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Daniel Robinson, Coastal Planner 

Subject: De Minimis Amendment Determination for the City of Capitola Local Coastal Program 
Amendment Number 1-10 Part 1 (Community Commercial District Standards) 

City of Capitola’s Proposed Amendment 
The City of Capitola is proposing to amend its certified Local Coastal Program (LCP) Implementation 
Plan (IP) regulations with respect to certain parking standards, allowable uses, and definitions in the 
Community Commercial (CC) zoning district. Specifically, the amendment proposes to modify some 
parking standards, redesignate some conditionally permitted uses as principally permitted uses, and to 
add definitions for “Floor Area, Available for Dining” and “Restaurant” (see Exhibit A for the proposed 
changes). The City’s coastal zone area to which the CC district applies is very limited, stretching about 
2,000 feet along 41st Avenue roughly from the Union Pacific railroad tracks (about one-half mile inland 
of the shoreline along 41st Avenue) further inland to Capitola Road. 41st Avenue is the City’s primary 
commercial corridor and is a regional commercial destination, and the CC District is fully developed 
with a variety of commercial buildings and businesses (see Exhibit B for a map of the affected CC area). 

De Minimis LCP Amendment Determination 
Pursuant to Coastal Act Section 30514(d), the Executive Director may determine that a proposed LCP 
amendment is “de minimis”. In order to qualify as a de minimis amendment, the amendment must meet 
the following three criteria: 

1. The Executive Director determines that the proposed amendment would have no impact, either 
individually or cumulatively, on coastal resources, and that it is consistent with the policies of 
Chapter 3;  

2. The local government provides public notice of the proposed amendment at least 21 days prior to 
submitting the amendment to the Commission, by one of the following methods: posting on-site and 
off-site in the affected area, newspaper publication, or direct mailing to owners and occupants of 
contiguous property; and 

3. The amendment does not propose any change in use of land or water or allowable use of property. 

If the Executive Director determines that an amendment is de minimis, that determination must be 
reported to the Commission. If three or more commissioners object to the de minimis LCP amendment 
determination, then the amendment is set for a future public hearing; if three or more commissioners do 
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not object to the de minimis determination, then the amendment is deemed approved, and it becomes a 
certified part of the LCP 10 days after the date of the Commission meeting (in this case, on December 8, 
2011). 

The purpose of this notice is to advise interested parties of the Executive Director’s determination 
that the proposed LCP amendment is de minimis. 

Each of the de minimis criteria is discussed briefly below: 

1. No impact to coastal resources and consistency with Chapter 3 of the Coastal Act: The City of 
Capitola’s Community Commercial (CC) district in the coastal zone is located in the western portion 
of the City along 41st Avenue beginning roughly one-half mile from the shoreline. There are 
approximately 45 parcels in the approximately 2,000 linear foot coastal zone portion of this zoning 
district stretching from roughly the Union Pacific railroad tracks inland to Capitola Road (see 
Exhibit B for a map of the affected area), and the area is completely developed. The component of 
the proposed amendment that redesignates some existing allowed conditional uses as principally 
permitted uses would alter the way in which certain projects may be processed by the City, but will 
not alter the mix of allowed uses along this inland commercial corridor, including visitor serving 
uses. As such, this portion of the proposed amendment will not alter the type of potential 
development allowed in this area. These allowed uses provide for a range of commercial (and not 
residential) uses that seem appropriate for this commercial area. .  

In terms of the proposed changes to parking standards, the changes are applicable to three specific 
CC uses: Retail, Restaurant (including all prepared food service), and Office, as follows: 

Use Existing LCP Parking Standard* Proposed LCP Parking Standard* 
Retail 1/240 1/300 

Restaurant 1/60 
1/60 (floor area available for dining)** 

1/300 (all other floor area) 
Office 1/240 1/300 

* Number of parking spaces required per square foot of interior space. 
** Floor area available for dining means the floor area in a restaurant that may be used for the placement of seating for the 

consumption of food and beverages (this definition is a new LCP definition that would be added to the LCP as Section 17.03.247 
per the proposed LCP amendment). 

Thus, the proposed changes generally reduce the amount of parking that would be required for retail, 
restaurant, and office projects in the CC district. For restaurants, the proposed changes basically 
keep the same standard applicable to actual floor seating, while providing a lesser standard for the 
remainder of the space (and including new complementary definitions for the two different areas of 
restaurants). The City indicates that the changes are designed to help provide flexibility in siting and 
design for redevelopment in the 41st Avenue commercial core, as well as to bring the City’s 
standards into general conformity with Institute of Traffic Engineers (ITE) standards as well as other 
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nearby jurisdictions.1 By reducing the amount of required on-site parking, there is always the 
potential that parking demand outstrips supply and that site users fan out into the surrounding area 
for parking. This can lead to the potential for displacement of other user groups, particularly related 
to on-street parking for coastal access. In this case, however, the changes are minor enough that such 
displacement impact is not expected to occur, and any such displacement is unlikely to affect coastal 
public access parking. In fact, as described above, the affected area of Capitola’s coastal zone starts 
one-half mile inland from the shoreline and, in general, this commercial area is not a convenient or 
historically used location for coastal public access parking. Few, if any, coastal visitors park along 
this inland corridor to access the beach and shoreline (particularly given the presence of more 
convenient parking nearer the shoreline, including in a large public parking lot at the shoreline end 
of 41st Avenue), rather these spaces are essentially fully occupied by patrons of the commercial 
establishments in this area. Thus, it is extremely unlikely that the changes will affect coastal access 
parking, and unlikely that the shift will significantly impact other commercial parking. 

In sum, the proposed amendment will not unduly impact coastal access parking nor adversely affect 
coastal resources while providing the City of Capitola with expanded flexibility for its main 
commercial core along 41st Avenue in an area well inland from the immediate shoreline. Thus, the 
proposal will not have an adverse impact, either individually or cumulatively, on coastal resources, 
and it is consistent with the policies of Chapter 3 of the Coastal Act. 

2. Provision of public notice: The City provided public notice in advance of both the Planning 
Commission hearings (held on January 21, 2010 and February 4, 2010) and the City Council 
hearings (held on May 13, May 27, June 10, and August 12, 2010). For the Planning Commission 
hearings, newspaper advertisement notices were printed on January 8 and January 9, 2010. For the 
City Council hearings, a newspaper advertisement notice was printed on April 30, 2010. In addition, 
the proposed text was made available in advance in the lobby at City Hall and the Capitola Library 
(in advance of Planning Commission hearings on January 15, 2010 and January 29, 2010 and in 
advance of the City Council hearings on April 30, May 21, June 4, and August 6, 2010), the text was 
also made available on the City’s website in advance of the Planning Commission and City Council 
hearings. The amendment submittal was subsequently received by Commission staff on December 9, 
2010, thus satisfying the 21 day requirement.  

3.  No change in use of land or allowable use of property: No change in use or allowable use of 
property is proposed by this amendment. While some uses are being proposed to change to 
principally permitted uses, those uses are already allowed as conditionally allowed uses, and thus, no 
change in use or allowable use of property is proposed. 

California Environmental Quality Act (CEQA) 

                                                 
1
  In terms of cited jurisdictions, the proposed standards are generally similar to those identified, including for: 1) Santa Cruz (1/250 for 

retail, 1/120 floor area for restaurant, and 1/300 for office); 2) Monterey (1/250 for retail, 1/50 of seating area for restaurant, and 1/275 
for office); and 3) Carmel (1/600 for retail, 1/600 for restaurant, and 1/600 for office). 
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The Coastal Commission’s review and development process for LCPs and LCP amendments has been 
certified by the Secretary of Resources as being the functional equivalent of the environmental review 
required by CEQA. The City exempted the proposed amendment from environmental review under 
CEQA. This report has discussed the relevant coastal resource issues associated with the proposal, and 
has concluded that the proposed LCP amendment is not expected to result in any significant adverse 
impact on the environment. Thus, it is unnecessary for the Commission to suggest modifications to the 
proposed amendment to address adverse environmental impacts because the proposed amendment, as 
submitted, will not result in any significant environmental effects for which feasible mitigation measures 
would be required. 

Coastal Commission Concurrence 
The Executive Director will report this de minimis LCP amendment determination, and any comments 
received on it, to the Coastal Commission at its December 8, 2011 meeting at the Aquarium by the Bay 
in San Francisco. If you have any questions or need additional information regarding the proposed 
amendment or the method under which it is being processed, please contact Daniel Robinson at the 
Central Coast District Office in Santa Cruz. If you wish to comment on and/or object to the proposed de 
minimis LCP amendment determination, please do so by December 2, 2011. 

Procedural Note - LCP Amendment Action Deadline 
This proposed LCP amendment was filed as complete on January 10, 2011. It amends only the City’s 
Implementation Plan and the 60-day action deadline was originally March 11, 2011. The Commission 
extended the action deadline (it may be extended by up to one year) on March 11, 2011, and thus the 
Commission has until March 11, 2012 to take a final action on this LCP amendment. 

 

 

Exhibits: 
Exhibit A: Proposed LCP amendment 
Exhibit B: Affected Community Commercial (CC) area  
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