the requirements of the
California Environmental Quality Act (CEQA) under Class 1 - Existing Facilities (Section
15301), since the proposed signage will be mounted on an existing bank and the use is allowed
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within the parcel’s PA (Professional and Administrative Office) zone district.

Conclusion

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

Staff Recommendation

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

° APPROVAL of Application Number 121088, based on the attached findings and
conditions.

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

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

Report Prepared By: Lezanne Jeffs
Santa Cruz County Planning Department
701 Ocean Street, 4th Floor
Santa Cruz CA 95060
Phone Number: (831) 454-2480
E-mail: lezanne jeffs@co.santa-cruz.ca.us
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Application #: 121088
APN: 039-111-77
Owner: Wells Fargo Bank

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 finding can be made, in that the signs will be located in an area designated for commercial
uses. The proposed revisions to existing signage and the installation of one additional lighted
sign at the bank will not deprive adjacent properties or the neighborhood of light, air, or open
space. The increase in the total allowed sign area from 49.9 square feet to 59.3 square feet,
which allows for design changes to the existing signage and the addition of one new sign at the
north elevation to replace an existing unpermitted sign, will not materially change the impact of
the bank signage on surrounding uses. The existing monument sign, which will be re-faced,
complies with the standard for free standing signs set out in 13.10.581(d) in that it does not
exceed 7 feet in height as measured from the level of the adjacent roadway, is set back a
minimum of 5 feet from the edge of the right-of-way and does not block sight lines for traffic
turning right from Sunset Way onto Soquel Drive.

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

This finding can be made, in that the proposed location of the signs and the conditions under
which they would be operated or maintained will be consistent with all pertinent County
ordinances and the purpose of the PA (Professional and Administrative Office) zone district and
previous review requirements, as the primary use of the signs will be for advertising the location
of one bank that meets all current site standards for the zone district and conforms to all previous

development approvals.

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

This finding can be made, in that the proposed signs are consistent with the use requirements
specified for the Office (C-O) land use designation in the County General Plan,

The proposed project will result in a compatible commercial design as specified in General Plan
Policies 2.14.6 (Quality of Commercial Design), 8.5.2 (Commercial Compatibility with Other
Uses) and 8.5.3 (Commercial Design — Areas with Unique Design Guidelines) in that the signs
will be consistent with the applicable General Plan Policies. The proposed revisions to the
existing signage at the bank and the provision of one additional sign at the north elevation will be
consistent with the intent of all previous development approvals and will not adversely impact
surrounding uses and will be appropriately sized to complement the scale of the structure.

A specific plan has not been adopted for this portion of the County.
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Application #: 121088
APN: 039-111-77
Owner: Wells Fargo Bank

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

This finding can be made, in that the proposed revisions to the business signage will not alter the ;
expected level of traffic generated by the existing bank. '

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

This finding can be made, in that the proposed signage is consistent with the scale and type of
sign istalled in the neighborhood and the proposed revisions to the business signage will be an
integral part of the building design and do not extend above the upper line of the roof fascia. The
existing free standing monument sign to be re-faced is of a design consistent with the
architectural character of the building and has been designed to be an integral part of the
landscaped area at the corner of Soquel Drive and Sunset Way. The proposed signs will be
illuminated, as are the existing approved signs. To reduce glare the lighted portion of all the
proposed replacement signs and of the new sign on the north elevation will be restricted to only

the yellow, lettered portion of the sign.

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

This finding can be made, in that the proposed revisions to the business signage at the bank 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 th

surrounding area. '
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Application #: 121088
APN: 039-111-77
Owner: Wells Fargo Bank

Variance Findings

1. That because of the special circumstances applicable to the property, including size,
shape, topography, location, and surrounding existing structures, the strict
application of the Zoning Ordinance deprives such property of privileges enjoyed by
other property in the vicinity and under identical zoning classification.

The special circumstance that applies to this lot is that, due to the location of the property on
Soquel Drive between the intersections of Ledyard Way and Sunset Way, the parcel has frontage
on three streets. The property is also located at the intersection with State Park Drive which
provides access to Highway 1. Therefore, in order that the bank be identifiable from each of
these streets additional signage is required. In addition, vehicle and pedestrian access to the bank
is only available from Ledyard Way to the north or from Sunset Way to the south. Therefore, in
order to reduce traffic at the busy intersection of State Park Drive, Sunset Way and Soquel
Avenue, it is desirable that bank customers that are coming from the north on Soquel Drive
access the bank from Ledyard Way. Currently the only signage facing north is an unpermitted
channel letter sign and if this were removed it would be easy to bypass the northern access to the
bank parking lot from Ledyard Way, thereby likely increasing traffic at the intersection.

Further, due to the natural slopes in the area, the northern end of the parcel is set below the level
of the travelled roadway at both Soquel Drive, and Ledyard Way. Soquel Drive rises from the
intersection with Sunset Way/State Park Drive towards the north, and Ledyard Way slopes up
-from Soquel drive to the east, such that the northern end of the bank building is between two and
ten feet below the level of Ledyard Way where it runs adjacent to the parcel. Therefore, as seen
in views from the north the bank has very low public visibility because it is below the level of
the road. The visibility of the bank is further reduced in views from the north because the
building is set back around 26 feet from the edge of the travelled roadway at Soquel Drive,
around 68 feet from the closest southbound lane, and is partially screened by a group of large
eucalyptus trees and by landscaping on the slope between the building and the street.

This approval will allow for one additional lighted sign on the north elevation of the building in
addition to the three existing approved signs at the bank which are also to be re-faced and
modified as part of this application. This additional sign will ensure that the bank and parking lot
access can easily be seen from the north, even at night.

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

This finding can be made in that the project is located in an area designated for commercial uses.
The proposed revisions to existing signage and the installation of one additional lighted sign will
not deprive adjacent properties or the neighborhood of light, air, or open space. The increase in
the total allowed sign area from 49.9 square feet to 59.3 square feet, which allows for design
changes to the existing signage and the addition of one new sign at the north elevation to replace
an existing unpermitted sign, will not materially change the impact of the bank signage on
surrounding uses. The existing monument sign, which will be re-faced complies with the
standard for free standing signs set out in 13.10.581(d) in that it does not exceed 7 feet in height
as measured from the level of the adjacent roadway is set back a minimum of 5 feet from the
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Application #: 121088
APN: 039-111-77
Owner: Wells Fargo Bank

edge of the right-of-way and does not block sight lines for traffic turning right from Sunset Way
onto Soquel Drive.

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

such is situated.

This finding can be made, in that the granting of a Variance to increase the maximum sign area
to 59.3 square feet and to increase the number of business signs to a total of four signs will not
constitute a grant of special privilege to this parcel, as this property is uniquely situated with
street frontage on three sides and also located close to a major freeway intersection. The main

- street frontage is on Soquel Drive, a major arterial street, but access to the parcel is obtained only
via two local streets, Sunset Way to the south and Ledyard Way to the north. The granting of a
Variance to add one additional sign at the north elevation is warranted in order to increase the
visibility of the bank for customers travelling from the north on Soquel Drive or from the east on

Ledyard Way.
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Application #: 121088
APN: 039-111-77
Owner; Wells Fargo Bank

Conditions of Approval

Exhibit A: 19 sheets prepared by SIGNTECH, dated 3/19/2012 as revised following the Zoning

IL.

I1I.

Administrator hearing held on August 3, 2012.

This permit authorizes changes to the existing approved business signage and the
placement of one additional business sign at the existing bank and changes to two
directional signs associated with the parking area, along with the removal of unauthorized
business signage at the three ATM machines to be replaced with a small logo only and
removal of unpermitted window decal signs. Prior to exercising any rights granted by
this permit including, without limitation, any construction or site disturbance, the

applicant/owner shall:

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

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

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

balance due.

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

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

1. Indicate materials and colors for proposed signs as they were approved by
this Discretionary Application.

B. Submit two copies of the approved Discretionary Permit with the Conditions of
Approval attached.
G Provide proof that the unpermitted window decal signs have been removed.

All sign changes shall be performed according to the approved plans for the Building
Permit/Electrical Permit. Prior to final inspection, the applicant/owner must meet the

following conditions:

A. All site improvements shown on the final approved Permit plans shall be
installed.
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Application #: 121088
APN: 039-111-77
Owner: Wells Fargo Bank

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

IV.  Operational Conditions

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

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

Approval Holder.

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

Holder.

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

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

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

13 ) Successors Bound. “Development Approval Holder” shall include the applicant
and the successor’(s) in interest, transferee(s), and assign(s) of the applicant.
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Application #: 121088
APN: 039-111-77
Owner: Wells Fargo Bank

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

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

the Planning Director.

Approval Date:

Effective Date:

Expiration Date:

Wanda Williams, AICP Lezanne Jeffs
Deputy Zoning Administrator Project Planner

Appeals: Any property owner, or other person aggrieved, or any other person whose interests are adversely affected
by any act or determination of the Zoning Administrator, may appeal the act or determination to the Planning
Commission in accordance with chapter 18.10 of the Santa Cruz County Code.
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CALIFORNIA ENVIRONMENTAL QUALITY ACT
NOTICE OF EXEMPTION

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

Application Number: 121088
Assessor Parcel Number: 039-111-77
Project Location: 7701 Soquel Drive, Aptos CA 95003

Project Description: Proposal to revise the signage at an existing commercial building
(Wells Fargo Bank), to add one additional sign of 14.65 square feet
mounted beneath the roof overhang and to increase the total sign area
from 49.9 square feet to 59.3 square feet.

Person or Agency Proposing Project: David Ford

Contact Phone Number: (510) 387 0546

A The proposed activity is not a project under CEQA Guidelines Section 15378.
The proposed activity is not subject to CEQA as specified under CEQA

B.
Guidelines Section 15060 (c).

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

D.

measurements without personal judgment.
Statutory Exemption other than a Ministerial Project (CEQA Guidelines Section

15260 to 15285).

Specify type:

E. _X Categorical Exemption

Specify type: Class 1 - Existing Facilities (Section 15301)

F. Reasons why the project is exempt:
Changes to signage at an existing commercial building, no new construction.

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

Date:

Lezanne Jeffs, Project Planner
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Zoning Map
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