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Subject: STAFF REPORT ADDENDUM for Th24c
Appeal Number A-3-SCO-16-0003 (Northpoint Investments Fund, LLC)

The purpose of this addendum is to replace pages 65-79 of Exhibit 3 (County’s Final Local
Action Notice) of the staff report dated prepared January 29, 2016. At the Santa Cruz County
Planning Commission hearing on December 9, 2015, the Planning Commission approved the
CDP subject to changes to several special conditions related to parking. While the staff report
included the County’s approved CDP conditions in Exhibit 3, the Exhibit did not include all of
these Planning Commission-approved parking condition modifications. Thus, this addendum
replaces pages 65-79 of Exhibit 3 of the staff report (which reflected the pre-modified parking
conditions) with the final Planning Commission-approved conditions (attached).

The staff report’s analysis was based on the Planning Commission’s final approved condition
language; thus, this addendum does not change staff’s recommendation, which is still that the
Commission finds No Substantial Issue with respect to the County-approved project’s
conformity with the Santa Cruz County LCP.
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Staff Report: 1/29/2016
Hearing Date: 2/11/2016

APPEAL STAFF REPORT: SUBSTANTIAL ISSUE
DETERMINATION ONLY

Appeal Number:
Applicant:
Appellants:

Local Government:

Local Decision:

Location:

Project Description:

Staff Recommendation:

A-3-SCO-16-0003
Northpoint Investments Fund, LLC
Charles Paulden; Save Pleasure Point
Santa Cruz County

Coastal development permit (CDP) application number 141157
approved by the Santa Cruz County Planning Commission on
December 9, 2015.

3800 Portola Drive (APNs 032-092-01 & 032-092-05) at the
intersection of 38" Avenue and Portola Drive in the Pleasure Point
area of Santa Cruz County.

Demolish and replace an existing vacant former lumberyard building
with an approximately 20,800 square foot mixed-use building
(including a commercial condominium unit on the lower floor with
9,600 square feet of office/service commercial space, eight
residential condominium units on the second and third floors totaling
9,600 square feet, and 1,600 square feet of shared services area) and
construction of a detached 2,033-square-foot residential parking
structure.

No Substantial Issue
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Important Hearing Procedure Note: This is a substantial issue only hearing. Testimony will be
taken only on the question of whether the appeal raises a substantial issue. (See generally 14
CCR §13115.) Generally and at the discretion of the Chair, testimony is limited to three minutes
total per side. Please plan your testimony accordingly. Only the Applicant, persons who opposed
the application before the local government (or their representatives), and the local government
shall be qualified to testify. (Id. § 13117.) Others may submit comments in writing. (Id.) If the
Commission determines that the appeal does raise a substantial issue, the de novo phase of the
hearing will occur at a future Commission meeting, during which the Commission will take
public testimony. (Id. § 13115(b).)

SUMMARY OF STAFF RECOMMENDATION

The County of Santa Cruz approved a coastal development permit (CDP) to demolish and
replace an existing vacant former lumberyard building with an approximately 20,800 square-foot
mixed-use building including 9,600 square feet of office/service commercial space on the lower
floor; eight residential condominium units on the second and third floors totaling 9,600 square
feet; and 1,600 square feet of shared service areas including a trash enclosure, public restrooms,
mechanical equipment rooms, hallways, and access/circulation areas. The project also includes
the construction of a detached 2,033 square-foot single-story residential parking structure. The
project is located at 3800 38™ Avenue at the intersection of Portola Drive in the Pleasure Point
area of Santa Cruz County.

The Appellants contend that the approved project is inconsistent with the Santa Cruz County
Local Coastal Program (LCP) policies related to community character, parking/traffic, and water
quality/water supply. After reviewing the local record, Commission staff has concluded that the
approved project does not raise a substantial issue with respect to the project’s conformance with
the Santa Cruz County LCP.

Specifically, in terms of community character, the project constitutes infill redevelopment of a
vacant, former industrial lumberyard site into a mixed-use commercial and residential building
within an urban community, and within walking distance to the neighborhood’s primary
commercial districts along Portola Drive and 41* Avenue. The County-approved project is
consistent with applicable site standards, and the necessary findings were made to support both
an LCP-allowed Height Exception for slightly increased building heights for architectural design
purposes, and a Variance for the residential parking structure’s reduced setback from adjacent
residences due to an irregularity in the parcel’s configuration. In terms of the parking/traffic
contentions, the LCP allows for an alternate parking plan in lieu of the number of spaces
typically required for each individual type of use in order to ensure that parking is provided in an
efficient manner for mixed-use developments, and the Planning Commission implemented
numerous special conditions to mitigate potential parking congestion. Based on all of the
required parking measures, the project will not result in negative impacts to traffic flow in the
surrounding area, and, due to the project’s location inland from coastal accessways and beaches,
will not impact public access to the coast. Finally, in terms of water quality and water supply, the
approved project adheres to the LCP through the implementation of required best management
practices (BMPs) and an approved drainage plan to protect against water quality impairment, and
the applicable water purveyor has stated that there is adequate water to serve the project and has
provided a will-serve letter.
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As a result, staff recommends that the Commission determine that the appeal contentions do not
raise a substantial LCP conformance issue, and that the Commission decline to take jurisdiction
over the CDP for this project. The single motion necessary to implement this recommendation is

found on page 4 below.

TABLE OF CONTENTS

I. MOTION AND RESOLUTION . ...ttt nanrrre e
I1. FINDINGS AND DECLARATIONS. ...ttt
PROJECT DESCRIPTION AND LOCATION ..uuuuuuuuuuuuuiurusssssnssssssssssssssssssssssssrssssssnssns.
SANTA CRUZ COUNTY CDP APPROVAL......cictttitttieeessisiitrreeeeeessssssisssseeseessssnsnssnens
APPEAL PROCEDURES ....cotttitiiiiiiiiiiiierieeretereetereertssstsssstttttestesstrtstssssssessesssssesssssseesn
SUMMARY OF APPEAL CONTENTIONS ....cceiiiiitittieeeeeeessisitnrrreeeeeesssssnsssssesssessssnsnsssens
SUBSTANTIAL ISSUE DETERMINATION ...cciiiiiitttiiiieieeeessiibtreee e e e e s s sssssbssensseessssssssnens
L070] N[0 I U 1< (o] N SO RRRPPP

mTmoowp

APPENDICES
Appendix A — Substantive File Documents

EXHIBITS

Exhibit 1 — Project Location Map

Exhibit 2 — Project Site Images and Photographic Simulations

Exhibit 3 — County’s Final Local Action Notice

Exhibit 4 — Approved Project Plans

Exhibit 5 — Appeals of Santa Cruz County’s CDP Decision

Exhibit 6 — City of Santa Cruz Water Department Will Serve Letter

Exhibit 7 — Commission Staff Comment Letters to Santa Cruz County Planning Staff
Exhibit 8 — Applicable LCP Policies and Standards

Exhibit 9 — Applicant’s Correspondence




A-3-SCO-16-0003 (Northpoint Investments Fund, LLC)

I. MOTION AND RESOLUTION

Staff recommends that the Commission determine that no substantial issue exists with respect
to the grounds on which the appeal was filed. A finding of no substantial issue would mean that
the Commission will not hear the application de novo and that the local action will become final
and effective. To implement this recommendation, staff recommends a YES vote on the
following motion. Passage of this motion will result in a finding of No Substantial Issue and the
local action will become final and effective. The motion passes only by affirmative vote of a
majority of the Commissioners present.

Motion: I move that the Commission determine that Appeal Number A-3-SCO-16-0003
raises no substantial issue with respect to the grounds on which the appeal has been
filed under Section 30603. | recommend a yes vote.

Resolution to Find No Substantial Issue. The Commission finds that Appeal Number A-
3-SCO-16-0003 does not present a substantial issue with respect to the grounds on which
the appeal has been filed under Section 30603 of the Coastal Act regarding consistency
with the Certified Local Coastal Plan and/or the public access and recreation policies of
the Coastal Act.

1. FINDINGS AND DECLARATIONS

A. PROJECT DESCRIPTION AND LOCATION

The County-approved project is located at the northern edge of the Pleasure Point community in
Santa Cruz County. Pleasure Point is a unique, mostly residential community that is part of the
larger unincorporated area of Santa Cruz County known as Live Oak. The Pleasure Point
neighborhood is an approximately 320-acre area bounded roughly by the 41st Avenue
commercial corridor on the east, the Portola Drive commercial corridor on the north, the eastern
shore of Corcoran Lagoon on the west, and Monterey Bay on the south. Over the years, the
Pleasure Point neighborhood has developed into a unique and eclectic enclave of irregular lots,
modest homes, lush landscaping, and a network of neighborhood streets. Pleasure Point contains
a high proportion of relatively small and/or narrow residential lots that contribute to its informal,
eclectic, surf town-type character.

The County-approved project is located at 3800 Portola Drive at the intersection with 38™
Avenue, approximately four blocks north of East Cliff Drive and the Pacific Ocean. The
surrounding area includes residential, commercial, and mixed uses. The commercial core of the
area is focused on Portola Drive and 41% Avenue, with some commercial development located
farther inland (or north) on 38™ Avenue. Most of the remaining development in the Pleasure
Point area is residential, composed of a combination of single-family dwellings, multi-family
dwellings, and mobile home parks. A Public Storage facility is located directly adjacent to the
project site on Portola Drive. Additional neighboring commercial development includes
restaurants, markets, yoga and gym studios, a coffee shop, auto shops, and retail shops.

The subject property is comprised of two parcels (APNs 032-092-01 & 032-092-05) with a
combined total area of 35,365 square feet. Both parcels are zoned C-2 (Community
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Commercial), which also allows for commercial and residential “mixed-use” onsite with
discretionary approval from the Planning Commission. The proposed project would consist of
9,600 square feet of commercial space on the first floor, with eight residential condominium
units on the second floor and on the third floor, totaling 9,600 square feet. The project would also
include 1,600 square feet of shared service areas including a trash enclosure, public restrooms,
mechanical equipment rooms, hallways, and access/circulation areas. The specific uses that will
take place in the 9,600 square feet of first floor commercial space remain undetermined at this
time. The County’s approval also authorizes a Height Exception to allow a height increase from
35 feet to approximately 38 feet 4 inches. The approval also includes Variances to reduce the
required 30-foot setback from residential development to 5 feet along the southern property
boundary (which borders a mobile home park), and to 27.5 feet along the western property
boundary (which borders a single-family residence), to accommodate an eight-space garage
parking structure for the condominium units.

See Exhibit 1 for a location map; see Exhibit 2 for photographs of the site and surrounding area,
as well as photo-simulations of the proposed project; and see Exhibit 4 for the approved project
plans.

B. SANTA CRUZ CoOUNTY CDP APPROVAL

On December 9, 2015 the Santa Cruz County Planning Commission approved a CDP for the
project. The County’s Final Local Action Notice was received in the Coastal Commission’s
Central Coast District Office on Monday, December 28, 2015. See Exhibit 3 for the County’s
Final Local Action Notice. The Coastal Commission’s ten-working day appeal period for this
action began on Tuesday December 29, 2015 and concluded at 5pm on Tuesday, January 12,
2016. Two valid appeals (see below) were received during the appeal period.

C. APPEAL PROCEDURES

Coastal Act Section 30603 provides for the appeal to the Coastal Commission of certain CDP
decisions in jurisdictions with certified LCPs. The following categories of local CDP decisions
are appealable: (a) approval of CDPs for development that is located (1) between the sea and the
first public road paralleling the sea or within 300 feet of the inland extent of any beach or of the
mean high tide line of the sea where there is no beach, whichever is the greater distance, (2) on
tidelands, submerged lands, public trust lands, within 100 feet of any wetland, estuary, or stream,
or within 300 feet of the top of the seaward face of any coastal bluff, and (3) in a sensitive
coastal resource area; or (b) for counties, approval of CDPs for development that is not
designated as the principal permitted use under the LCP. (See Pub. Res. Code § 30603(a)(1)-(4).)
In addition, any local action (approval or denial) on a CDP for a major public works project
(including a publicly financed recreational facility and/or a special district development) or an
energy facility is appealable to the Commission. (Id. § 30603(a)(5).) This project is appealable
because the residential components of the project are not a principally permitted use in the
Community Commercial zoning district.

The grounds for appeal under Section 30603 are limited to allegations that the development does
not conform to the certified LCP or to the public access policies of the Coastal Act. (Id. §
30603(b).) Therefore, the standard of review for this appeal is the Santa Cruz County LCP and
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the public access policies of Chapter 3 of the Coastal Act. Section 30625(b) of the Coastal Act
requires the Commission to consider a CDP for an appealed project de novo unless a majority of
the Commission finds that “no substantial issue” is raised by such allegations.* (Id. §
30625(b)(2).) Under Section 30604(b), if the Commission conducts the de novo portion of an
appeals hearing and ultimately approves a CDP for a project, the Commission must find that the
proposed development is in conformity with the certified LCP. If a CDP is approved for a project
that is located between the nearest public road and the sea or the shoreline of any body of water
located within the coastal zone, Section 30604(c) also requires an additional specific finding that
the development is in conformity with the public access and recreation policies of Chapter 3 of
the Coastal Act. This project is not located between the nearest public road and the sea and thus
this additional finding would not need to be made if the Commission were to approve the project
following the de novo portion of the hearing.

The only persons qualified to testify before the Commission on the substantial issue question are
the Applicant, persons opposed to the project and who made their views known before the local
government (or their representatives), and the local government. (14 CCR § 13117.) Testimony
from other persons regarding substantial issue must be submitted in writing. (1d.) Any person
may testify during the de novo CDP determination stage of an appeal, if there is one.

D. SUMMARY OF APPEAL CONTENTIONS

The Appellants contend that the County-approved project raises LCP consistency questions
relating to community character, parking/traffic, water supply and water quality, as well as other
miscellaneous contentions. Specifically, the Appellants contend that the County-approved
project would violate applicable LCP policies and standards because: 1) the project provides
insufficient parking, which may result in neighboring residents bearing the burden of overflow
parking and hindering visitor’s coastal access due to the inability to park; 2) the project is
visually obtrusive and out of scale with the surrounding neighborhood; 3) the height exception
and the setback variances appear unwarranted; 4) the project will result in new water use which
is not appropriate given the County’s ongoing water shortages; and 5) the project’s water quality
protection components are insufficient given the project’s proximity to the coast and the
Monterey Bay National Marine Sanctuary (Sanctuary). Please see Exhibit 5 for the appeal
contentions.

E. SUBSTANTIAL ISSUE DETERMINATION
Community Character and Neighborhood Compatibility

The Appellants contend that the project is inconsistent with LCP standards related to Community
Character and Neighborhood Compatibility, particularly with respect to the standards of the

! The term “substantial issue” is not defined in the Coastal Act or in its implementing regulations. In previous
decisions on appeals, the Commission has generally been guided by the following factors in making substantial
issue determinations: the degree of factual and legal support for the local government’s decision; the extent and
scope of the development as approved or denied by the local government; the significance of the coastal resources
affected by the decision; the precedential value of the local government's decision for future interpretations of its
LCP; and, whether the appeal raises only local issues as opposed to those of regional or statewide significance.
Even when the Commission chooses not to hear an appeal, appellants nevertheless may obtain judicial review of a
local government’s CDP decision by filing a petition for a writ of mandate pursuant to the Code of Civil
Procedure, Section 1094.5. (See Pub. Res. Code § 30801.)
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Pleasure Point Community Design Combining Zone District (PP District). The Appellants also
contend that the Height Exception and the Reduced Setback Variance granted by the County for
the project are unwarranted. Please see Exhibit 5 for the Appellants’ contentions and Exhibit 8
for the LCP provisions cited by the Appellants.?

The standards of the Pleasure Point Community Design Combining Zone District (PP District —
see Exhibit 8) are intended to provide residential design standards to protect and enhance the
special character of the Pleasure Point community. These overlay design standards only apply to
parcels zoned R-1 (Single Family Residential), RM (Multi-Family residential), and also apply to
residential development on parcels zoned PR (Parks, Recreation and Open Space). However, the
project site is zoned C-2 (Community Commercial), and thus, the standards of the PP District do
not apply to this project. Therefore, the Appellants’ contentions in this regard do not raise a
substantial issue of LCP conformance.

With regard to “Community Character and Neighborhood Compatibility,” Implementation Plan
(IP) Section 13.20.130 (Visual Compatibility) states, “All development shall be sited, designed
and landscaped to be visually compatible and integrated with the character of surrounding
neighborhoods or areas. Structure design should emphasize a compatible community aesthetic as
opposed to maximum-sized and bulkier/boxy designs, and should apply tools to help provide an
interesting and attractive built environment (including building fagade articulation through
measures such as breaking up the design with some areas of indent, varied rooflines, offsets, and
projections that provide shadow patterns, smaller second story elements set back from the first,
and appropriate surface treatments such as wood/wood-like siding or shingles, etc.).” The
County-approved project would provide “an interesting and built environment” with the varied
roofs and open project design (see photographic simulations in Exhibit 2); however, the project
does raise potential consistency issues with the LCP as it seeks a maximum-sized development
rather than a development intended to mirror the surrounding character of the neighborhood.

Indeed, the adjacent Pleasure Point neighborhood is largely single-story and two-story residential
development, with a single low-level, two-story mixed-use development on the corner of 32"
Avenue and East Cliff Drive and a variety of commercial and mixed-use developments along
Portola Drive. The mixed-used developments in the Pleasure Point area® are two-stories rather
than three, and are not “maximum-sized” to the extent of the County-approved development at
issue here. Thus, the Appellants have raised a legitimate potential concern regarding whether the
project aligns with the overarching objectives of IP Section 13.20.130 (i.e. to regulate the scale
of new development and to ensure that new development corresponds to the surrounding
neighborhood in terms of scale, style, and character).

In terms of scale, the maximum height allowed in the C-2 zoning district is 35 feet. The County’s
approval includes a Height Exception to allow a height increase to approximately 38 feet 4

2 In addition, the Appellants contend that the project is not consistent with the guidelines set forth in the County’s
“Guidelines for Commercial Development in Our Neighborhoods.” However, this document is not a part of the
certified LCP and therefore is not part of the standard of review.

® Specifically, Point Market at 23040 East Cliff Drive, Rip Curl surf store at 753 41st Avenue, Walt Eller Center at
3912 Portola Drive, and Neil Simmons Photography at 745 41st Avenue.
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inches. IP Section 13.10.510(D)(2)(General Site Standards) allows an additional 5 feet beyond
the maximum building height in any commercial or industrial zone district if the following
findings can be made: 1) the additional height complements or completes the architectural
design; and 2) for properties located in the Coastal Zone, the proposed project complies with
LCP policies, including policies protecting scenic corridors and public viewsheds. The County
found that the additional 3 feet 4 inches in height will create a more open design with varied roof
heights, high ceilings, and glass roll-up doors (for first-floor commercial vendors), and that these
additional features will help create a more open and inviting outdoor commercial area. Thus, the
County could reasonably find that the additional height approved under the Height Exception
“complements or completes the architectural design” of the proposed development.

In addition, the County found that the additional height will allow for pitched roofs, which are
more visually appealing and which will ensure that the building does not appear bulky and boxy
in shape. With respect to protecting important coastal views, the project site is located on Portola
Drive, which is a highly urbanized commercial corridor located about 1,600 feet from the ocean.
Thus, the approved project will not impact any coastal views. Even though the approved project
will have a greater height than any development in the immediately adjacent area, because the
necessary findings for the additional height were made (i.e., the additional height “completes the
architectural design” and “protects scenic corridors and public viewsheds”) the Height Exception
is allowable under the LCP. In other words, although the project as proposed would exceed the
maximum height limit allowed in the C-2 zoning district, the County made adequate findings
supported by substantial evidence to approve a discretionary Height Exception to the maximum
height limit for this project, as allowable under the LCP. Thus, the Appellant’s contention does
not raise a substantial issue of LCP conformance.

The County’s approval also includes variances to reduce the 30-foot required commercial
setback from adjacent residential development to 5 feet (a 25-foot reduction) along the southern
property boundary (which borders a mobile home park) and to 27.5 feet (a 2.5-foot reduction)
along the western property boundary (which borders a single-family residence) to accommodate
an eight-space single-story garage structure for the condominium units. The LCP allows for such
variance approvals if the following findings can be made: (1) That because of special
circumstances applicable to the property, including size, shape, topography, location, or
surroundings, the strict application of the zoning ordinance deprives such property of privileges
enjoyed by other property in the vicinity and under identical zoning classification; (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; and (3) The granting of such variance shall not
constitute a grant of special privileges inconsistent with the limitations upon other properties in
the vicinity and zone in which such is situated*.

The County made each of the aforementioned findings. With respect to special circumstances,
the County identified the peculiar lot configuration (i.e., the lot is not rectangular), as a reason
that the strict application of zoning setback requirements is not warranted. The County also noted

* IP Section 13.10.230 (Variance approvals) discusses the variance findings that must be made in order to grant a
variance.
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that an existing adjacent Public Storage Facility (also on C-2 zoned land) has a reduced setback
from adjacent residential development. The County highlighted the relatively large size of the
storage facility compared to the proposed single-story residential garage structure for which the
setback variances are being applied in this case, suggesting that the impact of the residential
parking garage upon adjacent residential development (a mobile home park) will be insignificant
compared to the Public Storage Facility’s impact to its adjacent residential development. For the
second required finding, the County determined that the granting of a reduced setback variance
would be in harmony with the intent of the zoning objectives because the C-2 zoning is a broad
zoning category that encourages mixed-use development, such as the County-approved project.
Finally, the County found that the granting of the reduced setback variance will not constitute the
granting of “special privilege” since the adjacent Public Storage facility benefits from a reduced
setback to its adjacent residential development despite its large size relative to the proposed
residential garages.

Although County staff made the findings to support a Reduced Setback Variance for the
residential parking structure, it is possible that the County’s findings may not be supported by
substantial evidence. With respect to the “special circumstance” finding, it could be argued that
the unique lot configuration was a known feature of the property when the current owner
(Northpoint Investments Fund, LLC) purchased the subject property in 2013. In addition, the
existing lumberyard structure will be demolished, leaving the Applicant with a large developable
area (i.e. 35,365 square feet) and a blank slate for new development that would ideally conform
to all zoning requirements, thus avoiding the need for a setback variance. Similarly, with respect
to the “special privilege” finding, it could likewise be argued that a variance in this case
constitutes a special privilege because there is a substantial developable area within which a new
project could meet all zoning requirements.

However, the purpose of the 30-foot commercial setback requirement from residential
development is to ensure that residential structures do not suffer the negative consequences of
massive and looming commercial development. In this case, the commercial components of the
project are located outside of the 30-foot setback from adjacent residential properties. The
structure located within the residential setback will be a relatively small, 10-foot-tall, one-story
garage intended to serve the residential condominiums on this commercially-zoned site. The
County found that a 30-foot setback is not necessary because the residential parking structure is
relatively compact, and will not deprive adjacent residential properties or the neighborhood in
general of light, air, or open space. In this case and for this project, these are reasonable
conclusions to allow for mixed-use redevelopment of an existing, vacant, former industrial
lumberyard site that will activate and enliven this particular portion of an eclectic, mixed-use
community.

In addition, the Commission nonetheless concludes that any potential LCP inconsistency issues
resulting from reduced setbacks do not arise to the level of a “Substantial Issue” for the
following reasons: first, the relatively-small, 10-foot high, one-story garage is relatively compact
and will not significantly impact adjacent residential properties or the neighborhood in general
with respect to visual resources, or access to light, air, and open space; second, the granting of
the Reduced Setback Variance for the residential garage structure is consistent with the general
intent and purpose of the zoning district’s objective, because although the 30-foot setback is
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targeted at buffering encroaching commercial development, the C-2 zoning district allows the
possibility of mixed residential use onsite, and the garage structure is specifically provided for
the residential condominium uses, not the commercial uses (so the rationale for a 30-foot setback
is not as relevant); third, the granting of the Reduced Setback Variance will not significantly
impact the health, safety, or welfare of neighboring residential properties or the neighborhood
generally; and fourth, the granting of the Reduced Setback Variance does not implicate any
public coastal access, recreation, or impact issues relevant to the LCP, as the proposed
development is approximately 1,600 feet inland from the ocean in a dense, urban area.

For all of the above reasons, the approved project does not raise a substantial issue of LCP
conformance with respect to Community Character and Neighborhood Compatibility.

Parking and Traffic

The Appellants contend that the project is inconsistent with LCP standards related to parking and
traffic for the following reasons: 1) the project does not provide sufficient onsite parking and
designated offsite parking, which will negatively impact adjacent residents and visitor access to
the coast; 2) the project does not provide a safe traffic flow pattern to support access and egress
to the multi-use project, specifically with respect to commercial truck deliveries; and 3) the
project does not increase and/or improve parking as required by the LCP; rather, it increases the
demand for parking in an already impacted area. Please see Exhibit 5 for the Appellants’
contentions and Exhibit 8 for the applicable LCP standards with respect to parking and traffic.

The County-approved project provides 24 bicycle spots; 52 off-street parking spaces including
38 regular parking spaces, four compact spaces, two accessible spaces, and eight residential
spaces in the residential parking structure; and eight on-street striped spaces along 38™ Avenue.
There are two entrances/exits, one accessible from 38™ Avenue, and the other accessible from
Portola Drive. One of the proposed striped spaces along 38™ Avenue will be designated as a
limited-term loading zone between the hours of 7:00am and 1:00pm, Monday through Friday.

With respect to truck deliveries to the commercial components of the project, the Appellants
contend that the proposed loading zone (a single on-street space along 38™ Avenue) is
insufficient, particularly if the delivery trucks’ size ranges from 25 feet to 45 feet in length. IP
Section 13.11.074 (Access, Circulation, and Parking) states that pedestrian, bicycle, and vehicle
circulation and parking shall be safe, convenient, and readily understandable to users. Section
13.11.074(2) specifically states that “loading spaces shall be provided [...] for commercial and
industrial uses,” and that these loading areas “be designed to not interfere with circulation or
parking, and to permit trucks to fully maneuver on the property without backing from or onto a
public street.” The analysis provided in the project’s traffic study, along with the Department of
Public Work’s approval of the project’s Traffic Plan, indicates that the loading vehicles will be
able to safely maneuver within the footprint of the project site and be able to unload in the
designated loading zone and behind the building without issues. Furthermore, the Applicant’s
response (see Exhibit 9) and the parking study (see Appendix A) indicates that most deliveries
are expected to take place within the off-street surface parking area at the rear of the property in
the early morning before business hours, thus avoiding on-street traffic impacts. The loading
zone along 38" will serve as a secondary loading zone available for smaller delivery vehicles
during business operating hours. In addition, the traffic study found that the project will not have

10
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an adverse impact to traffic, specifically finding that the existing four-way stop at the corner of
38th Avenue and Portola Drive will facilitate appropriate and safe egress and ingress at the site.
The project is therefore consistent with IP Section 13.11.074 and thus this contention does not
raise a substantial LCP conformance issue.

An Appellant contends that the approved project does not contain adequate parking and will
result in negative impacts to the adjacent residential neighborhood due to parking spillover onto
adjacent residential streets, and will also impact parking for coastal visitors. IP Section 13.10.552
(Schedule of Off-Street Parking Requirements) sets the standard for parking requirements for
new development, including the number of required spaces per use (and if applicable, the
intensity of use). Alternatively, Section 13.10.553 allows for a “parking plan,” which, if
approved by the appropriate approving body, may supersede the parking requirements identified
in Section 13.10.552 if certain findings are made, including that parking for visitor access will
not be preempted. In this case, the Applicant prepared a detailed parking plan that was approved
by the Planning Commission which reduces the number of parking spaces required by IP Section
13.10.552. Nevertheless, there were substantial concerns expressed during the local planning
process regarding insufficient parking for the project; specifically, that the number of parking
spaces provided was not adequate considering the project’s size.

Under the standards set forth in IP Section 13.10.552, an estimated 75 to 83 off-street parking
spaces would have been required to accommodate the proposed mixed-use development, absent
the parking plan “override.” This number is conservative, and excludes the .3 spaces per
employee required for “high-level parking,” which accounts for approximately 3,200 square feet
or 1/3 of the proposed commercial space®. The County-approved project will provide only 52
off-street parking spaces, which amounts to a conservative estimate of 23 to 31 spaces short of
the number that would be required by IP Section 13.10.552. However, as stated above, the
County approved a parking plan under IP Section 13.10.553, which allows for a reduction in
parking requirements if certain findings are made (i.e. if visitor access and parking will not be
preempted). The Parking Plan prepared for the project determined that 52 off-street parking
spaces would be sufficient given the diversity of the commercial businesses, and that a person
that parks their vehicle for one use is likely to visit another use on the same site (therefore
negating the need for both uses to provide a parking spot). Specifically, the parking analysis
illustrated that peak parking demand will vary by business, and that 50 spaces would be
sufficient to accommodate parking for all businesses throughout the day. The County made the
requisite findings per IP Section 13.10.553, including that the parking will not interfere with
public access to the beach, ocean, or any nearby body of water, and will not reduce visitor access
or parking within the area (in part, because the development is located on a commercially-zoned
site approximately 1,600 feet from the ocean). The significant distance between the approved
development and the ocean limit the likelihood that the project will adversely impact coastal
access and recreation.

® IP Section 13.10.552 outlines the number of space required per commercial and residential use. Based on IP
Section 13.10.552, the proposed mixed-use building would require 24 off-street residential spaces, 32 spaces for
3,200 square feet of high-level commercial uses, between 10.67 to 16 spaces for non-food services uses, and 10.67
spaces for office/ service commercial uses.
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In addition, it is important to note that the Planning Commission modified the parking
conditions, providing stricter and more responsive parking regulations in an effort to better
manage the parking situation. Specifically, the Planning Commission required the following: 1)
the addition of two regular off-street spaces; 2) a partially open interior design of the residential
parking structure to ensure that the spaces are used for parking, and a specification that
residential storage shall not encroach into the parking area of the residential garages; 3) a
restriction that only one additional vehicle per condominium unit may be parked onsite within
the unenclosed parking area; 4) the preparation of a Transportation and Parking Demand
Management Plan that must be submitted for Planning Director review and approval, which will
detail measures that may be employed to reduce parking demand for the project or provide
additional off-site parking areas; 5) a requirement that the property management company shall
monitor parking on site to ensure that sufficient parking is available for patrons, employees, and
residents; 6) the management company may also adopt additional measures such as paid permits
(or other methods as deemed appropriate) to allow for monitoring of residential vehicles
associated with the condominium tenants; 7) one year following the completion of construction,
and when occupancy has stabilized, the Applicant shall submit for review a parking analysis
project, based upon the actual observed parking demand for the site, which will use mid-week
and weekend parking figures (if the study identifies that there is insufficient parking, the report
shall include recommendations in order to alleviate the identified parking insufficiency); and 8) a
condition denoting that the Planning Director/Planning Commission has the ability to implement
additional measures from the approved Transportation and Parking Demand Management Plan to
ensure that the parking demands created by the project can be effectively managed. The above
special conditions will help alleviate any potential parking congestion and parking issues that
may arise.

Although the County-approved project will increase both on- and off-street parking
opportunities, it is worth noting that the project will also increase the demand for parking in the
area. The Appellants contend that this could potentially result in parking spillover in the adjacent
Pleasure Point residential neighborhood, especially along 38" Avenue®, and may negatively
impact parking access to the coast for visitors. The Appellants cite LUP Objectives 7.7a (Coastal
Recreation) and 7.7b (Shoreline Access), and LUP Programs 7.7a and 7.7b. These LUP policies
establish that existing parking shall be improved (via fencing, striping, landscaping, bike racks,
and safety improvements). The intent of these LCP provisions is to ensure the maximization of
coastal recreation opportunities, including through ensuring adequate coastal parking. However,
the County-approved development is located on a commercially-zoned site approximately 1,600
feet from the ocean. Given this distance, it is highly unlikely that the approved project will result
in parking impacts for coastal visitors. Thus, this contention does not raise a substantial issue
with respect to the LCP’s requirements to protect parking for coastal visitors.

In conclusion, absent the parking plan “override” provision allowed by IP Section 13.10.553,
significant questions would exist regarding whether the project provides adequate off-street
parking, but IP Section 13.10.553 specifically allows for approval of a Parking Plan as an
alternative to establishing otherwise applicable off-street parking requirements, and the special

® It is important to note that parking along 38™ Avenue is public parking; i.e., the parking spaces are not owned by
the residential property owners on 38™ Avenue.
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conditions added by the Planning Commission further provide additional measures to monitor
and mitigate any parking impacts that may arise due to the project as well as additional
mitigations to address any identified parking impacts over time. In this case, the County
determined that the Parking Plan met the requirements of 13.10.553 and the Parking Plan was
approved by the Planning Commission.

For all of the above reasons, the approved project does not raise a substantial issue of LCP
conformance with respect to parking and traffic.

Water Quality and Water Supply

An Appellant contends that the project is inconsistent with numerous LCP policies and standards
related to water quality and water supply (see Exhibit 5 for the appeal contentions and see
Exhibit 8 for the applicable LCP policies and standards).” The Appellant’s water quality
contentions mirror staff’s comments in the comment letter to the County dated October 9™, 2015
(see Exhibit 7); these comments strongly encouraged the County to ensure that the project
protects water quality through the use of a variety of Best Management Practices (BMPs), as
explicitly required by the LCP.

LUP Policies 5.4, 5.4.14, 5.7.4 and 7.23.5, and IP Sections 7.70.220 and 16.22.070 establish
standards to limit runoff through the implementation of BMPs. These policies are rooted in
Coastal Act Sections 30230 and 30231 and require that erosion control measures be implemented
to prevent siltation of streams and coastal lagoons, that discharge of polluted runoff be
minimized, and that on-site detention and other appropriate storm water best management
practices be used to reduce pollution from urban runoff,

The County-approved project appears to comply with the technical requirements of the Water
Quality policies in the LCP. Specifically, the project is conditioned to meet all drainage
requirements of the Department of Public Works, Stormwater Management Services section
including: 1) mandating that the detention system for runoff to the Portola Drive drainage area
shall be designed to detain the 10-year storm; 2) requiring that the drainage be designed to
discharge to an existing 12-inch storm drain pipe on Portola Drive; and 3) requiring that the
detention system for 2 runoff to 38™ Avenue be designed to detain the 25-year storm and that it
will discharge via overland release from the driveway onto 38™ Avenue.

In addition, the project is conditioned so that prior to the issuance of a building permit or any
ground disturbance, a detailed erosion control plan shall be reviewed and approved by the
Department of Public Works and the Planning Department. The erosion control plans shall
specifically include: 1) silt and grease traps; 2) an effective sediment barrier that will be placed

7 The Appellant contends that the County-approved project is inconsistent with the following LCP policies and
standards: LCP Obijective 5.4 (Monterey Bay and Coastal Water Quality), LCP Policy 5.4.14 (Water Pollution from
Urban Runoff), LCP Policy 5.7.4 (Coastal Surface Runoff), LCP Policy 7.23.5 (Control Surface Runoff), LCP
Policy 7.18.1 (Linking Growth to Water Supplies), LCP Policy 7.18.2 (Written Commitments Confirming Water
Service Required for Permits), LCP Policy 7.18.3 (Impacts of New Development on Water Purveyors), and IP
Sections 7.79.110 (Requirement to prevent, control, and reduce stormwater volume, runoff rate and pollutant load),
and 16.22.070 (Runoff control). Section 7.79.110, however, is not part of the certified LCP.
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along the perimeter of the disturbance area; and 3) spoils management that prevents loose
material from clearing, excavation, and other activities from entering the drainage channel.
The project is also conditioned to meet all requirements of the County Department of Public
Works, Stormwater Management including providing analysis for water quality treatment and
demonstrating compliance with either the State Water Resources Control Board Municipal
General Permit or the Central Coast Regional Water Quality Control Board Post Construction
Requirements. In addition, the project is conditioned to require the Applicant to provide
arrangements for ongoing maintenance of BMP mitigation facilities. Finally, the project as
conditioned requires the collection of a drainage fee if there is any net increase in impervious
area over the currently existing pre-development situation.

Moreover, the County addressed Commission staff’s water quality comments by detailing that:
1) drain rock filtration/storage will filter stormwater prior to leaving the site; thereby improving
the water quality of any runoff from the project site; 2) the extensive retention system proposed
will significantly reduce the rate and amount of stormwater runoff compared with the existing
pre-development state (and explained the infeasibility of biofiltration and infiltration BMPs
given the low filtration rates in the top 11 feet of the soil); and 3) the retention/detention system
will provide adequate filtration to remove pollutants before water is released into the existing
storm drain systems that eventually outfall to Moran Creek, Moran Lake, and the ocean. The
County staff report also noted that roof runoff catchment systems are not required by the General
Plan, Zoning Code, or LCP.

That said, there are aspects of water quality and drainage plans that could better comply with: 1)
the overarching intent of these policies and 2) some of the broader policies that call for the
implementation of “Best Management Practices” (BMPs), for which Commission staff notified
the County, but which the County did not adopt as part of this project. Indeed, during the local
review process, Commission staff’s comment letters to the County provided specific examples of
potential best management practices (such as a roof runoff catchment system and parking lot
runoff catchment system for storage and reuse on site for landscaping irrigation; underground
retention/detention units that include additional pre-filtration to remove hydrocarbons, metals,
and other potential pollutants generated in the automobile use areas and prior to discharge into
the County’s storm drain system) that could be implemented in order to incrementally help to
improve the water quality of Moran Creek, Moran Lake, and the adjacent waters of the Pacific
Ocean (see Exhibit 7). For example, rain catchment and reuse systems (e.qg. rain barrels) could
be incorporated into the project design to further reduce runoff (including potential runoff into
the Sanctuary) and to offset impacts to water supply. The installation of water catchment systems
could also reduce water use and runoff through the reuse of stormwater for landscape irrigation.
Though catchment systems are not required elements of new development under the LCP, they
are commonly integrated into projects that call for the implementation of BMPs. Given that the
project site offers a blank slate for new development on a relatively large site, it would be
possible to incorporate any and all BMPs in order to minimize the impact of the development,
and to help set a precedent of responsible and ecologically minded new development in Santa
Cruz County with respect to water reuse and protecting water quality. However, though
additional improvements to the project would better protect water quality and water supply, the
absence of the above-suggested additional BMPs, which are not specific requirements of the
LCP, does not raise a substantial issue of LCP conformance. Because all technical LCP water
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quality requirements appear to be met, and a number of Commission staff’s water quality
comments were addressed through the County process as explained above, this project, as
conditioned, can nonetheless be found consistent with the LCP’s water quality policies and
standards.

In addition to contentions regarding water quality, the Appellant also contends that the County-
approved project is inconsistent with LUP Policies 7.18.1 (Linking Growth to Water Supplies),
7.18.2 (Written Commitments Confirming Water Service Required for Permits), and 7.18.3
(Impacts of New Development on Water Purveyors). These LUP policies require that new
development does not adversely impact water supply, and require written evidence of the water
purveyor’s ability to provide water to proposed development.

In this case, the City of Santa Cruz is the water purveyor for the Pleasure Point area. The City
provided a “will-serve” letter dated July 16", 2015 (see Exhibit 6) stating that there is adequate
water to serve the project. This letter provides the required written evidence of the purveyor’s
ability to provide water as required by LUP Policy 7.18.2. With respect to the requirement for
linking growth to water supplies (LUP 7.18.1) and determining adequate water supply (7.18.3),
the County-approved Mitigated Negative Declaration states that although the project will
incrementally increase water demand, the City of Santa Cruz Water Department has indicated
that the current water supply is sufficient and will be able to adequately serve the new
development (see Appendix A).

Given that there is confirmation of adequate water supply, and written evidence of sufficient
water supply to support the development, the project is therefore consistent with LUP Policies
7.18.1, 7.18.2, and 7.18.3. For all of the above reasons, the approved project does not raise a
substantial issue of LCP conformance with respect to water supply.

Other Contentions

In addition to the contentions regarding Community Character & Design, Parking/Traffic, and
Water Quality/Supply, an Appellant also contends that the County-approved development is
inconsistent with several non-applicable LCP Sections and one Coastal Act Section.

Specifically, the Appellant contends that the County-approved project is inconsistent with
Coastal Act Section 30213, which requires the provision of lower cost visitor-serving and
recreational facilities along the coast. However, this allegation does not raise a substantial issue
with respect to public access consistency under the Coastal Act because the proposed
development is 1,600 feet inland of the ocean on a commercially-zoned site in a dense, urban
area.

The Appellant also contends that the County-approved project is inconsistent with LUP
objectives and policies that pertain to property designated Neighborhood Commercial. However,
the subject parcel is designated Community Commercial, and, therefore, the policies and
objectives of the Neighborhood Commercial designation do not apply.

Lastly, the Appellant raises contentions regarding the historic significance of the site. A Historic
Assessment was completed by Reubén Menodoza, PhD (see Appendix A). The report concluded
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that the property does not have historic significance and that the site was found not to be eligible
for the National Register of Historic Places, the California Register of Historic Resources, or for
listing in the Santa Cruz County Historic Resources Inventory. Although the project was not
found to have historical significance, the Applicant has made an effort to retain some of the
history of the site by naming the project “The Lumberyard” and by using some of the redwood
framing from the original warehouse structure within the commercial area of the approved
development. The appeal contentions thus do not raise a substantial LCP conformance issue with
IP Chapter 16.42 (Historic Preservation).

F. CONCLUSION

When considering a project that has been appealed to it, the Commission must first determine
whether the project raises a substantial issue of LCP conformity, such that the Commission
should assert jurisdiction over a de novo CDP for such development. At this stage, the
Commission has the discretion to find that the project does not raise a substantial issue of LCP
conformance. As explained above, the Commission is guided in its decision of whether the issues
raised in a given case are “substantial” by the following five factors: the degree of factual and
legal support for the local government’s decision; the extent and scope of the development as
approved or denied by the County; the significance of the coastal resources affected by the
decision; the precedential value of the County’s decision for future interpretations of its LCP;
and, whether the appeal raises only local issues as opposed to those of regional or statewide
significance.

In this case, these five factors, considered together, support a conclusion that this project does
not raise a substantial issue of LCP conformance. First, in terms of the parking/traffic
contentions, the LCP allows for an alternate parking plan in lieu of the number of spaces
typically required for each type of development, and the County conditioned the project to
address any future parking deficiencies that may arise. In terms of the Appellant’s water quality
contentions, the approved project adheres to the water quality protection requirements of the
LCP through the implementation of BMPs and an approved drainage plan. In terms of the
Appellant’s water supply contentions, the City of Santa Cruz Water Department has stated that
there is adequate water to supply the project and has provided a will-serve letter for the
development. In terms of community character, the project constitutes infill development and is
generally consistent with all applicable site standards, and the necessary findings were made to
support a Height Exception and a Variance for a Reduced Setback from adjacent residential
development. To the extent the County’s findings for the Reduced Setback Variance were not
supported by substantial evidence, any LCP inconsistency did not arise to the level of a
“Substantial Issue” as discussed above. With regard to the explicit language of the LCP, the
project is found to be overall consistent.

Thus, regarding the first factor, the County has provided adequate factual and legal support for
its decision that the approved development would be consistent with the certified LCP. Though
the proposed project could have better exemplified some of the broader LCP objectives relating
to community character and BMPs and water quality, the project can be found consistent with
the LCP, and therefore the Commission finds that the County-approved project raises No
Substantial Issue. Regarding the second factor, the approved project, although near the limit of
appropriately-designed development in some regards, nonetheless represents an adequately-
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scaled infill, multi-use project situated in a commercially-zoned, dense, urban area of the
County. Regarding the third and fourth factors, because the approved project is located four
blocks and about 1,600 feet from the coastline, it is not anticipated that approval of this project
will pose future LCP interpretation issues or have a significant impact to coastal resources.
Finally, regarding the fifth factor, the project does not raise issues of regional or statewide
significance.

For the reasons stated above, the Commission finds that Appeal Number A-3-SCO-16-0003 does

not present a substantial issue with respect to the grounds on which the appeal has been filed
under Section 30603 of the Coastal Act and is consistent with the certified LCP.
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APPENDIX A: SUBSTANTIVE FILE DOCUMENTS

1. Initial Study and Mitigated Negative Declaration prepared for Northpoint Investments Fund,
LLC by Santa Cruz County (September 2015)

2. Traffic Impact Study prepared for Hamilton Swift and Associates by Kimley Horn (January
2015)

3. Shared Parking Analysis prepared for Hamilton Swift and Associates by Marquez
Transportation Engineering (July 2014)
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NOTICE OF FINAL LOCAL ACTION ON COASTAL PERMIT

County of Santa Cruz FINAL LOCAL
Date of Notice: December 24, 2015 ACTION NOTICE

Notice Sent (via certified mail) to:
California Coastal Commission G
Central Coast Area Office REFERENCE &3 X0 L~/ F5

725 Front Street, Ste. 300 APPEAL P 25~ 142t |
Santa Cruz, CA 95060 : -F’EAL:ERFODMZ

Please note the following Final Santa Cruz County Action on a coastal permit, coastal permit amendment or coastal
permit extension application (all local appeals have been exhausted for this matter):

Project Information

Application No.: 141157 .

Project Applicant: ' Northpoint Investments Fund, LLC DEC 2 8 2015
Address: v PO Box 470577, San Francisco, CA 94147
Phone/E-mail: (415) 613 5200 / patrickfoy@gmail.com CAILITADANA

Applicant’'s Representative: Hamilton Swift and Associates, Attn John Swift TOREIAL LAty
Address: 500 Chestnut Street, suite 100, Santa Cruz, CA 85006 '

Phone/E-mail; (831) 459 9992 / john@hamiltonswift.com
Project Location: Property located on the south of Portola Drive (3800 Portola Drive) at the intersection with Z5th Avenue

Project Description: Proposal to demolish and replace an existing lumberyard building with an approximatel: 20,800
square foot mixed use building with one commercial condominium unit at the lower floor that includes 3,200 sg-iare feet of
restaurant use, and 3,200 square feet of retail use and 3,200 square feet of office/service commercial use, eight
residential condominium units at the second and third floors, together with 1,600 square feet of shared service:circulation
areas, and the construction of a detached 2,033 square foot residential parking structure. This requires a Commercial
Development Permit including a Master Occupancy Program, the approval of a Tentative Map, a Coastal Development
Permit, a Height Exception to allow for an increased height from 35 feet to around 38 feet 4 inches, Design Review and
the approval of a Parking Plan (141157). The application also includes a Soils Report Review (REV141076).

Final Action Information

Final Local Action: Approved with Revised/Added Conditions

Final Action Body:
[ ] Zoning Administrator
XI Planning Commission
[J Board of Supervisors

Required Materials | Enclosed | Previously Additional Materials | Enclosed | Previously serit (date)

Supporting the Final sent (date) ‘Supporting the Final

Action S Action: -~ :

Staff Report X CEQA Document X ’

Adopted Findings X Other: Historic Report, X )

Adopted Conditions X Other: Initial study and See enclosed disc.

Site Plans X attachments (staff report X Also available online
includes list of www.sccoplanning.com

Elevations X attachments)
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Coastal Commission Appeal Information

[] This Final Action is Not Appealable to the California Coastal Commission, the Final County of Santa Cruz Action is
now effective.

X This Final Action is appealable to the California Coastal Commission. The Coastal Commission’s 10-working day
appeal period begins the first working day after the Coastal Commission receives adequate notice of this Final Action.
The Final Action is not effective until after the Coastal Commission’s appeal period has expired and no appeal has
been filed. Any such appeal must be made directly to the California Coastal Commission Central Coast Area Office in
Santa Cruz; there is no fee for such an appeal. Should you have any questions regarding the Coastal Commission
appeal period or process, please contact the Central Coast Area Office at the address listed above, or by phone at
(831) 427-4863.

Copies of this notice have also been sent via first-class mail to:
e Applicant
* Interested parties who requested mailing of notice
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Staff Report to the
Planning Commission  Application Number: 141157

Applicant: Hanilton Swift and Associates, Agenda Date: December 9, 2015
Attn. John Swift Agenda Item #: 7
Owner: Northpoint Investments Fund LLC Time: After 9:00 a.m.

APNs: 032-092-01 and 05

Project Description: Proposal to demolish and replace an existing lumberyard building with an
approximately 20,800 square foot mixed use building with one commercial condominium unit at
the lower floor that includes 3,200 square feet of restaurant use, and 3,200 square feet of retail
use and 3,200 square feet of office/service commercial use, eight residential condominium units
at the second and third floors, together with 1,600 square feet of shared service/circulation areas,
and the construction of a detached 2,033 square foot residential parking structure. This requires
a Commercial Development Permit including a Master Occupancy Program, the approval of a
Tentative Map, a Coastal Development Permit, a Height Exception to allow for an increased
height from 35 feet to around 38 feet 4 inches, a Variance to reduce the 30 foot setback to a
residential zone district to around 5 feet from the southern property boundary and 27 feet 6
inches from the western property boundary for the residential parking structure, the approval of a
Parking Plan, Design Review and Environmental Review. The application also includes a Soils
Report Review.

Location: Property located on the south side of Portola Drive (3800 Portola Drive) at the
intersection with 38th Avenue.

Supervisorial District: First District (District Supervisor: John Leopold)

Permits Required: Tentative Map Approval, Commercial Development Permit, Master
Occupancy Program, Coastal Development Permit, Height Exception, Parking Plan.

Technical Reviews: Soils Report Review (REV141076)

Staff Recommendation:

e Adopt the attached resolution (Exhibit A), certifying the Mitigated Negative Declaration
per the requirements of the California Environmental Quality Act (CEQA).

e Approval of Application 141157, based on the attached findings and conditions.

County of Santa Cruz Planning Department
701 Ocean Street, 4t Floor, Santa Cruz CA 95060
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Application #: 141157 Page 2
APN: 032-092-01 and 05
Owner: Northpoint Investments Fund LLC

Exhibits

A. Resolution certifying the Initial B. Findings
Study/Mitigated Negative C. Conditions
Declaration (CEQA). D. Project plans

Al. IS/MND / List of Attachments E. Assessor's, Location, Zoning and

A2. IS/MND Comments received. General Plan Maps

A3.  Response to comments on the [ Results of neighborhood meeting
IS/MND from the California Coastal held June 23, 2014
Commission dated October 9, 2015 G. Historical Assessment Report and
and Public Utilities Commission, DPR prepared by Ruben Mendoza
dated September 14, 2015. Ph.D., RPA, dated October, 24, 2015

A4.  Addendum to the Negative H. Comments & Correspondence
Declaration, dated November 20,
2015

Parcel Information

Parcel Size (combined): 35,365 square feet

Existing Land Use - Parcel: Vacant lumberyard warehouse and office

Existing Land Use - Surrounding: Commercial and residential

Project Access: Portola Drive and 35" Avenue

Planning Area: Live Oak

Land Use Designation: C-C (Community Commercial)

Zone District: C-2 (Community Commercial)

Coastal Zone: X Inside ___ Outside

Appealable to Calif. Coastal X Yes __ No

Comm.

Environmental Information

Geologic Hazards: Not mapped/no physical evidence on site

Soils: Soils report submitted

Fire Hazard: Not a mapped constraint

Slopes: Parcel is roughly level

Env. Sen. Habitat: Previously disturbed site/no physical evidence

Grading: No grading proposed

Tree Removal: No trees proposed to be removed

Scenic: Not a mapped resource

Drainage: Preliminary drainage plan reviewed and accepted

Archeology: Not mapped/no physical evidence on site

Services Information

Urban/Rural Services Line: X Inside __ Outside

Water Supply: City of Santa Cruz Water Department

Sewage Disposal: County of Santa Cruz Sanitation District

Fire District: Central Fire Protection District
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Application #: 141157 Page 4

APN: 032-092-01 and 05
Owner: Northpoint Investments Fund LLC

developments are allowed in the C-2 zone district when the residential portion of the project does
not exceed 50% of the total use area. In this case, 9,600 square feet of commercial space is
proposed at the ground floor, and 9,600 square feet of residential space is proposed on the second
and third floors. In addition the proposed 20,800 square foot building will include approximately
1,600 square feet of shared service areas that include a trash enclosure, public bathrooms,
mechanical equipment rooms, hallways and other access and circulation areas. Density for
mixed use developments is based upon the Urban High Residential General Plan designation
which allows a maximum density of one unit for every 2,500 square feet of developable land. In
this case, eight units are proposed, but a total of fourteen could be allowed.

The proposed project will meet the site standards of the C-2 zone district with the approval of an
Exception to allow for additional building height in accordance with County Code section
13.10.510(D)(2), as shown below.

| SITE STANDARDS CHART

C-2 Requirements Proposed Project
Minimum 10,000 square feet 35,365 square feet
Parcel Size
Minimum 60 feet. +/- 400 feet
Parcel Frontage
Minimum 10 feet. 11 feet 6 inches
Front Yard (Portola Drive.)
Minimum 10 ft. across from residential | 10 feet
Street Side Yard (35™ Avenue)
Minimum 0 feet. 70 feet (Mixed Use building)
Side Yard 1 foot (Residential garages)
Minimum 0 feet. 38 feet 6 inches (Mixed Use)
Rear Yard 5 feet 1.5 inches (Garages)
Maximum Building Height 3 stories, 3 stories

not to exceed 35 ft. *See below
Height Exceptions 13.10.510(D)(2)
Features such as elevators,
cooling towers and similar | Not to exceed 25 feet above | Roofed ventilation shafts:
structures not used for human | the height limit allowed in |5 feet 10 inches above the
habitation and not covering more | the zone district (35 feet) height allowed in the zone
than 10% of the ground area district (40 feet 10 inches)
covered by the structure
Additional height within any | Up to 5 additional feet | *38 feet 4 inches
commercial or industrial zone subject to design review

Master Occupancy Program

The proposed commercial building includes two fixed tenant spaces, one at the corner of Portola
Drive and 38" Avenue of approximately 1,720 square feet and a smaller tenant space at the
southern end of the building of approximately 1,005 square feet. The remainder of the building
has been designed to be open and flexible but could potentially be divided into as many as 13
additional separate businesses with a floor area ranging from as small as 350 square feet to
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Application #:; 141157 Page 13
APN: 032-092-01 and 05
Owner: Northpoint Investments Fund LLC

Mitigated Negative Declaration (MND) has been prepared in accordance with the California
Environmental Quality Act (CEQA).

The environmental review process focused on the potential impacts of the project in the areas of
noise, both during construction and also potential ongoing noise generated by traffic entering and
exiting the site. The environmental review also focused on the potential for hazardous materials
on site. The required mitigation measures to reduce potential impacts from the proposed
development and adequately address these issues included in the MMRP have also been included
as conditions of approval of this project.

The initial study and MND were circulated for public review and comment from September 14,
2015 through October 13, 2015. All public comments (Exhibit Al) received regarding the
environmental review and comment period have been considered and do not change the
determination that no significant impacts will result from this project.

With specific regard to concerns expressed as to the potential historic significance of the site, the
applicant submitted a Historical Resources report prepared by XX,dated XX. As detailed above,
this report shows that the project will not have any significant impact on a site of historical or
cultural importance.

Conclusion

As proposed and conditioned, the 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

. Adopt the CEQA Mitigated Negative Declaration and Mitigation Measures and
Reporting Program (Exhibit A) related to the proposed project (Exhibit A), certifying the
Mitigated Negative Declaration per the requirements of the California Environmental
Quality Act: and

. APPROVE Application Number 141157, based on the attached findings (Exhibit B) and
conditions of approval (Exhibit C).

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 infermation
are available online at: www.co.santa-cruz.ca.us
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Application #: 141157
APN: 032-092-01 and 05
Owner: Northpoint Investments Fund LLC

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@santacruzcounty.us

Report Reviewed By:
Steven Guiney, AICP
Principal Planner
Development Review
Santa Cruz County Planning Department

Page 14
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BEFORE THE PLANNING COMMISSION
OF THE COUNTY OF SANTA CRUZ, STATE OF CALIFORNIA

RESOLUTION NO.

On the motion of Commissioner
duly seconded by Commissioner
the following Resolution is adopted:

PLANNING COMMISSION RESOLUTION
ADOPTING THE MITIGATED NEGATIVE DECLARATION
FOR A MIXED USE BUILDING, APPLICATION 141157

WHEREAS, at its regular meeting on November 18, 2015, the Planning Commission convened a
duly noticed public hearing to consider the proposed project and proposed adoption of a
Mitigated Negative Declaration, and considered public testimony prior to taking action.

NOW, THEREFORE, BE IT RESOLVED AND ORDERED, that the Planning Commission
hereby makes the following findings and hereby adopts the attached CEQA Mitigated Negative
Declaration and Mitigation Monitoring and Reporting Program (MMRP) related to the proposed
project.

1. The Project that was the subject of environmental review includes but is not limited to the
following components:

Proposal to Proposal to demolish and replace an existing lumberyard building with an
approximately 20,800 square foot mixed use building with one commercial condominium unit at
the lower floor that includes 3,200 square feet of restaurant use, and 3,200 square feet of retail
use and 3,200 square feet of office/service commercial use, eight residential condominium units
at the second and third floors, together with 1,600 square feet of shared service/circulation areas,
and the construction of a detached 2,033 square foot residential parking structure.

Requires a Commercial Development Permit including a Master Occupancy Program, the
approval of a Tentative Map, a Coastal Development Permit, a Height Exception to allow for an
increased height from 35 feet to around 38 feet 4 inches, Design Review the approval of a
Parking Plan and Environmental Review. The application also includes a Soils Report Review.

2. Environmental review determined that the proposed project, as mitigated with identified
mitigation measures, will not have a significant impact on the environment, and therefore a
Mitigated Negative Declaration has been prepared in accordance with the California
Environmental Quality Act (CEQA), which was circulated for public comment and review for 30
days, ending on October 12, 2015, as required. Notice of the circulation was provided through
an advertisement in the newspaper, notice on the project site, and by posting the initial study on
the County of Santa Cruz website.

EXHIBIT A
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3. The Planning Commission, in adopting the Mitigated Negative Declaration and MMRP,
is requiring that the following mitigation measures be incorporated into the Project, and the
Planning Commission finds that implementation of these mitigation measures will reduce any
potentially significant effects of the proposed project to a less than significant level.

Mitigation AQ-1. Condition IV.A.

Monitoring Program: Air Quality

Prior to the commencement of work, a survey for asbestos would be required and written
notification for asbestos removal and/or demolition would be provided 10 working days
prior to commencing any regulated activities.

Mitigation AQ-2. Condition V.A.

Monitoring Program: Air Quality

Contracted Diesel Control Measures: In addition to the use of Tiered engines and
California ultralow sulfur diesel fuel, the following requirements will be incorporated
into contract specifications:

e To minimize potential diesel odor impacts on nearby receptors (pursuant to
MBUAPCD Rule 402, Nuisances), construction equipment will be properly tuned. A
schedule of tune-ups will be developed and performed for all equipment operating
within the project area. A written log of required tune-ups will be maintained and a
copy of the log will be made available to the County of Santa Cruz Planning
Department for inspection upon request.

e Fixed temporary sources of air emissions (such as portable pumps, compressors,
generators, etc.) will be electrically powered unless the contractor submits
documentation and receives written approval from the County of Santa Cruz Planning
Department that the use of such equipment is not practical, feasible, or available
(generally contingent upon power line proximity, capacity, and accessibility).
California ultralow sulfur diesel fuel with maximum sulfur content of 15 ppm by
weight (ppmw S), or an approved alternative fuel, will be used for on-site fixed
equipment not using line power.

e To minimize diesel emission impacts, construction contracts will require off-road
compression ignition equipment operators to reduce unnecessary idling with a 2-minute
time limit, subject to monitoring and written documentation.

¢ On-road material hauling vehicles will shut off engines while queuing for loading and
unloading for time periods longer than 2 minutes, subject to monitoring and written
documentation.

e Off-road diesel equipment will be fitted with verified diesel emission control systems
(e.g., diesel oxidation catalysts) to the extent reasonably and economically feasible.

» Utilize alternative fuel equipment (i.e., compressed or liquefied natural gas, biodiesel,
electric) to the extent reasonably and economically feasible.

Feasibility will be determined consistent with Best Available Control Technology

EXHIBIT A
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(BACT) general criteria: 1) achieved in practice; 2) contained in adopted control
measures; 3) technologically feasible; and 4) cost-effective.

Mitigation AQ-3. Condition VLA.

Monitoring Program: Air Quality

Diesel Particulate Matter Emissions Control Measures: In addition, the project will

implement the following measures to reduce particulate matter emissions from diesel

exhaust:

e Grid power will be used instead of diesel generators where it is feasible to connect to
grid power (generally contingent upon power line proximity, capacity, and
accessibility).

 The project specifications will include 13 CCR Sections 2480 and 2485, which limit the
idling of all diesel-fueled commercial vehicles (weighing over 10,000 pounds, both
California- or non-California-based trucks) to 30 seconds at a school or 5 minutes at
any location. In addition, the use of diesel auxiliary power systems and main engines
will be limited to 5 minutes when within 100 feet of homes or schools while the driver
is resting.

» The project specifications will include 17 CCR Section 93115, Airborne Toxic Control
Measure for Stationary Compression Ignition Engines, which specifies fuel and fuel
additive requirements; emission standards for operation of any stationary, diesel-fueled,
compression-ignition engines; and operation restrictions within 500 feet of school
grounds when school is in session.

e A schedule of low-emissions tune-ups will be developed and such tune-ups will be
performed on all equipment, particularly for haul and delivery trucks.

e Low-sulfur (< 15 ppmw S) fuels will be used in all stationary and mobile equipment.

Mitigation AQ-4. Condition VI.B.

Monitoring Program: Air Quality

Dust Control Measures: The following controls will be implemented at the construction

and staging sites as applicable:

e Water all active construction areas at least twice daily as necessary and indicated by
soil and air conditions.

¢ Cover all trucks hauling soil, sand, and other loose materials or require all trucks to
maintain at least 2 feet of freeboard.

e Pave, apply water three times daily, or apply (nontoxic) soil stabilizers on all unpaved
access roads, parking areas and staging areas at construction sites.

e Sweep daily (with water sweepers) all paved access roads, parking areas and staging
areas at construction sites.

e Sweep streets daily (with water sweepers) if visible soil material is carried onto
adjacent public streets.

EXHIBIT A
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e All disturbed areas, including storage piles, which are not being actively utilized for
construction purposes, will be effectively stabilized of dust emissions using water,
chemical stabilizer/suppressant, covered with a tarp or other suitable cover or
vegetative ground cover.

e All on-site unpaved roads and off-site unpaved access roads will be effectively
stabilized of dust emissions using water or chemical stabilizer/suppressant.

¢ All land clearing, grubbing, scraping, excavation, land leveling, grading, cut & fill, and
demolition activities will be effectively controlled of fugitive dust emissions utilizing
application of water or by presoaking.

e When materials are transported off site, all material will be covered, or effectively
wetted to limit visible dust emissions, and at least 6 inches of freeboard space from the
top of the container will be maintained.

e All operations will limit or expeditiously remove the accumulation of mud or dirt from
adjacent public streets at the end of each workday. (The use of dry rotary brushes is
expressly prohibited except where preceded or accompanied by sufficient wetting to
limit the visible dust emissions. Use of blower devices is expressly forbidden.)

e Following the addition of materials to, or the removal of materials from, the surface of
outdoor storage piles, said piles will be effectively stabilized of fugitive dust emissions
utilizing sufficient water or chemical stabilizer/suppressant.

e Within urban areas, trackout will be immediately removed when it extends 50 or more
feet from the site and at the end of each workday.

¢ Any site with 150 or more vehicle trips per day will prevent carryout and trackout.

e Hydroseed or apply (nontoxic) soil stabilizers to inactive construction areas (previously
graded areas inactive for 10 days or more).

¢ Enclose, cover, water twice daily, or appIy (nontoxic) soil binders to exposed stockpiles
(dirt, sand, etc.).

e Limit traffic speeds on unpaved roads to 15 miles per hour.

e Install sandbags or other erosion control measures to prevent silt runoff to public
roadways from sites with a slope greater than 1 percent.

e Replant vegetation in disturbed areas as quickly as possible.

e Install wheel washers for all exiting trucks, or wash off all trucks and equipment
leaving the site.

e Install wind breaks at windward side(s) of construction areas.

e Suspend excavation and grading activity when winds (instantaneous gusts) exceed 20
miles per hour.

e Limit the area subject to excavation, grading, and other construction activity at any one
time.

Mitigation HAZ-.1 Condition IV.B.

Monitoring Program: Hazards and Hazardous Materials
A comprehensive survey for the presence of lead based paint shall be performed prior to
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the demolition of the building on the parcel and all such materials shall be properly
identified and removed in accordance with applicable laws pertaining to lead based paint.

Mitigation HAZ-2. Condition IV.C.

Monitoring Program: Hazards and Hazardous Materials

A comprehensive survey for the presence of asbestos containing materials shall be
performed prior to the demolition of the building on the parcel and all such materials
shall be properly identified and removed in accordance with applicable laws pertaining to
asbestos containing materials.

Mitigation NOI-1 Condition VI.C.

Monitoring Program: Noise

Limit construction activity to between the hours of 7:00 a.m. to 6:00 p.m. Monday
through Friday, 9:00 a.m. to 5:00 p.m. Saturday in order to avoid noise during more
sensitive nighttime hours. Prohibit construction activity on Sundays.

Mitigation NOI-2 Condition VI.D.

Monitoring Program: Noise

Require that all construction and maintenance equipment powered by gasoline or diesel
engines have sound-control devices that are at least as effective as those originally
provided by the manufacturer and that all equipment be operated and maintained to
minimize noise generation.

Mitigation NOI-3 Condition VLE.

Monitoring Program: Noise
Prohibit gasoline or diesel engines from having unmuffled exhaust.

Mitigation NOI-4 Condition VL.F

Monitoring Program: Noise
Use noise-reducing enclosures around stationary noise-generating equipment capable of 6
dB attenuation.

Mitigation NOI-5 Condition IV.D.

Monitoring Program: Noise

Prior to demolition of the existing structure or construction of the proposed commercial
mixed-use building, require construction of a permanent masonry sound wall with a
minimum height on 6 feet along the property boundary with 718 38th Avenue.
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Mitigation NOI-6 Condition IV.E.

Monitoring Program: Noise

Construct a masonry sound wall with a minimum height of 6 feet along the southern
property boundary adjacent to the southern driveway access from 38th Avenue where it
borders the adjacent residential property at 718 38th Avenue.

Mitigation NOI-7 Condition VL.G.

Monitoring Program: Noise

Construct fencing or other solid barrier with a minimum height of 6 feet, together with
landscape plantings that include large shrubs/small trees with dense woody foliage along
the southern property boundary adjacent to the proposed residential garages.

4. In adopting the Mitigated Negative Declaration, the Planning Commission finds, on the
basis of the whole record before it, that there is no substantial evidence that the project, as
mitigated, will have a significant effect on the environment, and that the Mitigated Negative
Declaration reflects the lead agency’s independent judgment and analysis.

5. The material which constitutes the record of proceedings upon which the Commissions’
decision is based shall be located in the offices of the Clerk of the Board, located at 701 Ocean
Street, Santa Cruz, California.

PASSED AND ADOPTED by the Planning Commission of the County of Santa Cruz, State of

California, this day of , 20___ by the following vote:
AYES: COMMISSIONERS
NOES: COMMISSIONERS

ABSENT: COMMISSIONERS
ABSTAIN: COMMISSIONERS

Chairperson of the Planning Commission

ATTEST:
Planning Commission Secretary

APPROVED AS TO FORM:

T IV IN

Assmtént County Counsel
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Initial Study/ Mitigated Negative Declaration (IS/MND) and Attachments:

(All documents may be found via the Planning Department website at www.sccoplanning.com
Go to Planning Commission >> Agendas >> Year 2015 >> November >> 11/18/2015 [Agenda]
>> Scheduled Item # 8 (click the underlined number)

Initial Study/Mitigated Negative Declaration

Attachment 1:
Attachment 2:
Attachment 3:

Attachment 4:

Attachment S:

Attachment 6:

Attachment 7:

Attachment 8:

Attachment 9:

Attachment 10:

Attachment 11:

Attachment 12:

Attachment 13:

Attachment 14:

Attachment 15:

Mitigation and Monitoring Reporting Program
Location, Assessors, Zoning and General Plan Maps
Project Plans

Bat Survey Results, Prepared by the Central Coast Bat Research Group,
dated February 28, 2015

Geotechnical (soils) Investigation Report prepared by Dees and
Associates, Inc. dated July 31, 2014

Addendums to the Geotechnical Report by Dees and Associates, Inc. dated
February 12, 2014 and June 9, 2015

Planning Department letter of acceptance of the Geotechnical Report,
prepared by Carolyn Burke, dated September 12, 2015

Water Will Serve Letter from the City of Santa Cruz Water Department,
dated July 16, 2014

Drainage calculations prepared by Ifland Engineers

Traffic Impact Study Report prepared by Kimley Horn, dated January 14,
2015

Shared Parking Analysis prepared by Marquez Transportation
Engineering, dated July 29, 2014 with addendums dated June 19, 2015 and
July 29, 2015

Sewer Availability and Conditions of Service letter from the County of
Santa Cruz Sanitation District, dated July 18, 2014

Phase I Environmental Site Assessment , prepared by Remedian Risk
Management (RMR) dated December 4, 2013 and Phase II Shallow Soil
Gas and Groundwater Investigation, prepared by RMR , dated may 21,
2014

California Emissions Estimator Model (CalEEMod) (8.15)

Monterey Bay Unified Air Pollution Control District (MBUAPCD)
Consistency Determination
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Edmund G. Brown Jr.
Governor

STATE OF CALIFORNIA
Governor’s Office of Planning and Research

State Clearinghouse and Planning Unit "”mm,um“

Ken Alex
Director

October 13, 2015

Todd Sexauer

Santa Cruz County
701 Ocean Street
Santa Cruz, CA 95060

Subject: The Lumberyard Mixed Use Development
SCH#: 2015092034

Dear Todd Sexauer:

The State Clearinghouse submitted the above named Mitigated Negative Declaration to selected state
agencies for review. On the enclosed Document Details Report please note that the Clearinghouse has
listed the state agencies that reviewed your document. The review period closed on October 12, 2015, and
the comments from the responding agency (ies) is (are) enclosed. If this comment package is not in order,
please notify the State Clearinghouse immediately. Please refer to the project’s ten-digit State
Clearinghouse number in future correspondence so that we may respond promptly.

Please note that Section 21104(c) of the California Public Resources Code states that:

“A responsible or other public agency shall only make substantive comments regarding those
activities involved in a project which are within an area of expertise of the agency or which are
required to be carried out or approved by the agency. Those comments shall be supported by
specific documentation.”

These comuments are forwarded for use in preparing your final environmental document. Should you need
more information or clarification of the enclosed comments, we recommend that you contact the

commenting agency directly.

This letter acknowledges that you have complied with the State Clearinghouse review requirements for
draft environmental documents, pursuant to the California Environmental Quality Act. Please contact the
State Clearinghouse at (916) 445-0613 if you have any questions regarding the environmental review

process.

Sincerely,

]
o

Scott Morgan
Director, State Clearinghouse

Enclosures
cc: Resources Agency

1400 TENTH STREET P.O. BOX 3044 SACRAMENTO, CALIFORNIA 95812-3044
TEL (916) 445-0613 FAX (916) 323-3018 www.opr.ca.gov
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Document Details Report
State Clearinghouse Data Base

SCH# 2015092034
Project Title The Lumberyard Mixed Use Development
Lead Agency Santa Cruz County
Type MND Mitigated Negative Declaration
Description The proposal is to demolish an existing Lumberyard building and to construct a 9,600 sf commercial,

retail building with one commercial condominium unit at the lower floor that includes 3,200 sf of
restaurant use and 3,200 sf of retail use and 3,200 sf of office/service commercial use, and eight
residential condominium units totaling 9,600 sf at the second and third floor, together with a detached
2,033 sf residential parking structure with eight separate garages, one for each condominium unit.

This requires a Commercial Development permit including a Master Occupancy Permit; the approval of
a Tentative Map; a Coastal Development Permit; a Height Exception to allow for an increase in height
from 35 feet to around 38 feet 4 inches; a Variance to allow for two name signs for the center; Design

Review, and the approval of a Parking Plan.

Lead Agency Contact

Name Todd Sexauer
Agency Santa Cruz County
Phone 831454 3511 Fax
email
Address 701 Ocean Street
City Santa Cruz State CA  Zip 95060
Project Location
County Santa Cruz
City
Region
Lat/Long 36°58'39.94"N/122°1'21.06"W
Cross Streets Portola Drive and 38th Avenue
Parcel No. 032-092-01 & 05
Township 118 Range 1W Section 21 Base MDB&M

Proximity to:

Highways
Airports
Railways
Waterways
Schools
Land Use

Hwy 1

No

Santa Cruz Branch

Moran Creek

Various

GP: Community Commercial
Z: Community Commercial

Project Issues

Air Quality; Biological Resources; Coastal Zone; Drainage/Absorption; Other Issues; Geologic/Seismic;
Noise; Soil Erosion/Compaction/Grading; Toxic/Hazardous; Traffic/Circulation; Water Quality; Wildlife

Reviewing
Agencies

Resources Agency; California Coastal Commission; Department of Fish and Wildlife, Region 3;
Department of Parks and Recreation; Department of Water Resources; California Highway Patrol,
Caltrans, District 5; Air Resources Board; Regional Water Quality Control Board, Region 3;
Department of Toxic Substances Control; Native American Heritage Commission; Public Utilities

Commission

Date Received

09/11/2015 Start of Review 09/11/2015 End of Review 10/12/2015
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STATE OF CALIFORNIA EDMUND G. BROWN JR., Governor

PUBLIC UTILITIES COMMISSION

505 VAN NESS AVE C UUA»@
SAN FRANCISCO, CA 94102
{415) 703-3722 =
10-12~(5
P
T

September 14, 2015

Todd Sexauer

County of Santa Cruz

701 Ocean St, 4" Floor

Santa Cruz, CA 950860
todd.sexauer@santa.clara.county.us
(831) 454-3511

Re: Notice of Completion
Lumberyard Mixed Use Development
SCH # 2015092034

Mr. Sexauer:

As the state agency responsible for rail safety within California, the California Public Utilities
Commission (CPUC or Commission) recommends that development projects proposed near
rail corridors be planned with the safety of these corridors in mind. Working with CPUC staff
early in project planning will help project proponents, agency staff, and other reviewers to
identify potential project impacts and appropriate mitigation measures, and thereby improve
the safety of motorists, pedestrians, railroad personnel, and railroad passengers.

The project is located near the 38™ Avenue (CPUC No. 017B-16.90, DOT No. 768250L) and
41* Avenue (CPUC No. 017B-16.75, DOT No. 768251T) at-grade highway-rail crossings.
Please ensure the crossing complies with applicable federal and state requirements.
Applicable state requirements include:

e California Manual on Uniform Traffic Control Devices — Chapter 8
(http://www .dot.ca.gov/hqg/traffops/enqineerina/mutcd/)

CPUC General Order 26-D

CPUC General Order 72-B

CPUC General Order 75-D

CPUC General Order 88-B

CPUC General Order 118

A link to the Commission’s General Orders can be found here
hitp://www.cpuc.ca.gov/PUC/safety/Rail/Crossings/crossingsgo.htm.

While there are currently few train movements at this location, the Santa Cruz County
Regional Transportation Commission, which owns the rail line, is planning future rail service.
The future rail service may include a dinner train to Davenport or commuter rail from
Watsonville to Santa Cruz. The CPUC recommends additional pedestrian treatments be
included as part of the project at the two at-grade railroad crossings
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Todd Sexauer, County of Santa Cruz

CPUC Comments on the Lumberyard Mixed Use Development
Page 2 of 2

September 14, 2015

38" Avenue:

* Replace the existing incandescent flashing light signals with Light Emitting Diode
(LED) flashing light signals with 24 inch surrounds to improve visibility and reduce
power requirements,

e Complete the sidewalk through the east side of the crossing. The sidewalk in the
southeast quadrant currently ends prior to the railroad crossing. The sidewalk should
extend through the crossing to accommodate passengers using the bus stop in the
southeast quadrant. '

» Install detectable warning on all sidewalk approaches.

* Relocate the sidewalk in the northwest quadrant to the rear of the Commission
Standard 9 (flashing light signal assembly with automatic gate). The existing design
with the sidewalk in front of the Commission Standard 9 can trap pedestrians traveling
northbound within the crossing upon gate activation.

41% Avenue:

» Replace the existing incandescent flashing light signals with Light Emitting Diode
(LED) flashing light signals with 24 inch surrounds to improve visibility and reduce

power requirements.
¢ Install detectable warning on all sidewalk approaches.

If you have any questions in this matter, please contact me at (415) 703-3722,
felix.ko@cpuc.ca.gov.

Sincerely,

Felix Ko, P.E.

Acting Senior Utilities Engineer

Rail Crossings and Engineering Branch
Safety and Enforcement Division

C: State Clearinghouse
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STATE OF CALIFORNIA—NATURAL RESOURCES AGENCY EDMUND G. BROWN JR., GOVERNOR

CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT OFFICE
725 FRONT STREET, SUITE 300
SANTA CRUZ, CA 95060

PHONE: (831} 427-4863

FAX: (831) 427-4877

WEB: WWW.COASTAL.CA.GOV

October 9, 2015

Todd Sexauer

Santa Cruz County Planning Department
701 Ocean Street, 4™ Floor

Santa Cruz, CA 95060

Subject: The Lumberyard Mixed Use Project
Coastal Commission Staff Comments on Initial Study/MND

Dear Mr. Sexauer:

Thank you for providing the opportunity to review and comment on the Initial Study/Mitigated
Negative Declaration (IS/MND) pertaining to the Lumberyard Mixed Use Project (Project). The
Project proposes to demolish an existing lumberyard building and to construct a 9,600 square
foot mixed-use building. Specifically, the Project proposes one commercial condominium unit
on the lower floor that includes 3,200 square feet of restaurant use, 3,200 square feet of retail
use, and 3,200 square feet of office/service commercial use. The Project includes eight
residential condominium units totaling 9,600 square feet on the second and third levels, together
with a detached 2,033-square-foot residential parking structure with eight separate garages, once
for each condominium unit. According to the IS/MND, the Project requires a Coastal
Development Permit; a Height Exception to allow for an increase in height from 35 feet to 38
feet, 4 inches; a Variance to allow for two name signs for the Center; Design Review, and the
approval of a parking plan.

As a preliminary matter, Commission staff is highly supportive of mixed use projects on heavily
used transit corridors such as Portola Drive. Our comments below are primarily intended to
ensure that the project is designed to minimize impacts on protected coastal resources.

Comment 1. Water Quality

Erosion Control and Drainage Plan;, Water Quality BMPs

Based on new/increased impervious surface and use, the project should include detailed erosion
control and runoff control plans. (IP Sections 16.22.060 and 070.)

The project proposes to maintain the existing drainage pattern and two underground
retention/detention systems with silt and grease traps for each and implementation of a
maintenance agreement for same. We would recommend the following water quality elements be
incorporated into the project for LCP consistency (see LUP Policies 5.4.14; 5.7.5):

1. Provide an updated drainage plan that shows drainage patterns across the entire site, as
well as how the project will incorporate Low Impact Design standards, and meet the post-
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Lumberyard Mixed Use
October 9, 2015
Page 2

construction stormwater requirements for runoff retention in projects of this size,
including minimizing storm water runoff, and onsite infiltration, retention and reuse of up
to the 95" percentile rainfall event, including alteration of the existing drainage pattern to
meet these standards;

2. Ensure that the project will meet the peak stormwater runoff management requirement of
meeting pre-project peak flows for the two- through ten-year storm events, and included
appropriate Best Management Practices (BMPs) to achieve this standard on the site
drainage plan sheet(s);

Incorporate a roof runoff catchment system and parking lot runoff catchment system for
storage and reuse on site; .

(U8

4. Include biofiltration and infiltration BMPs in conjunction with the landscaping plan,
particularly around the perimeter of the proposed parking lot, to minimize runoff and the
pollutants carried in the runoff; :

5. Provide a current soils engineering report for the entire site in support of any exception to
meeting the infiltration requirement;

6. To the extent that biofiltration and infiltration might not be feasible (given that the
existing soil condition may not be suitable for infiltration due to a high clay layer), the
project should utilize a catchment system for storage and reuse of surface run-off from
the parking areas;

7. The proposed underground retention/detention units should include additional pre-
filtration (prior to entry into the catchment system) to remove hydrocarbons, metals, and
other potential pollutants generated in the automobile use areas, and prior to discharge
into the County’s storm drain system, which leads to Moran Creek, Moran Lake, and
ultimately the ocean.

The final project should reflect these criteria and include a complete set of plans and narrative of
the Water Quality BMPs, including treatments prior to discharge to Moran Creek (and Lake) and
the ocean (runoff destinations per the Negative Declaration) as the lake is impaired for nutrients
and bacteria, and the Pacific Ocean at Moran Lake/County Beach is 303(d) listed for indicator
bacteria (Ocean at Moran Lake: Total and Fecal coliforms, E. coli and Enterococcus). As the
project is further refined, it should include good housekeeping BMPs employed during
construction, as well as the post-construction strategies for water quality and water conservation
identified above. The Project should also include an Operations & Management component for
all the permanent/post-construction BMPs in the final Water Quality documentation.

Comment 2. Public Access

Parking Plan
The site is located near a public park and heavily-used beach access area. The IS/MND states

that the project requires a Parking Plan but it is unclear whether County Parking requirements
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Lumberyard Mixed Use
October 9, 2015
Page 3

will be met by the project because the proposed commercial uses have not been adequately
identified. (IP Section 13.10.552). The Parking analysis appears to base project parking demand
on generic standards as opposed to Implementation Plan requirements. (Id.) How does the
Applicant propose to ensure that the condominjum garages will be used for parking? Please
ensure that the project will not impact visitor access and parking. (IP Section 13.10.553.)

Public Right of Way

The IS/MND states that the Applicants intend to construct improvements that would 1nclude new
sidewalks with street planting along the entire frontage of both Portola Drive and 38™ Avenue,
and that decorative bike racks would be included within the broad sidewalk running along 3 8th
Avenue. Please ensure that the entire County right-of-way is used for public access
improvements, including appropriate sidewalk areas and full-size bike lanes.

Comment 3: Aesthetics/Community Character

Height Exception and Variance appear unwarranted

The Applicant is seeking a Height Exception and Variance for proposed signage. The parcel is
zoned C-2, which imposes a maximum height limit of 35 feet. (IP Section 13.10.333.) Given the
substantial lot size and the fact that the Applicant proposes to demolish the existing building, we
do not believe that the required findings for a variance to the height standard can be made. (IP
Section 13.10.235(C)(4); 13.10.230(C)). Similarly, we do not understand the basis for a variance
from the sign ordinance to allow two name signs for the center. (IP Section 13.10.581).

Minimize/Mitigate Lighting Impacts

The project proposes substantial new lighting for the property and the IS/MND acknowledges
that the project would contribute to offsite and night lighting. Please consider conditioning the
project to include appropriate lighting control requirements, including, but not limited to 1)
automatic switching requirements; 2) automatic lighting reduction requirements; 3) total site
lumen limits; 4) limits to offsite impacts (e.g. all parking lot lights shall have no light emitted
above 90 degrees).

Analyze consistency with LCP
The Land Use and Planning section of the IS/MND does not discuss the Project’s consistency °
with the Local Coastal Program, including with respect to the issues identified above.

Thank you for the opportunity to comment on the MND. We look forward to continuing to work
with the County and Applicant as this project moves through the local review process. If you
would like to discuss the project, please do not hesitate to contact me at the address and phone
number listed above.

Sincergly,

» if
|

Ryan #oroney

Coastal Analyst

California Coastal Commission
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Monterey Bay Unified
Air Pollution Control District

Serving Monterey, San Benito, and Santa Cruz Counties 24580 Silver Cloud Court
Monterey, CA 93940

PHONE: (831) 647-9411 + FAX: (831) 647-8501

October 12, 2015

Lezanne Jeffs

County of Santa Cruz Planning Department
701 Ocean Avenue, 4™ Floor

Santa Cruz, CA 95060
Lezanne.Jeffs@santacruzcounty.us

Re: Comments on The Lumberyard Mixed Use Development Mitigated Negative Declaration

Dear Ms. Jeffs:

Thank you for providing the Monterey Bay Unified Air Pollution Control District (Air District) with the
opportunity to comment on the above-referenced document. The Air District has reviewed the document and
has no comments.

Please let me know if you have any questions. I can be reached at (831) 647-9418 ext. 227 or
aclymo@mbuapcd.org.

Best Regards,

Zs

Amy Clymo
Supervising Air Quality Planner

Richard A. Stedman, Air Pollution Control Officer
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County of Santa Cruz

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

KATHLEEN MOLLOY PREVISICH, PLANNING DIRECTOR
www.sccoplanning.com

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA)
ENVIRONMENTAL REVIEW INITIAL STUDY

Date: November 20, 2015 Application Number: 141157
Staff Planner: Lezanne Jeffs

Project: Proposal to demolish and replace an existing lumberyard building with an approximately
20,800 square foot mixed use building with one commercial condominium unit at the lower floor
that includes 3,200 square feet of restaurant use, and 3,200 square feet of retail use and 3,200 square
feet of office/service commercial use, eight residential condominium units at the second and third
floors, together with 1,600 square feet of shared service/circulation areas, and the construction of a
detached 2,033 square foot residential parking structure. This requires a Commercial Development
Permit including a Master Occupancy Program, the approval of a Tentative Map, a Coastal
Development Permit, a Height Exception to allow for an increased height from 35 feet to around 38
feet 4 inches, a Variance to reduce the 30 foot setback to a residential zone district to around 5 feet
from the southern property boundary and 27 feet 6 inches from the western property boundary for
the residential parking structure, the approval of a Parking Plan, Design Review and Environmental
Review. The application also includes a Soils Report Review.

Applicant: County of Santa Cruz APN(s): 032-092-01 and 05
Owner: Northpoint Investment Fund, LLC Supervisoral District: First

Project Location: Property located on the south side of Portola Drive (3800 Portola Drive) at the
intersection with 38th Avenue.

I. USE OF AN ADDENDUM TO A NEGATIVE DECLARATION

This document is prepared as an Addendum to the Initial Study/Negative Declaration prepared for
Application number 141157, dated September 8, 2015 which resulted in a preliminary
determination to issue a Negative Declaration with Mitigations. The mandatory public comment
period expired on October 13, 2015.

The Addendum has been prepared according to Section 15164 of the California Environmental
Quality Act (CEQA) Guidelines, which provides for the use of this form of environmental
documentation when minor technical changes or additions are necessary. Guidelines indicate that
an Addendum need not be circulated for public review but can be included in or attached to the
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adopted Mitigated Negative Declaration. This Addendum addresses the addition of a Variance to
the project which would not cause any new significant environmental impacts requiring mitigation.

This document evaluates the differences, if any, in potential environmental impacts evaluated in the
previous CEQA document. This Addendum is an administrative action to update the existing xx
2015 Initial Study/Mitigated Negative Declaration.

California Environmental Quality Act Requirements

The California Environmental Quality Act (CEQA) Guidelines, allow “[a]n addendum to an adopted
negative declaration [to] be prepared if only minor technical changes or additions are necessary or
none of the conditions described in Section 15162 calling for the preparation of a subsequent EIR or
negative declaration have occurred.” (14 CCR 15164(b).)

Section 15162, subdivision (a), of the CEQA Guidelines establishes the following circumstances that
would require the preparation of a subsequent EIR:

(a) When an EIR has been certified or a negative declaration adopted for a project, no subsequent
EIR shall be prepared for that project unless the lead agency determines, on the basis of
substantial evidence in the light of the whole record, one or more of the following:

(1) Substantial changes are proposed in the project which will require major revisions of the
previous EIR or negative declaration due to the involvement of new significant
environmental effects or a substantial increase in the severity of previously identified
significant effects;

(2) Substantial changes occur with respect to the circumstances under which the project is
undertaken which will require major revisions of the previous EIR or Negative Declaration
due to the involvement of new significant environmental effects or a substantial increase in
the severity of previously identified significant effects; or

(3) New information of substantial importance, which was not known and could not have been
known with the exercise of reasonable diligence at the time the previous EIR was certified as
complete or the Negative Declaration was adopted, shows any of the following:

(A) The project will have one or more significant effects not discussed in the previous EIR or
negative declaration;

(B) Significant effects previously examined will be substantially more severe than shown in
the previous EIR;

(C) Mitigation measures or alternatives previously found not to be feasible would in fact be
feasible, and would substantially reduce one or more significant effects of the project, but
the project proponents decline to adopt the mitigation measure or alternative; or

(D)Mitigation measures or alternatives which are considerably different from those analyzed
in the previous EIR would substantially reduce one or more significant effects on the
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environment, but the project proponents decline to adopt the mitigation measure or
alternative.

(b) If changes to a project or its circumstances occur or new information becomes available after
adoption of a negative declaration, the lead agency shall prepare a subsequent EIR if required
under subdivision (a). Otherwise the lead agency shall determine whether to prepare a
subsequent negative declaration, an addendum, or no further documentation.

ll. PROJECT BACKGROUND

Application 141157 for the demolition of an existing lumberyard building and the construction of a
three story mixed use building and a detached one story residential garage was initially scheduled
for the November 18, 2015 Planning Commission hearing. Because the Variance request to reduce
the required increased setbacks for commercial zone districts where a parcel is located adjacent to
residentially zoned parcels was not included in the advertising for the project, and because no
Variance findings had been provided, staff requested a continuance to address these issues.

The special circumstance warranting a Variance is the shape of the subject parcel and also that the
Variance is for the construction of a low-impact residential accessory structure that does not include
any commercial use. While the main portion of the parcel is open and easily accessible for public
use, the site includes a narrow projection, with no direct access to the surrounding streets that
extends southward from the parcel. This restricted portion of the lot runs behind an existing single-
family residence and terminates at the property boundary with a mobile home park. As set out in
County Code section 13.10.333(A) the side and rear setbacks on commercially zoned parcels may be
zero feet. However, County Code section 13.10.333(B)(4) requires that a 30 foot setback be applied
to commercial parcels where they are abutting a residential zone district. Based upon the strict
application of the zoning ordinance the only feasible use for this narrow southern portion of the
parcel would be as a paved parking lot serving the proposed commercial development. As a result,
the residential garages, which are desirable to provide for secure private vehicle parking and bicycle
storage for the proposed condominium units, would be required to be located further north, ciose to
the proposed commercial use and in an area that is best utilized for commercial parking. As a result
the commercial parking lot would be required to extend southwards into the narrow extension of
the parcel adjacent to residential properties. This would likely create greater disturbance for
neighboring homes than the proposed residential garages. The approval of a Variance for a reduced
setback will therefore allow for the construction of private residential garages in an area that will be
away from the general vehicular and pedestrian circulation around the commercial portion of the
site and in an area that will minimize the potential conflicts between the residential and commercial
parking uses. Further, although it would be possible to delete the residential garages, this structure will

create a buffer between the proposed commercial parking and the homes to the south of the project site
and in particular for the residence at 718 38" Avenue.
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The proposed residential garage which has a maximum height of 16 feet at the peak of the roof and a
height of only 10 féet at the south-facing wall where it is closest to the neighboring property
boundary to the south, will not deprive adjacent properties or the neighborhood of light, air, or
open space or result in any loss of privacy for adjacent residential structures. Further the approval
of a Variance is not a grant of special privilege in that the proposed reduced setbacks for the
residential garage are similar to those of other commercial structures on parcels in the immediate
vicinity of the project site, iricluding the commercially zoned parcels that lie immediately to both
the east and west of the project site.

ENVIRONMENTAL SETTING AND SURROUNDING LAND USES:

The project site is located in an established commercial neighborhood on Portola Drive within the
Urban Services Line. Portola Drive is an arterial roadway maintained by the County of Santa Cruz
that connects neighborhoods within the Live Oak area of Santa Cruz to the City of Capitola,
Capitola Village and more concentrated commercial use areas located close to and along 41*

Avenue,

The existing site is developed with a now abandoned warehouse building that was originally
constructed in conjunction with the site’s use as a lumberyard. The remainder of the parcel is
completely developed with impervious surfaces, the only vegetation present being around the
boundaries of the parcel, within the public right-of-way or on adjacent parcels. Parcels to the north
and to the east and west along Portola Drive are all developed for a wide variety of commercial uses
that include retail office and service uses. Adjacent to the project site to the east there is a mini-
storage facility that includes one, two and three-story buildings, while across 38" Avenue and
Portola Drive there are mostly retail and small office uses within one and two story buildings.
South of the project site along 38" Avenue and also west of the southern portion of the site across
the street there are single family homes and also a Mobile Home Park, accessed from 38" Avenue
just south of the project site, which borders the southwestern corner of the property. The entrance
to Floral Park is located around 300 feet south of the parcel.

The topography of the parcel and surrounding area is an almost level coastal terrace that extends
inland from the coastal bluff that is located between 1,080 and 1,350 feet to the south and east of the

project site.

lll. ENVIRONMENTAL EVALUATION

Project Description

This Addendum addresses the addition of a Variance to allow for a reduction in the setbacks
required on a commercially zoned parcel that is adjacent to residentially zoned parcels to allow for
the construction of a one-story accessory building housing residential garages that are for the
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private use of the proposed condominiums that are located at the second and third floor of the main
building.

Evaluation of Environmental Impacts from Amended Proposal

The analysis below provides an assessment of the net effect of the revisions on the analysis
contained within the adopted Initial Study/Mitigated Negative Declaration.

Agriculture and Forestry Resources

The amended proposal to include a Variance would not impact agricultural or forestry resources or
land zoned for agricultural uses in that the subject parcel is located in the C-2 (Community
commercial) zone district, within the Urban Services Line where there are no agriculture or forestry
resources. Therefore, no new significant effects have been identified and no mitigation measures or
project revisions are necessary.

Air Quality

No significant impacts to air quality would be anticipated to result from the addition of a Variance
to the project. There are no additional structures or uses proposed. Given this, no mitigation
measures or project revisions are necessary.

Biological Resources

No sensitive habitats were identified on the subject parcel. Although three known special status
plant or animal species were mapped at the site according to the California Natural Diversity Data
Base (CNDDB), maintained by the California Department of Fish and Wildlife, these were shown to
not be present at the site. The Variance will therefore have no effect on any sensitive habitats and
no trees are proposed to be removed as a part of the project.

Cultural Resources

Since there is no change to the plan that was presented with the Initial Study dated September 8,
2015 and the same area would be disturbed, no new significant impacts would be anticipated to
occur. Any future development would be subject to County Code Section 16.40.040, i.e. if at any
time in the reparation for or process of excavating or otherwise disturbing the ground, any human
remains of any age, or any artifact or 100 years of age are discovered, the responsible persons shall
immediately cease and desist from all further site excavation and comply with the notification
procedures given in the County Code Section 16.40.040. Therefore, no new significant effects have
been identified and no mitigation measures or project revisions are necessary.

Geology and Soils

The proposed Variance would have no significant impacts related to site geology and soils since the
entire site was evaluated as a whole by the soils engineer and the Variance is to a setback located
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within the development envelope. Site conditions remain the same, and no mitigation measures or
project revisions are necessary.

Greenhouse Gas Emissions

The proposed Variance would have no additional impact on Greenhouse Gas Emissions as the same
vehicles and equipment would be used during construction with or without the inclusion of a
Variance. Given this, no mitigation measures or project revisions are necessary.

Hazards and Hazardous Materials

The inclusion of a Variance would not create a significant hazard to the public or the environment
as a result of the routine transport, storage, use, or disposal of hazardous materials in that no such
materials are a part of the original or amended project. Therefore, no new significant effects have
been identified and no mitigation measures or project revisions are necessary.

Hydrology, Water Supply, and Water Quality

The proposed Variance would have no effect on hydrology, water supply or water quality in that
the rear and side yard setback Variances are for an area already shown to be within the
development envelope. No additional runoff would be generated, in that the addition of a Variance
to setbacks would not result in a requirement for the revision of any of the existing drainage plans
and calculations for the proposed development. Therefore, no new significant effects have been
identified and no mitigation measures or project revisions are necessary.

Land Use and Planning

The proposed Variance would not conflict with any regulations or policies adopted for the purposes
of avoiding or mitigating an environmental effect or conflict with an adopted conservation plan. As
set out in County Code the side and rear setbacks on commercially zoned parcels may be zero feet
except that a 30 foot setback is required where such parcels are directly abutting a residential zone
district. The increased setbacks are intended to preserve access to light, air, and open space and to
minimize potential impacts of new commercial developments on adjacent residential users from
noise, and other disturbances related to commercial uses, including factors such as shading by
structures, and loss of privacy. These additional setback requirements however, relate only to
structures and do not restrict the location of other commercial features such as parking or fenced
trash enclosures. In this case, because the Variance is for a one-story residential accessory structure
this will restrict the use of the southerly portion of the project site to be only for residential use, and

will minimize the potential conflicts with neighboring parcels by creating a buffer between the
proposed commercial use and the homes that lie adjacent to the south and east of the proposed garages.

The following findings must be made in order to support the proposed Variance.

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

The proposed project is located at the corner of Portola Drive and 38" Avenue in an area that is
zoned C-2 (Community Commercial), a designation that allows for mixed use commercial and
residential projects. While the main portion of the parcel is open and easily accessible for public
use, the site includes a narrow projection with no direct access to the surrounding streets that
extends 58 feet southward from the parcel. This restricted portion of the lot runs behind an existing
single-family residence at 718 38" Avenue and terminates at the property boundary with a mobile
home park that lies south of the project site at 692 38" Avenue. This portion of the site has a width
of only 48.45 feet.

As set out in County Code section 13.10.333(A) the side and rear setbacks on commercially zoned
parcels may be zero feet. However, County Code section 13.10.333(B)(4) requires that a 30 foot
setback be applied to commercial parcels where they directly abut a residential zone district. The
purpose of this provision is to minimize potential impacts of new commercial developments on
adjacent residential users from noise, and other disturbances related to commercial uses, including
factors such as shading by structures, and loss of privacy. These additional setback requirements
however, relate only to structures and do not restrict the location of other commercial features such
as parking or fenced trash enclosures.

The proposed mixed use commercial and residential building complies with all of the required site
and development standards for the C-2 zone district in which it will be located, including the
required increased setbacks to adjacent residential parcels in that it will have a setback of around 38
feet 6 inches from the closes residential parcel at 718 38" Avenue. In addition the proposed
structure will also meet the required increased side yard setback required by 13.10.333(B)(5) for
parcels that are across the street from any residentially zoned parcels. However, the residential
garage that is has been proposed would not meet the additional setback requirements. As proposed
the structure would have a setback of around 5 feet to the southern property boundary and a
setback of around 27 feet 6 inches to the western property boundary. The setback of around 1 foot
to the eastern property boundary adjacent to the mini-storage facility does however meet County

Code requirements.

Based upon the strict application of the zoning ordinance the only feasible uses for this narrow
southern portion of the parcel would be as a paved parking lot serving the proposed mixed use
project. As a result, the residential garages, which are considered desirable to provide for secure,
dependable private vehicle parking and bicycle storage for the proposed condominium units, would
be required to be located further north closer to the main structure. This would place them in an
area close to the proposed mixed use building that is best utilized for commercial parking, resulting
in an inefficient layout of the commercial parking lot. Moreover, the relocated structure would
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require vehicles backing from the residential garages to pull out into high traffic areas, thereby
restricting traffic movements within the commercial parking lot and potentially creating an
unnecessary hazard to both the residents and to customers. In addition, the use of the southern
portion of the parcel for commercial parking would likely result in greater noise and disturbance for
the adjacent residential homes than the residential garages which would generate less frequent
vehicle movements. Although it would be possible to delete the residential garages and to just
provide surface parking for both the commercial and residential needs, the residential garages create
a buffer between the commercial parking and the adjacent homes to the south of the project site and
for the residence at 718 38" Avenue.

Moreover, the strict application of the Zoning Ordinance deprives the subject property of privileges
enjoyed by other property in the vicinity and under identical zoning classification. The adjacent
parcel to the east, which is also zoned C-2, is legally developed with a mini-storage facility that
includes a two and three story commercial storage building that has been constructed to within 15
feet of the southern property boundary. This structure, due to its increased size has a significantly
greater impact on the adjacent to the mobile home park than would the proposed one-story
residential garage with a 10 foot high wall at its southern end. Further, whereas the adjacent
building includes a commercial use, the proposed garage is for residential use only. '

Therefore this finding can be made.

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

The intent and purpose of the C-2 zone districts is to provide centers of concentrated commercial
uses accommodating a broad range and mixture of commercial activities, including residential uses,
that serve the general shopping and service needs of community wide service areas. The approval of
a Variance with this Permit will allow for the construction of private garages to serve the allowed
residential units, that will be located within a narrow and restricted portion of the site, in an area
that will be away from the general vehicular and pedestrian circulation around the site and in an
area that will minimize the potential conflicts between the residential and commercial parking uses.
The proposed residential garage will not deprive adjacent properties or the neighborhood of light,
air, or open space in that the proposed one-story, structure will lie to the north of the adjacent
mobile homes and around 60 feet west of the dwelling at 718 38" Avenue that lies to the west.
Along its southern elevation closest to adjacent residential structures, the wall of the proposed
garage will be only 10 feet in height and the total maximum height of the building at the peak of the
roof would be less than 17 feet in height and therefore the visual impact of the proposed building
would be minimal, especially since it is located immediately adjacent to a three story structure on
the adjacent parcel. The garage will not include any windows facing adjacent residential parcels to
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Noise

As proposed by previously adopted Initial Study/Mitigated Negative Declaration (NOI-6), fencing or
some other solid barrier with a minimum height of 6 feet, together with landscape plantings that
include large shrubs/small trees with dense woody foliage, is required to be constructed/installed
along the southern and western property lines between the proposed garages and the adjacent
homes. The required addition of a Variance will not result in any change to the location, layout or
design of the proposed residential garages that were found to have no significant noise impact and
the proposed buffer will continue to be required. The addition of a Variance to the project would
not result in a any additional noise impact and will allow for the location of the residential garages
in a manner that would create a buffer between the commercial parking and the adjacent residential
properties that surround the narrow southern projection of the project site. The project would
continue to be subject to the noise limits as outlined in Chapter 6 (Public Safety and Noise) of the
County of Santa Cruz 1994 General Plan and the previous environmental document. Therefore, no
new significant effects have been identified and no mitigation measures or project revisions are

necessary.
Recreation

The addition of a Variance to the project would have no effect on recreational facilities as no
increase in the number of dwellings would result from the Variance. Therefore, no increase in
demand on recreational facilities would occur. No new significant effects have been identified and
no mitigation measures or project revisions are necessary.

Population and Housing

The addition of a Variance to the project would have no effect on population growth. Therefore, no
new significant effects have been identified and no mitigation measures or project revisions are

necessary.
Public Services

The addition of a Variance would not lead to an increase in demand for public services as no
additional residences would result from it. Therefore, the proposed Variance would not result in any
new significant effects.

Transportation/Traffic

The proposed Variance would have no effect on the traffic generated by the project as no additional
commercial uses or dwelling units would result from the inclusion of the Variance in the project. No
new significant effects have been identified and no mitigation measures or project revisions are

necessary.
Utilities and Service Systems

The proposed Variance would not increase the demand on utilities or service systems in that no
change in the proposed project would occur and no additional commercial uses or dwelling units
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Visual Resources and Aesthetics

The proposed one-story residential garages would be located within a narrow portion of the parcel,
that extends southwards behind an existing residence. Further, the structure would be immediately
adjacent to an existing two and three story commercial building. As stated in the previous
environmental document, given the location of the project within an established commercial area
and because of the location of the garage behind the main structure on the parcel in views from the
street, the structure would not affect any public scenic resources, as designated in the County’s
General Plan (1994). Because the amended project is in the same location, no new significant effects
have been identified and no mitigation measures or project revisions are necessary.

Mandatory Findings of Significance

Analysis of the proposed project did not identify the potential to degrade the quality of the
environment, substantially reduce the habitat of a fish or wildlife species, cause a fish or wildlife
population to drop below self-sustaining levels, threaten to eliminate a plant or animal community,
reduce the number or restrict the range of a rare or endangered plant or animal or eliminate

important examples of the major periods of California history or prehistory.

Analysis of the proposed project did not identify the potential to have impacts that are individually

limited, but cumulatively considerable.

Analysis of the proposed project did not identify the potential to have environmental effects which
will cause substantial adverse effects on human beings, either directly or indirectly.

IV. CONCLUSION
The inclusion of a Variance is within the scope of the September 8, 2015 Initial Study and Mitigated
Negative Declaration. Therefore, no further environmental review is required.

— é

fM/mj (/a3 /i5

Todd S#aut ~~/ Dat?/ /

Envirohmentil Coordinator
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Application #: 141157
APN: 032-092-01 and 05
Owner: Northpoint Investments Fund LLC

Subdivision Findings

1. That the proposed subdivision meets all requirements or conditions of the
Subdivision Ordinance and the State Subdivision Map Act.

This finding can be made, in that the project meets all of the technical requirements of the
Subdivision Ordinance and is consistent with the County General Plan and the Zoning
Ordinance.

2. That the proposed subdivision, its design, and its improvements, are consistent with
the General Plan, and the area General Plan or specific plan, if any.

The proposed division of land, its design, and its improvements, will be consistent with the
General Plan. The project creates one commercial condominium unit, eight residential
condominium units and a common area parcel, and is located in the Community Commercial
(C-C) General Plan designation. Mixed use developments are allowed in the C-C General Plan
designation when the residential portion of the project does not exceed 50% of the total use area.
In this case, 9,600 square feet of commercial space is proposed at the ground floor, and 9,600
square feet of residential space is proposed on the second and third floors and therefore the
proposed mixed use building conforms to this requirement.

Density for the residential portion of mixed use developments is based upon the Urban High
Residential (R-UH) General Plan designation, which allows a maximum density of one unit for
every 2,500 square feet of developable land. In this case, eight units are proposed, but a total of
fourteen could be allowed.

The project is consistent with the General Plan in that the project is located inside the Urban
Services Line and the full range of urban services is available, including public water and sewer
service. Each condominium parcel will be accessed from both Portola Drive and 38™ Avenue
and the proposed two-way driveway and circulation between these entrances through the
associated parking area will provide adequate and safe access to all portions of the project. The
proposed land division is similar to the pattern and density of other surrounding mixed use
developments along Portola Drive, and is located in an area that has been specifically zoned to
allow for commercial and mixed use development.

The land division, as conditioned, will be consistent with the General Plan regarding infill
development, in that the proposed mixed use development will be consistent with the pattern of
the surrounding commercial developments, and the design of the proposed structure, as
conditioned is, with the approval of a Height Exception with Design Review, consistent with the
site and development standards of the implementing C-2 (Community Commercial) zone district.

Therefore this finding can be made.

3. That the proposed subdivision complies with Zoning Ordinance provisions as to
uses of land, lot sizes and dimensions and any other applicable regulations.

The project proposes the development of one commercial condominium unit, eight residential
condominium units and a common area to be developed on two existing parcels that will be
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combined to have a total area of 35,365 square feet. Mixed commercial and residential
developments are an allowed use on a commercially zoned parcel and, within the Urban Services
Line, the minimum parcel size for the creation of new commercial parcels is 10,000 square feet
as required by the C-2 zone district. The commercial condominium unit and associated common
area parcel will exceed the required 10,000 square foot minimum parcel size and therefore this
finding can be made. Further, the proposed residential condominium units meet the minimum lot
size and dimensional standards for the RM-2.5 (Multi-family residential — 2,500 square foot
minimum) zone district, that applies to residential developments within the C-2 zone district, and
the project, with the approval of a Height Exception, will be consistent with the all of the
required site standards of the C-2 zone district as set out in 13.10.333 — Development standards
for commercial districts.

County Code section 13.10.510(D)(2) (Height Exceptions) allows that, within a commercial zone
district, any commercial building may exceed the height limit as established by the zone district
by up to 5 feet subject to Design Review and approval by the Planning Commission following a
public hearing. The required findings for a Height Exception are included with this report.

The proposed mixed use development also complies with the parking requirements set out in
section 13.10.553(A) of the zoning ordinance, in that a specific parking plan prepared by a
Professional Traffic Engineer has been submitted for the project that shows that the proposed
parking lot for the development will be adequate to serve the approved mix of uses within the
proposed building and that meets the purposes of County Code section 13.10.552. Signs for the
proposed commercial uses will comply with County Code section 13.10.581 - Signs in C, CT,
VA, PA, PF and M Districts.

4. That the site of the proposed subdivision is physically suitable for the type and
density of development.

This finding can be made, in that the site is almost entirely flat and no challenging topography
affects the building site. To adequately address the risks associated with developing the site
which has an 18 to 24 inch thick layer of highly expansive clay located approximately two feet
below the ground surface, all recommendations of the Soils Report prepared by the Geotechnical
Engineers, Dees and Associates, dated July 31, 2014 will be followed.

The proposed commercial and residential condominium units within a common area parcel will
be properly configured to allow for development that, with the approval of a Height Exception, is
in compliance with the required site standards. Also, no environmental resources exist which
would be adversely impacted by the proposed development.

S. That the design of the proposed subdivision or type of improvements will not cause
substantial environmental damage nor substantially and avoidably injure fish or
wildlife or their habitat.

To comply with the California Environmental Quality Act (CEQA), Environmental Review was
required for Permit 141157. The project was reviewed by the County’s Environmental
Coordinator and a preliminary determination to issue a Negative Declaration with Mitigations
(Exhibit A) was made on August 24, 2015. The mandatory public comment period expired on
October 13, 2015, with XX comments received.
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The environmental review process focused on the potential impacts of the project in the areas of
noise, both during construction and also potential ongoing noise generated by traffic entering and
exiting the site, and also on the potential for hazardous materials on site. The environmental
review process generated mitigation measures that will reduce potential impacts from the
proposed development and adequately address these issues.

The proposed development will not injure fish or wildlife or their habitat. According to the
California Natural Diversity Data Base (CNDDB), maintained by the California Department of
Fish and Wildlife, there are three known special status plant or animal species mapped in the site
vicinity. These include a species of insect, Trimeropteris infantilis (Zayante band-winged
grasshopper), a species of native grass, Pentachaeta bellidiflora (white-rayed pentachaeta) and a
native bat, Antrozous pallidus (pallid bat). However, both the white-rayed pentachaeta and
Zayante band-winged grasshopper are species that are generally only found in association with
the Sandhills habitat. The Santa Cruz Sandhills are a unique community of plants and animals
found only on outcrops of Zayante sand soil that does not exist at the project site. Furthermore,
the lack of suitable habitat and the disturbed nature of the site make it unlikely that either of
these special status species occur at the project site.

To conclusively rule out the potential presence of pallid bats within the disused lumberyard
building, a Bat Study Report was prepared for this project. Based upon the bat Study, no sign of
use of the existing barn-like structure by bats was observed and no echolocation calls were
recorded at the building. Therefore, it was concluded that there are no species of bat, including
the pallid bat, existing on the parcel, and that no protective measures for bats are necessary
during the demolition of the existing structures.

6. That the proposed subdivision or type of improvements will not cause serious public
health problems.

This finding can be made in that municipal water and sewer are available to serve the proposed
units on all three parcels. In addition, mitigations included within the Mitigated Negative
Declaration for Permit 141157 includes mitigations regarding the potential for hazardous
materials on site so that no public health problems will occur.

7. That the design of the proposed subdivision or type of improvements will not
conflict with easements, acquired by the public at large, for access through, or use of
property within the proposed subdivision.

This finding can be made in that no existing easements are known to encumber the property.

8. The design of the proposed land division provides, to the extent feasible, for future
passive or natural heating or cooling opportunities.

This finding can be made, in that the commercial condominium at the first floor and residential
condominium units at the second and third floors of the proposed development have been located
so as to take advantage of an unobstructed eastern and western exposure and each of the
residential condominium units has open deck areas located at the western elevation that have
been oriented to the fullest extent possible in a manner to take advantage of solar opportunities.
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blocky structure. It should be noted that the high point at the ridge will be set back from the wall
line of the structure and that the height at the eave would be around 31 feet 6 inches in height,
less than the maximum allowed. The topmost extent of the clerestory windows would be about
36 feet at their peak. The two roofed ventilation shafts that have been designed to be a an
integral part of the building as required by 13.11.073(E)(1)(a), will extend above the peak of the
roof. These taller features, which are allowed without additional design review in accordance
with County Code section 13.10.510(D)(2), will serve to further break up the roofline of the

proposed building.

New landscaping is proposed throughout the project site and also within the public and private
sidewalk areas along both Portola Drive and 38" Avenue as required by County Code section
13.11.075 and 13.11.074(C). No trees have been removed to facilitate the development and a
minimum of seventeen new trees are to be planted, along with shrubs, vines and perennials. As
encouraged in 13.11.07(C)(1) trees within the parking areas will be large canopy trees to break
up the parking area and reduce heat and glare. The street frontage of the site (Portola Drive and
38™ Avenue) will also include tree planting in accordance with the County street tree program.
The two existing Queen Palm trees at the corner of Portola Drive and 38™ Avenue will be
maintained as a decorative landscape element that matches similar plantings at other
intersections in the neighborhood. Additional improvements including sidewalks with street
tree planting will also be constructed along the entire frontage with both Portola Drive and 38
Avenue. Decorative bicycle racks will be included within the broad sidewalk running along 3™
Avenue.

All of the proposed lighting for the project will comply with the provisions of County Code
section 13.11.074(D)(1) and will be directed onto the site and away from adjacent properties.
Where the proposed development fronts onto 38™ Avenue and is opposite existing homes the
light sources on the building will not be visible. At the lower floor they will be located beneath
the proposed decorative awning so that the light illuminates only the lower portion of the
building and sidewalk. The design of light fixtures at the second and third floor condominiums
will ensure that no light source is visible.

Along the southern boundary between the driveway access and the adjacent home, a minimum 6
foot high masonry sound wall is proposed to mitigate potential noise impacts as encouraged by
13.11.072G)(2). Climbing vines would be planted along the wall and also along other fences
where they face the parking lot, to screen and soften these structures.

To preserve the integrity of the surrounding commercial area, as encouraged in County Code
section 13.11.072(A)(1), a decorative roofed entrance has been proposed over the main driveway
access to the site from Portola Drive. This feature would enclose and screen the parking area as
well as continue the architectural character of the development across the primary frontage of the
site.

The proposed commercial building with eight condominium units at the second and third floors
above therefore complies with the requirements of the County Design Review Ordinance, in that
the proposed project will incorporate site and architectural design features such as reduced
building heights at the corner of Portola Drive and 38" avenue and adjacent to residential
properties, articulated facades, open and inviting commercial storefronts, elements from the
original lumberyard building and new landscaping and tree planting to reduce the visual impact
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of the proposed development on surrounding land uses and the natural landscape. Further, the
proposed Height Exception will allow for a superior design that incorporates both a pitched roof
together with a light, airy and inviting commercial area and is therefore appropriate for the
setting of the project along an arterial road and within an important and upcoming commercial

arca.

Therefore this finding can be made.
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Coastal Development Permit Findings

l. That the project is a use allowed in one of the basic zone districts listed in section
13.10.170(D) as consistent with the General Plan and Local Coastal Program LUP
designation.

This finding can be made, in that the property is zoned C-2 (Community Commercial), a
designation which allows commercial and residential mixed use uses. The proposed commercial
building with eight condominium units at the second and third floors above is a permitted use
within the zone district, subject to approval following a public hearing and the proposed
development is consistent with the site's C-C (Community Commercial) General Plan / LCP land
use designation.

28 That the project does not conflict with any existing easement or development
restrictions such as public access, utility, or open space easements.

This finding can be made, in that the proposal does not conflict with any existing easement or
development restriction such as public access, utility, or open space easements as no such
easements or restrictions are known to encumber the project site.

3. That the project is consistent with the design criteria and special use standards and
conditions of this chapter pursuant to Section 13.20.130 and 13.20.140 et seq.

This finding can be made, in that in that the proposed mixed use structure is sited and designed
to be visually compatible and integrated with the character of the surrounding neighborhood.
Developed parcels in the area contain a mixture of one, two and three-story commercial
buildings and also one and two-story single-family dwellings. Size and architectural styles vary
widely in the area, and the design submitted is not inconsistent with the existing range of styles
for other commercial buildings located within nearby commercial areas. The proposed additional
height of the structure will allow for an open and inviting commercial space and also a pitched
roof that is broken up by clerestory windows, which will enhance the overall appeal of the
proposed building. A complete list of findings for a Height Exception is included with this
report.

The project is not located within any specific plan or village plan area and is not along a
designated scenic road or within any scenic viewshed. The development site is not on a
prominent ridge, beach, or bluff top and will not be visible from the nearby coastline.

4. That the project conforms with the public access, recreation, and visitor-serving
policies, standards and maps of the General Plan and Local Coastal Program land
use plan, specifically Chapter 2: figure 2.5 and Chapter 7, and, as to any
development between and nearest public road and the sea or the shoreline of any
body of water located within the coastal zone, such development is in conformity
with the public access and public recreation policies of Chapter 3 of the Coastal Act
commencing with section 30200.
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This finding can be made, in that the project site is not located between the shoreline and the first
public road and is not identified as a priority acquisition site in the County’s Local Coastal
Program. Consequently, the proposed project will not interfere with public access to the beach,
ocean, or other nearby body of water. The approval of a Parking Plan based upon the shared
parking study for the proposed project, prepared by Marquez Transportation Engineering shows
that adequate parking will be provided for the proposed commercial and residential uses.
Consequently, the commercial building with eight condominium units at the second and third
floors above will not interfere with public access to the beach, ocean, or any nearby body of
water and will not reduce visitor access or parking within the area. Further, the project site is not
identified as a priority acquisition site in the County Local Coastal Program.

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

This finding can be made, in that the structure is sited and designed to be visually compatible
with, and integrated with the character of the surrounding neighborhood. Additionally,
commercial and residential mixed use uses are allowed uses in the C-2 (Community
Commercial) zone district of the area, as well as the General Plan and Local Coastal Program
land use designation. Developed parcels in the area contain a mixture of one, two and three-
story commercial buildings and also one and two-story single-family dwellings. Size and
architectural styles vary widely in the area, and the design submitted is not inconsistent with the
existing range of styles for other commercial buildings located within nearby commercial areas..
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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 project is located in an area designated for commercial uses
where mixed uses are allowed. The site is not encumbered by physical constraints to
development, and to adequately address the risks associated with developing the site which has
an 18 to 24 inch thick layer of highly expansive clay located approximately two feet below the
ground surface, all recommendations of the Soils Report prepared by the Geotechnical
Engineers, Dees and Associates, dated July 31, 2014 will be followed. Construction will comply
with prevailing building technology, the California Building Code, and the County Building
ordinance to insure the optimum in safety and the conservation of energy and resources.

The proposed mixed use development will not deprive adjacent properties or the neighborhood
of light, air, or open space, in that the structure meets all current setbacks that ensure access to
light, air, and open space in the neighborhood. Further, shadow studies of the proposed
development included within Exhibit D of this report, show that the location of the development,
close the northwestern corner of Portola Drive and 38™ Avenue will mean that shading from the
proposed three story building will be mostly over the existing travelled roads and the parking lot
for the development. No nearby residential structures will be negatively impacted by adverse
shading by the proposed building.

28 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 mixed use development and the
conditions under which it would be operated or maintained will be consistent with all pertinent
County ordinances and the purpose of the C-2 (Community Commercial) zone district as the
primary use of the property will be one mixed use development that, with the approval of a
Height Exception, meets all current site standards for the zone district. For mixed use projects,
the County Code limits the residential portion of a mixed use development to a maximum of
50% of the total floor. The proposed project meets this maximum and also meets the parking
requirements for both the commercial and residential uses as shown by the Shared Parking
Analysis that was prepared for the proposed project by Marquez Transportation Engineering.

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 mixed use use is consistent with the use
requirements specified for the C-C (Community Commercial) land use designation in the County
General Plan. In addition, the project complies with General Plan Policy 2.12.3 (Residential Uses
in Commercial Designations) which calls for allowing a mix of residential and commercial uses

EXHIBIT B

it3
A-3-SCO- 16 0003
Page 56 of 260



Exhibit 3
A-3-SCO-16-0003
Page 57 of 260



Exhibit 3
A-3-SCO-16-0003
Page 58 of 260



Application #: 141157

APN: 032-092-01 and 05

Owner: Northpoint Investments Fund LLC

peak hour, the project would not further reduce the LOS below levels that Would otherwise be

experienced without the project.

This area contains a diversity of land uses all within close proximity to one another, which
creates opportunities for people to walk to destinations. The Pleasure Point area, which is level,
also encourages the extensive use of bicycle transportation. There is an extensive network of
bicycle lanes along the major streets, including Portola Drive, and bicycle paths, such as along
East Cliff Drive running adjacent to the coast, and neighborhood streets are easily navigable by
cyclists. Further, there are two available bus routes that currently run along Portola Drive with
two bus stops located within easy walking distance of the site. Concentrations of housing and
jobs support frequent transit service while the transit service would help to support the proposed
mixed-use center.

Utilities will not be overloaded in that the water department and sanitation district have provided
will-serve letters for the revised project. The project will conform to the requirements of the
California Building Code and the County Building ordinance to insure the optimum in
conservation of energy and resources.

Therefore this finding can be made.

S. 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 development is located on Portola Drive in the
Pleasure Point area, close to the intersection with 41* Avenue, an area that has been identified in
the County’s Sustainable Santa Cruz County Plan as an area where new mixed-use infill or
redevelopment would be appropriate due to the concentrations of existing development and the
ease of accessibility. The proposed development is located in a mixed neighborhood containing
a mixture of one, two and three-story commercial buildings and also one and two-story single-
family dwellings. Size and architectural styles of buildings vary widely in the area, and the
design submitted is not inconsistent with the existing range of styles for other commercial
buildings located within nearby commercial areas. The project is therefore consistent with the
land use intensity and density of the neighborhood.

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

This finding can be made, in that the proposed development will be of an appropriate scale and
type of design that will enhance the aesthetic qualities of the surrounding propetties and will not
reduce or visually impact available open space in the surrounding area. The proposed mixed use
building complies with the County Code 13.11.070 in that the project was designed to create a
pedestrian-friendly streetscape by locating the project parking behind the buildings, creating
approachable commercial units with large windows, landscaping, and a distinctive tower corner
element.

The bulk, massing and scale of the building is minimized by using varied roof and wall planes
and different finish materials. The building is designed to provide visual interest along the
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Portola Drive frontage which is an arterial roadway. Closer to Portola Drive the height of the
building has been reduced and the commercial space has been designed to include a small
decorative tower. A decorative roofed entrance arch has also been proposed over the main
driveway access to the site from Portola Drive, which would enclose and screen the parking area
as well as continue the architectural character of the development across the primary frontage of
the site. Existing Queen Palm trees at the corner of Portola Drive and 38™ Avenue will be
retained and additional tree planting will be included within the sidewalk along Portola Drive to
further break up the massing of the proposed development.

Along 38" Avenue the ground floor commercial area has been designed to be open and inviting,
with high ceilings, with full-height glass roll-up doors that open directly onto the sidewalk. The
intention is that the space, when opened up to the tree lined street, would bring the inside out and
the outside in.

The modestly sized residential condominium units at the second and third floors have been
located so that they will be above only the central portion of the commercial space to reduce the
impact of the three-story portion of the building on the adjacent residential neighborhoods.
These units have been designed to with varied wall planes and each have comfortable private
terraces that open towards 38™ Avenue, so that the walls of the residential units will be further
from the street in the area of the decks and so that the west facing fagade of the building will be
further broken up and varied to help reduce the overall mass. Tree planting along the frontage
with 38™ Avenue will further break up and soften the proposed development.

The surrounding structures are varied, with a mixture of one, two and three-story commercial
buildings and also one and two-story single-family dwellings. Given this range of architectural
styles, the submitted style is compatible with the existing built environment and the project is
therefore consistent with the land use intensity and density of the neighborhood.

Access and parking for the project was thoughtfully designed to minimize the impact of vehicles
on the streetscape. The parking lot is located behind the building, away from the residential
neighborhood, and will have include trees, shrubs and vines within the parking areas and around
the building to soften the visual impact of the paved areas. Only the required parking has been
provided, so that the project will not include large and unnecessary expanses of paved areas that
would be visually detrimental to the area.

All of the proposed lighting for the project will be directed onto the site and away from adjacent
properties. Light sources for the proposed commercial use will not be visible from adjacent
residential properties as they will be located beneath the proposed decorative awning so that the
light illuminates only the lower portion of the building and sidewalk.

Height Exception Findings

The following additional findings are required as set out in County Code section 13.10.510(2),
“Height Exceptions”

1. The additional height complements or completes the architectural design.
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The proposed additional 3 feet 4 inches in height over the maximum 35 feet that is allowed in the
zone district has been requested to allow for a commercial space that is designed to be open and
inviting, with high ceilings and full-height glass roll-up doors that open directly onto the
sidewalk. The intention is that the space, when opened up to the tree lined street, would bring
the inside out and the outside in. However, without the approval of a Height Exception, these
high ceilings would mean that the upper floor of the building would need to be designed to have
a flat roof which would result in a blocky and less aesthetically pleasing structure. Therefore, to
allow for both an attractive and varied roofline, together with an inviting commercial area, a
Height Exception is required to be approved.

Additional design features have also been included to further break up and reduce the massing of
the structure. The proposed pitched roof has been broken up by clerestory style windows at the
upper floor and should also be noted that the high point at the ridge will be set back from the
wall line of the structure so that the height at the eave would be around 31 feet 6 inches in height,
less than the maximum allowed. The topmost extent of the clerestory windows would be about
36 feet at their peak, only one foot over the maximum height allowed. The two roofed
ventilation shafts that will extend above the peak of the roof, which are allowed without
additional design review, will serve to further break up the roofline of the proposed building.

2. For Properties in the Coastal Zone, the proposed project complies with LCP policies,
including policies protecting scenic corridors and public viewsheds.

The proposed mixed use development complies with LCP Policies including policies protecting
scenic corridors and public viewsheds. A complete list of Coastal Development Findings is
included with this report.
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Variance Findings

1. That because of 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 proposed project is located at the corner of Portola Drive and 38™ Avenue in an area that is
zoned C-2 (Community Commercial), a designation that allows for mixed use commercial and
residential projects. While the main portion of the parcel is open and easily accessible for public
use, the site includes a narrow projection with no direct access to the surrounding streets that
extends 58 feet southward from the parcel. This restricted portion of the lot runs behind an
existing single-family residence at 718 38™ Avenue and terminates at the property boundary with
a mobile home park that lies south of the project site at 692 38™ Avenue. This portion of the site
has a width of only 48.45 feet.

As set out in County Code section 13.10.333(A) the side and rear setbacks on commercially
zoned parcels may be zero feet. However, County Code section 13.10.333(B)(4) requires that a
30 foot setback be applied to commercial parcels where they directly abut a residential zone
district. The purpose of this provision is to minimize potential impacts of new commercial
developments on adjacent residential users from noise, and other disturbances related to
commercial uses, including factors such as shading by structures, and loss of privacy. These
additional setback requirements however, relate only to structures and do not restrict the location
of other commercial features such as parking or fenced trash enclosures.

The proposed mixed use commercial and residential building complies with all of the required
site and development standards for the C-2 zone district in which it will be located, including the
required increased setbacks to adjacent residential parcels in that it will have a setback of around
38 feet 6 inches from the closes residential parcel at 718 38™ Avenue. In addition the proposed
structure will also meet the required increased side yard setback required by 13.10.333(B)(5) for
parcels that are across the street from any residentially zoned parcels. However, the residential
garage that is has been proposed would not meet the additional setback requirements. As
proposed the structure would have a setback of around 5 feet to the southern property boundary
and a setback of around 27 feet 6 inches to the western property boundary. The setback of
around 1 foot to the eastern property boundary adjacent to the mini-storage facility does however
meet County Code requirements.

Based upon the strict application of the zoning ordinance the only feasible uses for this narrow
southern portion of the parcel would be as a paved parking lot serving the proposed mixed use
project. As a result, the residential garages, which are considered desirable to provide for secure,
dependable private vehicle parking and bicycle storage for the proposed condominium units,
would be required to be located further north closer to the main structure. This would place them
in an area close to the proposed mixed use building that is best utilized for commercial parking,
resulting in an inefficient layout of the commercial parking lot. Moreover, the relocated
structure would require vehicles backing from the residential garages to pull out into high traffic
areas, thereby restricting traffic movements within the commercial parking lot and potentially
creating an unnecessary hazard to both the residents and to customers. In addition, the use of the
southern portion of the parcel for commercial parking would likely result in greater noise and
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3. That the granting of such variances shall not constitute a grant of special privileges
inconsistent with the limitations upon other properties in the vicinity and zone in
which such is situated.

The granting of a Variance to the required 30 foot setback for commercial buildings adjacent to
residentially zoned parcels, to allow for a residential garage to be constructed with a rear setback
of around 5 feet and west side setbacks of around 27 feet 6 inches, will not constitute a grant of
special privilege. The adjacent two and three story commercial storage building is developed to
within 15 feet of the property boundary and due to the scale of the building it has a greater
impact on adjacent homes to the south than the proposed residential garage. Further, many of the
commercial developments along Portola Drive in the vicinity of the project site such as on APNs
032-081-52 and 032-081-50 west of the project site include commercial buildings that are
developed at less than the required 30 foot setback to adjacent residentially zoned parcels. On
these parcels the commercial structures are developed to within less than 5 feet from the property
boundary. In addition, within a residential zone district garages are allowed to be constructed to
a zero setback to the side and rear property line where it can be shown that the structure will not
be materially injurious or detrimental to the surrounding residential uses. The one-story
residential garage structure associated with the proposed mixed use development will have a
similar impact to a residential garage located on a residential parcel and will not negatively
impact surrounding residential homes.

Therefore this finding can be made.
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Minor Land Division and Development Permit for the construction of a mixed use building
with one commercial condominium unit at the lower floorand eight residential
condominium units at the second and third floors above - 141157

Applicant: Hamilton Swift and Associates, Attn. John Swift

Property Owner: NORTHPOINT INVESTMENT FUND, LLC.

Assessor's Parcel Number: 032-092-01 & 032-092-05

Property Address and Location: The property is located at 3800 Portola Drive, Santa Cruz, at the
southeastern corner of the intersection with 38" Avenue.

Planning Area: Live Oak

Exhibit D: Tentative Map (1 sheet) and Preliminary Improvement Plans (4 sheets) - prepared
by Ifland Engineers, dated June 15, 2015, Architectural and design plans (9
sheets) — prepared by Thacher and Thompson Architects, dated January 9, 2015;
Landscape plans (2 sheets) - prepared by bfs Landscape Architects, dated January
13,2015 and a Photometrics Study (1 sheet) - prepared by Prime Design Group,
dated March 26, 2015.

All correspondence and maps relating to this land division shall carry the land division number
noted above.

L. Prior to exercising any rights granted by this Approval, the owner shall:

A. Pay the required fee to the Clerk of the Board of the County of Santa Cruz for
posting the Negative Declaration as required by the California Department of Fish
and Wildlife mitigation fees program. Currently, the fee is $2,210, but is subject
to change. "

B. Sign, date and return one copy of the Approval to indicate acceptance and
agreement with the conditions thereof.

C. Record the Conditions of Approval with the Parcel Map. The Conditions of
Approval shall be applicable to all resulting parcels.

D. Obtain a Demolition Permit from the Santa Cruz County Building Official.

E. Obtain a Building Permit and, if also required, a Grading 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.

I35 Obtain an Encroachment Permit from the Department of Public Works for all off-
site work performed in the County road right-of-way.
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A Parcel Map for the land division must be recorded prior to the expiration date of the
Tentative Map and prior to sale, lease or financing of any new lots. The Parcel Map shall
be submitted to the County Surveyor (Department of Public Works) for review and
approval prior to recordation. No improvements, including, without limitation, grading
and vegetation removal, shall be done prior to recording the Parcel Map unless such
improvements are allowable on the parcel as a whole (prior to approval of the land
division).

A. The Parcel Map shall meet the following requirements:

1. The Parcel Map shall be in general conformance with the approved
Tentative Map and shall conform to the conditions contained herein. All
other State and County laws relating to improvement of the property, or
affecting public health and safety shall remain fully applicable.

2. This land division shall result in no more than one (1) commercial
condominium unit, eight (8) residential condominium units and a common
area parcel in conformance with the Tentative Map.

3. The minimum aggregate parcel area for the commercial condominium
shall 10,000 square feet per unit and for the residential units shall be 2,500
square feet of net developable land per unit.

4. The following items shall be shown on the Parcel Map:

a. Building envelopes, common area and/or building setback lines
located according to the approved Tentative Map. The building
envelopes for the perimeter of the project shall meet the minimum
setbacks for the C-2 zone district of 10 feet for front yards, 10 feet
for side yards opposite a residential district, O feet for interior side
yards and 0 feet for rear yards.

b. Show the gross and net area of each condominium unit to nearest
square foot.
c. All easements and dedications to be recorded prior to recordation
of the Parcel Map.
5. The following requirements shall be noted on the Parcel Map as items to

be completed prior to obtaining a building permit on lots created by this
land division:

a. New parcel numbers for all of the parcels must be assigned by the
Assessor’s Office prior to application for a Building Permit on any
parcel created by this land division.

B. The following items are required for submission before the approval of the Parcel
Map:
1. Engineered Sewer Plans: Prior to applying for approval of the Final Map,
provide a complete engineered sewer plan, addressing all issues required
EXHIBIT ¢
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Grading, drainage, and erosion control plans.

The building plans must include a roof plan and a surveyed contour map
of the ground surface, superimposed and extended to allow height
measurement of all features. Spot elevations shall be provided at points
on the structure that have the greatest difference between ground surface
and the highest portion of the structure above. This requirement is in
addition to the standard requirement of detailed elevations and cross-
sections and the topography of the project site which clearly depict the
total height of the proposed structure. Maximum height is 38 feet 4 inches
at the peak of the main roof and 40 feet 10 inches at the ventilation shafts.

Details showing compliance with fire department requirements.

A Landscape Plan prepared in accordance with the requirements of the
City of Santa Cruz Water Department’s Water Efficient Landscape
Ordinance (Chapter 16 of the Santa Cruz Municipal Code) by a
certified/licensed landscape architect, landscape contractor, civil engineer,
landscape irrigation designer, landscape irrigation auditor, or water
manager.

a. In addition to all tree, shrub, groundcover and vines shown on the

Landscape plan prepared by bfs Landscape Architects, dated
January 13, 2015, the Landscape Plan shall include a minimum of
three additional trees adjacent to the southern elevation of the
proposed building and/or adjacent to the driveway access from 3gth
Avenue.

All requirements of the Environmental Planning Section of the Planning
Department shall be met, including the following:

a. Plans shall reference the soils report and include a statement that
the project shall conform to the report’s recommendations.

b. The applicant shall provide a plan review letter from the project
soils engineer approving the final revised plans once all agency
comments have been addressed.

c. The applicant shall provide a stormwater pollution control plan
that meets the requirements set forth in the County’s Construction
Site Stormwater Pollution Control BMP Manual. The Manual may
be found on our website at www.ccoplanning.com by navigating to
Environmental / Erosion and Stormwater Pollution Control /
Construction Site Stormwater BMP Manual.

All site, building, security and landscape lighting, including all exterior
lighting for the residential condominium units, shall be directed onto the
site and away from adjacent properties. Light sources may be shielded by
landscaping, structure, fixture design of other physical means.
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Any changes from the approved Exhibit "D", including but not limited to the
Tentative Map or Preliminary Improvement Plans, must be submitted for review
and approval by the Planning Department. Changes may be forwarded to the
decision making body to consider if they are sufficiently material to warrant
consideration at a public hearing noticed in accordance with Section 18.10.223 of
the County Code. Any changes that are on the final plans which do not conform
to the project conditions of approval shall be specifically illustrated on a separate
sheet and highlighted in yellow on any set of plans submitted to the County for
review.

. Prior to any building permit issuance or ground disturbance, a detailed erosion
control plan shall be reviewed and approved by the Department of Public Works
and the Planning Department. Earthwork between October 15 and April 15
requires a separate winter grading approval from Environmental Planning that
may or may not be granted. The erosion control plans shall identify the type of
erosion control practices to be used and shall include the following:

1. Silt and grease traps shall be installed according to the approved
improvement plans.

2. An effective sediment barrier placed along the perimeter of the
disturbance area and maintenance of the barrier.

3. Spoils management that prevents loose material from clearing, excavation,
and other activities from entering any drainage channel.

Meet all requirements of the Santa Cruz County Sanitation District including,
without limitation, the following standard conditions:

1. Attach an approved (signed by the District) copy of the sewer system plan
to the building permit submittal. A condition of the development permit
shall be that Public Works has approved and signed the civil drawings for
the land division improvement prior to submission for building permits.

Driveway Encroachment: Submit final details of the ramp at the termination of
sidewalk.

Note: it may be requested that some of the landscaping proposed near the
driveway approaches be removed due to maintenance issues, this may be further
reviewed at the time of the building permit application or Encroachment Permit
application reviews.

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

1. With the building plans, provide final analysis for water quality treatment
demonstrating compliance with either the State Water Resources Control
Board Municipal General Permit or the Central Coast Regional Water
Quality Control Board Post Construction Requirements that has just
become incorporated into County criteria as of March 2014. Revise the
proposed discretionary level mitigations if needed to comply.
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2. Provide arrangements for ongoing maintenance of BMP mitigation

facilities. _
a. Include maintenance instructions on the development plans
and in any CC&Rs or similar document.
b. Include private easements as necessary
c. Provide for effective property transfers

3. The applicant will need to complete Part 3, Section C, item 3h of the CDC
governing long term maintenance of BMP mitigation measures and legal
documentation of this requirement, recording form Fig. SWM-25B, or
equivalent documents, fully addressing all issues included in item 3h.

4, A drainage fee will be assessed if there is any net increase in impervious
area over the currently existing pre-development situation. Fee credits will
be available for existing impervious surfaces. The fees are currently $1.17
per square foot, and are subject to increase based on the amount applicable
at permit issuance date. Reduced fees (50%) are assessed for semi-
pervious surfacing (such as gravel, base rock, paver blocks, porous
pavement, etc.) to offset costs and encourage more extensive use of these
materials.

Obtain an Environmental Health Clearance for this project from the County
Department of Environmental Health Services.

1. Prior to BP approval, submit food facility plans for review and approval,
and, obtain EH permits to operate any proposed food facilities.

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

Submit 3 copies of a soils report prepared and stamped by a licensed Geotechnical
Engineer.

Pay the current fees for Parks and Child Care mitigation for 16 bedrooms.
Currently, these fees are, respectively, $750 and $109 per bedroom.

Pay the current fees for Roadside and Transportation improvements:

1. The project will be subject to Live Oak Transportation Improvement Area
(TIA) fees at a rate of $600 ($300 for roadside improvement fees + $300
for transportation improvement fees) per daily trip-end generated by the
proposed non-residential development use and $4,200 (82,100 roadside
improvement fees + $2,100 transportation improvement fees) per multi-
family residential unit. Table 3 Project Trip Generation included with the
Traffic Impact Study, dated January 14, 2015, prepared by Kimley Horn
provides the trip-ends generated by the development as well as the number
of proposed residential units. The TIA fees for the project are estimated as

follow:
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IV.

Prior to demolition of existing structures:

A.

(Mitigation Measure AQ-1): Prior to the commencement of work, a survey for
asbestos would be required and written notification for asbestos removal and/or
demolition would be provided 10 working days prior to commencing any
regulated activities.

(Mitigation Measure HAZ-1): A comprehensive survey for the presence of lead
based paint shall be performed prior to the demolition of the building on the
parcel and all such materials shall be properly identified and removed in
accordance with applicable laws pertaining to lead based paint.

Ongoing monitoring for the presence of lead based paint shall continue through
the entire demolition process.

(Mitigation Measure HAZ-2): A comprehensive survey for the presence of
asbestos containing materials shall be performed prior to the demolition of the
building on the parcel and all such materials shall be properly identified and
removed in accordance with applicable laws pertaining to asbestos containing
materials.

Ongoing monitoring for the presence of asbestos shall continue through the entire
demolition process.

(Mitigation Measure NOI-5): Prior to demolition of the existing structure or

construction of the proposed commercial mixed-use building, require construction

of a permanent masonry sound wall with a minimum height on 6 feet along the
. th

property boundary with 718 38" Avenue.

(Mitigation Measure NOI-6): Construct a masonry sound wall with a minimum
height of 6 feet along the southern property boundary adjacent to the southern
driveway access from 38" Avenue where it borders the adjacent residential
property at 718 38" Avenue.

Prior to and during construction:

A.

(Mitigation Measure AQ-2): Contracted Diesel Control Measures: In addition
to the use of Tiered engines and California ultralow sulfur diesel fuel, the
following requirements will be incorporated into contract specifications:

e To minimize potential diesel odor impacts on nearby receptors (pursuant to
MBUAPCD Rule 402, Nuisances), construction equipment will be properly
tuned. A schedule of tune-ups will be developed and performed for all
equipment operating within the project area. A written log of required tune-ups
will be maintained and a copy of the log will be made available to the County of
Santa Cruz Planning Department for inspection upon request. '

e Fixed temporary sources of air emissions (such as portable pumps, compressors,
generators, etc.) will be electrically powered unless the contractor submits
documentation and receives written approval from the County of Santa Cruz
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Planning Department that the use of such equipment is not practical, feasible, or
available (generally contingent upon power line proximity, capacity, and
accessibility). California ultralow sulfur diesel fuel with maximum sulfur
content of 15 ppm by weight (ppmw S), or an approved alternative fuel, will be
used for on-site fixed equipment not using line power.

e To minimize diesel emission impacts, construction contracts will require off-
road compression ignition equipment operators to reduce unnecessary idling
with a 2-minute time limit, subject to monitoring and written documentation.

e On-road material hauling vehicles will shut off engines while queuing for
loading and unloading for time periods longer than 2 minutes, subject to
monitoring and written documentation.

e Off-road diesel equipment will be fitted with verified diesel emission control
systems (e.g., diesel oxidation catalysts) to the extent reasonably and
economically feasible.

e Utilize alternative fuel equipment (i.e., compressed or liquefied natural gas,
biodiesel, electric) to the extent reasonably and economically feasible.

e Feasibility will be determined consistent with Best Available Control
Technology (BACT) general criteria: 1) achieved in practice; 2) contained in
adopted control measures; 3) technologically feasible; and 4) cost-effective.

VI.  During Construction

A.

(Mitigation Measure AQ-3): Diesel Particulate Matter Emissions Control
Measures: In addition, the project will implement the following measures to
reduce particulate matter emissions from diesel exhaust:

e Grid power will be used instead of diesel generators where it is feasible to
connect to grid power (generally contingent upon power line proximity,
capacity, and accessibility).

e The project specifications will include 13 CCR Sections 2480 and 2485, which
limit the idling of all diesel-fueled commercial vehicles (weighing over 10,000
pounds, both California- or non-California-based trucks) to 30 seconds at a
school or 5 minutes at any location. In addition, the use of diesel auxiliary
power systems and main engines will be limited to 5 minutes when within 100
feet of homes or schools while the driver is resting.

e The project specifications will include 17 CCR Section 93115, Airborme Toxic
Control Measure for Stationary Compression Ignition Engines, which specifies
fuel and fuel additive requirements; emission standards for operation of any
stationary, diesel-fueled, compression-ignition engines; and operation
restrictions within 500 feet of school grounds when school is in session.

e A schedule of low-emissions tune-ups will be developed and such tune-ups will
be performed on all equipment, particularly for haul and delivery trucks.

o Low-sulfur (< 15 ppmw S) fuels will be used in all stationary and mobile
equipment.
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(Mitigation Measure AQ-4): Dust Control Measures: The following controls
will be implemented at the construction and staging sites as applicable:

e Water all active construction areas at least twice daily as necessary and
indicated by soil and air conditions.

e Cover all trucks hauling soil, sand, and other loose materials or require all
trucks to maintain at least 2 feet of freeboard.

e Pave, apply water three times daily, or apply (nontoxic) soil stabilizers on all
unpaved access roads, parking areas and staging areas at construction sites.

e Sweep daily (with water sweepers) all paved access roads, parking areas and
staging areas at construction sites.

e Sweep streets daily (with water sweepers) if visible soil material is carried onto
adjacent public streets.

e All disturbed areas, including storage piles, which are not being actively utilized
for construction purposes, will be effectively stabilized of dust emissions using
water, chemical stabilizer/suppressant, covered with a tarp or other suitable
cover or vegetative ground cover.

e All on-site unpaved roads and off-site unpaved access roads will be effectively
stabilized of dust emissions using water or chemical stabilizer/suppressant.

e All land clearing, grubbing, scraping, excavation, land leveling, grading, cut &
fill, and demolition activities will be effectively controlled of fugitive dust
emissions utilizing application of water or by presoaking.

e When materials are transported off site, all material will be covered, or

effectively wetted to limit visible dust emissions, and at least 6 inches of
freeboard space from the top of the container will be maintained.

e All operations will limit or expeditiously remove the accumulation of mud or
dirt from adjacent public streets at the end of each workday. (The use of dry
rotary brushes is expressly prohibited except where preceded or accompanied
by sufficient wetting to limit the visible dust emissions. Use of blower devices
is expressly forbidden.)

e Following the addition of materials to, or the removal of materials from, the
surface of outdoor storage piles, said piles will be effectively stabilized of
fugitive dust emissions utilizing sufficient water or chemical
stabilizer/suppressant.

e Within urban areas, trackout will be immediately removed when it extends 50 or
more feet from the site and at the end of each workday. :

e Any site with 150 or more vehicle trips per day will prevent carryout and
trackout.

e Hydroseed or apply (nontoxic) soil stabilizers to inactive construction areas
(previously graded areas inactive for 10 days or more).

e Enclose, cover, water twice daily, or apply (nontoxic) soil binders to exposed
stockpiles (dirt, sand, etc.).

e Limit traffic speeds on unpaved roads to 15 miles per hour.

e Install sandbags or other erosion control measures to prevent silt runoff to
public roadways from sites with a slope greater than 1 percent.

e Replant vegetation in disturbed areas as quickly as possible.
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e Install wheel washers for all exiting trucks, or wash off all trucks and equipment
leaving the site.

e Install wind breaks at windward side(s) of construction areas.

e Suspend excavation and grading activity when winds (instantaneous gusts)
exceed 20 miles per hour.

e Limit the area subject to excavation, grading, and other construction activity at
any one time.

(Mitigation Measure NOI-1): Limit construction activity to between the hours
of 7:00 a.m. to 6:00 p.m. Monday through Friday, 9:00 a.m. to 5:00 p.m. Saturday
in order to avoid noise during more sensitive nighttime hours. Prohibit

construction activity on Sundays.

(Mitigation Measure NOI-2): Require that all construction and maintenance
equipment powered by gasoline or diesel engines have sound-control devices that
are at least as effective as those originally provided by the manufacturer and that
all equipment be operated and maintained to minimize noise generation.

(Mitigation Measure NOI-3): Prohibit gasoline or diesel engines from having
unmuffled exhaust.

(Mitigation Measure NOI-4): Use noise-reducing enclosures around stationary
noise-generating equipment capable of 6 dB attenuation.

(Mitigation Measure NOI-7): Construct fencing or other solid barrier with a
minimum height of 6 feet, together with landscape plantings that include large
shrubs/small trees with dense woody foliage along the southern property
boundary adjacent to the proposed residential garages.

All construction shall be performed according to the approved plans for the
Building Permit. Prior to final building inspection, the applicant/owner must
meet the following conditions:

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

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

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

Pursuant to Sections 16.40.040 and 16.42.080 of the County Code, if at any time
during site preparation, excavation, or other ground disturbance associated with
this development, any artifact or other evidence of an historic archaeological
resource or a Native American cultural site is discovered, the responsible persons
shall immediately cease and desist from all further site excavation and notify the
Sheriff-Coroner if the discovery contains human remains, or the Planning
Director if the discovery contains no human remains. The procedures established
in Sections 16.40.040 and 16.42.080, shall be observed.

EXHIBIT C

A-3-SCO-16-0003
Page 75 of 260



VIIL

Operational Conditions

A.

Master Occupancy Program

All uses listed in the current C-2 (Community Commercial) use charts are allowed
in conformance with the following requirements:

Allowed Uses:

1. Uses that require higher levels of parking such as restaurants, coffee
houses, craft beer establishments, wine bars, and ice cream shops are
limited to a maximum total combined area of 3,200 square feet.

2. Non food service uses including a market style use that incorporates
smaller vendors selling a variety of goods such as locally grown produce,
artisan cheeses, meats, art and crafts etc; retail stores for clothing/skin care
products/jewelry; retail food related uses such as a candy or chocolate
shop, wine shops, flower shops and art stores are limited to a maximum
total combined area of 3,200 square feet.

3. Office and service commercial type uses such as a beauty salon, computer
repair store or pet grooming are limited to a maximum total combined area
of 3,200 square feet.

4. Physical culture studios (sports clubs, yoga and pilates studios etc) are not

permitted unless it can be demonstrated that the demand for additional
parking can be met or that the proposed combination of uses on site would
not require more than the total number of spaces available.

Outdoor use areas: Outdoor areas not used for parking, driveways or pedestrian
circulation (approximately 1,218 square feet), may include public seating, tables
etc. These outdoor use areas shall not designated for the exclusive use of any of
the commercial businesses and shall at all times be kept open for the use of all
members or the public using the shopping center.

Occupancy Permits: All tenants within the commercial portion of the project
shall obtain an Occupancy Permit issued over-the counter by the Planning
Department in accordance with the following requirements and the above mix of
uses:

1. All new uses within individual tenant spaces require the issuance of an
Initial Occupancy Permit. Subsequent changes in use require the approval
of a Change of Occupancy Permit.

2. For open, market style areas the commercial management for the building
shall apply for an Initial Occupancy Permit for the area as a whole, listing
the total area of the use and all of the vendors/businesses that will lease
space within the larger area. An annual update of this Occupancy shall
then be submitted for review to ensure ongoing compliance with the
allowed mix of uses on an ongoing basis.
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Note: If it can be shown that the area of the use and mix of vendors
remains stable over time, this requirement for an annual accounting may
subsequently be waived at the discretion of the Planning Director.

All uses on the site will be required to be properly licensed and inspected as may
be required by Federal, State or County standards.

Any business involving the sale of alcoholic beverages, either for on-site or off-
site consumption, must meet all requirements of the California Alcoholic
Beverage Control (ABC) and also obtain all necessary County Permits

A minimum four foot wide clear width shall be maintained at all times within the
sidewalk areas along the site’s frontage with 38"™ Avenue, to allow for pedestrian
circulation.

Hours of Operation: The hours of operation for business shall be between 8:00am
and 10:00pm Sunday through Thursday and between 8:00am to 11:00pm on
Friday and Saturday.

Property management and business owners are to take all measures as required to
prevent customers from loitering on the sidewalk at 38™ Avenue after the close of
business and causing disturbance to residential properties. If there are any
documented incidents of violence, disturbance of the peace or any other
deleterious impacts to the surrounding community or if complaints are submitted
to the business owners or their staff, to the County of Santa Cruz Planning
Department or to the Sheriff’s Department the business owner may be required to
hire an independent security officer to patrol the parking area and areas in the
vicinity in order to maintain a peaceful and orderly environment and to ensure
that such disturbances do not continue. The property management are to accept
full responsibility for instigating these measures

Parking: The property management company shall monitor parking on site to
ensure that sufficient parking is made available for patrons and employees of the
proposed development and for residents of the residential units and their guests as
follows:

1. The Covenants Codes and Restrictions (CC&Rs) for the property shall
restrict the use of residential garages to ensure that they are maintained in
a condition that allows for vehicular parking and that residential storage
does not encroach into the parking area.

2. If ongoing substantiated complaints are received from neighboring
property owners that there is consistent unauthorized overflow parking
from the site and or its tenants onto their land, then the property owner
shall be required to develop an alternate parking demand management
plan subject to an amendment to this Permit. This may include such
measures as the provision of additional off-site parking areas, the
provision of special transit incentives for employees, the operation of
effective pooling programs, a valet parking plan, flexible work hours, or
any other method that can be demonstrated to be effective for the
reduction and management of parking demand.
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VIIL

Loading: The property management company shall monitor deliveries to
commercial tenants and must ensure that the following conditions are met at all
times:

1. One parking space along 38™ Avenue shall be maintained as a loading
zone between the hours of 7:00am to 1:00pm.

2. Between the hours of 8:00pm to 8:00am daily, no truck parking or loading
shall be permitted on along 38" Avenue, along the southern driveway
access from 38" Avenue or at any point lying south of the commercial
building. All night and early morning deliveries are required to be made
from within the main parking area east of the building.

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.

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.

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.

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

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:

Steven Guiney, AICP Lezanne Jeffs
Principal Planner 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 Planning Commission, may appeal the act or determination to the Board of
Supervisors in accordance with chapter 18.10 of the Santa Cruz County Code.
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Neighborhood Meeting

August 12, 2014

Meeting Location: Fairfield Inn & Suites — Capitola

Project Location: 3800 Portola Drive

Project Description: Mixed-use building: APN 032-092-05 & 01

Notes from Neighborhood Meeting June 23, 2014
Presentors:
® Matt Thompson — Thacher & Thompson Architects
e Patrick Foy — North Point Investments Group, LLC
° John Swift — Hamilton Swift & Associates Land Use Planning Services
¢ John Leopold & Analyst David Reid — Santa Cruz County Board of Supervisors

Notes prepared by lohn Swift

Presentation:

Project Architect, Matt Thompson, presented the project. The property is zoned C-2; Community
Commercial. The mixed-use project proposes approximately 9,420 sq. ft. of groundfloor
commercial/retail alloted to 15 tenant spaces. The groundfloor tenant spaces are noted to have a
farmers market intentionality. The second and third story of the project consist of 8-condiminium
units estimated at 1,215 sq.ft. per unit. The site design includes private, single-car parking garages
for each of the eight condominiums units, and 41 additional surface parking spaces. In total, there

are 49 parking spaces on site.

The project features a design that will contribute to the walkability of the existing neighborhood.
Design considerations feature a wide, pedestrian-friendly sidewalks along the property frontage of
both Portola Drive and 38" Avenue. The presenter notes that detailed attention has been paid to
designing a building that will contribute to the vision and goals of the community and directly act as
an amenity for the existing neighborhood. It was noted that the project shares similar
characteristics to recent successful development projects along Swift Street in the City of Santa
Cruz. One direct project comparable was the “Swift Street Courtyard,” where ground floor
commercial businesses share public space and create a vibrant community gathering space.

The presentor emphasized that the project is currently at the beginning of the design phase, and

the function of the neighborhood meeting is to receive stakeholder input on the preliminary design
and site plan of the project. Following the conclusion of the neighborhood

NTEGRATED LAND USE AND DEVELOPMENT SERVICES
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meeting, the project design must be finalized and then it must be submitted to county staff for
review, then to the planning commission for review, and lastly would be presented to the Board of

Supervisors for final approval.

Questions/Comments

1. Questions related to entrance and exit and the effects on traffic patterns.

Explained the need for two points of egress and that the main point of entrance/exit
should filter on or off Portola Drive. A traffic and parking analysis by a Traffic
Engineer will evaluate the traffic impacts.

2. Residents expressed excitement about something new and vital to the area but had
concerns over both vehicle and pedestrian safety coming from newly generated traffic.

There will be more people and arguably more congestion, but the new tenants
themselves will have an interest in maintaining the walkable nature of the street.
There will be a traffic analysis of the site, but we believe that the capacity of the
surrounding streets will be considered sufficient to handle the additional traffic. A

10’ sidewalk is proposed along 38" Avenue.

3. What are the sewage/utility capabilities of the site?

John Swift explained that these details will be coordinated with Public Works as part
of the application process. Preliminary review has shown that these facilities are

adequate to support the project.

4. Concern over new tenants/visitors using the parking spaces in front of neighbors homes.

Each condominium- unit is designed to have a detached private parking garage. In
response to concerns over residents using their garages purely for storage, it is noted
that the garages are built large enough to provide ample overhead storage areas. In
addition to the garages, each condominium unit has an additional surface parking
space that will be shared during the day with prospective customers.

INTEGRATED LAND USE AND DEVELOPMENT SERVICES 7
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5. No sidewalks on 38th. Not much space to walk.

The project will be constructing sidewalks along the projects frontage on both 38"
Avenue and Portola Drive. Supervisor John Leopold noted that in the Pleasure Point
Plan and other studies, residents expressed that they were not interested in creating
sidewalks. No additional sidewalks are planned to be built within the area.

6. Why should sidewalks exist in front of the property when the rest of the street does not
have sidewalks?

The creation of sidewalk areas are voluntary in design, and are built within the
boundaries of the property. The design team believes that the sidewalk areas will
contribute to the immediate walkability of the open groundfloor commercial areas.
The sidewalk will feature tree wells and function for the benefit of the public.

7. Alot of children ride bikes/travel around around the neighborhood, will this project
negatively impact their safety?

Research has shown that streets which mix pedestrian, bicycle, and vehicle traffic
without seperation on the street are the safest because speed is reduced and drivers
are more cautious. The existing neighborhood plan is the safest based on
walkability. The area has had few accidents between pedestrians and cars, and the
project is not considered to have adverse effects on safety. It is reiterated that there
will be a traffic study conducted by a licensed traffic engineer.

8. The existing area has a lot of issues with vagrants and homelessness, will this project draw
more homeless people to the area?

It is commonly believed that it is beneficial to have more eyes on the street. The
project team believes that the new development will act to improve the
neighborhood. It is not believed that the project will contribute to vagrancy.

INTEGRATED LAND USE AND DEVELOPMENT SERVICES
S00 CHESTNUT STREET. SANTA CRUZ. CA 95060 w 831/459-9992 ® FAX 831/459-9998 m Wy HAMIL'I'()Iis\‘%\_b’\ftlrgT,C();\/x
XNIDI
A-3-SCO0-16-0003
Page 102 of 260



o8 HAMILTON SWIFT
B8 & ASSOCIATES, INC.

9. Concerns over the new development’s residents and business patrons using the existing
vacant lots across Portola Drive for parking.

We will work with a transportation engineer to ensure that the project parking is

adequate.

10. Are there restrictions on the amount of restaurants that can use the groundfloor
commercial space.

Parking demand restrictions may limit the ability for potential tenants. It is believed
that there will not be substancial restaurants operating in the tenant spaces, rather
smaller scale food/beverage usages such as coffee shops, and frozen yogurt shops.
The nature of the floor plan will likely contribute to tenants operating with non-food
oriented uses.

11. What is the estimated development timeframe?

It could likely take about a year or more to do the public review process, and then
15 months to build the project. It is noted that this project has not been submitted
yet, and is still in the design phase.

12. Will there be public bathrooms on site, and what will there hours of availability be?
Concern that the project may draw more vagrants to the area through amenity
availability.

There will be shared public bathrooms included on site, but the bathrooms are
intended for patrons of the groundfloor commercial businesses. The bathrooms will

be closed at night.

Notes:
* There were no comments regarding the 3-story building height proposal in the design.
e Multiple residents expressed their favor of the project concept and it seemed like a very

positive meeting.
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= There were no meeting participants expressing outright opposition to the project.

Resident Participant List:

Name

Address

Phone #

Belinda Garza

690 38" Avenue

(831) 217-0117

John Ella

3912 Portola Drive

(831) 818-8119

Mary Anne Gabay

3811 Portola Drive

(831) 247-0160

Robert Ninters

720 37" Avenue

(831) 471-8370

Marilyn Ninters

720 37™ Avenue

(831) 471-8370

Brenda Null

3850 Bramble Lane

(831) 465-6616

Michael Null

3850 Bramble Lane

(831) 465-6616

Steven Gabay

3811 Portola Drive

(831) 475-1600

S. A. Cunningham

747 38" Avenue

(831) 464-0929

Caro! Blake

703 38" Avenue

(831) 214-9074

James Rivoir

3634 Floral Drive

_na_

Camila Rivoir

3634 Floral Drive

_na-

b
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Archives & Archaeology
Rubén G. Mendoza PhD., RPA, Project Archaeologist/Historian
1645 Beacon Hill Drive
Salinas, California 93906

Phase One Historic Assessment of the 3800 Portola Drive Property, Santa Cruz, California
APN#: 032-092-01 & 032-092-05

Submitted By

Archives & Archaeology
Rubén G. Mendoza Ph.D., RPA, Project Archaeologist/Historian
Jennifer A. Lucido, MA, Research Associate
1645 Beacon Hill Drive
Salinas, CA 93906
831.320-9360

Prepared for:

Mr. John and lan Swift
Hamilton Swift & Associates, Inc.
500 Chestnut St, Suite 100
Santa Cruz, CA 95060
831.459.9992 | Fax 831.459.9998

and

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

October 24, 2015

Results: Negative Declaration

Construction: Circa 1955

Property Type: Industrial

Other Resources: None

Map: N 36.9630 W 121.9671

APN: 032-092-01 & 032-092-05

Address: 3800 Portola Drive. Santa Cruz, CA 95062
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Introduction

This document, and the attached OHP DPR 523a/b forms, constitutes that reporting requested by the
County of Santa Cruz, and required of the property owners for compliance with the required Phase One
Historic Assessment of the property located at 3800 Portola Drive, Santa Cruz, CA 95062. Listed as
Assessor's Parcel Number 032-092-01 and 032-092-05, this report is mandated pursuant those
requirements established by the County of Santa Cruz Planning Department.

The warehouse structure formerly identified with the Pleasure Point Lumber Company is located within
the community of Santa Cruz, California. The property under consideration is located within the County of
Santa Cruz, within the purview of the California Coastal Commission, and is thereby construed as lying
within one of the most archaeologically and historically sensitive resource zones in the State of California.
Therefore, this report is required for compliance with the California Environmental Quality Act (CEQA).
Moreover, the region more generally is considered both historically and archaeologically sensitive, and
likely to produce archaeological and historical resources. As such, it was determined that because the
building dates to circa 1955, and thereby falls beyond the minimum 45-year age for those buildings or
structures that trigger such historical studies and assessments, this study was undertaken as per
compliance protocols, .

The following review of findings establishes that (a) both the location of the parcel within an
archaeologically and historically sensitive zone, and the building’s construction in circa 1955 justify the
County of Santa Cruz Planning Department’s request for the preparation of this Phase One Historic
Assessment, (b) findings requested from the NWIC Records Search of the parcel resulted in no listings
from the OHP Historic Properties Directory, the CA Inventory of Historic Resources (1976), archived
Historical Literature, and no extant structures were identified from the GLO and/or Rancho Plat Maps
archives of the NWIC; and finally, (c) for those reasons enumerated below, the former Pleasure Point
Lumber Company warehouse was not found eligible for the National Register of Historic Places, the
California Register of Historical Resources, or local listing in the Santa Cruz County Historic Resources
Inventory. As such, this investigation found that the property does not have historic significance (see
Criteria for Evaluation below for further discussion).

Background Research
Location

The property formerly identified with the Pleasure Point Lumber Company is located at 3800 Portola
Drive, Santa Cruz, California, in the northwestern area of the commercial community of Pleasure Point.
The property is within the historical boundaries of the former “Rancho Arroyo del Rodeo.” The property is
situated approximately two miles northwest of California State Route 1 (Cabrillo Highway). To reach the
property from CA-1 N, take exit 438 for 41st Avenue toward Capitola (0.3 miles). Follow 41st Avenue to
Portola Drive for 1.5 miles. 3800 Portola Drive is located on the left-hand side of the street.

Page 1 of 10
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P3a. Description:

The Pleasure Point Lumber Company property consists of a one-and-one-half-story commercial
warehouse and lumberyard located in the Pleasure Point Community of Santa Cruz, California. The
warehouse is characterized by a low-pitched, front-gabled roof. The building was constructed in circa
1955 and consists of a redwood frame structure situated atop a concrete slab foundation and mixed
concrete and asphalt pavement. The warehouse is situated in a neighborhood of single-family residences
to the south and other commercial businesses to the west, north, and east. The warehouse has a
rectangular massed plan. The main facade (north elevation) of the warehouse constitutes the facing to a
mixed lumber storage area and storefront. The walls of both the warehouse and main storefront facade
are covered with horizontal wood cladding. In addition, the main facade is covered with both vertical and
horizontal corrugated fiberglass siding.

HP6. 1-3 story commercial building
HP8. Industrial building
Narrative Description

Exterior - Main Facade - North Elevation (continued from Primary Record)

The main facade is oriented to Portola Drive (north). The principal entrance on the main facade is
accessible through an oversized suspended sliding wood door. The main facade is covered with vertical
and horizontally-oriented siding of both wood and corrugated fiberglass. Both types of cladding are
painted in a dark military green. Both the eastern and western sides of the lower register of the principal
entrance are situated elongated storage containers faced with vertical wood cladding.

Exterior - West Elevation

The west elevation fronts 38th Avenue and consists of multiple bays and a second large suspended
sliding double-door access way to the warehouse similar to the principal entrance on the main facade.
This portion of the building is similarly painted military green consistent with the main facade and east
elevation. The west elevation is divided into seven bays trending north to south. The two northernmost
bays are divided by two pairs of 6x6 inch redwood uprights with concrete footers. The third bay is
partitioned by a composite ply board wall, and the bay contains asphalt flooring. The fourth bay is divided
by two composite ply board walls, and is floored with a concrete pad. The fifth bay is situated between a
composite ply board wall and a second such barrier, and contains asphalt flooring. The sixth and seventh
bays are partially enclosed by a ply board and corrugated fiberglass barrier. Flooring of this last bay
consists of a concrete pad.

The west elevation includes three access ways or entrances. One entrance is located on the north end
within the first bay, the second entryway is located within the second bay at the midpoint of the west
elevation, and the third entryway is situated on the south end. The north entrance consists of a modern
composite wood door panel with a sheet metal veneer. The second entrance is similarly modern (< 20
years), and consists of a wood frame plate glass door with a brass push plate and lock assembly. The
south entrance duplicates the large suspended sliding door on the north elevation, but in this instance
consists of a double-door access way to the warehouse.

The west elevation includes two window piercings. One window is situated immediately south and
adjacent to the north entrance door, and the second window is focated just south and adjacent to the
second entryway. Both windows consist of modern aluminum (vertical) sliders.

Page 2 of 10
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Exterior - East Elevation

The exterior of the east elevation of the property was inaccessible as the elevation was bordered by a
wall and covered with foliage that separated the warehouse from an adjacent property. Extant siding
consists of horizontal wood cladding painted military green and consistent with decorative scheme of the
main facade and west elevation. From the interior of the warehouse, six window piercings were observed.
The south end of the east elevation consists of two large windows piercings covered with vertical
fiberglass panels. The central portion of the east elevation includes three pairs of small, fixed pane,
windows. One pair of the windows contains six individual glass window panes, whereas the other two
consist of on the one hand of a casement window with six glass window panes, and the other a single
large glass pane. The sixth window is situated at the northernmost end of the east elevation.

Exterior - South Elevation

The south elevation is faced with horizontal redwood cladding painted a greyish-blue with a dark
turquoise trim. The blue-grey color reflects one of the earlier or original paint schemes identified with the
Pleasure Point Lumber Company warehouse. The south elevation includes twelve window piercings. A
horizontal ribbon of ten sequential piercings covered with corrugated fiberglass is situated immediately
beneath the pitch of the roof. These windows measure approximately two-by-two feet square. The other
two windows are located in the lower register of the elevation. These include a vertical (bathroom)
casement (or sash) window at the southwest corner, and a horizontal fixed pane window at the center of
the elevation. The bathroom window-piercing measures 24 inches by 42 inches. The fixed window is
divided in half by a muntin and measures approximately 42 inches square. A horizontal PVC drain pipe
trends from the east side of the south elevation to the west side, and connects with a vertical pipe that
trends north to south.

B6. Construction History:

The Pleasure Point Lumber Company was founded by Carl Van Valkenberg (Kreiger 1993: B-5). Van
Valkenberg “opened his doors at Portola and 38th avenues in 1948" (Kreiger 1993: B-5). However,
county assessor records date construction of the Pleasure Point Lumber Company warehouse to circa
1955, although a picket fence installed to enclose the property was completed in 1951 (Santa Cruz
County 1955a, 1955b). Van Valkenberg retired in 1980, and Ken DeFrees subsequently assumed
ownership of the Company (Kreiger 1993: B-5).

In 1993, Big Creek Lumber, one of the last lumber mills in Santa Cruz County, occupied the former
Pleasure Point Lumber Company warehouse (Gumz 2009; Kreiger 1993: B-5; LocalWiki 2015). Big Creek
Lumber (formerly Big Creek Timber Company) was established in 1946, founded by Frank McCrary, Sr.,
his brother-in-law Homer Trumbo, and two sons, Frank “Lud” McCrary Jr., and Homer “Bud” McCrary (Big
Creek 2015; Gumz 2009; LocalWiki 2015). The new owners of the warehouse undertook modifications to
the warehouse, including the removal of the Pleasure Point Lumber Company sign atop the warehouse
roof, replacement and removal of original windows and skylights, the installation of new workspaces, and
bathroom, etcetera (Kreiger 1993: B-5).

In 2009, Big Creek Lumber closed its business at the former Pleasure Point Lumber Company warehouse
(Gumz 2009). Since that time, the property has been used for parking, storage, and as a staging area by
Wellington Energy for PG&E's Smart meter replacement project. Wellington Energy leased the property
for the period spanning the spring of 2010 to the fall of 2013 (Swift 2015). As of 2015, Big Creek Lumber
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maintains retail sales yards in Santa Cruz, Watsonville, Atwater, Paso Robles, and Half Moon Bay (Big
Creek 2015). As such, the former Big Creek Lumber / Pleasure Point Lumber Company warehouse has
been deployed as a mixed-use facility since the lumber company’s closure in 2009.

B10. Significance

Historical Context

County of Santa Cruz
The County of Santa Cruz is characterized by three historic contexts that span the period from 1850 to
1940. These historic contexts include 1) economic development; 2) residential, commercial and

institutional architecture; and 3) institutions (Lehmann 1994 ii-iii). Of these contexts, the Pleasure Point
Lumber Company warehouse is most closely associated with 1) the economic development, and 2)
commercial architecture of Santa Cruz County.

In northern and central California, the development of redwood lumber milis and the shipment of redwood
to San Francisco prompted the development of many coastal towns in the mid to late 19th century (HARD
2007: 57-58). In Santa Cruz County, the industrial development of lumber began in 1840 with the arrival
of Francisco Lajeunesse, a French Canadian, and two Americans, Isaac Graham and Henry Neale
(Lehmann 1994: 12, 2000: 8-9). The men partnered with Joseph L. Majors, a Mexican citizen by marriage
to the Castro family, and were granted Rancho Zayante in 1841 (Lehmann 2000: 9). Within four months,
they had built the area’s first sawmill located at what later became Mount Hermon (Lehmann 1994: 12
2000: 9). In order to transport lumber from the mills to markets, a 20-mile long flume from San Lorenzo
River to the Pacific Ocean was constructed in 1847 (Lehmann 2000: 19-21). The Santa Cruz harbor
developed into a port with the construction of a wharf in 1851. This facilitated the shipping of lumber and
other raw materials (Lehmann 2000: 19-21). By 1864, 28 sawmills were constructed in the County of
Santa Cruz. With the increase in demand for lumber, Santa Cruz became one of the major suppliers for
builders in San Francisco through the 1800s (Lehmann 2000: 9).

During the early 20th century, large-scale industries failed due to the depletion of natural resources
(Lehmann 2000: 32). In contrast, small industries such as the Sash Mill (located at 303 Potrero Street)
owned by John Sinkinson and sons (1910-1925) persisted (Lehmann 2000: 29). Several surviving
industrial structures from that time in Santa Cruz have been adapted or converted for new uses.

Significantly, while the Pleasure Point Lumber Company is related to both the commercial and industrial
development of Santa Cruz County, its construction date of 1955 situates the property outside of the
period of significance (1850-1940) for historic context consideration. Moreover, the County of Santa Cruz
Historic Context Statement contains no references to the Pleasure Point Lumber Company.

Pleasure Point Community

The Pleasure Point Community Plan (SCCPD 2008:15) describes Pleasure Point as an agricultural area
for small farms and orchards during the 19th and 20th centuries. The area also attracted tourism focused
on coastal fishing and hunting, which in turn prompted the development of small residential units along
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the same coast (SCCPD 2008:15). Following the Great Depression, tourist cottages and year-round
luxury homes continued to develop in Pleasure Point (SCCPD 2008:15). The Pleasure Point Community
Plan (SCCPD 2008: 21) identifies the Pleasure Point Lumber Company warehouse with the commercial
community of Pleasure Point.

Statement of Historical Significance

The Pleasure Point Lumber Company warehouse was not found eligible for the National Register of
Historic Places, the California Register of Historical Resources, or local listing in the Santa Cruz County
Historic Resources Inventory.

National Register of Historic Places Criteria for Evaluation

A. Property is associated with events that have made a significant contribution to the broad patterns of
our history.

The Pleasure Point Lumber Company warehouse does not appear to be eligible under Criterion A
because the property is not associated with events that have made a significant contribution to the broad

patterns of our history.
B. Property is associated with the lives of persons significant in our past.

The Pleasure Point Lumber Company warehouse does not appear to be eligible under Criterion B
because the property is not associated with the lives of persons significant in our past.

C. Property embodies the distinctive characteristics of a type, period, or method of construction or
represents the work of a master, or possesses high artistic values, or represents a significant and
distinguishable entity whose components lack individual distinction.

The Pleasure Point Lumber Company warehouse does not appear to be eligible under Criterion C
because the property does not embody the distinctive characteristics of an architectural type or period.
The building is not representative of its time in its current configuration as a mid-century industrial
complex that has been adaptively reused for commercial and light industrial purposes.

D. Property has yielded, or is likely to yield, information important in prehistory or history.
The Pleasure Point Lumber Company warehouse does not appear to be eligible under Criterion D
because the property does not demonstrate information, or the potential to yield information, important to

understanding the prehistory or history of Santa Cruz or California more generally.

Aspects of Integrity for Listing on the National Register

The Pleasure Point Lumber Company warehouse retains its integrity of location because the property
was originally constructed at 3800 Portola Drive, Santa Cruz, California.

The Pleasure Point Lumber Company warehouse does not retain integrity of design. The property’'s
design as a warehouse and lumberyard has undergone recurrent changes through time, including
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replacement of original doors and windows as an introduction of modern materials that detract from the
property's integrity of design.

The Pleasure Point Lumber Company warehouse does not retain its integrity of setting because it is
inconsistent with Santa Cruz’s small town, or beach town character of single-family residences and
commercial businesses.

The Pleasure Point Lumber Company warehouse does not retain its integrity of materials. While the
redwood frame remains largely intact, there have been a host of modifications to its original design and
construction.

The Pleasure Point Lumber Company warehouse does not retain integrity of workmanship, as there is
no physical evidence of the crafts of a particular culture or people during any given period in history.

The Pleasure Point Lumber Company warehouse does not retain integrity of feeling because the
property does not embody Santa Cruz’'s small town, beach town character of single-family residences and
commercial businesses nor does it reflect the 1850-1950 economic or commercial development of the

city.

The Pleasure Point Lumber Company warehouse does not retain integrity of association because there
is no direct link between the property and an event or person for which the property is significant.

California Reqister of Historical Resources Criteria for Evaluation

1. Is associated with events that have made a significant contribution to the broad patterns of our history
The Pleasure Point Lumber Company warehouse does not appear to be eligible under Criterion 1
because the property is not associated with events that have made a significant contribution to the broad
patterns of California’s history and cultural heritage.

2. Is associated with the lives of persons important in our past.

The Pleasure Point Lumber Company warehouse does not appear to be eligible under Criterion 2
because the property is not associated with the lives of persons significant in our community.

3. Embodies the distinctive characteristics of a type, period, region, or method of construction, or
represents the work of an important creative individual, or possesses high artistic value.

The Pleasure Point Lumber Company warehouse does not appear to be eligible under Criterion 3
because the property does not embody the distinctive characteristics of an architectural type or period.

4. Has yielded, or may be likely to yield, information important in prehistory or history.
The Pleasure Point Lumber Company warehouse does not appear to be eligible under Criterion 4

because the property does not demonstrate information, or the potential to yield information, important to
understanding the prehistory or history of Santa Cruz or California more generally.
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Local Listing Criteria for Designation (S 16.42.050(C); SCCPD and Shaw 1994)

1. The resource is associated with a person of local, state or national historical significance.

The Pleasure Point Lumber Company warehouse is not associated with a person of local, state or
national historical significance.

2. The building is associated with a historic event or thematic activity of local, state, or national
importance.

The Pleasure Point Lumber Company warehouse is not associated with a historic event or thematic
activity of local, state, or national importance.

3. The resource is representative of a distinct architectural style and/or construction method of a particular
historic period or way of life, or the resource represents the work of a master builder or architect or

possesses high artistic value.

The Pleasure Point Lumber Company warehouse is not representative of a distinct architectural style
and/or construction method of a particular historic period or way of life, nor does the building represent
the work of a master builder or architect or possess high artistic value.

4. The resource has yielded, or may likely yield information important to history or prehistory.

The Pleasure Point Lumber Company warehouse does not retain sufficient integrity to accurately convey
its significance.
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Lezanne Jeffs

From: Pauline Buck {pmbuck@sbcglobal.net]
Sent: Wednesday, November 25, 2015 9:57 AM
To: Lezanne Jeffs

Subject: 38th & Portola Project

To the Board of Supervisors:

We are writing in support of the property development for 38th Avenue and Portola Drive.
We own property on 38th Avenue and although we understand the concerns expressed regarding
the possibility of increased traffic on 38th Avenue, we think this proposal is far better
than continuing to look at an abandoned warehouse and chain link fence eyesore.

Thank you for your time and consideration.

Peter & Pauline Buck

Sent from my iPad
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TIME RELEVANT

Att: Elizabeth Hayward, Planning Dept.

Date: 12/1/2015

From: Pleasure PT Residents

Re: Late correspondence for Planning Commissioner’s re:
12/9/2015 hearing - NPI Project Plan for 38" Ave/Portola

Dear Elizabeth,

Per our phone conversation earlier today, enclosed please
find:

1. A cover letter and attachment of 13 petitions/205 signatures
(copies; the originals will be available at the hearing)

2. A letter from Jeanette Nutcher of 737 38" Avenue

As you mentioned, you will get these documents to the
Planning Commissioners this week - in time for their review
prior to the hearing.

In advance, thank YOU for your time!

Sincerely, Patti Brady
476-6464

-
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TO: PLANNING COMMISSIONERS:
*  Michael Guth, 1st district mguth@guthpatents.com
* Casey Hernard 2d district caseyhernard@yahoo.com
* Rachel Dann 3d district Rachel Dann@santacruzcounty.us
* Judith Lazenby 4th district judilazenby@acl.com
¢ Renee Shepherd 5th district renee@reneesgarden.com

FROM: RESIDENTS OF PLEASURE POINT

DATE: 11/30/2105

RE: SIGNED PETITIONS QOPPOSING SIZE - SCOPE OF 38™ AVE & PORTOLA
DEVELOPMENT PROJECT

Attached please find 13 petitions/205 signatures opposing North Point
Investment’s (NPI) current project plans for replacing the lJumberyard at 38th
and Portola.

The current NPI plan does not meet SSCCP goals, nor follow the rules of the
Santa Cruz County’s General Plan. Issues of objection include but are not limited
to added traffic on already congested neighborhood streets, the height of 3
stories being out of sync with other developments and homes on Portola and 38th
Ave. and a lack of adequate on-site parking. Note: at a recent hearing re: issues on
35" Ave neighbor’s spoke to the fact that our streets are narrow and already dense with
people, cars, etc.; the Planning Department’s representative relayed they had observed
the same.

We feel residential and commercial designs - developments coming into our
vibrant, close-knit neighborhood should be in “harmony and not be materially
detrimental to the vicinity”. This project plan does not yet “respect and retain the
eclectic and historic character of Pleasure Point”.

Residents in opposition/seeking adjustments to this project plan will speak at the
12/9/2015 hearing. The originals of these petitions will be available at the
hearing should you wish to see them.

In advance, we greatly appreciate your time and attention to our concerns!

Cc: John Leopold, Supervisor 1st District
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A0

October 2015

Dear County Board of Supervisors

We are residents in the Pleasure Point area. The proposed complex project at 38th & Portola,
would have a negative impact on our neighborhood.

The proposed three story building with a commercial market and residential occupants, would
increase density in the amount of cars and traffic. There are already plenty of commercial
markets on 41% Ave that adequately meet the needs of this area. The height of such a
commercial building is too intrusive and would change the quality of our neighborhood.

There is already a lack of street parking, especially on the weekends and during the summer
months. There is also too much congestion at the corers of 38th and Portola. We are asking

that you do not support this proposal.
Thank you
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October 2015
Dear County Board of Supervisors

We are residents in the Pleasure Point arca. The proposed complex project at 38th & Portola,
would have a negative impact on our neighborhood.

Themosedﬂneemhﬁldingwiﬂnacmnmdaimrkﬁmdmﬁdenﬁﬂowup&ﬂs,mﬂd
increase density in the amount of cars and traffic. There are already plenty of commercial
markets on 41* Ave that adequately meet the needs of this area. The height of such a
commercial building is too intrusive and would change the quality of our neighborhood.

There is already a lack of street parking, especially on the weekends and during the summer
months. There is also too much congestion at the corners of 38th and Portola. We are asking

that you do not support this proposal.

Thank you
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October 2015

Dear County Board of Supervisors

We are residents in the Pleasure Point area. The proposed complex project at 38th & Portola,
would have a negative impact on our neighborhood.

The proposed three story building with a commercial market and residential occupants, would
increase density in the amount of cars and traffic. There are already plenty of commercial
markets on 41 Ave that adequately meet the needs of this area. The height of such a
commercial building is too intrusive and would change the quality of our neighborhood.
There is already a lack of street parking, especially on the weekends and during the summer
months. There is also too much congestion at the corners of 38th and Portola. We are asking
that you do not support this proposal.

Thank you
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October 2015
Dear County Board of Supervisors

We are residents in the Pleasure Point area. The proposed complex project at 38th & Portola,
would have a negative impact on our neighborhood.

The proposed three story building with a commercial market and residential occupants, would
increase density in the amount of cars and traffic. There are already plenty of commercial
markets on 41* Ave that adequately meet the needs of this area. The height of such a
commercial building is too intrusive and would change the quality of our neighborhood.

There is already a lack of street parking, especially on the weekends and during the summer
months. There is also too much congestion at the corners of 38th and Portola. We are asking
that you do not support this proposal.

o e
Thank you U‘&u ams
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October 2015
Dear County Board of Supervisors

We are residents in the Pleasure Point area. The proposed complex project at 38th & Portola,
would have a negative impact on our neighborhood.

The proposed three story building with a commercial market and residential occupants, would
increase density in the amount of cars and traffic. There are already plenty of commercial
markets on 41¥ Ave that adequately meet the needs of this area. The height of such a
commercial building is too intrusive and would change the quality of our neighborhood.

There is already a lack of street parking, especially on the weekends and during the summer
months. There is also too much congestion at the corners of 38th and Portola. We are asking
that you do not support this proposal.

Thank you
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October 2015
Dear County Board of Supervisors

We are residents in the Pleasure Point area. The proposed complex project at 38th & Portola,
would have a negative impact on our neighborhood.

The proposed three story building with a commercial market and residential occupants, would
increase density in the amount of cars and traffic. There are already plenty of commercial
markets on 41* Ave that adequately meet the needs of this area. The height of such a
commercial building is too intrusive and would change the quality of our neighborhood.

There is already a lack of street parking, especially on the weekends and during the summer
months. There is also too much congestion at the comers of 38th and Portola. We are asking

that you do not support this proposal.

Thank you
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Thank you
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October 2015
- Dear County Board of Supervisors

We are residents in the Pleasure Point area. The proposed complex project at 38th & Portola,
would have a negative impact on our neighborhood.

The proposed three story building with a commercial market and residential occupants, would
increase density in the amount of cars and traffic. There are already plenty of commercial
markets on 41 Ave that adequately meet the needs of this area. The height of such a
commercial building is too intrusive and would change the quality of our neighborhood.

There is already a lack of street parking, especially on the weekends and during the summer
months. ﬂmmalsotoomuchcongest;onatﬁ:ecomersofSSﬂaandPoﬁola. We are asking

that you do not support this proposal.

Thank you
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October 2015

Dear County Board of Supervisors

We are residents in the Pleasure Point area. The proposed complex project at 38th & Portola,
would have a negative impact on our neighborhood.

The proposed three story building with a commercial market and residential occupants, would
increase density in the amount of cars and traffic. There are already plenty of commercial

markets on 41* Ave that adequately meet the needs of this area. The height of sucha
commercial building is too intrusive and would change the quality of our neighborhood.

There is already a lack of street parking, especially on the weekends and during the summer
months. There is also too much congestion at the corners of 38th and Portola. We are asking

‘that you do not support this proposal
Thank you
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October 2015
Dear County Board of Supervisors

We are residents in the Pleasure Point arca. The proposed complex project at 38th & Portola,
would have a negative impact on our neighborhood.

The proposed three story building with a commercial market and residential occupants, would
increase density in the amount of cars and traffic. There are already plenty of commercial
markets on 41% Ave that adequately meet the needs of this area. The height of such a
commercial building is too intrusive and would change the quality of our neighborhood.

There is already a lack of street parking, especially on the weekends and during the summer
months. There is also too much congestion at the corners of 38th and Portola. We are asking

that you do not support this proposal.
Thank you
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October 2015

Dear County Board of Supervisors

We are residents in the Pleasure Point area. The proposed complex project at 38th & Portols,
would have a negative impact on our neighborhood.
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months. There is also too much congestion at the comers of 38th and Portola.  We are asking

that you do not support this proposal.
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October 2015

Dear County Board of Supervisors

We are residents in the Pleasure Point area. The proposed complex project at 38th & Portola,
would have a negative impact on our neighborhood.

The proposed three story building with a commercial market and residential occupants, would
increase density in the amount of cars and traffic. There are already plenty of commercial
markets on 41% Ave that adequately meet the needs of this area. The height of sucha
commercial building is too intrusive and would change the quality of our neighborhood.

There is already a lack of street parking, especially on the weekends and during the summer
months. There is also too much congestion at the corners of 38th and Portola. We are asking
that you do not support this proposal.

Thaenk you
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November 29, 2015

Dear Santa Cruz County Planners and Supervisors,

Let's take a look into the future from 737 38" Avenue. It’s Monday morning December 117 2017. | am
awakened at 6:00 AM as the garbage trucks empty my household and yard waste bins. As { wheel them
up my driveway | greet my neighbor from the condos across the street. He's in his motorized wheelchair
as he rolls down toward East Cliff Drive with his leashed canine companion.

On the same property a little bakery/restaurant is just opening its doors. Customers enter from a
parking lot off Portola located where the former fumberyard customers parked in 2009. I'm happy to
look over to a group of gardens and patio areas attached to 6 condos on the first floor and € more
condos on the second floor. The developers included 4 Americans with Disabilities compliant 1 bedroom
condos and 2 studio condos on the ground floor. They decided that one business tenant was appropriate
based on the fact that there were plenty of thriving businesses in the shopping centers along Portola.
The Hernandez Market was remodeled last year and now has a larger produce and meat section so we
are able to get most of our groceries from this convenient location.

As | close the gate to my driveway | watch as several residents leave for work. They exit from a driveway
on the Southern end of the property, just across from our home. Their garages and resident only parking
spaces are off street to the South of the building. From those {'ve met, most are working in nearby areas
rather than commuting to Silicon Valley. Because there were smaller condo units that sold for
reasonable prices we have a variety of new neighbors from many professions as well as retired and
handicapped folks. My gate and fencing was built from wood recycled from the old lumberyard building.
All neighbors in Pleasure Point were given priority to purchase the redwood at fair prices. Condos are
now on the originat lumberyard footprint.

When our recycle bin is picked up around 10:00, the fog has gone out. After wheeling it in | add some
outgoing mail to my box at the curb and see folks walking dogs, surfers, and people walking or biking to
and from local businesses. We still have a very busy street, but not as busy as we had feared should a
strip mall have been built. Also the traffic onto 38™ is not impacted with through traffic circulating from
the parking lot from Portola as proposed .With only one business at the Portola address the residents

have addresses on 38,

This is the win-win scenario that my husband and | would envision for our busy neighborhood. | hope
that the County Planners can embrace this vision. The current proposal being discussed for 3800 Portola
Drive is not in line with reality and would be a disservice to the neighborhood compatibility. By reducing
the size to 2 stories and setting the units 20 feet back as other homes on the street the residential
feeling is preserved. By placing only 20% of total square footage for business space and 80% for housing
the best of both is achieved. We believe the plan outlined here will also appeal to most residents of the
Pleasure Point Neighborhood. It"s time to go back to the drawing board and re-design the original

proposal.
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50 dear planners, if our narrative did not clarify the changes we propose for the development, here is a

summary.
1. Business should only face Portola; residences face 38",

2. Eliminate traffic circufation via parking lots between Portola and 38™.
3. Parking access off 38" is for condo residents only.

4. Follow a 20% business/ 80% housing model. We aliready have plenty of businesses within walking
distance.

5. Design six condos which can be priced lower due to smaller size.

6. Build six 2 bedroom condos. {An increase of 4 condos over the original proposal should compensate
for fewer business units with simifar revenues).

7. Assure that residential construction along 38" is set back 20 feet from the curb as are existing

residences.
8. Build no higher than two stories,

9. Recycle redwood from the existing lumberyard building among local buyers.

Our home has been in the family since its construction in 1939. We know progress is inevitable, but we
beseech you to respect our neighborhood with a design that is more compatible with existing homes.

Thank You for your consideration,

Cliff and Jeanette Nutcher

737 38" Avenue

cc to Planning Commissioners
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November 20 ,2015
To: Santa Cruz County Planning Commissioners:

Michael Guth, f1stdistrict mguth@guthpatents.com

Casey Hernard 2d district caseyvhernard@yahoo.com

Rachel Dann 3d district Rachel.Dann@santacruzcounty.us
Judith Lazenby 4th district judiiazenby@acl.com

Renee Shepherd 5th district renee@reneesgarden.com

Dear Planning Commissioners:

The Sustainable Santa Cruz County Plan was prepared & accepted 10/28/14 by the
County Board of Supervisors, SC Planning Commission, Advisory Board and commuenity
members. | am writing regarding the North Point investment’s pians to replace the 38th
and Portola lumberyard. The current NPI plan does not meet SSCCP goals, nor follows
rules of the Santa Cruz County General Plan.

The Pleasure Point Neighborhood Group met with North Point investment developers,
who showed and discussed their proposed plan for the lumberyard. Their plan for a
three story building is not consistent with Chapter 3, page 7 of the SSCCP, which
specifically states: “.. Buildings that adjoin single family areas adjacent to homes are
limited to two stories at the transition area and respect the surrounding residential
character”.

Under the current SC County General Plan, Policy 8.63 states: “residential structures
shall be limited to two stories in urban areas...”

PPNG has been conducting an online poll on opaicliffs.nextdoor.com. As of this date, of
111 neighbors, 86% voted that the development was too big.

The MPI plan also does not meet the parkmg standards set by the SSCCP.

3200 sq ft restaurant space 32 parkmg spaces
3200 sq ft retail space = 11 parking spaces
3200 sq ft office space = 11 parking spaces
Total = 54 commercial parking spaces required

9600 sqlft of residentuai space wnth 8 p!anned umts
9600/ 8 = 1200 sqg/ft for each unit
1.5 parking space required for each unit = 12 total residentiat parking spaces required
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SSCCP requires 54 commercial + 12 residential = 66 total required onsite parking spaces
North Point investments plans a total of 50 on-site parking spaces. Based on above
SSCCP requirements - The NP plan is short 12 on-site parking spaces.

The 7/29/14 Marquez parking study, accepted by the planning department, is theoretically
flawed. Page 2 discusses weekend onsite parking decreasing after 11 am, when most
customers would be out shopping and dining between 12 noon and 9 pm.

On page 2 of the Marquez study, it estimates a weekend peak demand of 37 parking
spaces, excluding 8 residential spaces. With 50 planned onsite parking spaces, minus 8
residential spaces, there would be only 32 spaces available during peak parking demand.
Theoreticaily, an overflow of 5 cars would always occur. The Marquez study does not
examine the actual street parking realities of 38th and Portoia avenues and the impact of
overflow parking on the neighborhood.

Does this study also take into account the number of employees who will be parking at
the facility? With 15 projected vendors, a conservative estimate in the number of
employee cars would be 15 spaces. Peak parking spaces of 37 minus 15 spaces would
reduce the amount to 22 spaces available to customers. [f there is to be a food mariet or
restaurant, those available 22 spaces would be insufficient to share with other
commercial vendors on the property (1.5 customer parking space for each vendor). This
parking scenario would not be sufficient for businesses, which depend on a large infiux
of customers.

NPI's plan assumes that one residentiai car space is adeqguate, when most homes these
days have two cars. There would likely be an overflow of 8 resident cars onto 38th
Avenue at any given time.

Numerous residents have expressed their concerns with street parking and traffic
congestion near the corner of 38th and Portola. This is particularly worse in the summer
and on weekends, when most residents are at home, and the increase of surfers and out
of town visitors to the Pieasure Point area. There is also a mobile home park behind 710
38th Ave. Many times their additionat cars park on to 38th avenue near Portola. An
overflow of cars onto 38th wouid add to already existing neighborhood frustrations.

When the PPNG met with NPl developers, they clearly stated their intention was to sell
each residentiat unit for $800,000 . Their plan is not in alignment with SSCCP goais to
create affordable housing. If anything, it adds to the affordable housing crisis that
already exists in Santa Cruz County. This NP} project does not also meet the current
General Plan Affordable Housing objectives.
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The PPNG has been told by the County Planning department representative, that they
support the NP! plan. i am asking that you honor the intentions of the SSCCP. Creating
sustainable building projects is vital to maintaining the beauty and viability of the Santa
Cruz area. The many hours put into creating the SSCCP should be upheid by any
succeeding zone modernization project by the County Planning Department.

At this point PPNG has a petition, signed by over 100 Pleasure Point residents against
approving the existing NPI plan. We will be presenting this petition at the re-secheduled
12/9/15 meeting.

Piease closely examine the proposed NPI plan before it is put up for approval. From
what [ have studied, it does not meet General Plan rules, nor the accepted goals of
S§SCCP and Pleasure Point residents.

O Srmtko

Sola Sarmiento
710 38th Ave. Santa Cruz, CA

cc: john.leopolid@santacruzcounty.us
zach.frisnd@santacruzcounty.us

ryan.coonerty@santacruzcounty.us
greg.caput@santacruzcounty.us
lezanne.ieffs@santacruzcounty.us

kathy.previsich@santacruzcounty.us
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3800 Portola Drive
Santa Cruz, CA 95082:;,

.. | have reviewed the plans for this mixed use project
: &t 3800 Portola Drive, Santa Cruz 85082 g4 U g SR E N R
.. approximately 9,000 sf of retail spacﬁuﬁgl%%&ng” L FR e L
bedroom residentiai condominiums on the second and ’
third floor. | support this project and feel it will add to
the vitality of the Pleasure Point community. This
‘retaillresidential mix of uses wilf complement the
walkable nature of this community and the i
transportation options which currently exist. This@«ﬁ:”é“ BIPR0 Sy Lezanne Jeffs
project will make efficient use of an underutiiizedi;, 7 @ ty of Santa C
property/and provide much needed housing Wi gQunty of Santa Cruz
minimizing its impact-on traffe, water and othir é @a?gng Department

y @1'Ocean Street

761
5 Nﬁ ﬁis - Sdita Cruz, CA 95060
;iﬁ”‘“ .. Planning Dept. Ademin éﬁ’?

e pel R R
Wi sl LSS TR A TS

VR

. e s = - y )

Sig aturd/” _ ‘\i;«z:% County o#Senig Cruz ﬂg@:‘f
) R A

. ﬂ/cq[nwfﬂ Fesroo§ N s

Name - Ee R
R i [ R

- Feel free to email in support of the project: )

1% District Supervisor John Leopold john leopold@santacruzcounty.us

County Pianning Director Cathy Preyigi I RS a gy, Usk N
Project Planner Lezazmnem,;‘H l#m&e’jrfzgﬁialc‘?&gﬁ Us’ ““i@

Page 257 of 260

i

. A%Séé%ﬁj il E



From Paul Rodrigues [prdesign@cruzio.com]

Sent Tuesday, December 01, 2015 11:14 AM

To: Lezanne Jeffs

Subject: Fwd: 38th & Portola Project (apn:032-092-01,05)

- Begin forwarded message:

From: Paul Rodrigues <prdesign@cruzio.com>
Date: November 29, 2015 at 7:02:22 PM PST

Ce: "john. leopold(@co.santa-cruz.ca.us" <john.leopold@co santa-cruz.ca.us>,

"mguth{@guthpatents.com" <mguth@guthpatents.com>
Subject: 38th & Portola Project (apn:032-092-01,05)

Dear Lezanne,
I would like to express my support for the proposed pr0]ect on Portola Drive scheduled for the

Planning Commission on December 9. Unfortunately prior appointments make it impossible to

* attend in person.

As a resident of the Pleasure Point area for more than 35 years I have seen many proposals for
commercial projects along Portola Drive, but this one in particular has the potential to expand
commercial activities which reflect the energy and spirit of the lower 41st Avenue and Pleasure
Point.

- Also, there's the opportunity for Portola Drive to serve as an incubator for more suitable
-commercial uses along the street. This site needs to be upgraded to reflect the activities and
- people of Live Oak and Pleasure Point rather than remain neighboring on a cast-off zone of auto

repair shops, small seemingly meaningless office spaces and kltschy old single story commercial

~ buildings providing limited retail or other services.

Having the opportunity to walk to this development represents an important plus in these energy

- conscious times, and for me outweighs any negative concerns regarding traffic, or congestion or

other issues. Some might object to the size or scale of the project, but I find that there are few
negative impacts to local residents to the development of this site. There are no shading issues
which would affect surrounding residential properties and traffic is easily controlled by the
existing four-way stop at the adjacent 38th Ave. intersection. Street trees and a sidewalk along
38th Ave should be encouraged to connect to 38th Avernue park.

We live in an area which is urban and should be developed as such with multiple kinds of
businesses and residences. Opportunities for this site for both smart and intelligent commercial
development should be encouraged, not lost to a suburban mindset that poses every new idea as
too big or too dense or too out of character with the community. It is about time the character and
architecture of Portola Drive be changed to reflect the era we live in, not remain some left over.
throwback to the nineteen forties or fifties.

A- 3:_ 00-16:9003 ; |
Page 258 of 260



In the 1980's I used to buy wood and hardware at Pleasure Point Lumber and for a time it served
a need in the community. Before the days of Home Depot, it was a great community resource. Its
air dried redwood was a treasure for local builders. I remember with a hint of nostalgia the old
guy who worked there in his baggy khaki pants with a cigarette hanging out of his mouth, he
walked around all day with his pet parakeet perched on his faded fedora hat. He didn't seem to
mind the occasional droppings on his shoulder. In those days the Point was a different place, but
that time is gone and people and things have moved on.

It's time for something new and vital to take its place. Something to add new meaning to the area
‘and the community. Maybe there will even be someone who walks around with a bird perched
on his hat once in awhile. Just enough to create the kind of eclecticism we all love to identify
with......, well, maybe just a feather in his hat would be eccentric enough.

I'd settle for a cup of coffee at the "Parakeet Cafe"!
I'look forward to seeing this project approved by the Planning Commission!
Paul Rodrigues

560 34th Avenue
Santa Cruz, CA. 95062




Lezanne Jeffs

From: Kathleen San Migue! [ksmiguel@icloud.com]

Sent: Tuesday, December 01, 2015 11:44 AM

To: John Leopoid

Cc: Lezanne Jeffs

Subject: Property at 301 35th Avenue, Santa Cruz. APN:028-431-09

Dear Mr.- Leopold,

This is to advise that i do not have any objection to the proposed building plan for 3@1 35th
Avenue, Santa Cruz. I am a neighbor at 331 35th Ave. and consider the proposed plan for 301
35th Ave. to be a lovely enhancement to the neighborhood.

Sincerely,

Kathleen S. San Miguel
331 35th Ave.

Santa Cruz

831 566-2564
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STATE OF CALIFORNIA - THE RESOURCES AGENCY EDMUND G. BROWN JR., Governor

® CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT OFFICE

726 FRONT STREET, SUITE 300

SANTA CRUZ, GA 95060-4508

VOICE (831) 4274863 FAX (831) 4274877

APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT

Please Review Attached Appeal Information Sheet Prior To Completing This Forni.
SECTIONL Appellant(s)

' Section 1: “Save Pleasure Point” Appellants
Please see attached page to this page 1 for list of ALL appellants:
name, address, city, zip, phone # '

SECTION II. Decision Being Appealed

1. Name of locav?%t govgmment:@eéj S %y 2 M

2. Brief description of development being appealed: L o
Proposal to demolish and repiace an existing lumberyard building with an approximately 20,800
square foot mixed use building with one commercial condominium unit at the lower fioor that
includes 3,200 square feet of restaurant use, and 3,200 square feet of retail use and 3,200 square
feet of office/service commercial use, eight residential condominium units at the second and third
floors, together with 1,600 square feet of shared service/circulation areas, and the construction of
a detached 2,033 square foot residential parking structure.

3. Development's location (street address, assessor's parcel no., cross street, etc.):

Location: Property located on the south side of Portola Drive (3800 Portola Drive) at the
intersection with 38th Avenue. APNs: 032-092-01 and 05

e TR T

4.  Description of decision being appealed (check one.):

L1  Approval; no special conditions AN 11 2016
H Approval with special conditions: e L
[0  Denial T

Note:  For jurisdictions with a total LCP, denial decisions by a local government cannot be
: appealed unless the development is a major energy or public works project. Denial
decisions by port governments are not appealable.

TO BE COMPLETED BY COMMISSION:

APPEAL NO: A-3-8Co-1l,-0003

DATE FILED: [ / H/ [

| DISTRICT: W[ Qeast
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APPEAL FROM COASTAL COMMISSION DECISION OF LOCAL GOVERNMENT

ATTACHMENT TO SECTION | - APPELLANTS
Name, Address, Santa Cruz 95062 & Phone

1.

10

11.

12.

13.

14.

15.

16.

17.

Patti Brady - George McCullough
a. 50034™Ave 5C95062 831476-6464

Carin Hanna - Glenn Hanna

a. 650 37" Ave SC95062 831475-4724
Kevin Walter - Barbara Spencer

a. 67037MAve. SC95062 831 345-8816
Michael Dufresne - Pam Robinson

a. 65138MAve SC95062 831462-3017
Barbara Schiager

a. 3885 Floral Ct. SC 95062 831 331-5427
Normar),s’éhutzberger - Paulinej;al(ahashi

a. 59134™Ave SC95062 310710-9427
Lowell Marcus - Linda Marcus

a. 501 37" Ave SC95062 831475-2227
Sola Sarmiento

a. 710 38M™Ave S5C95062 831 464-1088
Eileen Fitzsimmons

a. 2911 Calla SC95062 650 743-4727

. Jeanette Nutcher - Cliff Nutcher

a. 737 38" Ave SC95062 406 465-4929
Deborah Cohen-Davis John Davis

a. 54538MAve SC95062 831475-1674
Kathleen Church

a. 3845 Floral Ct. SC95062 831 477-8088
McElena Hernandez - Olego Hernandez (Hdez)

a. 3790 Portola Dr. SC 95062 831 475-8088
Deborah Denning

a. 60138MAve. SC95062 831479-7222
Catherine Romero

a. 3708 Floral SC95062  831476-9031
Charmaine Ryan

a. 54638MAveSC95062  831359-2665
Roxanne McMillian

a. 63138MAveSC95062 8313310389

1
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APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 2)

5.  Decision being appealed was made by (check one):
(]  Planning Director/Zoning Administrator
0  City Council/Board of Supervisors _
xr Planning Commission ’
0 Other

6. Date of local government's decision: /M;O/ 5

7. Local government’s file number (if any):. €2 &o. #)4)1S7 AP¥3:4032'092_' 01 and 05

SECTION II. Identification of Qther Interested Persons

Give the names and addresses of the following parties. (Use additional paper as necessary.)
a.  Name and mailing address of permit applicant:
John Swift
Hamilton Swift & Associates, Inc.
Real Estate Developer 500 Chestnut St Santa Cruz, CA 95060
Phone:(831) 459-9992

b. Names and mailing addresses as available of those who testified (either verbally or in writing) at

the city/county/port hearing(s). Include other parties which you know to be interested and
should receive notice of this appeal.

Owner: Northpoint Investments Fund LLC

1. PattiBrady - George McCullough 50034™ Ave SC95062 831 476-6464
2. Carin Hanna - Glenn Hanna 650 37" Ave SC9O5062 831475-4724
3. Kevin Walter - Barbara Spencer 670 37" Ave. SC95062 831 345-8816
4. Michael Dufresne - Pam Robinson 651 38" Ave SC95062 831462-3017
5. Barbara Schlager 3885 Floral Ct. SC 95062 831 331-5427
6. Norman Schutzberger - Pauline Takahashi 591 34" Ave SC95062 310 710-9427
7. Lowell Marcus - Linda Marcus 501 37 Ave SC95062 831475-2227
8. Sola Sarmiento 710 38M Ave SC95062 831464-1088
9, Eileen Fitzsimmons 2911 Calla SC 95062 650 743-4727
10. Jeanette Nutcher - Cliff Nutcher 737 38" Ave SC95062 406 465-4929
11. Kathleen Church 3845 Floral Ct. SC95062 831477-8088

12. Deborah Cohen-Davis - John Davis 545 38" Ave ScC 95062 831 475-1674
13. McElena Hernandez - Olego Hernandez {Hdez)3790 Portola Dr. SC 95062 831475-8088

14. Deborah Denning 601 38" Ave. SCO5062 831479-7222
15. Catherine Romero 3708 Floral SC95062 831476-9031
16. Charmaine Ryan 546 38" Ave SC 95062 831 359-2665
17. Roxanne McMillian 631 38" Ave SC 95062 831 331 0389
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APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 3)

SECTION 1IV. Reasons Supporting This Appeal

SECTION IV: REASONS SUPPORTING THIS APPEAL - form pg. 3: 6 pgs. + 2 attachments
in December 2015 the Santa Cruz County Planning Commissioners, on a 5-0 vote, approved The
Lumberyard project on the corner of Portola Dr. and 38"‘ Ave. in Pleasure Point. We hereby
appeal to you to review this approval and determine if this project (The Lumberyard) should be
permitted to move forward without significant modification to assure compliance with'the
Local Coastal Plan.

Application #141157 - APN 032-092-01 and 05: Significant issues were raised by the Pleasure
Point neighborhood before and after approval. The current design of this project
affects/diminishes local and visitor access to our shoreline - coast. Our fundamental objections
are: '

1. Failure of the project to provide sufficient on-site parking and designated off-site
parking creating an immediate reduction of street parking available for resident and
visitor access for their coast and beach access

2. Failure of the project to provide a coherent, safe traffic flow pattern to support access
and egress to the multi-use project.

3. Approval of significant height and set back variances that we believe unwarranted.

PLEASURE POINT

10/9/2015 Coastal Commission letter: “site is near a public park and heavily used beach
access area” (Planning staff report).

Pleasure Point is a high profile coastal access area. Pleasure Point’s popularity has created
limited street parking. 99% of the neighborhood’s streets have no sidewalks and are less than
20 ft. wide. These narrow streets are the primary pedestrian access routes to East Cliff Dr.’s
Pleasure Point Path, observation benches, small beaches and multiple well-known surfing
spots: parents with strollers or wagons filled children - beach gear, children and adults on
bicycles, people walking dogs, surfers with boards, skateboarders, disabled people using canes
or wheelchairs. Pedestrian, car and delivery truck tension exists; blind corners present added
hazards.

200+ residents signed petitions that The Lumberyard, as proposed, will have a negative impact
on the neighborhood including parking {SC Co. Staff Report). We have no quarrel with the C-2
zoning. It must be noted that Big Creek Lumber conducted a commercial enterprise on this site
for 30+ years without impacting neighborhood street parking - coast access or traffic flow.

It must be noted that the more recent East Cliff Drive seawall improvements and the expansion
of the esplanade path, articles about Pleasure Point in Coastal Living, The NY Times, etc.

Exhibit 5
A-3-SCO-16-0003
Page 17 of 26



significantly increased Pleasure Point being a coastal destination. Unfortunately, no public
parking areas were built to meet increased parking needs. Toc many cars looking for too few
spaces have made a bad situation worse; visitors have to park up 38™ Avenue to Portola and
thru the avenues to access the beach and surf.

INSUFFICIENT ON-SITE PARKING - NO DESIGNATED OFF-SITE PARKING

10/9/2105 Coastal Commission letter: “.... Parking plan appears to base project parking on
generic standards in the conditions of approval as opposed to “implementation plan
requirements”.

12/9/2015 Developer’s Project description: “20,800 mixed use project with 3,200 sq. feet of
restaurant space, 3,200 of retail space, 3,200 office space/service and 8 residential use condos”.

On 12/9/2015 Mr. Swift stated: the project could increase on-site parking spaces from 50 to
52 {2 new spaces could come from the “open plaza”); 2 spaces added by Staff = 52.

.."there will be more people and arguably more congestion...” ). Swift, Applicant (Page 100
Co. Planning Report)

Planning Commissioner Mike Guth: “I do have problems with the parking”. “i don’t think the
parking as currently conditioned adds up..” (SC Sentinel)

The Planning Commission approved a project with only 80% of the required on-site
parking.

Relative to the project’s commercial and mixed use needs 52 spaces “under provide” for on-site
parking. Current code requires 53.3 spaces - 3,200 ft. restaurant: 1 space - 100 gross sq. ft. = 32
spaces; 6,400 office - retail: 1 space - 300 gross sq. ft. = 21.3 spaces.

51 - 75 parking spaces: ADA regulations require 3 spaces: only 2 on-site spaces are ADA
designated. There is no ADA van accessible parking: where is ParaCruz loading - unloading
area? Where is employee parking (min. 6 - 10 a day)? Where is 2-bedrm condo 2™ car parking?
Where is condo guest parking (20% = 4 additional spaces: 13.10.552 (4))?

After 12/9/2105 meeting, Planning Staff added this ludicrous “solution” (a study -review is not a
solution); they eliminated a real solution > see original Pt. 2 language.
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2. “One year following the completion of construction and/or when stabilized occupancy of
“The Lumberyard” has been achieved, the applicant shall submit for review by the Planning
Commission, a parking analysis for the project, based upon the actual observed parking demand
for the site...If problems have been identified, the report must also set up procedures for a future
review of parking demand to evaluate whether the management of parking demand has been
achieved.”

“Strike-outs” to the original #2 language clearly demonstrate that Planning - despite evidence

there will be overflow parking out on 38" Ave and into the neighborhood - never intends to

12/9/2015: Planning Commissioners back - forth discussion: “patrons and employees may use
alternative transportation - such might reduce parking”

* Thereis NO evidence employees can easily utilize alternatives to cars
o Bus service is limited option: A 30% countywide cut is proposed for 2016 bus
service. Currently #66 & #68 buses drop off - pick-up on Portola Dr. every 30
minutes on the hour; these routes stop before 10pm. The last #69 to Watsonville
bus leaves Capitola Mall at 9:30 pm (Cap. Mall is 3/4 mile away).
o In poor weather or working to 11+pm driving will likely be the preferred option
o Employees may have little interest in car-pooling including different shifts. An
employee living nearby might use a bicycle.
o Most employees will be unable to afford Uber
*  “There could be valet service”: if there is no designated off-site parking where will valets
park cars?

Traffic congestion and parking problems begin at construction and continue afterwards

* Without designated off-street parking the project’s interference to coastal access begins
the 1st day of construction when the first shovel goes into the ground. For 15+ months
construction crews will take limited on-street parking from locals, day-visitors and
vacationers

¢ 20+ business owners in El Rancho Center and Walt Eller Center have notified County
Planning Staff that their private on-site parking lots for patrons and employees are full;
they tow (SC Co. Staff Report). Being towed is a strong reason why construction
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workers, patrons, condo guests, employees will park on 38" Avenue and into the
neighborhood

TRAFFIC FLOW - SITE ACCESS & CIRCULATION

The project site creates several significant access and traffic circulation problems. The proposed
Loading Zone does not protect the public safety and it impacts coast access

* Current businesses having Portola Dr. addresses unload deliveries on Portola Dr.

¢ As approved, this 3800 Portola Dr. project does have daytime delivery on Portola Dr. - it
should: being 2 lanes deliveries on Portola Dr. reduce street hazards

* The proposed plan calls for 8 on-street parking spaces N-bound on 38" Ave. with 1
space used Monday - Friday 7am - 1pm as a truck loading zone. This space is undersized
for 25 - 45 ft. delivery trucks; code for off-street/on-site loading is 45ft x 12 ft.

* 5days a week 25 ft. - 45 ft. trucks delivering wine, beer, meats, fish, bread, beer, soda,
vegetables, laundry, retail goods, mechanical, etc. to The Lumberyard will drive on
multiple residential streets to get to the N-bound 38" Ave. loading zone

o Streets routinely impacted will include East Cliff, 34", 35", 36™, and 37th, Floral
Dr.

o 38™ Aveis 20 ft. wide (10 ft. each lane): a driver cannot come from Portola Dr.
and turn around on 38" Ave. to get back to this N-bound loading zone.

¢ Risk: Drivers on tight schedules may ignore speed limits. If a truck blocks the lane
pedestrians and cars will have to cross 38'™s double yellow line going around it; a car in

either direction could cause an accident - injury.

10/9/2015 Coastal Commission letter: Portola Dr. ”is a heavily used transit corridor”.

* The Lumberyard’s Main Driveway (gateway) is on Portola Drive. It is likely the 38™
Avenue driveway will become the project’s main gateway because entering - exiting the
Portola Dr. driveway can be challenging including

* Exiting on Portola to go N-bound: the driver has to cross 2 lanes mid-street and turn N-
bound toward Santa Cruz. Cars going N-bound can stop at Portola - 38" Ave. U-turning
back to enter this driveway. Note: Big Creek Lumber did not allow customers to exit 38"
Ave driveway; beyond the driveway 38" is a densely residential street.

* The 2014 Marquez traffic study is misleading. it was conducted mid-week in the slow
season. Portola/38" Ave 4-way intersection congestion and commute hour traffic levels
are not accurately displayed. Portola Dr. photos posted at the Planning Commission
meeting made Portola Dr. Jook serene. Yet from 30" - 41% Ave its local nickname is “the
freeway”.
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COMMERCIAL STANDARDS - VARIANCES

10/9/2015 Coastal Commission letter: “Height exception and variance appear unwarranted”.

Height: the approved project is posed to be 38'ft 4” + high. 35’ is the maximum height allowed
for C-2 zone/site standards. Commercial and mixed-use buildings within 3 - 4 blocks are all 2
stories. The Applicant notes 3 stories next door; the operational license for an enclosed cell
tower requires a 3-story height.

Setback: A 30-foot setback is noted for commercial parcels where they are abutting a
residential zone district. The residential garage proposed would not meet the setback
requirements. As proposed The Lumberyard would have a setback of around 5 - 8 feet to the
southern property boundary and a setback of around 27 feet 6 inches to the western property
boundary.

NO special circumstances or conditions are applicable to this project that deprives it of any
issue enjoyed by other C-2 commercial properties in this area. The size of the parcel provides
the developer the ability to scale things down to meet the commercial zoning requirements for
both height and setbacks. Height variances and setback variances should NOT have been

approved.

SUMMARY

At no time, should The Lumberyard be allowed to compromise public access to the coast by
diminishing/taking away Pleasure Point’s limited on-street parking; this parking is used year
round by locals, day-visitors and vacationers to enjoy beach - shoreline amenities.

We support mixed use development on the site provided the scale of the project is consistent
with the applicable statutory planning criteria and does not negatively affect the surrounding
Pleasure Point residential and coast recreational area.

This project, as currently designed, not only fails to improve coast access it puts further stress
on public infrastructure for the financial benefit of a commercial developer at the expense of
the broader Pleasure Point neighborhood community.
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ATTACHMENTS

1. Map: Delivery truck routes on neighborhood streets that will be utilized for accessing The
Lumberyard’s 38" Ave N-bound on-street loading zone.

2. Postcard issue: 12/5/2015 Sentinel: Mr. P. Foy, Northpoint Investment Fund LLC (Owner) and
at 12/9/2015 PC Meeting Mr. John. Swift (Applicant) mentioned 70 signed “support” postcards
(SC Co. Staff report).

“Ballot stuffing?” (Example). These preprinted postcards have the identical message, were pre-
stamped and pre—addressed to Project Planner L. Jeffs. There are no supporter addresses.
There are significant contradictions between the postcard’s wording (implications) compared
to the Applicant’s statement in the SC Co. Staff Report:

* Postcard states: “....will provide much needed housing while minimizing its impact on
traffic, water and other infrastructure.”

* Page 100 SC Co. Staff Report, ..."there will be more people and arguably more
congestion...” J. Swift.

2. IDEAS for DESIGNATED OFF-SITE PARKING > lease the nearby used car lot and/or lease the
nearby chiropractor office’s large parking area (opposite side of Portola Dr.); purchase 38™
Avenue residential property next door to 3800 and/or reduce the size of this project.
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3800 Portola Drive
Santa Cruz, CA 95062

| have reviewed the plans for this mixed use project,

at 3800 Portola Drive, Santa Cruz 95082 consisting ¢f

approximately 9,000 sf of retail space and eight 2

bedroom residential condominiums on the second and
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APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 4)
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Coastal Commission Appeal Page2 of 2

Section V. - Certification of Appellants - Signatures:

Print name - sign name - date
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SANTA CRUZ

WATER DEPARTMENT

>

212 Locust Street. Suite C. Santa Cruz CA 35060 Phone (831)420-5210 Fax (831) 420-5201
July 16, 2014

Hamilion Swift & Associates
500 Chestnut Street
Santa Cruz, CA 95060

Re: PROPOSED CONSTRUCTION OF AN 8-UNIT CONDOMINIUM COMPLEX WITH BOTTOM
FLOOR RETAIL SPACE AT 3800 PORTOLA DRIVE; TWO LOTS TO BE COMBINED (ONE
WITH AN EXISTING WATER SERVICE); APNs 032-092-05 and 032-092-01

Dear Mr. Swift:

This letter is to advise you that the subject parcel is located within the service area of the Santa Cruz Water
Department and potable water is currently available for normal domestic use and fire protection. Service
will be provided to the parcel upon payment of the fees and charges in effect at the time of service

~application and. upon completion of the installation, at developer expense, of any water mains, service
connections, fire hydrants and other facilities required for the development under the rules and regulations
of the Santa Cruz Water Department. The development will also be subject to the City’s Landscape Water
Conservation requirements.

At the present time:

the required water system improvements are not complete; and
financial arrangements have not been made to the satisfaction of the City to guarantee payment of
all unpaid claims.

This letter will remain in effect for a period of two years from the above date. It should be noted, however,
that City Council may elect to declare a moratorium on new service connections due to drought conditions
or other water emergency. Such a declaration would supersede this statement of water availability.

If you have any questions regarding service requirements, please call the Engineering Division at (831) 420-
5210. If you have questions regarding landscape water conservation requirements, please contact the Water
Conservation Office at (831) 420-5230.

Sincerely,

Rosemary Menard
Water Director
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STATE OF CALIFORNIA—NATURAL RESOURCES AGENCY EDMUND G. BROWN JR., GOVERNOR

CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT OFFICE
725 FRONT STREET, SUITE 300
SANTA CRUZ, CA 95060

PHONE: (831) 427-4863

FAX: (831) 427-4877

WEB: WWW.COASTAL.CA.GOV

October 9, 2015

Todd Sexauer

Santa Cruz County Plannmg Department
701 Ocean Street, 4™ Floor

Santa Cruz, CA 95060

Subject: The Lumberyard Mixed Use Project
Coastal Commission Staff Comments on Initial Study/MND

Dear Mr. Sexauer:

Thank you for providing the opportunity to review and comment on the Initial Study/Mitigated
Negative Declaration (IS/MND) pertaining to the Lumberyard Mixed Use Project (Project). The
Project proposes to demolish an existing lumberyard building and to construct a 9,600 square
foot mixed-use building. Specifically, the Project proposes one commercial condominium unit
on the lower floor that includes 3,200 square feet of restaurant use, 3,200 square feet of retail
use, and 3,200 square feet of office/service commercial use. The Project includes eight
residential condominium units totaling 9,600 square feet on the second and third levels, together
with a detached 2,033-square-foot residential parking structure with eight separate garages, once
for each condominium unit. According to the IS/MND, the Project requires a Coastal
Development Permit; a Height Exception to allow for an increase in height from 35 feet to 38
feet, 4 inches; a Variance to allow for two name signs for the Center; Design Review, and the
approval of a parking plan.

As a preliminary matter, Commission staff is highly supportive of mixed use projects on heavily
used transit corridors such as Portola Drive. Our comments below are primarily intended to
ensure that the project is designed to minimize impacts on protected coastal resources.

Comment 1: Water Quality

Erosion Control and Drainage Plan, Water Quality BMPs

Based on new/increased impervious surface and use, the project should include detailed erosion
control and runoff control plans. (IP Sections 16.22.060 and 070.)

The project proposes to maintain the existing drainage pattern and two underground
retention/detention systems with silt and grease traps for each and implementation of a
maintenance agreement for same. We would recommend the following water quality elements be
incorporated into the project for LCP consistency (see LUP Policies 5.4.14; 5.7.5):

1. Provide an updated drainage plan that shows drainage patterns across the entire site, as
well as how the project will incorporate Low Impact Design standards, and meet the post-
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Lumberyard Mixed Use
October 9, 2015
Page 2

construction stormwater requirements for runoff retention in projects of this size,
including minimizing storm water runoff, and onsite infiltration, retention and reuse of up
to the 95" percentile rainfall event, including alteration of the existing drainage pattern to
meet these standards;

2. Ensure that the project will meet the peak stormwater runoff management requirement of
meeting pre-project peak flows for the two- through ten-year storm events, and included
appropriate Best Management Practices (BMPs) to achieve this standard on the site
drainage plan sheet(s);

(93}

Incorpofate a roof runoff catchment system and parking lot runoff catchment system for
storage and reuse on site; .

4. Include biofiltration and infiltration BMPs in conjunction with the landscaping plan,
particularly around the perimeter of the proposed parking lot, to minimize runoff and the
pollutants carried in the runoff;

5. Provide a current soils engineering report for the entire site in support of any exception to
meeting the infiltration requirement;

6. To the extent that biofiltration and infiltration might not be feasible (given that the
existing soil condition may not be suitable for infiltration due to a high clay layer), the
project should utilize a catchment system for storage and reuse of surface run-off from
the parking areas;

7. The proposed underground retention/detention units should include additional pre-
filtration (prior to entry into the catchment system) to remove hydrocarbons, metals, and
other potential pollutants generated in the automobile use areas, and prior to discharge
into the County’s storm drain system, which leads to Moran Creek, Moran Lake, and
ultimately the ocean.

The final project should reflect these criteria and include a complete set of plans and narrative of
the Water Quality BMPs, including treatments prior to discharge to Moran Creek (and Lake) and
the ocean (runoff destinations per the Negative Declaration) as the lake is impaired for nutrients
and bacteria, and the Pacific Ocean at Moran Lake/County Beach is 303(d) listed for indicator
bacteria (Ocean at Moran Lake: Total and Fecal coliforms, E. coli and Enterococcus). As the
project is further refined, it should include good housekeeping BMPs employed during
construction, as well as the post-construction strategies for water quality and water conservation
identified above. The Project should also include an Operations & Management component for
all the permanent/post-construction BMPs in the final Water Quality documentation.

Comment 2. Public Access

Parking Plan

The site 1s located near a public park and heavily-used beach access area. The IS/MND states
that the project requires a Parking Plan but it is unclear whether County Parking requirements
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Lumberyard Mixed Use
October 9, 2015
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will be met by the project because the proposed commercial uses have not been adequately
identified. (IP Section 13.10.552). The Parking analysis appears to base project parking demand
on generic standards as opposed to Implementation Plan requirements. (Id.) How does the
Applicant propose to ensure that the condominium garages will be used for parking? Please
ensure that the project will not impact visitor access and parking. (IP Section 13.10.553.)

Public Right of Way

The IS/MND states that the Applicants intend to construct improvements that would 1nclude new
sidewalks with street planting along the entire frontage of both Portola Drive and 38" Avenue,
and that decorative bike racks would be included within the broad sidewalk running along 38th
Avenue. Please ensure that the entire County right-of-way is used for public access
improvements, including appropriate sidewalk areas and full-size bike lanes.

Comment 3. Aesthetics/Community Character

Height Exception and Variance appear unwarranted

The Applicant is seeking a Height Exception and Variance for proposed signage. The parcel is
zoned C-2, which imposes a maximum height limit of 35 feet. (IP Section 13.10.333.) Given the
substantial lot size and the fact that the Applicant proposes to demolish the existing building, we

. do not believe that the required findings for a variance to the height standard can be made. (IP

Section 13.10.235(C)(4); 13.10.230(C)). Similarly, we do not understand the basis for a variance
from the sign ordinance to allow two name signs for the center. (IP Section 13.10.581).

Minimize/Mitigate Lighting Impacts

The project proposes substantial new lighting for the property and the IS/MND acknowledges
that the project would contribute to offsite and night lighting. Please consider conditioning the
project to include appropriate lighting control requirements, including, but not limited to 1)
automatic switching requirements; 2) automatic lighting reduction requirements; 3) total site
lumen limits; 4) limits to offsite impacts (e.g. all parking lot lights shall have no light emitted
above 90 degrees).

Analyze consistency with LCP :
The Land Use and Planning section of the IS/MND does not discuss the Project’s consistency
with the Local Coastal Program, including with respect to the issues identified above.

Thank you for the opportunity to comment on the MND. We look forward to continuing to work
with the County and Applicant as this project moves through the local review process. If you
would like to discuss the project, please do not hesitate to contact me at the address and phone
number listed above.

Sincerely,

.’(
-

Ryan Moroney
Coastal Analyst
California Coastal Commission
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STATE OF CALIFORNIA—NATURAL RESOURCES AGENCY EDMUND G. BROWN JR., GOVERNOR

CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT OFFICE
725 FRONT STREET, SUITE 300
SANTA CRUZ, CA 95060

PHONE: (831) 427-4863

FAX: (831) 427-4877

WEB: WWW.COASTAL.CA.GOV

December 7, 2015

Planning Commission
Santa Cruz County

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

Subject: The Lumberyard Mixed Use Project
Coastal Commission Staff Comments on County Application No. 141157

Dear Planning Commission:

Please consider this letter to be the Commission staff’s comments on the above referenced
project. This letter follows our comments on the Initial Study/Mitigated Negative Declaration
(IS/MND) which are attached hereto and incorporated by reference. As a preliminary matter, we
wish to reiterate that Commission staff is highly supportive of mixed use projects on heavily
used transit corridors such as Portola Drive, and that our comments below are intended to ensure
that the project is designed and implemented in a way that avoids or minimizes impacts on
protected coastal resources.

Our prior comment letter addressed issues related to: 1) water quality; 2) coastal access; and 3)
aesthetics and community character. Based on our review of the staff report, it does not appear
that the issues identified in our October 8, 2015 comment letter have been addressed through -
meaningful project revisions. We have therefore attached that letter hereto for the Planning
Commission’s consideration. We would also like to take this opportunity to expand on the prior
comments with respect to the issue of water quality.

Water Quality

The IS/MND indicates that the site currently drains into the County’s storm drain system, which
leads to Moran Creek, Moran Lake, and ultimately the Pacific Ocean. All three of these runoff
destinations are impaired by nutrients and bacteria, and the Pacific Ocean at Moran Lake/County
Beach is 303(d)’ listed for indicator bacteria” (specifically for E. coli and Enterococcus). The
project proposes to maintain the existing drainage pattern and to construct two underground
retention/detention systems with silt and grease traps and to implement a maintenance agreement
for same. However, we believe there are additional water quality protection measures that could

be included as part of the project to improve the water quality of the above-mentioned water
bodies.

Section 303(d) of the Clean Water Act requires the identification of waterbodies that do not meet water quality standards (i.e.,
impaired waterbodies).

Indicator bacteria are types of bacteria used to detect and estimate the level of fecal contamination of water.
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The County’s Land Use Plan includes several policies that require the protection and, where
feasible, restoration of coastal water quality. These include:

5.4.14 Water Pollution from Urban Runoff

(LCP) Review proposed development projects for their potential to contribute to water
pollution via increased storm water runoff. Utilize erosion control measures, on-site
detention and other appropriate storm water best management practices to reduce
pollution from urban runoff.

5.7.3 Erosion Control for Stream and Lagoon Protection

(LCP) For all new and existing development and land disturbances, require the
installation and maintenance of sediment basins, and/or other strict erosion control
measures, as needed to prevent siltation of streams and coastal lagoons. (Also see Erosion
policies in section 6.3.)

5.7.4 Control Surface Runoff

(LCP) New development shall minimize the discharge of pollutants into surface water
drainage by providing the following improvements or similar methods which provide
equal or greater runoff control: (a) include curbs and gutters on arterials, collectors and
locals consistent with adopted urban street designs; and (b) oil, grease and silt traps for
parking lots, land divisions or commercial and industrial development.

5.7.5 Protecting Riparian Corridors and Coastal Lagoons

(LCP) Require drainage facilities, including curbs and gutters in urban areas, as needed to
protect water quality for all new development within 1000 feet of riparian corridors or
coastal lagoons. '

These policies are rooted in Coastal Act Sections 30230 and 30231 and require that erosion
control measures be implemented to prevent siltation of streams and coastal lagoons, that
discharge of polluted runoff be minimized, and that on-site detention and other appropriate storm
water best management practices be used to reduce pollution from urban runoff. Our prior letter
listed examples of potential best management practices (such as a roof runoff catchment system
and parking lot runoff catchment system for storage; and reuse on site and underground
retention/detention units that include additional pre-filtration to remove hydrocarbons, metals,
and other potential pollutants generated in the automobile use areas, and prior to discharge into
the County’s storm drain system, which leads to Moran Creek, Moran Lake, and ultimately the
Pacific Ocean) that could be implemented in order for the project to be found consistent with
these policies and incrementally help to improve the water quality of Moran Creek, Moran Lake,
and the adjacent waters of the Pacific Ocean. We continue to believe that such measures could
reasonably incorporated into the project design.

Thank you for your consideration of these comments. We look forward to continuing to work
with the County and Applicant as this project moves through the local review process. If you
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would like to discuss the project, please do not hesitate to contact me at the address and phone
number listed above.

Sincerely,
Ryan Moroney
District Supervisor

California Coastal Commission

Enclosure
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STATE OF CALIFORNIA—NATURAL RESQURCES AGENCY EDMUND G. BROWN IR., GovErNOR

CALIFORNIA COASTAL COMMISSION

CENTRAL COAST DISTRICT OFFICE
725 FRONT STREET, SUITE 300
SANTA CRUZ, CA 95060

PHONE: (831) 427-4863

FAX: (831) 427-4877

WEB: WWW.COASTAL.CA.GOV

October 9, 2015

Todd Sexauer

Santa Cruz County Planning Department |
701 Ocean Street, 4" Floor

Santa Cruz, CA. 95060

Subject: The Lumberyard Mixed Use Project
Coastal Commission Staff Comments on Initial Study/MND

Dear Mr. Sexauer:

Thank you for providing the opportunity to review and comment on the Initial Study/Mitigated
Negative Declaration (IS/MND) pertaining to the Lumberyard Mixed Use Project (Project). The
Project proposes to demolish an existing lumberyard building and to construct a 9,600 square
foot mixed-use building. Specifically, the Project proposes one commercial condominium unit
on the lower floor that includes 3,200 square feet of restaurant use, 3,200 square feet of retail
use, and 3,200 square feet of office/service commercial use. The Project includes eight
residential condominium units totaling 9,600 square feet on the second and third levels, together
with a detached 2,033-square-foot residential parking structure with eight separate garages, once
for each condominium unit. According to the IS/MIND, the Project requires a Coastal
Development Permit; a Height Exception to allow for an increase in height from 35 feet to 38
feet, 4 inches; a Variance to allow for two name signs for the Center; Design Review, and the
approval of a parking plan.

As a preliminary matter, Commission staff is highly supportive of mixed use projects on heavily
used transit corridors such as Portola Drive. Our comments below are primarily intended to
ensure that the project is designed to minimize impacts on protected coastal resources.

Comment 1. Water Quality

Erosion Conirol and Drainage Plan, Water Quality BMPs

Based on new/increased impervious surface and use, the project should include detailed erosion
control and runoff control plans. (IP Sections 16.22.060 and 070.)

The project proposes to maintain the existing drainage pattern and two underground
retention/detention systems with silt and grease traps for each and implementation of a
maintenance agreement for same. We would recommend the following water quality elements be
incorporated into the project for LCP consistency (see LUP Policies 5.4.14; 5.7.5):

1. Provide an updated drainage plan that shows drainage patterns across the entire site, as
well as how the project will incorporate Low Impact Design standards, and meet the post-
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construction stormwater requirements for runoff retention in projects of this size,
including minimizing storm water runoff, and onsite infiltration, retention and reuse of up
to the 95“ percentile rainfall event, including alteration of the existing drainage patl:ern to
meet these standards; -

2. Ensure that the project will meet the peak stormwater runoff management requirement of-
meeting pre-project peak flows for the two- through ten-year storm events, and included
appropriate Best Management Practices (BMPs) to achieve this standard on the site
drainage plan sheet(s);

Incorporate a roof runoff catchment system and parking lot runoff catchment system for
storage and reuse on site;

(5]

4, Include biofiltration and inﬁltration BMPs in conjunction with the landscaping plan, -
particularly around the perimeter of the proposed parking lot, to minimize runoff and the
pollutants carried in the runoff;

5. Provide a current soils engineering report for the entire site in support of any exception to
meeting the infiltration requirement;

6. To the extent that biofiltration and infiltration might not be feasible (given that the
existing soil condition may not be suitable for infiltration due to a high clay layer), the
project should utilize a catchment system for storage and reuse of surface run- off from -
the parking areas;

7. The proposed underground retention/detention units should include additional pre- -
filtration (prior to entry into the catchment system) to remove hydrocarbons, metals, and
other potential pollutants generated in the automobile use areas, and prior to discharge
into the County’s storm drain system, which leads to Moran Creek, Moran Lake, and
ultimately the ocean.

The final project should reflect these criteria and include a complete set of plans and narrative of
the Water Quality BMPs, including treatments prior to discharge to Moran Creek (and Lake) and
the ocean (runoff destinations per the Negative Declaration) as the lake is impaired for nutrients
and bacteria, and the Pacific Ocean at Moran Lake/County Beach is 303(d) listed for indicator
bacteria (Ocean at Moran Lake: Total and Fecal coliforms, E. coli and Enterococcus). As the
project is further refined, it should include good housekeeping BMPs employed during
construction, as well as the post-construction strategies for water quality and water conservation
identified above. The Project should also include an Operations & Management component for
all the permanent/post-construction BMPs in the final Water Quality documentation.

Comment 2. Public Access

Parking Plan

The site is located near a public park and heavily-used beach access area. The IS/MND states
that the project requires a Parking Plan but it is unclear whether County Parking requirements
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will be met by the project because the proposed commercial uses have not been adequately
identified. (IP Section 13.10.552). The Parking analysis appears to base project parking demand
on generic standards as opposed to Implementation Plan requirements. (Id.) How does the
Applicant propose to ensure that the condominium garages will be used for parking? Please
ensure that the proj ect will not impact visitor access and parking. (IP Section 13.10.553.) .

Public Right of Way '

The IS/MND states that the Applicants mtend to construct improvements that would 1nclude new
sidewalks with street planting along the entire frontage of both Portola Drive and 38™ Avenue,
and that decorative bike racks would be included within the broad sidewalk running along 3 Sth
Avenue. Please ensure that the entire County right-of-way is used for public access
improvements, including appropriate sidewalk areas and full-size bike lanes.

Comment 3: Aesthetics/Community Character

Height Exception and Variance appear unwarranted - :

The Applicant is seeking a Height Exception and Variance for proposed signage. The parcel is
zoned C-2, which imposes a maximum height limit of 35 feet. (IP Section 13.10.333.) Given the
substantial lot size and the fact thatthe Applicant proposes to demolish the existing building, we

. do not believe that the required findings for a variance to the height standard can be made. (IP

Section 13.10.235(C)(4); 13.10.230(C)). Similarly, we do not understand the basis for a variance
from the sign ordinance to allow two name signs for the center. (IP Section 13.10.581).

Minimize/Mitigate Lighting Impacts

The project proposes substantial new lighting for the property and the IS/MND acknowledoes
that the project would contribute to offsite and night lighting. Please consider conditioning the
project to include appropriate lighting control requirements, including, but not limited to 1)
automatic switching requirements; 2) automatic lighting reduction requirements; 3) total site
lumen limits; 4) limits to offsite impacts (e.g. all parking lot lights shall have no light emitted
above 90 degrees).

Analyze consistency with LCP :
The Land Use and Planning section of the IS/MND does not discuss the Project’s consistency
with the Local Coastal Program, including with respect to the issues identified above.

Thank you for the opportunity to comment on the MIND. We look forward to continuing to work
with the County and Applicant as this project moves through the local review process. If you
would like to discuss the project, please do not hesitate to contact me at the address and phone
number listed above.

Sincerely,

Rya%ﬁn

Coastal Analyst
California Coastal Comlmssmn
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APPLICABLE AND CITED COUNTY OF SANTA CRUZ LOCAL COASTAL
PROGRAM POLICIES AND ZONING ORDINANCE SECTIONS

Community Character and Neighborhood Compatibility

13.10.444 Purposes of the Pleasure Point Community Design PP Combining District
The purposes of the Pleasure Point Community Design PP Combining District are to:

(A) Reduce the visual and shading impacts of new and expanded houses on neighboring
parcels and houses;

(B) Encourage community interaction and orientation towards the street by providing
an incentive for the creation of more front porches in Pleasure Point; and

(C) Reduce the visual impact of automobile-oriented features on residential building
facades and in front yards. [Ord. 5063 § 3, 2010].

13.10.446 Residential development standards in the Pleasure Point Community Design PP
Combining District
In addition to the residential site standards found in SCCC (B), the following standards
and incentives apply to residential development in the Pleasure Point Community Design PP
Combining District. Where there are differences between this section and SCCC (B),
the provisions of this section shall apply:
(A) Standards and Incentives Regarding Residential Building Mass and Height, and Access to
Sun and Light.
(1) Second Story Setbacks. For new two-story residential structures or second story
additions, or any new single-story structure or addition that exceeds 15 feet in height, the
second story exterior side walls, or the portion of the single-story exterior side wall
exceeding 15 feet in height, shall be set back from the side yard property line as follows:

13.20.130(B) Visual Compatibility

All development shall be sited, designed and landscaped to be visually compatible and integrated
with the character of surrounding neighborhoods or areas. Structure design should emphasize a
compatible community aesthetic as opposed to maximum-sized and bulkier/boxy designs, and
should apply tools to help provide an interesting and attractive built environment (including
building facade articulation through measures such as breaking up the design with some areas of
indent, varied rooflines, offsets, and projections that provide shadow patterns, smaller second
story elements set back from the first, and appropriate surface treatments such as wood/wood-
like siding or shingles, etc.).

13.20.140 Special Areas Design Criteria

Applicability. In addition to the criteria above that applies throughout the Coastal Zone; the
criteria above that also applies within rural areas (as applicable); and the criteria above that also
applies within beach viewsheds, the special area design criteria of SCCC et seq. are
applicable to all developments requiring a coastal development permit within each applicable
area below as mapped and designated by the LCP Land Use Plan.
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13.20.148 Pleasure Point Community Residential Design Criteria
All residential development on parcels zoned R-1, RM or PR that are also zoned with the “PP”
(Pleasure Point Community Design) Combining District shall be subject to the residential

development standards in SCCC , unless granted an exception, as described in
SCCC , or subject to SCCC (reconstruction of destroyed non-conforming
structures).

13.10.510 Application of site standards.
In any commercial or industrial zone district, a building may exceed the height limit as
established by the zone district by up to five feet, subject to review and recommendation by the
Urban Designer and approval by the Zoning Administrator following a public hearing. In
addition to the findings required in Chapter SCCC for discretionary approvals, the project
shall be subject to the following additional findings:

(a) The additional height complements or completes the architectural design.

(b) For properties located in the Coastal Zone, the proposed project complies with LCP
policies, including policies protecting scenic corridors and public viewsheds.

13.10.230 Variance approvals.
(A) Description. A variance approval is a discretionary authorization of exceptions to the
zoning district site and development standards for a property including design standards and
guidelines and regulations for special uses. The power to grant variance approvals does not allow
changes in use which are affected only by use approvals pursuant to SCCC , rezoning
of the property pursuant to SCCC , or amendment to the regulations of this chapter.
Variances to site area requirements may be approved only in the case where no new additional
building sites would thereby be created (relief in which case may be provided only through
rezoning of the property), or in any of the following instances:
(1) To facilitate certificates of compliance.
(2) To facilitate dedications of rights-of-way or other required improvements for public
benefit.
(3) To allow the consideration of the creation of new lots when the size of the lot is
within one percent of the zoning requirement and is consistent with the General Plan.
(C) Findings. The following findings shall be made prior to granting a variance approval in
addition to the findings required for the issuance of a development permit pursuant to
Chapter SCCC:
(1) That because of special circumstances applicable to the property, including size,
shape, topography, location, or surroundings, the strict application of the zoning ordinance
deprives such property of privileges enjoyed by other property in the vicinity and under
identical zoning classification.
(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.
(3) That the granting of such variance shall not constitute a grant of special privileges
inconsistent with the limitations upon other properties in the vicinity and zone in which
such is situated.
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Parking/ Traffic

13.11.74 Access, circulation and parking.

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

13.11.74 (2) Service Vehicles/Loading Space.

Loading space shall be provided as required in SCCC through , inclusive, for
commercial and industrial uses. Loading areas shall be designed to not interfere with circulation
or parking, and to permit trucks to fully maneuver on the property without backing from or onto
a public street.

13.10.552 Schedule of off-street parking requirements.

Off-street parking spaces for residential uses shall be provided according to the type and size of
residence as described below:

(1) Resident Parking.

Parking Spaces Required for Single-Family
Dwellings and Mobile Homes Used as SFDs Parking Spaces
Outside of Mobile Home Parks Pursuant to Required for
Number of Bedrooms SCCC Multifamily Dwellings
1 2 2
2 3 2.5
3 3 2.5
4 3 3
Additional 1 each 0.5 each

(B) Offt-street parking for nonresidential uses shall be provided according to the use and size as

described in the table below:

USE REQUIREMENTS

Auto Parking Spaces Bicycle Parking
Spaces
Business offices 1 per 300 square feet of gross 1 per 1,000 square feet of gross
floor area*™ floor area™; 2 minimum
Retail stores and service 1 per 300 square feet of gross 1 per 1,000 square feet of gross
Exhibit 8
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establishments floor area* floor area*; 2 minimum

Supermarkets, convenience 1 per 200 square feet of gross 1 per 1,000 square feet of gross
stores floor area* floor area*; 2 minimum
Restaurants, bars, soda 1 per 100 square feet (9.3 square 1 per 400 square feet (37.2
fountains, and similar meters) of gross floor area*, and square meters) of gross floor
establishments 0.3 per employee area™

13.10.553 Alternate parking requirements.

The off-street parking requirements of this chapter may be satisfied or modified in
alternate ways:

(A) Parking Plan. A specific parking plan initiated by the County and approved by the
appropriate approving body may supersede those parking standards contained in SCCC
13.10.552, if the purpose of this section is met, or in order to permit or preserve
significant public amenities, and for either case in the Coastal Zone, a specific finding is
made and supported that visitor access and parking will not be preempted.

Objective 7.7a Coastal Recreation
To maximize public use and enjoyment of coastal recreation resources for all people, including
those with disabilities, while protecting those resources from the adverse impacts of overuse.

Objective 7.7b Shoreline Access

To provide a system of shoreline access to the coast with adequate improvements to serve the
general public and the coastal neighborhoods which is consistent with the California Coastal Act,
meets public safety needs, protects natural resource areas from overuse, protects public rights
and the rights of private property owners, minimizes conflicts with adjacent land uses, and does
not adversely affect agriculture, subject to policy 7.6.2.

Programs 7.7a.

Improve existing parking areas through the use of fencing, striping, landscaping, bike racks, and
safety improvements; provide safe stairways for beach access as part of the program to upgrade
vehicular parking. (Responsibility: Public Works, Board of Supervisors)

Programs 7.7b. Increase parking opportunities to serve visitors to the Live Oak coastline in
locations where such facilities are feasible and compatible with the neighborhood and the natural
setting. Provide on-and-off-street parking improvements and facilities within walking distance of
the beaches and bluffs, or located at more remote locations and linked by shuttle transportation.
Identify appropriate locations and improvements in cooperation with the local community.
(Responsibility: Board of Supervisors, Planning Department, County Parks, Public Works)
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Water Quality/Supply

Objective 5.4 Monterey Bay and Coastal Water Quality

To improve the water quality of Monterey Bay and other Santa Cruz County coastal waters by
supporting and/or requiring the best management practices for the control and treatment of urban
run-off and wastewater discharges in order to maintain local, state and national water quality
standards, protect County residents from health hazards of water pollution, protect the County’s
sensitive marine habitats and prevent the degradation of the scenic character of the region.

5.4.14 Water Pollution from Urban Runoff

Review proposed development projects for their potential to contribute to water pollution via
increased storm water runoff. Utilize erosion control measures, on-site detention and other
appropriate storm water best management practices to reduce pollution from urban runoff.

5.7.4 Coastal Surface Runoff

New development shall minimize the discharge of pollutants into surface water drainage by
providing the following improvements or similar methods which provide equal or greater runoff
control:

(a) include curbs and gutters on arterials, collectors and locals consistent with adopted urban
street designs; and

(b) oil, grease and silt traps for parking lots, land divisions or commercial and industrial
development.

7.23.2 Minimizing Impervious Surfaces
Require new development to limit coverage of lots by parking areas and other impervious
surfaces, in order to minimize the amount of post-development surface runoff.

7.23.5 Control Surface Runoff

Require new development to minimize the discharge of pollutants into surface water drainage by
providing the following improvements or similar methods which provide equal or greater runoff
control:

(a) Construct curbs and gutters on arterials, collectors and locals consistent with adopted urban
street designs; and

(b) Construct oil, grease and silt traps for parking lots, land divisions or commercial and
industrial development. Condition development project approvals to provide ongoing
maintenance of oil, grease and silt traps.

7.18.1 Linking Growth to Water Supplies

Coordinate with all water purveyors and water management agencies to ensure that land use and
growth management decisions are linked directly to the availability of adequate, sustainable
public and private water supplies.

7.18.2 Written Commitments Confirming Water Service Required for Permits

Concurrent with project application, require a written commitment from the water purveyor that
verifies the capability of the system to serve the proposed development. Projects shall not be
approved in areas that do not have a proven, adequate water supply. A written commitment is a
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letter from the purveyor guaranteeing that the required level of service for the project will be
available prior to the issuance of building permits, or in the case of a subdivision, prior to filing
the Final Map or Parcel Map. The County decision making body shall not approve any
development project unless it determines that such project has adequate water supply available.

7.18.3 Impacts of New Development on Water Purveyors

Review all new development proposals to assess impacts on municipal water systems, County
water districts, or small water systems. Require that either adequate service is available or that
the proposed development provide for mitigation of its impacts as a condition of project
approval.

7.79.110 Requirement to prevent, control, and reduce stormwater volume, runoff rate and
pollutant load.

A) Requirement to Implement Best Management Practices (BMPs). All responsible parties
shall implement appropriate BMPs, including any BMPs identified by the County, as needed to
minimize contribution to pollution or contamination of the storm drain system, receiving waters,
groundwater or a body of standing water.

(B) New Development and Redevelopment. All responsible parties shall mitigate impacts due
to development and implement BMPs per the County Design Criteria adopted by the County of
Santa Cruz and Chapters and SCCC to control the volume, runoff rate, and potential
pollutant load of stormwater runoff from new development and redevelopment projects to
minimize the generation, transport, and discharge of pollutants, prevent runoff in excess of
predevelopment conditions, and maintain predevelopment groundwater recharge. When such
requirements are incorporated into the terms of land use entitlements or building permits, a
violation of the conditions or construction specifications of such entitlement or permit is also a
violation of this chapter.

16.22.070 Runoff control.

Runoff from activities subject to a building permit, parcel approval or development permit shall
be properly controlled to prevent erosion. The following measures shall be used for runoff
control, and shall be adequate to control runoff from a 10-year storm:

(A) On soils having high permeability (more than two inches/hour), all runoff in excess of
predevelopment levels shall be retained on the site. This may be accomplished through the use of
infiltration basins, percolation pits or trenches, or other suitable means. This requirement may be
waived where the Planning Director determines that high groundwater, slope stability problems,
etc., would inhibit or be aggravated by onsite retention, or where retention will provide no
benefits for groundwater recharge or erosion control.

(B) On projects where onsite percolation is not feasible, all runoff should be detained or
dispersed over nonerodible vegetated surfaces so that the runoff rate does not exceed the
predevelopment level. Onsite detention may be required by the Planning Director where
excessive runoff would contribute to downstream erosion or flooding. Any policies and
regulations for any drainage zones where the project is located will also apply.
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(C) Any concentrated runoff which cannot be effectively dispersed without causing erosion
shall be carried in nonerodible channels or conduits to the nearest drainage course designated for
such purpose by the Planning Director or to on-site percolation devices. Where water will be
discharged to natural ground or channels, appropriate energy dissipators shall be installed to
prevent erosion at the point of discharge.

(D) Runoff from disturbed areas shall be detained or filtered by berms, vegetated filter strips,
catch basins, or other means as necessary to prevent the escape of sediment from the disturbed
area.

(E) No earth or organic material shall be deposited or placed where it may be directly carried
into a stream, marsh, slough, lagoon, or body of standing water.
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January 25, 2016

Rainey Graeven

California Coastal Commission
725 Front Street, Suite 300
Santa Cruz, CA 95060

Re: Appeal #A-3-SCO-16-0003/APN: 032-092-01, -05 3800 Portola Drive Santa Cruz, CA 95062
"Save Pleasure Point"

Following is our response to the appeal filed by "Save Pleasure Point". Contrary to the assertions of this
appeal letter this project is consistent with the Local Coastal Plan, County General Plan, Zoning and the
Pleasure Point Community Plan. The County Planning Commission confirmed the project's consistency
with these land use policies with a 5-0 vote to approve the project. The Commission approved the
project with amended conditions after extensive public testimony. Public testimony expressed both
support for the project as well as concerns with the project.

The comments by "Save Pleasure Point" are in bold. Our responses are in italics.

Significant issues were raised by the Pleasure Point neighborhood before and after approval.
""The current design of this project affects/diminishes local and visitor access to our shoreline."
The fundamental objections are:

1. Failure of the project to provide sufficient on-site parking and designated off-site parking
creating an immediate reduction of street parking available for resident and visitor access for
their coast and beach access.

The Planning Commission found that the parking provided complies with the parking
requirements set out in section 13.10.553 of the zoning ordinance. (See PC staff report
12/9/15, Exhibit B, pg. 47-Subdivision Finding 3). A shared parking analysis based on
ULI and ITE industry standards was prepared by Marquez Transportation Engineering.
This analysis demonstrates that the peak demand for parking from the different uses of
the building will occur at different times and that the 50 parking spaces proposed would
be adequate to meet the parking demand. The Planning Commission, to address concerns
expressed regarding the parking, required two(2) additional spaces to be added in an
area previously designated for a plaza(Condition 11.A.6& I11.M.); the review and
approval of a Transportation and Parking Demand Management Plan prior to the
issuance of Building Permits which may include the provision of additional parking
within the area now designed as a plaza(Condition I11.R); establishes a maximum of one
additional vehicles per residential unit allowed to park in unenclosed surface parking
area,(Condition VI1.1); Internal visibility between the individual residential garages such
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that compliance with parking requirements may be verified,(Condition VII.1.a); one year
after construction/stabilization requires a Planning Commission review of a parking
analysis of the parking demand/supply and may require additional parking demand
management measures. (Condition VII.1 2.,3).

The project complies with ADA as follows:

There are three ADA compliant parking spaces: two uncovered parking spaces on the
west side of the parking lot adjacent to the building. Of these two spaces, the southerly
parking space is van accessible. The third accessible parking space is located in the
garage space at the northerly end of the garage building. (When garage parking is
provided, one must be ADA compliant, in this case)

2. Failure of the project to provide a coherent, safe traffic flow pattern to support access and
egress to the multi-use project.

This site has been used since the 1940s as a retail lumber yard. Lumber and material
deliveries were made in large trucks on a regular basis. Retail truck and auto traffic
occurred on a regular basis including weekends. This project is not adding any
additional driveways. It is improving the two existing driveways, one on Portola and one
on 38th Ave. The intersection of 38th and Portola is stop controlled and will provide gaps
for project ingress and egress. This driveway configuration is not untypical of such an
urban setting.

The small neighborhood serving commercial uses that are anticipated to occupy this
building will not require large delivery trucks. Delivery trucks are anticipated to be
bobtail, UPS/Fed Ex style and pick-up trucks. The primary delivery area is expected to be
within the surface parking area at the rear of the property. Delivery times are expected to
occur primarily before the retail store or food businesses are in operation. This area is
screened from the adjacent residences by the proposed building, detached garage
structure, fencing and sound wall. The loading area on 38th provides a secondary
loading zone that is available for smaller delivery vehicles during operating hours. The
primary route for delivery trucks will be Hwy 1 to 41st Ave to the project site via Portola
Drive. There is no reason to believe that truck drivers will chose a circuitous longer
route through other narrow residential streets.

The Traffic Impact Study, prepared by Kimley Horn, found that the project will not
generate significant impacts consistent with the standards and requirements of the
County of Santa Cruz.
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3. Approval of significant height and set back variances that we believe unwarranted.

The Planning Commission (5-0) made the findings to approve the set back variances and
the height exception . Findings for a height exception to allow an additional 3'4" were
recommended by County staff and confirmed with a 5-0 vote by the Planning
Commission. (See PC staff report 12/9/15, Exhibit B, pg. 58).

It should be noted that residential structures within the residential neighborhood are
allowed to be 28" in height. Commercial strucures in the C-2 zone district are allowed to
be 35' in height by right unless a greater height is allowed with an exception. The roof
eves of the proposed structure will be 31', below the 35' standard height. The 38'4"
occurs at the midpoint of the roof and will only be perceived from considerable distance
from the building. This additional height facilitates a superior design: a more residential
and softer appearing roof line and conventional retail ceiling heights of 14" in the ground
floor commercial space. The existing lumber building on the subject property has a
height of 30'. The mini storage building adjacent to the property is 36' above grade at the
high point. The proposed building is compatible with the commercial buildings in the
area and will integrate with the residential area to the south consisting of a mobile home
park, condominiums and homes.

County Code section 13.10.333(A) requires side and rear setbacks of 0' for commercial
zoned properties except where the property abuts a residentially zoned property in which
case the setback is 30'. The mixed use building is setback 38" from the residential
properties to the south at which point the building is one story. The three story portion of
the building is setback 64'. A Variance for the setback from the proposed detached single
story garage to the property line abutting a residentially zoned property was discussed
extensively at the public hearing and approved with a 5-0 vote by the Planning
Commission. (See PC staff report 12/9/15, Exhibit B, pg. 60-62, Variance Findings) The
garages are for residential use only and are limited in height to one story. This portion of
the property proposed to be used for the residential garages is only 48.5 feet wide and
thus limited in how it can be used. The County Code allows uncovered parking within the
30" setback. The enclosed 1 story residential garages were considered less impacting on
adjacent residential properties than unenclosed parking spaces due to the reduction in
noise and less frequent parking activity compared to general parking for the mixed use
building.

Thank you for reviewing our responses to this appeal. Please let me know if you have any
questions.
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January 25, 2016

Rainey Graeven

California Coastal Commission
725 Front Street, Suite 300
Santa Cruz, CA 95060

Re: Appeal #A-3-SCO-16-0003/APN: 032-092-01, -05 3800 Portola Drive Santa Cruz, CA 95062

Following is our response to the Appeal filed by Charles Paulden. Contrary to Mr. Paulden's assertions
this project is consistent with the Local Coastal Plan, County General Plan, Zoning and the Pleasure
Point Community Plan. The County Planning Commission confirmed the project's consistency with
these land use policies with a 5-0 vote to approve the project. The Commission approved the project
with amended conditions after extensive public testimony. Public testimony expressed both support for
the project as well as concerns with the project.

Each issue raised by Mr. Paulden is in bold with our response in italics.

Out of keeping with the special coastal community plan for Pleasure Point.

The Pleasure Point Community Plan and Implementing Ordinances apply only to
residential development. The Pleasure Point Community Design "PP" Combining
District applies to residential zone districts of R-1, R-M and residential development in
the PR district (Parks and Recreation).

However, although the Pleasure Point design guidelines do not apply to this mixed use
project, located in the C-2 commercial zone district, the project team incorporated many
design features consistent with the Pleasure Point Plan.

- The building is stepped down to one story on the south side where the property is
adjacent to a residential zone property as well as on the north side.

-The perceived mass of the building is reduced by a variety of roof lines, variations in the
setback of the exterior walls on the 2nd & 3rd floors, provision of decks for the
residential units, shed roof over the walk way on the first floor and other architectural
features and details. .

Does not have suitable parking in a parking constrained coastal community.

The Planning Commission found that the parking provided complies with the parking
requirements set out in section 13.10.553 of the zoning ordinance. (See PC staff report
12/9/15, Exhibit B, pg. 47-Subdivision Finding 3). A shared parking analysis based on
ULI and ITE industry standards was prepared by Marquez Transportation Engineering.
This analysis demonstrates that the peak demand for parking from the different uses of

the building will occur at different times and that the 50 parking spaces proposggiwould
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be adequate to meet the parking demand. The Planning Commission, to address concerns
expressed regarding the parking, required two(2) additional spaces to be added in an
area previously designated for a plaza(Condition 11.A.6& I11.M.); the review and
approval of a Transportation and Parking Demand Management Plan prior to the
issuance of Building Permits which may include the provision of additional parking
within the area now designed as a plaza(Condition I11.R); establishes a maximum of one
additional vehicles per residential unit allowed to park in unenclosed surface parking
area,(Condition VI1.1); Internal visibility between the individual residential garages such
that compliance with parking requirements may be verified,(Condition VII.1.a); one year
after construction/stabilization requires a Planning Commission review of a parking
analysis of the parking demand/supply and may require additional parking demand
management measures. (Condition VII.I 2.,3)

Is not a coastal dependent development.

The LCP does not require that a project in this location be a coastal dependent
development. The site has been used for a retail Lumber yard since the 1940s to 2010
and for a commercial storage, office and truck parking facility in recent years. It is
located approximately 1/4 mile from the Ocean, separated from the Ocean bluffs by
extensive medium to high density residential development including single family
residences, condominiums, multi residential and a mobile home park. It is located on
Portola Drive which is a major arterial corridor serving residential and commercial uses
in the Live Oak, Pleasure Point and Capitola areas.

Does not provide affordable housing or visitor accommodations in the coastal zone.

Condition I11.L of the County Permit 1415 requires the project to meet the Affordable
Housing Guidelines and enter into an Affordable Housing Participation Agreement. The
affordable housing obligation applies to both the residential and commercial portions of
the project. This property is not required to provide visitor accommodations.

Does not follow the green guidelines for Bio Swalls and permeable pathways outlined in the
Community planning which leads to water pollution in the MBMS.

The property is currently completely covered with 100% impervious surface consisting of
asphalt and buildings. The project proposes to reduce the amount of impervious paving
by adding landscaped areas and pervious paving. Storm water retention and detention
facilities are incorporated per County drainage standards and accepted as compliant by
the RWQCB.
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Exceeding height limits and out of Compatibility as expressed in the Special Coastal Community
of Pleasure Point Plan.

Pleasure Point Community Plan does not include height guidelines for commercially
zoned property.

The C-2 zoning on this property allows a height of 35" and up to 5 additional feet (40") is
allowed in this zone district if findings for a height exception can be made. Findings for a
height exception to allow an additional 3'4" were recommended by County staff and
confirmed with a 5-0 vote by the Planning Commission. (See PC staff report 12/9/15,
Exhibit B, pg. 58). The high point of the ridge, (38'4"), will be setback from the wall line
and will only be perceived from a considerable distance. The height of the eave is 31'6".
Residential properties to the south are allowed heights of 28'. The existing lumber
building on the subject property has a height of 30". The mini storage building adjacent
to the property is 36" above grade at the high point. The additional height will allow for
a pitched roof with a varied and attractive roof line while also providing ceiling heights
of 14' on the ground floor that create an open, inviting and attractive commercial space.
The proposed building is compatible with the commercial buildings in the area and will
integrate with the residential area to the south consisting of a mobile home park
condominiums and homes.

Does not meet setbacks from surrounding properties.

County Code section 13.10.333(A) requires side and rear setbacks of 0' for commercial
zoned properties except where the property abuts a residentially zoned property in which
case the setback is 30'. The main mixed use building is setback 38' from the residential
properties to the south at which point the building is one story. The three story portion of
the building is setback 64'. A Variance for the setback from the proposed detached single
story garage to the property line abutting a residentially zoned property was discussed
extensively at the public hearing and approved with a 5-0 vote by the Planning
Commission. (See PC staff report 12/9/15, Exhibit B, pg. 60-62, Variance Findings) The
garages are for residential use only and are limited in height to one story. This portion of
the property proposed to be used for the residential garages is only 48.5 feet wide and
thus limited in how it can be used. The County Code allows uncovered parking within the
30" setback.

The enclosed 1 story residential garages were considered less impacting on adjacent
residential properties than unenclosed parking spaces due to the reduction in noise and
less frequent parking activity compared to general parking for the mixed use building.
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It is in the Pleasure Point Planning District, so it would seem that ""Special Coastal Community"*
objective 8.8 would now apply.

Objective 8.8 states:

To recognize certain established urban and rural villages as well as Coastal Special
Communities for their unique characteristics and/or popularity as visitor destination
points...

The operative word in Objective 8.8 is "certain”. The Pleasure Point community is not
listed as a Coastal Special Community. Policy 8.8.2 explicitly lists the Coastal Special
Community and does not include Pleasure Point. The communities listed include
Davenport, Seacliff Beach Area, Rio del Mar Flats/Esplanade, Harbor Area, and East
Cliff Village Tourist Area

This project will be the largest Development in the Pleasure Point Plan Area, as well as the largest
Project on the Counties new Development Plan for a Strip Mall, with up to 4 stories, from the
harbor at 7th Ave, to the Shopping area at 41st Ave.

It is speculative and inaccurate to allege that this will be the largest development in
either the PPP Area or in the County's new "Development Plan for a Strip Mall..." We
presume that the Mr. Paulden is alluding to the Sustainable Communities & Transit
Corridors Plan accepted by the Board of Supervisors on Oct. 28, 2014. This plan seeks
to integrate land use plans with transportation with the intention of reducing Vehicle
Miles Traveled (VMT) and Green House Gases (GHG) as directed by State legislation.
To achieve these reductions greater density, taller buildings with mixed uses are
anticipated along transportation corridors where employment, services, retail, and
restaurants are in close proximity. The Coastal Commission staff's comments regarding
the Initial Study/MND, dated Oct.9,'15,states the following: " As a preliminary matter,
Commission staff is highly supportive of mixed use projects on heavily used transit
corridors such as Portola Drive."

This will further impact our crowded Coastal Village Roads of East Cliff Drive and Portola Drive.
A traffic analysis was prepared per County and CEQA requirements and guidelines, and
reviewed and approved by the County Traffic Engineer, Planning Dept and Planning
Commission for this project and found that the impacts did not exceed the General Plan
standards for the determination of a significant traffic increase. (See PC staff report
12/9/15, Exhibit B, pgs. 56,57, Development Permit Finding No.4). Traffic Mitigation
Fees of $245,400 are required to be paid for improvements to the County road network
included in the County CIP (Condition I11.K.)

Exhibit 9
4 A-3-SCO-16-0003
Page 7 of 23



It does not meet the guidelines for Neighborhood Compatibility in the Pleasure Point Plan or the
Counties Guideline for Commercial Development in our Neighborhoods.

The property has been zoned for and used as a commercial lumber yard for many
decades and used for a commercial storage, office and truck parking facility in recent
years. There has been a long history of intense commercial use along Portola Drive that
interface with adjacent residential properties. This project does not conflict with the
Pleasure Point Plan and is consistent with the County guidelines and standards for
Commercial Development that is adjacent to a residential area. This was affirmed by a 5-
0 vote by the Planning Commision. (See PC staff report 12/9/15, Exhibit B, pg.57&58,
Development Permit Finding No.5&6).The building has been carefully designed to
integrate with and compliment both the commercial corridor of Portola Dr. and the
adjacent residential uses. The bulk, massing and scale of the building is minimized by the
varied roof line, wall planes and different finish materials.

It does not follow the General Plan protection of the Local Coastal Plan or the County Code
Design criterial for Coastal Zone developments.

It impacts Coastal Parking.
The Planning Commission found that the parking provided complies with the parking
requirements set out in section 13.10.553 of the zoning ordinance. (See PC staff report
12/9/15, Exhibit B, pg. 47-Subdivision Finding 3). A shared parking analysis based on
ULI and ITE industry standards was prepared by Marquez Transportation Engineering.
This analysis demonstrates that the peak demand for parking from the different uses of
the building will occur at different times and that the 50 parking spaces proposed would
be adequate to meet the parking demand. The Planning Commission, to address concerns
expressed regarding the parking, required two(2) additional spaces to be added in an
area previously designated for a plaza(Condition 11.A.6& I11.M.); the review and
approval of a Transportation and Parking Demand Management Plan prior to the
issuance of Building Permits which may include the provision of additional parking
within the area now designed as a plaza(Condition I11.R); establishes a maximum of one
additional vehicles per residential unit allowed to park in unenclosed surface parking
area,(Condition VI1.1); Internal visibility between the individual residential garages such
that compliance with parking requirements may be verified,(Condition VII.1.a); one year
after construction/stabilization requires a Planning Commission review of a parking
analysis of the parking demand/supply and may require additional parking demand
management measures. (Condition VII.I 2.,3)

It adds to Urban Runoff.
This project will reduce Urban Runoff . An engineered drainage plan was reviewed and

approved by the County of Santa Cruz. The property is currently completely cg\{qebrt%d with
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100% impervious surface consisting of asphalt and buildings. There is no storm water
control on site presently. The project will reduce the amount of impervious paving by
adding landscaped areas and pervious paving. Additionally storm water retention and
detention up to the 25 year storm will be provided which does not currently exist on the
property.

It adds to demand for water in an already impacted area.
The project is located within the Urban Services Line and the full range of urban services
Is available , including public water and sewer service. A water will serve letter was
provided by the City of Santa Cruz Water Department. (See PC staff report 12/9/15,
Exhibit B, pg.46, Subdivision Finding No.2)

It adds to traffic in an already crowded street.
A traffic analysis was prepared per County and CEQA requirements and guidelines and
was reviewed and approved by the County Traffic Engineer, Planning Dept and Planning
Commission. It was determined that the impacts did not exceed the General Plan
standards for the determination of a significant traffic increase. (See PC staff report
12/9/15, Exhibit B, pgs. 56,57, Development Permit Finding No.4). Traffic Mitigation
Fees of $245,400 are required to be paid for improvements to the County road network
included in the County CIP (Condition 111.K.)

It does not provide affordable housing or visitor accomodation.
Condition Il1.L requires the project to meet the Affordable Housing Guidelines and enter
into an Affordable Housing Participation Agreement. The affordable housing obligation
applies to both the residential and commercial portions of the project. This property is
not required to provide visitor accommodations.

It does not recycle existing Redwood structure.
Timber from the existing structure will be reused where posible in the new construction.
Wood not used in the construction of the building on site will be recycled where possible.
The CAIl Green Building standards, enforced during the Building Permit process, require
a minimum of 50% of the non hazardous construction and demolition material to be
recycled or salvaged. A waste management and recycling plan for the demolition and
construction is required to be reviewed and approved prior to issuance of the Building
Permit..

It adds to Noise and Light pollution in a neighborhood.
Condition I11.9. requires that all site and building lighting shall be directed onto the site
and away from adjacent properties. Light standards will be a maximum of 15' high to
reduce off-site illumination. Cut-off shields will be used on light fixtures to prevent direct
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illumination of adjacent homes. Condition IV .D.&E. requires the construction of
masonry sound wall along the boundary of the residential property at 718 38th Ave.
Lighting design compliant with this condition will be confirmed during the Building
Permit application stage. The County will enforce the noise and lighting standards
during the operation of the building. (See PC staff report 12/9/15, Exhibit B, pg.9)

What do we want to look at as Coastal Concerns?

Where community character is important, look to see whether the subdivision will create a density
that is in keeping with the current development. Is the size and sitting consistent with surrounding
development? It asks for an exemption to height and set backs. The surrounding Special Coastal
Community Neighborhood is small Coastal Cottages

This project is located on a transportation corridor which has been designated for and
developed with commercial uses for many decades. The uses along Portola Dr. are a mix
of retail and service commercial uses including auto repair, strip commercial shopping
centers, mini storage, restaraunts, bars, convenience stores, etc. This property was used
as a lumber yard for over 60 years and for a commercial storage, office and truck
parking facility recently. The surrounding neighborhood includes condominiums, multi
residential, a mobile home park directly to the south and single family homes. This
project will integrate and complement both the Portola Dr. commercial corridor and the
residential area to the south.The architecture is sensitive to the residential nature of the
properties to the south including residential uses on the upper floors, significant
architectural articulation one story elements on both the south and north sides and a
pedestrian freindly design on the first floor that will encourage casual interactions
amongst residential neighbors and patrons of the commercial uses. (See PC staff report
12/9/15, Exhibit B, pgs.49-51, Subdivision Finding No.9)

Will those uses be consistent with good coastal planning and/or consistent with protection of
resources?

The proposed building and neighborhood serving uses will be consistent with good
coastal planning and the protection of resources. A thorough Initial Study was prepared
and reviewed by multiple governmental agencies, and interest groups and a Mitigated
Negative Declaration with extensive conditions was approved. (See PC staff report
12/9/15, Exhibit B, pgs.52,53, Coastal Development Findings)

Does it promote land uses that are preferred under the coastal act, i.e. public recreation, visitor
servicing uses or is it residential?
This project is consistent with the Coastal Act. (See PC staff report 12/9/15, Exhibit B,

pgs.52,53, Coastal Development Findings)
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Priority on lower cost visitor serving facilities?

This project will provide a mixed use building consisting of neighborhood commercial
uses and residential. This project will replace an intensive lumber yard that was in
operation for many years and a subsequent commercial storage, office and truck parking
facility. There is no requirement that this site be a low cost visitor serving facility.

Priority on coastal dependent recreational or visitor serving uses?
Section 2.23.3 of the County GP & LUP designates Priority sites. This propery is not
included in Figure 2-5 which is a list of the designated Priority sites.

Will the project block or in any way prevent or diminish existing access?

The project is located more than 1/4 mile from the coastal bluff on a heavily traveled
commercial corridor, separated from the bluff by medium to high density residential
development consisting of a mobile home park, condominiums and single family homes
and will not in any way interfer with existing access to the bluff or beach.

Will the project provide adequate parking or interfere in any way with the public's ability to park
and use the beach?

The Planning Commission found that the parking provided complies with the parking
requirements set out in section 13.10.553 of the zoning ordinance. (See PC staff report
12/9/15, Exhibit B, pg. 47-Subdivision Finding 3). A shared parking analysis based on
ULI and ITE industry standards was prepared by Marquez Transportation Engineering.
This analysis demonstrates that the peak demand for parking from the different uses of
the building will occur at different times and that the 50 parking spaces proposed would
be adequate to meet the parking demand. The Planning Commission, to address concerns
expressed regarding the parking, required two(2) additional spaces to be added in an
area previously designated for a plaza(Condition I1.A.6& 111.M.); the review and
approval of a Transportation and Parking Demand Management Plan prior to the
issuance of Building Permits which may include the provision of additional parking
within the area now designed as a plaza(Condition I11.R); establishes a maximum of one
additional vehicles per residential unit allowed to park in unenclosed surface parking
area,(Condition VI1.1); Internal visibility between the individual residential garages such
that compliance with parking requirements may be verified,(Condition VII1.1.a); one year
after construction/stabilization requires a Planning Commission review of a parking
analysis of the parking demand/supply and may require additional parking demand
management measures. (Condition VII.1 2.,3)
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Will the project create traffic that will interfere with the public’s ability to get to and use the
shoreline?

A traffic analysis was prepared per County and CEQA requirements and guidelines, and
reviewed and approved by the County Traffic Engineer, Planning Dept and Planning
Commission for this project and found that the impacts did not exceed the General Plan
standards for the determination of a significant traffic increase. (See PC staff report
12/9/15, Exhibit B, pgs. 56,57, Development Permit Finding No.4). Traffic Mitigation
Fees of $245,400 are required to be paid for improvements to the County road network
included in the County CIP (Condition 111.K.)

Does it meet the Requirement for BMP's and filtration, limit on an increase in runoff?

This project will reduce Urban Runoff . An engineered drainage plan was reviewed and
approved by the County of Santa Cruz. The existing property is 100% covered with
impervious surface which includes and existing building and associated asphalt paving
for parking. The current drainage condition of the site directs 100% of the run-off onto
Portola Ave. and 38th Ave. There are no storm drain utilities or control measures
presently on site. The project will reduce the amount of impervious paving by adding
landscaped areas and pervious paving. Additionally storm water retention and detention
measures as approved by the County and per the County's drainage manual was
incorporated into the project.

The developer, John Swift stated that if they met the Parking requirement,”it could be a "project
killer™*

The Planning Commission found that the parking provided complies with the parking
requirements set out in section 13.10.553 of the zoning ordinance. (See PC staff report
12/9/15, Exhibit B, pg. 47-Subdivision Finding 3). A shared parking analysis based on
ULI and ITE industry standards was prepared by Marquez Transportation Engineering.
This analysis demonstrates that the peak demand for parking from the different uses of
the building will occur at different times and that the 50 parking spaces proposed would
be adequate to meet the parking demand. The Planning Commission, to address concerns
expressed regarding the parking, required two(2) additional spaces to be added in an
area previously designated for a plaza(Condition 11.A.6& I11.M.); the review and
approval of a Transportation and Parking Demand Management Plan prior to the
issuance of Building Permits which may include the provision of additional parking
within the area now designed as a plaza(Condition I11.R); establishes a maximum of one
additional vehicles per residential unit allowed to park in unenclosed surface parking
area,(Condition VI1.1); Internal visibility between the individual residential garages such
that compliance with parking requirements may be verified,(Condition VI1.1.a); one year

after construction/stabilization requires a Planning Commission review of a pakiiig
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analysis of the parking demand/supply and may require additional parking demand
management measures. (Condition VII.I 2.,3)

The developers say this is an area of Small town, Beach Town Character; the Pleasure Point Plan
does as well.

This project is located on a transportation corridor which has been designated for and
developed with commercial uses for many decades. The uses along Portola Dr. are a mix
of retail and service commercial uses including auto repair, strip commercial shopping
centers, mini storage, restaraunts, bars, convenience stores, etc. This property was used
as a lumber yard for over 60 years and for a commercial storage, office and truck
parking facility recently. The surrounding neighborhood includes condominiums, multi
residential, a mobile home park directly to the south and single family homes.

This proposal will be the biggest and most Massive Development in the Mid County Coastal Area.
It is speculative and inaccurate to allege that this will be the largest development in
either the PPP Area or in the County's new "Development Plan for a Strip Mall..." We
presume that the Mr. Paulden is alluding to the Sustainable Communities & Transit
Corridors Plan accepted by the Board of Supervisors on Oct. 28, 2014. This plan seeks
to integrate land use plans with transportation with the intention of reducing Vehicle
Miles Traveled (VMT) and Green House Gases (GHG) as directed by State legislation.
To achieve these reductions greater density, taller buildings with mixed uses are
anticipated along transportation corridors where employment, services, retail, and
restaurants are in close proximity. The Coastal Commission staff's comments regarding
the Initial Study/MND, dated Oct.9,'15,states the following: ' As a preliminary matter,
Commission staff is highly supportive of mixed use projects on heavily used transit
corridors such as Portola Drive."

This project brings commercial into a residential area and does not meet the County Guidelines
for this type of development. The County says it will be set back and two stories or less.

This site has been a commercial use since at least the 1940s. This project is bringing
residential uses into a commercial area and establishing a less intense commercial use
where commercial use has existed for many decades . The County Code allows 3 stories
and 35' by right in the C-2 Zone District with an additional 5' if a Height Exception is
granted. The County Planing Commission made a very careful and deliberate evaluation
of the Height Exception and approved the request 5-0. The main mixed use building is
setback 38' from the residential properties to the south at which point the building is one
story. The three story portion of the building is setback 64'.
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Historical Review

"The Pleasure Point Lumber Company warehouse does not retain integrit of feeling because the
property does not embody Santa Cruz's small town, beach town character of single-family
residences and commercial businesses nor does it reflect the 1850 - 1950 economic or commercial
development of the city"

New development should minimize impacts on adjacent residential uses.

The project minimizes impacts on adjacent residential structures in that the building is
stepped down to one story on the south side of the building adjacent to the residential
zoned property and is set back 38' from the residential property. The three story portion
of the building is set back 64' from the residential property. Fencing, including a sound
wall and landscaping will be constructed along the property lines.

Taller and larger building should be located away from adjacent homes, as illustrated.

This project is setback from adjacent residential homes and located on a commercially
designated property. The building is stepped down to one story on the south side of the
building adjacent to the residential zoned property and is set back 38' from the
residential proeprty. The three story portion of the building is set back 64' from the
residential property.

Landscaped buffers are shown between parking lots and adjacent homes.
Landscaping is provided as shown on the approved plans.

Building that adjoin single family areas adjacent to homes are limited to two stories at the
transition area and respect the surrounding residential character.

There is no Zoning Code, General Plan Policy or Local Coastal policy that requires a
commercial building adjacent to a single family residence to be limited to 2 stories.
Policy 8.6.3 of the General Plan states that residential structures shall be limited to two
stories in urban areas.The C-2 zoning allows 3 story structures. The proposed mixed use
building has a one story element setback 38' and the 3 story element setback 64' from the
adjacent home to the south. The detached garages are one story in height.

LCP concerns and guidelines

Objective 8.8, Villages, Towns and special Communities. to recognize certain established urban
and rual villages as well as Coastal Special Communities for their unique characteristics and/or
popularity as visitor destination points; to perserve and enhance these communities through
design review ensuring the compatibility of new development withthe existing character of these
areas.

The operative word in Objective 8.8 is "certain". The Pleasure Point community is not

listed as a Coastal Special Community. bt o
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Policy 8.8.2 explicitly lists the Coastal Special Community and does not include Pleasure
Point. The communities listed include Davenport, Seacliff Beach Area, Rio del Mar
Flats/Esplanade, Harbor Area, and East Cliff Village Tourist Area

LUP Policy 8.8.1 Design Guideline for Unique Areas

Develop specific design guidelines and/or standards for well-defined villages, towns and
communities.

The Pleasure Point Plan does provide specific guidelines for residenial development in
the R-1, R-M and PR zone Districts. This property is zoned C-2 for which the PPP does
not include design guidelines

LUP Program 8.7 (c).

Develop and maintain tree planting standards for new development to ensure adequate screening
and softening of the effects of new buildings and to reduce the linear appearance of streets,
sidewalks and buildings and to reduce the linear appearance of streets, sidewalks, and building
planes.

A detailed landscape plan was reviewed and approved by the County Planning Dept and
Planning Commission as integral to this project. This plan includes street trees along
38th Ave as well as within the parking area and around the perimter of the site which
will reduce the linear appearance of the street, sidewalk, building planes as well as
provide screening and a softening effect on the building and hardscape..

Design Criteria, Entire Coastal Zone

LUP Sections 13.20.130 (b)(1) Visual Compatibility. All development shall be sited, designed and
landscaped to be visually compatible and integrated with the character of surrounding
neighborhoods or areas.

It was the unanimous opinion of the County Planning Commission that this building will
be visually compatible and integrated into this neighborhood which includes both
commercial and residential uses. This project is located on a transportation corridor
which has been designated for and developed with commercial uses for many decades.
The uses along Portola Dr. are a mix of retail and service commercial uses including
auto repair, strip commercial shopping centers, mini storage, restaraunts, bars,
convenience stores, etc. The residential area to the south includes single family homes,
condominiums, multi residential and a mobile home park directly to the south. This
property was used as a lumber yard for over 60 years and for a commercial storage,

office and truck parking facility recently. This project will integrate and complement
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both the Portola Dr. commercial corridor and the residential area to the south.The
architecture is sensitive to the residential nature of the properties to the south including
residential uses on the upper floors, significant architectural articulation and a
pedestrian freindly design on the first floor that will encourage casual interactions
amongst residential neighbors and patrons of the commercial uses. (See PC staff report
12/9/15, Exhibit B, pgs.49-51, Subdivision Finding No.9)

What the County Plan says for the Commercial development Neighborhood context.

8.5.2 Commercial Compatibility With Other Uses

(LCcP) Ensure the compatibility of commercial and industrial use with adjacent uses through application of the Site,
Architectural and Landscape Design Review or similar ordinance. Give careful attention to landscaping,
signing, access, site and building design, visual impacts, drainage, parking, on site circulation, traffic patterns,
and where applicable, availability of water, sewage system capacity, fencing and mitigation of potential
nuisance factors, visual aspects, and traffic problems.

It was the unanimous opinion of the County Planning Commission that this building will
be compatible with adjacent uses.
See answers above for further explaination.

8.5.3 Areas with Unique Design Guidelines

(LCP) Require commercial and industrial projects located within the boundaries of Coastal Special Communities,
adopted village, town, community or specific plans to be consistent with the adopted criteria for these areas. (See
Objective 8.8 and the related policies of this chapter and Village, Town, Community and Specific Plans within
the Land Use chapter.)

See answers above

2.14.6 Quality of Commercial Design

(LCP) Ensure quality commercial development through Commercial Development Permit procedures to regulate
signage, landscaping, buffering, on-site circulation, parking, drainage, site and building design, and traffic
patterns and access. Require commercial facilities to be compatible with adjacent land uses and neighborhood
character, to utilize and complement the scenic and natural setting of the site and area, and to provide proper
management and protection of the environment. (See chapter 8: Community Design)

See answers above

LUP Objective 2.22 Coastal Development
(LCP) Toensure priority for coastal-dependent and coastal-related development over other development on the coast.

2221 Priority of Uses within the Coastal Zone
(LCP) Maintain a hierarchy of land use priorities within the Coastal Zone:
First Priority: Agriculture and coastal-dependent industry
Second Priority: Recreation, including public parks; visitor serving commercial uses; and coastal recreation
facilities.
Third Priority:  Private residential, general industrial, and general commercial uses.

This property has been used as a service commercial use for many decades . The

Exhibit 9
13 A-3-SCO-16-0003
Page 16 of 23



proposed use is consistent with the commercial General Plan, and zoning designations of
the property. This Property will replace an existing Third Priority use with another
Third Priority use.

2222 Maintaining Priority Uses
(LcP) Prohibit the conversion of any existing priority use to another use, except for another use of equal or higher
priority.

This project does not convert an existing priority use to another lower priority use. It
converts a site previuosly used for retail lumber yard to a mixed use development of
neighborhood serving retail, service commercial and office along with 8 residential units.
Both the previous and proposed uses are Third Priority uses.

Parking

Objective 7.7a Coastal Recreation
(LCP) To maximize public use and enjoyment of coastal recreation resources for all people, including those with
disabilities, while protecting those resources from the adverse impacts of overuse.

This project does not adversely affect coastal resources and will not result in their
overuse.

Objective 7.7b Shoreline Access

(LCP) To provide a system of shoreline access to the coast with adequate improvements to serve the general public and
the coastal neighborhoods which is consistent with the Califomia Coastal Act, meets public safety needs,
protects natural resource areas from overuse, protects public rights and the rights of private property owners,
minimizes conflicts with adjacent land uses, and does not adversely affect agriculture, subject to policy 7.6.2.
(Responsibility: Public WOTKS, BOArd 01 SUpervisors)

This project will not adversely affect shoreline access.

LUP Program 7.7b (Increase Live Oak Parking)

(LCP) b. Increase parking opportunities to serve visitors to the Live Oak coastline in locations where such facilities
are feasible and compatible with the neighborhood and the natural setting. Provide on- and off-street parking
improvements and facilities within walking distance of the beaches and bluffs, or located at more remote
locations and linked by shuttle transportation. Identify appropriate locations and improvements in cooperation
with the local community. (Responsibility: Board of Supervisors, Planning Department, County Parks, Public
Works)

This project does not conflict with the provision of parking opportunities to serve visitors
to the Live Oak coastline. This property has not provided parking for visitors to the
coastline in the past. This site has not been identified in any planning document as an
appropriate location for visitor parking Exhibit 9
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Water

Objective 5.4 Monterey Bay and Coastal Water Quality

(LCP) Toimprove the water quality of Monterey Bay and other Santa Cruz County coastal waters by supporting and/
or requiring the best management practices for the control and treatment of urban run-off and wastewater
discharges in order to maintain local, state and national water quality standards, protect County residents from
health hazards of water pollution, protect the County’s sensitive marine habitats and prevent the degradation of
the scenic character of the region.

This project will reduce Urban Runoff . An engineered drainage plan was reviewed and

approved by the County of Santa Cruz. The property is currently completely covered with

100% impervious surface consisting of asphalt and buildings. There is no storm water

control on site presently. The project will reduce the amount of impervious paving by

adding landscaped areas and pervious paving. Additionally storm water retention and
detention up to the 25 year storm will be provided which does not currently exist on the
property. Filtration will occur in the retention and detention systems. BMPs are
complied with given the unique circumstances of the site.

54.14 Water Pollution from Urban Runoff

(LCP) Review proposed development projects for their potential to contribute to water pollution via increased storm
water runoff. Utilize erosion control measures, on-site detention and other appropriate storm water best
management practices to reduce pollution from urban runoff.

This Storm Water Management Plan was thoroughly reviewed and approved by the
County Public Works engineers, Planning Dept. staff and the Planning Commission. the
plan utilizes erosion control measures, on-site retention and detenrtion and other best
management practices including pervious pavement to reduce pollution from urban
runoff.

5.7.4 Control Surface Runoff

(LCP) New development shall minimize the discharge of pollutants into surface water drainage by providing the
following improvements or similar methods which provide equal or greater runoff control:
(a) include curbs and gutters on arterials, collectors and locals consistent with adopted urban street designs; and
(b) oil, grease and silt traps for parking lots, land divisions or commercial and industrial development.

This project will reduce Urban Runoff . An engineered drainage plan was reviewed and
approved by the County of Santa Cruz. The property is currently completely covered with
100% impervious surface consisting of asphalt and buildings. There is no storm water
control on site presently. The project will reduce the amount of impervious paving by
adding landscaped areas and pervious paving. Curbs and gutters are provided.
Additionally storm water retention and detention up to the 25 year storm will be provided
which does not currently exist on the property. Filtration will occur in the retention and
detention systems. BMPs are complied with given the unique circumstances of the site.
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723.1 New Development
Require new discretionary development projects to provide both on and off-site improvements to alleviate
drainage problems before considering on-site detention of storm water. Require runoff levels to be maintained
at predevelopment rates fora minimum design storm as determined by Public Works Design Criteria to reduce
downstream flood hazards and analyze potential flood overflow problems, where applicable. Require on-site
retention and percolation of increased runoff from new development in Water Supply Watersheds and Primary
Groundwater Recharge Areas, and in other areas as feasible.

Runoff from this project will be reduced below the present conditions of the site which is
100% covered with impervious pavement and buildings and has no storm waterr

management facilities. The Planning Commission approved the allocation of $40,000 in
TIA fees($245,000 total) to the improvement of drainage on 38th Ave.(Condition I11.K.2.

7.23.2 Minimizing Impervious Surfaces
Require new development to limit coverage of lots by parking areas and other impervious surfaces, in orderto
minimize the amount of post-development surface runoff.

The site is presently coverd entirely with impervious pavement and buildings. The project
will reduce the amount of impervious pavement by adding landscaping and pervious
pavement and will thereby reduce post-development runoff compared to predevelopment
runoff.

7235 Control Surface Runoff
(LCP) Require new development to minimize the discharge of pollutants into surface water drainage by providing the
following improvements or similar methods which provide equal or greater runoff control:
(a) Construct curbs and gutters on arterials, collectors and locals consistent with adopted urban street designs;
®) mﬁasmctoﬂ.geaseandsilttrapsforparkjnglots,landdivisionsoreorﬁmercialandindusuialdevelopmem
Condition development project approvals to provide ongoing maintenance of oil, grease and silt traps.
This project will reduce Urban Runoff . An engineered drainage plan was reviewed and
approved by the County of Santa Cruz. The property is currently completely covered with
100% impervious surface consisting of asphalt and buildings. There is no storm water
control on site presently. The project will reduce the amount of impervious paving by
adding landscaped areas and pervious paving. Curbs and gutters are provided.
Additionally storm water retention and detention up to the 25 year storm will be provided
which does not currently exist on the property. Filtration will occur in the retention and
detention systems. BMPs are complied with given the unique circumstances of the site.

Low Cost housing

Section 30213. Lower cost visitor and recreational facilities shall be protected, encourages and,
where feasible, provided. Developments providing public recreational opportunities are
preferred.

This project does not jeopardize lower cost visitor or recreational facilities. It is not

feasible or desirable to provide such facilities at this location. Exhibit 9
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See following for more supporting information that this project does not meet the Coastal Act
Guidelines and Requirements

13.20.140 Special areas design criteria

The project is consistent with the Design Criteria applicable in the Coastal Zone as
discussed above in the numerous responses. The projects consistency was affirmed with
a 5-0 vote by the Planning Commission. (See PC staff report 12/9/15, Exhibit B, pg.
52,53Coastal Development Permit Findings).

The building is sited and designed to be visually compatible and integrated with the
character of the surrounding neighborhood consisting of residential and commercial
uses.

13.20.148 Pleasure Point Community residential design criteria

All residential development on parcels zoned R-1, RM or PR that are also zoned with the "'PP"’
(Pleasure Point Community Design) Combining District shall be subject to the residential
development standards in SCCC unless granted an exception, as described in SCCC or subject to
SCCC (reconstruction of destroyed non-conforming structures.

This property is not zoned R-1, RM or PR. this property is zoned C-2, commercial. This
propety is not subject to these development standards.

(B) This exclusion for commercial development does not include the following:

1. Projects appealable to the Coastal Commission, including those projects that are not the
principal permitted use under the applicable zone district.

2. The construction, reconstruction, demolition, or alteration in the size of any commercial
structure within a special area or on property designated as a Coastal Priority Site in teh General
Plan and LCP Land Use Plan.

3. A commercial change of use on property designated as a coastal priority site in the General
Plan and LCP.

Note: Section 13.20.148 does not include a subsection (B).

Exhibit 9
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13.20.130 Design criteria for Coastal Zone Developments

(B) Entire Coastal Zone. the following design criteria shall apply to projects located in the
Coastal Zone:

1. Visual Comptibility. All development shall be sited, designed and landscaped to be visually
compatible and integrated with the character of surrounding neighborhoods or areas. Structure
design should emphasize a compatible community aesthetic as opposed to maximum-sized and
bulkier/boxy designs, and should apply tools to help provide an interesting and attractive built
environment (including building facade articultion thorugh measure such as breaking up the
design with some areas of indent, varied rooflines, offsets and projectinos that provide shadow
patterns, smaller second story elements set back from the first, and appropriate surface
treatments such as wood/wood-like siding or shingles, etc.)

The building is designed to be compatible and with and integrated with the character of
the surrounding neighborhood. the design includes varied rooflines, offsets and
projections that will provide shadow paterns and visual interest. Second story elements
are setback fromt the first.

13.20.150 Special Use Standards and conditions

(D)(1) Improvements at Primary Public Shoreline Access Areas. The following improvements, at a
minimum, shall be provided at primary public shoreline access areas: path improvements;
recycling and garbage collection facilities; bicycle parking; automobile parking, or in an impacted
neighborhood, an acceptable alternative such as a beach shuttle, transit service stop;

Not relevant to this application. The project does not affect shoreline access.

13.10.553 Alternate parking requirements
The off-street parking requirements of this chapter may be satisfied or modified in alternate ways:

(A) Parking Plan. A specific parking plan initiated by the County and approved by the
appropriate approving body may supersede those parking standards contained in

SCCC 13.10.552, if the purpose of this section is met, or in order to permit or preserve significant
public amenities, and for either case in the Coastal Zone, a specific finding is made and supported
that visitor access and parking will not be preempted.

Exhibit 9
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(B) Shared Parking. Parking reductions for two or more uses that share parking may be
authorized by a Level 1V use approval. The total number of spaces required for all uses sharing
the parking may be reduced to no less than the number of spaces required for the single use
among those proposed which is required to provide the most parking. Where the shared parking
involves two or more separately owned properties, the owners of the properties shall enter into a
legal agreement that describes access, use and maintenance of the shared parking. The
reduction(s) shall be quantitatively justified by one or more of the following criteria applied to the
participating uses:

A shared parking analysis was prepared by Marquez Transportation Engineering. This
analysis demonstrates that the peak demand for parking from the different uses of the
building will occur at different times and that the 50 parking spaces proposed would be
adequate to meet the parking demand. The Planning Commission, to address concerns
expressed regarding the parking, required two additional spaces to be added in an area
previously designated for a plaza(Condition 11.A.6& I11.M.); the review and approval of a
Transportation and Parking Demand Management Plan prior to the issuance of Building
Permits,(Condition I11.R); establishes a maximum of one additional vehicles per
residential unit allowed to park in unenclosed surface parking area,(Condition VII.1);
Internal visibility between the individual residential garages such that compliance with
parking requirements may be verified,(Condition VII.l.a); one year after
construction/stabilization requires a Planning Commission review of a parking analysis
of the parking demand/supply and may require additional parking demand management
measures.(Condition VII.1 2.,3)

Sustainable Santa Cruz County Plan

We presume that the Mr. Paulden is alluding to the Sustainable Communities & Transit
Corridors Plan accepted by the Board of Supervisors on Oct. 28, 2014. This plan seeks
to integrate land use plans with transportation with the intention of reducing Vehicle
Miles Traveled (VMT) and Green House Gases (GHG) as directed by State legislation.
To achieve these reductions, greater density, taller buildings with mixed uses are
anticipated along transportation corridors where employment, services, retail, and
restaurants are in close proximity

The Sustainable Communities & Transit Corridors Plan has not been reviewed by the
Coastal Commission. The project is, however, consistent with this plan.

Objective 2.13Neighborhood Commercial Designation(C-N)

The property is designated as Community Commercial(C-C) not neighborhood
Commercial(C-N) The Policies listed are not applicable to this project.

Exhibit 9
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We share many of the Concerns of Coastal staff and do not see that they are being addressed.
Letter of Ryan Moroney Coastal Analyst. October 9, 2015

A detailed response to the concerns of coastal staff was provided by the County Planning
Dept and was included in the Planning Commission staff report of 12/9/'15 as Exhibit A3,
pgs 30-34. The Planning Commission considered these concerns and determined that the
project, as conditioned, adequately addresses these concerns.

Thank you for reviewing our responses to this appeal. Please call me if you have any questions. We
believe that the project, as approved and conditioned by the Planning Commission addresses the
concerns of the appellant and is consistent with the Local Coastal Plan, County General Plan, Zoning
and the Pleasure Point Community Plan.

John Swift

Exhibit 9
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