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STAFF REPORT: APPEAL 
DE NOVO COASTAL PERMIT 
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Approval with Conditions (See Exhibit 2) 

A-3-SC0-98-1 01 

FRED BAILEY AND GREG STEL TENPOHL 

3500 Highway 1 (opposite the highway's intersections 
with Davenport Avenue and Center Street), Davenport, 
Santa Cruz County. APN 58-121-04 (see Exhibit 1) 

Reconstruct a 13,127 sq. ft. building and add 9, 796 sq. 
ft. for a three-phased, mixed use project 
(commercial/residential/manufacturing); grade for and 
construct a new parking area (see Exhibit 3) 

(a) Susan Young, Citizens for Responsible North 
Coast Planning; (b) George Jammal, Sierra Club; (c) 
David S. Kossack 

Santa Cruz County Coastal Development Permit 95-
0685 file; Santa Cruz County Certified Local Coastal 
Program (LCP) consisting of 1994 General Plan and 
Local Coastal Program for the County of Santa 
Cruzand portions of the County Code and Zoning Map; 
aerial photographs; Addendum to the General Plan for 
the Davenport Beach and Bluffs 

. . 
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SUMMARY OF STAFF RECOMMENDATION: 

Staff recommends that the Commission approve a coastal development permit 
for a modified and substantially reduced project. Major issues are summarized 
below; detail is provided in the substantive findings of this report. 

Project Background 

This project proposes to renovate and expand a former agricultural packing shed to 
support a mixed use development of a restaurant, retail shops, conference meeting 
rooms, micro-juicery, warehouse, offices, five overnight accommodations, and a spa. 
The project is located between Highway One and the ocean, in the Town of Davenport 
in northern Santa Cruz County - a town of approximately 200 people surrounded for the 
most part by rural agricultural lands. The town is dominated by the presence of the 
Davenport Cement Plant, but is also a popular whale watching location and visitor
destination. Apart from the cement plant industrial facility, there are approximately 
20,000 square feet of commercial, warehousing and manufacturing uses on the inland 
side of the highway. The existing building to be expanded is the only significant 
structure seaward of the Highway. Prior to this proposal, it was used for juice 
manufacturing and distribution. 

,. 

• 

The expansion would increase the total usable square footage of the building from 
13,127 to 22,918 square feet, although the footprint of the building would only be 
increased by 234 square feet. It would also increase the profile of the building from 3-6 
feet and thus the overall mass of the building as well. The project would include a 66- • 
car parking lot on an open blufftop field, adjacent to the existing building, to support the 
new mixture of uses approved by the County. This field has been used informally for 
parking for many years by people who stop to visit Davenport, or to access the beach, 
and coastal bluffs, and to enjoy the views of the ocean provided at this location. 

On May 13, 1999 the Commission found that a substantial issue was raised by the 
appeal. Although the Commission's findings recognized many positive aspects of the 
project, including its visitor-serving nature and its provision of public access, substantial 
issues were raised by the project's impacts on community character and visual 
resources; balance of appropriate uses; public access; water and sewer supply; 
nonpoint source pollution; and cumulative impacts. The impact of the parking proposed 
for the upper portion of the site on visual resources and community character raised 
particular concern. 

Recommendation 

The project primarily involves competing LCP policy objectives in a rural community-
provision of visitor-serving facilities and protection of visual resources and community 
character. Based on further review, staff is recommending approval of a substantially 
reduced project that limits increased use of the site to the existing building footprint and 
profile; and that limits parking to the lower portion of the site. The local coastal program 
is clearly supportive of visitor-serving (and other) uses on the Highway One frontage in • 
Davenport. However, it is also protective of visual resources, especially along the 
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shoreline. In this case, it is possible to have a substantial level of visitor-serving uses in 
scale with Davenport's community character and not compromise the visual resource. 
This is best achieved by keeping new development within the confines of the existing 
building envelope. 

Overall, as conditioned herein, the approved project would preserve significant public 
ocean vistas as well as the special character of the Davenport community. 
Recommended conditions limit the reuse of the existing building to its current footprint 
(minus the intrusion into the Caltrans right-of-way) and profile. This will protect the 
existing shoreline vista as seen from Highway One, and as nearly as feasible maintain 
the visual "status quo" of the community's character and scale. (e.g., Conditions I.D, 
IV.A, VI.B) Regarding kinds of uses, recommended conditions require that the mix of 
uses ultimately pursued maintains an adequate visitor-serving component. (Conditions 
11/.B, VI.A) 

Concerning other issues, for public access, the essence of a County condition to ensure 
that the existing accessway remains publicly available is retained. (Condition 11/.A) 
With regard to services, recommended conditions require the applicants to either design 
a project that could be served by their existing water and wastewater service amounts 
or to provide guarantees that the necessary improvements will be in place prior to the 
issuance of their building permits (Conditions IV.B, IV.C). With the conditions that 
require a substantial reduction in the size of the parking lot, as well as drainage 
conditions, the project is consistent with the LCP policies concerning nonpoint source 
runoff. (Conditions 11/.G, V.B, VI.C) Conditions requiring following the geotechnical 
recommendations render the project consistent with LCP grading, hazard and erosion 
policies. (Conditions 1/.C, 11/.F, IV.A.11, V.D, V.J.3). Regarding habitat protection, a 
recommended condition is for an open space restriction on a riparian zone to the south 
of the building. (Condition Ill. C) 

Effect of Reduced Parking Recommendation on Project Uses and Design 

The staff recommendation retains the use flexibility that the County allowed and gives 
the applicant the opportunity to redesign the project to maximize parking in the lower 
area .. Currently, the project shows 13 spaces below. By removing planned loading and 
some landscaped areas, it may be possible to fit about 20 cars (an earlier site plan 
showed 18 spaces). A further option may be to devote part of the lower floor of the 
building to parking as well and yield another 15 spaces or so. 

The current building coverage is 13,127 square feet. The applicants had proposed 
adding a partial second story; (9,557 square feet). With a slight increase in proposed 
lower floor coverage, the total floor area would be 22,918 square feet. However, with 
the recommended reduction in parking to approximately 20 spaces, the total square 
footage of the proposed renovation would need to be reduced. This is because under 
the LCP parking ratios, 20 parking spaces can only support a limited amount of square 
footage, no matter what the use. At bottom, a two-story project is probably not 
achievable unless part of the first floor was used for additional parking . 
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For a one-story project there would be roughly 656 to 1,010 square feet per parking 
space. Uses would have to be limited to manufacturing, warehousing, visitor-serving • 
accommodations, or some combination to meet minimal parking standards. The 
optimal project from a Coastal Act perspective would be a facility consisting of overnight 
studio and/or one-bedroom visitor units, each of which requires one parking space. If 
the facility were to be one story, the applicants could elevate the floor (since the building 
is 24 feet high) and optimize views from inside. This would leave a ground floor that, as 
noted, may be available to use for parking (this would require a redesign of the building, 
perhaps compromising its design character, but this elevation is largely screened from 
Highway One passersby). With the additional parking spaces generated, it may then be 
possible to allocate some space to a small retail and /or food service establishment in 
the project. The remainder of the lower floor not used for parking would have to be 
devoted to no uses, storage, o~ manufacturing (the latter, as well as retail, however, 
require a loading area which reduces parking space potential). 

Another concern with this scenario would be that a retail and/or food service use would 
generate increased traffic, and the lower parking lot is not conducive to this given poor 
site distances at its entry to Highway One. Even without such more intensive uses, 
Caltrans will almost certainly require a left-turn lane on Highway One at the project 
entrance, if there is only this one lower parking lot. This could be a costly undertaking 
and involve further environmental review since it would entail widening the highway in a 
steep and potentially environmentally sensitive location. 

As to the upper area of the site, this recommendation would not allow development of a 
formalized parking lot. Currently, it is partially used for informal public parking, which 
also extends onto the Caltrans right-of-way and the adjacent parcel; only about one
third of the dirt lot is on the applicants' property. Hopefully, the Community Planning 
process now underway in Davenport would lead to some decision on the best ways to 
accommodate public parking within the scenic and community character context. Thus, 
this issue may be revisited in the future. 

• 

• 
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I. STAFF RECOMMENDATION ON COASTAL PERMIT -

The staff recommends that the Commission, after public hearing, approve the Bailey- • 
Steltenpohl coastal development permit with conditions. 

MOTION: Staff recommends a "YES" vote on the following motion: 

"I move that the Commission APPROVE coastal development permit A-3-
SC0-98-1 01 , subject to the conditions below." 

A majority of Commissioners present is required to pass the motion. 

RESOLUTION: 

The Commission hereby grants a permit for the proposed development as 
conditioned below, on the grounds that, as conditioned, it will be in 
conformity with the certified Santa Cruz County Local Coastal Program, 
that it is in conformity with the public access and recreation policies of 
Chapter Three of the Coastal Act, and that there are no additional feasible 
mitigation measures that would lessen any significant adverse effects on 
the environment within the meaning of the California Environmental 
Quality Act {CEQA). 

II. RECOMMENDED CONDITIONS 

Standard Conditions 
1. Notice of Receipt and Acknowledgment. The permit is not valid and development 
shall not commence until a copy of the permit, signed by the permittee or authorized 
agent, acknowledging receipt of the permit and acceptance of the terms and conditions, 
is returned to the Commission office. 

2. Expiration. If development has not commenced, the permit will expire two years from 
the date this permit is reported to the Commission. Development shall be pursued in a 
diligent manner and completed in a reasonable period of time. Application for extension 
of the permit must be made prior to the expiration date. 

3. Compliance. All development must occur in strict compliance with the proposal as 
set forth in the application for permit, subject to any special conditions set forth below. 
Any deviation from the approved plans must be reviewed and approved by the staff and 
may require Commission approval. 

4. Interpretation. Any questions of intent or interpretation of any condition will be 
resolved by the Executive Director or the Commission. 

• 

5. Inspections. The Commission staff shall be allowed to inspect the site and the • 
project during its development, subject to 24-hour advance notice. 
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6. Assignment. The permit may be assigned to any qualified person, provided assignee 
files with the Commission an affidavit accepting all terms and conditions of the. permit. 

7. Terms and Conditions Run with the Land. These terms and conditions shall be 
perpetual, and it is the intention of the Commission and the permittee to bind all future 
owners and possessors of the subject property to the terms and conditions. 

Special Conditions 

Note: Given that the County action involved a local commercial development permit as 
well as a coastal permit and to illustrate the effect of this Commission action, changes to 
County conditions are shown with stFiJ{eeut and underline. Conditions in italics are 
imposed by the local government pursuant to an authority other than the Coastal Act 
and remain in full force and effect. No changes shall be made to those conditions in 
italics that change the effect of any of the other conditions in plain text, without a coastal 
permit amendment. 

I. The development approved by this permit and the special reporting requirements 
are specified below. 

A. This permit authorizes the construction of a commercial mixed use 
building with up to two residential dwelling units to be constructed in up to 
three phases and associated parking areas asseFdiF19 te S:x!;Jibit A; and 
any tA8 grading necessary te ser:~stn.1st tl;le Flew ~aFkir:19 aFea in 
accordance with a full set of revised plans (see condition I.D below) 
S:x!;Jibit a. The permit includes a Variance to reduce the front yard setback 
to 0 feet for a 53 lineal foot portion of the building T~;Je ser:~stFblstieR 
~!;lases aFe as felle'.vs: 

P~;Jase 1 Reser:~stFblstieR ef tl;le r:~eFtl;lwest l;lalf ef tl;le existir:19 bblildir:19 te 
iRSiblde FestabiFaFlt/Saf8, Fetail si;JQ~S aFld S9Flf8FeF1Se FF1eetir:19 FQQFFlS 9Fl tl;le 
bl~~eF fleeF ar:~d FFliSF9 jblisery ar:~d waFel;leblse ar:~d d e'Uises 9Fl tl;le leweF 
fleeF ar:~d tl;le Flew 99 vel;lisle s~ase ~aFkir:19 let. 

P~;Jase 2 Reser:~stFblstieR ef tl;le sebltl;least l;lalf ef tl;le existir:19 bblildir:19 te 
ir:~slblde 1 eUise ar:~d d visiteF asseFF1FF19datieR biRits 9Fl tl;le bl~~eF fleeF ar:~d 1 
eUise, a day s~a. 2 visiteF ass9FF1FF19datieR biRits ar:~d 1. dwellir:19 (feF 
saFetakeF) 9Fl tl;le leweF fleeF ar:~d F8FlevatieR ef tl;le existir:19 ~aFkir:19 let te 
~Fevide feF 1 d vel;} isle s~ases 

P~;Jase d Cer:~stFblstieR ef a detasl;led gFeer:~l;leblse ef 750 sqblaFe feet 
gFeer:~l;leblse ar:~d "beat l;leblse" dwellir:19 as sl;levm 9Fl sl;leet A d ef S:x!;Jibit 
~ 
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II. 

l?l:lis9s 1 iRd 2 r;:t::lay b9 ir;:t::1pl9r;:t::l9R*9d 9i*l:19r G9parit9ly gr sir;:t::lwltaR9Qwsly, 
HQ¥J9\t9r1 s9parit9 ir;:t::1pl9r;:t::l9RtitigR will r9qwir9 tgtal SQF;1pl9tiQR gf pl:lasg 1 
ggfgrg SQF;lr;:t::lQRSiR!) pl:liSQ 2, IR aRy SiS9; pl:laS9 3 Sl:lill RQt QSSWF WR*il 
pl:laS9S 1 iRQ 2 arg SQF;lplgtgg, 

B. This permit supersedes all previous discretionary permits approved for this 
parcel. 

C. If the applicants elect to construct the project in phases, t~his permit shall 
be reviewed by the Planning Commission at the end of each development 
phase to determine if ell permit conditions have been adequately 
implemented. In the case of simultaneous implementation of phases 1 
and 2, the Planning Commission shall review the project initially, upon 
completion of the 99 '.'9/:J.isJg parking Jot and sequentially after the 
completion of all phase 1 and 2 requirements. The Planning Commission 
shall schedule the public hearing review of this permit if, during the 
Commission's review of a status report prepared by Planning staff, it is 
determined that a public hearing will facilitate compliance with the 
requirements of this permit. 

D. The entire set of plans in Exhibit A, Architectural Plans and Exhibit B 
Grading Plans must be revised as follows and submitted for Executive 
Director review and approval, PRIOR TO ISSUANCE OF THE COASTAL 
DEVELOPMENT PERMIT: 

1. All structural improvements shall be made within the existing 
footprint and profile of the main building, except for decks and 
outbuildings. The footprint shall be reduced to conform to the plans 
in Exhibit 2 and the Variance approval, removing the portion in the 
Caltrans right-of-way to a setback of four feet at ground floor level. 
The profile of the main building is e'Stablished by the existing 
elevation of the highest point of the roof above sea level. 

2. Parking (and any loading) associated with the building must be 
shown within the lower area of the property, as depicted on Exhibit 
4, (the lower floor of the building may be used for parking). 

3. All detached structures, including the proposed greenhouse, boat 
house, and storage shed, must be shown on the final plans, 
including elevations. 

4. All off-site improvements must be shown. 

Prior to exercising any rights granted by this permit, including without limitation, 
any construction or site disturbance, the applicant/ owner shall provide evidence 
to the Executive Director that the following have occurred: 

" 

• 

• 

• 



• 

• 

• 

A-3-SC0-98-101 Bailey/Steltenpohl Mixed Use Project Page9 

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

B. Obtain a Building Permit for f?tlase 1 ef the project from the Santa Cruz 
County Building Official. Cer::~str:1.1stieR dr:avliR9S fGr: ~hase 1 shall ser::~fer:r:R 
te liixhibit A. a1.1ildiR9 Per:r:Rits fGr: ~hases ~ aRd A ef the ~r:ejest shall be 
r:e'11.1ir:ed. Cer::~str:1.1stieR dr:awir::19s fGr: these twe ~hases shall alse ser::~fGr:r:R 
te liixhibit A. ablildiR9 Per:r:Rits fgr: these SQRStr:blstieR ~hases shall be 
issbled after: the ablildiR9 Per:r:Rit fgr: ~hase 1 has beeR fiRaled if ~hases 1 
aRd ~ ar:e ser::~str:1.1sted se~ar:ately. 

C. Obtain a Grading Permit, if necessary, from the County of Santa Cruz 
Planning Department. This requires submittal of a grading permit 
application to the building counter of the Planning Department, including 
two copies of complete grading, drainage, and erosion control plans in 
conformance with minimum County standards. The permit fee in effect at 
the time of submittal shall be paid. Final Grading Plans shall conform to 
Exhibit B, as will be revised. (Refer to Condition ~IV.A.11). Submit final 
engineered drainage plans to County Planning for review and approval as 
part of the Grading Permit application submittal. 

D . Pay a Negative Declaration filing fee of $25.00 to the Clerk of the Board of 
the County of Santa Cruz as required by the California Department of Fish 
and Game mitigation fees program. 

Ill. Prior to issuance of a coastal development permit and a Building Permit for 
~hase 1 ef the project the applicant/owner shall: 

A. Execute and record a document, in a form and content acceptable to the 
Executive Director, which shall dedicate to Santa Cruz County a 
permanent public easement for public pedestrian access toward the 
shoreline. The area of dedication shall consist of a corridor at least ten 
feet wide encompassing the existing trail located southeast of the existing 
building extending from the northern to southern property line as shown on 
Exhibit 4. The recorded document shall include legal descriptions of both 
the applicants' entire parcel and the area of dedication. The document 
shall be recorded free of prior liens and any other encumbrances which 
the Executive Director determines may affect the interest being conveyed. 
Oedisate a ~er:r:RaReRt ~1.1blis easer:ReRt fer: ~edestr:iaR beash assess ever: 
the existiR9 tr:ail lesated se1.1theast ef the existir::19 b1.1ildiR9. The easement 
document shall be reviewed and approved by County Planning staff and 
County Counsel prior to recordation of the document. 

B. Oedisate a ~er:r:RaReRt ~1.1blis easer:ReRt ever: the existir::19 tr:ail ~ar:allelir::19 the 
seastal side ef the r:ail r:ead tr:asks aRd a r:e1.1te that jeiRs this tr:ail te Hi9hway 1 
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that iR€161do& tho ROW &tair¥Jay do&QI=ibod iR QORditiORII lll.e aRd \l,C fQr 
podo&triaR boash aeQQ&&. This oa&oR:loRt YJill iRel1.1do 4 foot wido &trip of laRd • 
asro&& tho parkiRg lot froR:l tho stairway to tho Highway 1 right of 'llay. Tho 
oa&oR:loRt doswR:loRt shall bo FQ\«iowed aRd approvod by CowRP} F21aRRiRg 
staff aRd CowRty CowR&ol prior to r:osordatioR. 
Execute and record a deed restriction in a form and content acceptable to the 
Executive Director, reflecting the restriction on uses limited to those specified 
in Condition VI.A. The deed restriction shall include a legal description of the 
applicants' entire parcel. The deed restriction shall run with the land, binding 
all successors and assigns, and shall be recorded free of prior liens that the 
Executive Director determines may affect the enforceability of the restriction. 
This deed restriction shall not be removed or changed without a Commission 
amendment to this coastal development permit. 

c. Cedieate a p8FR:laReRt r:ight of way over: the drivsway eRtFaRee to the ee 
vehisls parkiRg lot aRd a eoRReetiRg r:owte of a lsa&t ~0 fest iR width to aQjoiR 
'.*lith .A .. F2.~J. 52 1~1 03 for tt:le p61rpo&o of pr:ovidiRg &har:od vshiele asso&& •nith 
A.R.~L 52 1~1 03 if that pareel is doveloped iR tf:lo fwtwr:o. Tf:lo rigf:lt of way 
doswR:leRt &f:lall be r:oviowsd aRd apprgvod by C9wRty F21aRRiRg staff aRd 
C9wRty CgwR&el prigr tg dgewR:loRt r:oegrdati9R: Execute and record a deed 
restriction in a form and content acceptable to the Executive Director, 
reflecting the following restriction on development in the designated riparian 
open space area as shown in Exhibit 4. The riparian corridor and its 
associated buffer area to be protected is shown in Exhibit 4;alternatively, the • 
riparian corridor and buffer may be more precisely delineated by a qualified 
biologist and the resulting mapped area submitted to the Executive Director 

D. 

for review and approval. Such delineation shall be in accordance with the 
provisions of County Code Section 16.30.030 (definitions of riparian corridor 
and riparian woodland). 

No development, as defined in section 301 06 of the Coastal Act, other than 
that specifically authorized by these permit conditions, shall occur in the open 
space area except for: vegetation removal for fire management, removal of 
non-native vegetation, or planting of native vegetation. Rail transport and 
public access improvements and use are permitted are on the trails and rail 
line. The area subject to this restriction shall be kept free of debris. 

The deed restriction shall include legal descriptions of both the applicants' 
entire parcel and the open space area. The deed restriction shall run with the 
land, binding all successors and assigns, and shall be recorded free of prior 
liens that the Ex~cutive Director determines may affect the enforceability of 
the restriction. This deed restriction shall not be removed or changed without 
a Commission amendment to this coastal development permit. 

Obtain an Encroachment Permit from Caltrans for any work within its right
of-way tho iR&tallatioR am;l R:laiRt8RaRGo of laRd&eapiRg a& &howR oR shoot 
A i.1 of exhibit A. • 
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E. 

F. 

G. 

Obtain a Building Permit for the construction of a!Jl. public pedestrian 
stairway to traverse the slope at the comer of the site as shown on sheet 
A-3. 1 of Exhibit A. The construction drawings shall be reviewed and 
approved by a geotechnical engineer. 

Obtain a Grading l?sn:nit. This rs~wirss swb~:nittal gf a g1=ading ~&J'I:nit 
a~~licatign tg the bwilding cgwntsr gf the !?Ianning Cs~aFt~=nsnt, inclwding 
~,t.tg sg~iss gf sg~:n~leb;~ grading, drainage, and srgsign sgntrgl ~lane in 
sgnfgr~:nance with ~:nini~:nwl:n Cgwnty standards. The ~lane shall sgnfQr~:n tg 
Exhibit a gf this ~sr~=nit. The ~er~:nit fee in effsst at the ti1:ns gf swb~:nittal 
shall be ~aid. Tg ~rsvsnt any sgil QJ' blw# instability ~r;gbls~:ns gn the 
~rgjsst sits, all ~rgjest devslg~~:nsnt shall fgllgw the r&SQI:nl:nendatigns gf 
the gsgtsshnical re~grt ~rs~ared fgr this ~rgjsst by Reynglds and 
Assgsiatss dated May 5, 1 QQ7 and its addsndwl:n rs~gFt, inslwding the 
rs~wirs~:nsnt that all grading and ~aving assgciatsd with the ne!A' ~arking 
lgt be sst bask a ~:ninil:nwl:n gf 25 fest fr;g~:n the edge gf the blw# that 
bgrdsrs the sgwth'A'&stsrn edge gf the ~areal. All re~wire~:nsnts gf the 
a~prgvsd Grading l?sr1:nit are, by reference, hereby incgrpgrat&d intg the 
sgnditigns gf this ~sr~:nit. 

No land clearing, grading or excavating shall take place between October 
15 and April 15 unless a separate winter erosion-control plan is approved 
by the Planning Director . 

Swb1:nit final engineered drainage ~lane tg Cgwnty !?Ianning fgr r&vi&YJ and 
a~prgval as ~art gf the Grading l?&rl:nit a~~licatign swb~:nittal. Final grading 
~lans shall sgnfgr~:n tg Exhibit a gf this ~&J'I:nit. Include on the submitted 
plans provisions to accomplish the following: To prevent discharges from 
carrying silt, grease and other parking lot contaminants, the final drainage 
plan shall incorporate a silt and grease trap at the most downstream inlet 
of the parking lot drainage facilities. 

IV. Prior to the issuance of a coastal development permit and prior to issuance of a 
Building Permit fgr any gf the 3 sgnstrwsfign ~hasss, the owner/applicant shall: 

A. Submit construction drawings that are in substantial conformance with 
Exhibit A, as will be modified pursuant to condition 1.0 and which include 
the following: 

1 . Exterior elevations identifying finish materials and colors in 
conformance with condition IV.A.12 of this permit. 

2. Floor plans identifying each room and its dimensions, the intended 
use of each room (from the list in condition VI.A), and the required 
parking. The building plans and uses shall not generate a parking 
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demand greater than the amount of parking allowed by condition 
1.0.2 and shown on the revised site plan. • 

3. Provide complete screening from public view of all rooftop 
mechanical and electrical equipment. 

4. A site plan showing the location of all site improvements, including 
but not limited to, points of ingress and egress, parking areas, 
loading areas, turnarounds, trash and recycling enclosures, utility 
connections, easements aAGI-pedestrian trail routes, and other 
access-related features. 

5. All new electrical power, telephone and cable television service 
connections shall be installed underground. Pad mounted 
transformers shall not be located in the front setback or in any area 
visible from public view unless they are completely screened by 
walls and/or landscaping or installed in underground vaults. Utility 
meters, such as gas meters and electrical panels shall not be 
visible from public streets or building entries. 

6. A final sign plan showing dimensions, location, material and colors. 
No sign illumination is allowed. Plastic shall not be used as a sign 
material. Commercial signage shall be limited to one freestanding 
sign at ~ the project entrance and one at the upper portion of 
the site. Both signs shall be designed to be consistent with the 
architectural character of the main building and as an integral part 
of the landscape area. Both signs must be set back 5 feet from the 
edge of the Highway 1 right-of-way and shall not obstruct sight 
distance of motorists or pedestrians. The maximum height of each 
sign is 7 feet above grade. The maximum total agg~egat& sign area 
of ~ the lower entrance signa is 6025 square feet and of the 
upper sign is 12 square feet. -

7. Pa~king, loading and Gi~Gwlation a~aa &Rail ge awR"aG&d t\<itR a 
~ini~w~ of 2 inGR&& of GonG~t& fini&R&d aa Golo~ia&d ata~ped 
GonG~t& aa ap&Gifi&d in s~Rigit C of tRia p&~it. TR& p&d&at~ian 
rowt& ~~ tR& edg& of HigRway 1 to tR& atair:way d&&Griged in 
Gondition III.F &Rail gg defin&d witR anetA&~ t)•pe 9f paving ~ate~ial 
&WGR aa int&rloGking GOnG~t& pav&r gloGk. 

8. The tw9 parking area& shall include~ sufficient parking spaces (of 
which 40% may be designed to compact car standards) to meet the 
requirements of current County Code Section 13.10.552 (i.e., 1 
space per 1000 sq. ft. of restaurant/cafe; 1 space per 600 ft. of 
manufacturing; 1 space per 1000 sq. ft of warehouse; 1 space per 
200 sq. ft. of office; 1 space per 33 sq. ft. of conference and 
seminar meeting rooms; 1 space per 200 sq. ft. of retail sales; 1 

• 

• 



• 

• 
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9. 

space per 200 sq. ft. of public buildings and grounds, 2 spaces per 
one bedroom residential dwelling unit and 1 space per Type A 
overnight accommodation habitable room) . ~ One of the 
spaces must be designed as a handicapped accessible parking 
space. These This space~ shall be loc;at&Gt as shown on the 
required revision of Exhibit A. Twenty thr:&& 9 Bicycle parking 
spaces shall also be provided as and shown on Exhibit A according 
to Code Section 13.1 0.552. All spaces and loading berth.(§} shall 
be Gtelineat&Gt 9y a '.&ariation in the c;olor anGt patt&rn of the stamp&Gt 
c;onc;r:ete swrfac;in9 anGt defined by wheel stops. The size of each 
standard parking space shall be not less than 18' X 8-1/2'. 
Compact spaces shall be at least 16' X 7-1/2'. Handicapped 
accessible spaces shall be 18' X 14'. Each bicycle space shall be 
6' X 2' in size and equipped with a parking rack to support the 
bicycle and be of sufficient material and strength to prevent 
vandalism and theft. 

At least :2 I Loading spaces (sized 45' X 141 shall be provided, if 
necessary (Ce., if retail or warehouse use is included) and designed 
in accordance with sections 13.10.570-.571 of the County Code. 

10. The lighting of all parking and circulation areas shall 9& lin:~it&Gt to 
peGtestrian orient&Gt li9hiin9 not to &XQ&&Gt l f9et in hei9ht. This 
li9hiin9 shall be minimized to the amount necessary for safety 
purposes. One light standard on each side of Q3QA the driveway 
entrance to the project shall be permitted. Other lighting shall be 
located where necessary to allow safe pedestrian use of the 
parking area at night. All lighting shall be designed so it does not 
produce any glares off-site. 

11. Follow all recommendations of the geotechnical report prepared by 
Reynolds and Associates for this project dated May 5, 1997 and its 
addendum, regarding the construction and other improvements on 
the site, inc;lwGtin9 th& r:eqwirem&nt that all 9raGtin9 anGt pavin9 
assoc;iat&Gt with the park:in9 lot 9& set9ac;k: a minimwn:1 of 25 f&et 
il:om th& &Gi9& of the 91w# that 9orGters th& sowthtv&st&rn &Gi9& of the 
parc;el. All pertinent geotechnical report recommendations shall be 
included in the construction drawings submitted to the Executive 
Director of the Coastal Commission and the County for a Building 
Permit. All recommendations contained in the County acceptance 
letter(s) dated November 3, 1997, shall be incorporated into the 
final design. A plan review letter from the geotechnical engineer 
shall be submitted with the plans stating that the plans have been 
reviewed and found to be in compliance with the recommendations 
of the geotechnical engineer . 
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12. To further minimize the visual impact of the main project building to 
insignificant levels and allow ocean vistas to be retained at the • 
northwest portion of the parcel, these features shall be incorporated 
into the project: 

a. The exterior colors at the main project building shall be 
earthen tone colors that blend with the surrounding 
landscape or corrugated metal siding replicating an 
agricultural building, bgtl::l gf wl::lisl::l l::lal:.'& b&&R al"l!OlFQv&d by 
Cg~omty RlaRRiRg; 

b. The landscape plan prepared for this project prepared by 
Franks Brenkwitz and Associates dated March 4, 1998 
(sheet A-3.1 of Exhibit A) shall be modified to conform to the 
required revised design and shall be implemented prior to 
final inspection and clearance of the Building Permit for 
IOlRas& 1 gf the project. No additional landscaping that blocks 
views of the ocean from Highway One shall be shown on or 
fronting the upper portion of the site; additional screening 
vegetation shall be shown fronting the main building where 
the existing driveway entrance will be replaced and fronting 
any other structures that are exposed to public view by the 
new driveway entrance; 

c. Any fencing in the vicinity of the IOlar:kiRg lgt upper meadow 
area shall be limited to the rustic split rail fencing design 
shown on the landscape plan that restricts access to the 
edge of the bluff sgwtl::lw&st gf tl::l& l"laFkiRg lgt. 

13. Final plans shall note that Davenport Water and Sanitation District 
will provide water service and sewer service and shall meet all 
requirements of the District including payment of any connection 
and inspection fees as specified in the two following conditions 
below. Final engineered plans for water and sewer connection 
shall be reviewed and accepted by the District. 

B. Tg l=lF&v&Rt Q'J&F wtiliilatigR gf tl::l& Cav&Rpgrt 'Abt&r aRd ~aRitatigR CistFiGt's 
dgFR&stis wat&F SWIOlPiy, tl::l& QWR&r.<applisaRt sl::lall Provide revised calculations 
of water use based on the required revised plans and provide the necessary 
improvements to the District water treatment plant as determined by the 
District for aA the additional ~ number of gallons/day of domestic water 
use that is calc"'Uiated. The installation of improvements may be spread over a 
time period specified by the District. as lgRg as, at l&ast QR& l::lalf gf tl::l& 
R&Q&SSal)' iFRIOlFQV&FR&RtS aF& iRStall&d prigr tg tR& fiRal iRSp&GtigR aRd 
sl&aFaRG& gf tl::le lilwildiRg R&FFRit fgF IOlRas& 1 gf tl::l& prgj&Gt aRd all F&FRaiRiRg 

• 

iFRIOlFQV&FR&RtS aF& QQFR!Oll&t&d IOlFiQF tg tRQ fiRal iRSp&GtigR aRd Gl&aFaRQ& fgF • 
IOlRas& 2.gsswpaRG¥ If the revised calculations result in a projected water use 
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C. 

greater than 4,216 gpd (as verified by County Public Works Department}, 
then the applicants shall submit a revised, updated written commitment from 
the water purveyor guaranteeing that the required level of service for the 
project will be available prior to the issuance of building permits. 
Alternatively, the permittee may construct the project in phases, with Phase 1 
uses limited to requiring an estimated water use of 4,216 gpd and subsequent 
phases linked to updated written service commitments for the corresponding 
amount of projected additional water use. 

To prevent over capacity problems from being exacerbated from project 
sewage discharges into the Davenport Water and Sanitation District's 
sewer system, the owner/applicant shall pay the appropriate sewer 
connection charges, as calculated by the District, to pay for the necessary 
sewer system upgrades. The applicants shall provide revised wastewater 
calculations based on the revised water calculations. If the revised 
calculations result in a projected wastewater generation of greater than 
1 ,455 gpd (as verified by County Public Works Department), then the 
applicants shall submit a revised, updated written commitment from the 
wastewater agency guaranteeing that the required level of service for the 
project will be available prior to the issuance of building permits. 
Alternatively, the permittee may construct the project in phases, with 
Phase 1 uses limited to generating an estimated 1 ,455 gpd and 
subsequent phases linked to updated written service commitments for the 
corresponding amount of projected additional wastewater generation. ~ 
least 50% ef tRe tetal fee sRar:9es &Rail be paid pr:ier: te tRe iss~o~aRse ef a 
a~o~ildiR9 Per:r+~it fer: pRase 1 ef tRe pr:ejest. AR additieRal payr+~eRt ef at 
least <13% ef tRe tetal sRar:9es &Rail be paid pr:ier: te iss~o~aRse ef tRe 
a~o~ildiR9 Per:l+lit fer: pRase ~ SQR&tr:~o~stieR. TRe r:er+~aiRiR9 yq' gf tRe tetal 
SRar:9eS &Rail be paid pr:ier: te isslolaRse gf tRe a~o~ildiR9 Per:r+~it tRe pRase 3 
seRstr:~o~stieR. A Certificate of Occupancy shall not be issued by County 
Planning for any construction phase until the planned sewage system 
improvements have been completed by the Davenport Water and 
Sanitation District. 

D. PRIOR TO ISSUANCE OF THE COASTAL DEVELOPMENT PERMIT, the 
applicant shall provide evidence that the following measures have been 
satisfied: 

.:!..:Meet all requirements and pay the appropriate plan check fee of the 
California Department of Forestry and Fire Protection. 

e.. 2.-Pay the Santa Cruz County Park Dedication fee in effect at the time 
of Building Permit issuance for phase 3. On March 25, 1998, this 
fee would total $ 538.00 for a 1 bedroom single-family dwelling . 
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v. 

lir ~-Pay the Santa Cruz County Child Care fee in effect at the time of 
Building Permit issuance. On March 25, 1998 the fee is calculated 
as follows: 

a. $0. 12/square foot of warehouse floor area; 

~.b $0.23/square foot of floor area for all other approved 
commercial and visitor-serving uses; and 

J.c $109.00/bedroom for single-family dwellings (pl:lss& J), 

~ 4.-Meet all requirements of the Department of Public Works and pay 
all fees for Zone 4 Santa Cruz County Flood Control and Water 
Conservation District including plan check and permit processing 
fees. 

U-r 5. Submit a written statement signed by an authorized representative 
of the Pacific School District and the Santa Cruz High School 
District in which the project is located confirming payment in full of 
all applicable developer fees and other requirements lawfully 
imposed by the school district in which the project is located. 

All construction shall conform to the approved plans i&&w&Ciil fQr a (;raCiiliRg 12&rFRit 
aRCiil &&pa~=at& lilwiiCiiliRg R&rFRit&. The following requirements shall be met during 
all grading and construction activities: 

A. To prevent this project from contributing to accelerated filling of either the 
City or County of Santa Cruz landfills, the owner/applicant shall have the 
all excess fill material from grading activities that is removed from the site 
transported to Big Creek Lumber Company on Highway 1 for use as 6 
inch cover on the surface of their staging yard or transported to another 
County approved fill site. If the fill site is in the coastal zone, then its use 
for receiving fill must be authorized by a coastal development permit or by 
a valid County permit that predates the California Coastal Act. 

B. To control all surface drainage and prevent erosion impacts, the 
owner/applicant shall implement an engineered drainage plan that 
conforms to the preliminary engineered drainage plan prepared for the 
project by Bowman and Williams dated March 4, 1998 (Exhibit B) for the 
areas allowed by this permit to be paved. The final approved plan shall be 
implemented as part of the Grading Permit for this project. A silt and 
grease trap shall be installed as discussed in condition III.G above at the 
same time other drainage improvements are installed. All improvements 
specified in the approved plan shall be installed prior to final inspection 
and clearance of the Building Permit for phase 1 of the project. 

• 

• 

• 
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C. To minimize dust impacts to surrounding properties dwriRg exsa\<atigR fgr 
the new parking lgt, the owner/applicant shall have a water truck on the 
site during all major grading activities and shall have all exposed earthen 
surfaces water sprayed at frequencies that prevent significant amount of 
dust from leaving the project site. 

D. To prevent increased erosion of the steep bluff face that borders the 
southwestern edge of the parcel from increased pedestrian traffic, the 
owner/applicant ~ may construct a pedestrian stairway to traverse this 
bluff face and repair the three areas of pedestrian induced erosion on the 
bluff face prigr tg final iRspestign and slearanse gf the awilding PerFRit fgr 
phase 1 gf this prgjest. The stairway shall ge fgsated tg prgvide assess 
frgFR the sgwthwest sgrner gf the ne,.tJ parking fgt. The stairway shall be 
constructed according to the approved Building Permit plans for this 
improvement (Refer to condition III.E} 

E. To minimize noise impacts to insignificant levels to users of the project 
building, all building construction shall meet noise insulation requirements 
for residential and commercial buildings as specified in the Uniform 
Building Code. 

F. To prevent operational conflicts from occurring from project generated 
traffic, the owner/applicant shall make the following improvements pr:igr fQ 

SQJ:Rf)U!Jffgr. gfpl:lase 2 gf tl:le pFPjest: 

a. Realign the south project entrance driveway to be located directly 
opposite Davenport Avenue to create a "4-legged" intersection with 
Highway 1 according to Caltrans specifications; and 

b. Provide striping and signage on Highway 1 as approved by 
Caltrans which advises northbound motorists that northbound left 
turns into the south driveway entrance to the project are disallowed 
and/or 

c. Comply with any modified or additional County Public Works 
Department or CAL TRANS requirements regarding project access. 

G. All new electrical power, telephone, and cable television service 
connections shall be installed underground. 

H. All improvements shall comply with applicable provisions of the Americans 
With Disabilities Act and/or Title 24 of the State Building Regulations. 

I. Pursuant to Sections 16.40.040 and 16.42.100 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 
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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 16.42.100 shall be observed. 

J. All construction shall be performed in accordance with the approved plans. 
The applicant shall provide evidence to the Executive Director (within 5 
days of their completion) that the following conditions have been satisfied. 
Prior to final building inspection and building occupancy for each 
construction phase, the owner/applicant shall meet the following 
conditions: 

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

2. All inspections required by the Building Pennit shall be completed 
to the satisfaction of the County Building Official; and 

3. The project geotechnical engineer shall submit a letter to the 
Planning Department verifying that all construction has been 
performed according to the recommendations of the accepted 
geotechnical report. A copy of the letter shall be kept in the project 
file for future reference. 

VI. Operational Conditions. 

A. This permit constitutes a Master Occupancy Program for the project site. 
Those "C-1" and "CT" zone district uses specified below shall be 
authorized to occupy the subject building provided that a Level 1 Change 
of Occupancy Permit is issued by the County of Santa Cruz Planning 
Department. No use or combination of uses will be allowed which 
requires more parking than available on site confined to the areas 
designated for parking pursuant to condition I.A and consistent with the 
limitation of condition IV.A.2. In no case shall more that 50% of the 
parking spaces be allocated to non-visitor serving uses (see definition of 
visitor-serving in Glossary of 1994 General Plan and Local Coastal 
Program for the County of Santa Cruz.) The "C-1" and "CT" zone district 
uses allowed on the site are as follows: 

1. Restaurant/cafe 

2. Micro-juicery and warehouse associated with a restaurant and/or 
cafe in the "vicinity" of the project site, which shall mean in this case 
the town of Davenport 

• 

• 

• 

• 
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B. 

3. Offices, not to exceed 50% of the floor area of the building, and 
associated with the permitted restaurant/cafe, conference, se..nmer: 
visitor-oriented retail, spa, or visitor accommodation uses or associated 
with agricultural or marine products. 

4. Conference and seminar facilities 

5. Neighborhood scale retail sales (See County Code Section 
13.10.332) 

7. Two residential dwelling units 

8. Day spa, sauna, hot tub uses 

9. "Type A" overnight visitor accommodations (See County Code 
Section 13.1 0.332) 

All landscaping shall be permanently maintained with the species 
specified on the landscape plan. Replacement of any tree or shrub 
fatalities shall be done with the same species as shown on the plan or a 
species with nearly identical characteristics as approved by the Executive 
Director Cgblnty Planning. Par:king lgt landssaping shall alvJays be lin:aited 
tg gr:gblnd sgver: and Jg•A' gmwing (less than 2 1t2 f&et in height) shrblbs. 
Shrubbery shall be maintained in good condition to provide maximum 
screening, but at no time shall it separately block the view of the shoreline 
at the base of the cliffs as seen from Highway One. All hedges 
surrounding the project buildings shall be permanently maintained as 
follows. The Monterey cypress hedge at the southeast and northwest 
ends of the building shall be maintained with a cut height of 7 feet and a 
maximum growth height of 9 feet. The Myoporum hedge parallel to 
Highway 1 shall be maintained with a maximum height that does not 
exceed the height of the main building. The maintenance of landscaping 
shall include the following practices: 

1. Soil Conditioning. In new planting areas, soil shall be tilled to a 
depth of 6 inches and amended with six cubic yards of organic 
material per 1,000 square feet to promote infiltration and water 
retention. After planting, a minimum of 2 inches of mulch shall be 
applied to all non-turf areas to retain moisture, reduce evaporation 
and inhibit weed growth. 

2. Irrigation Management. All required landscaping shall be provided 
with an adequate, permanent and nearby source of water which 
shall be applied by an installed irrigation, or where feasible, a drip 
irrigation system. Irrigation systems shall be designed to avoid 
runoff, overspray, low head drainage, or other similar conditions 
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c. 

D. 

where water flows onto adjacent property, non-irrigated areas, 
walks, roadways or structures. 

3. Appropriate irrigation equipment, including the use of a separate 
landscape water meter, pressure regulators, automated controllers, 
low volume sprinkler heads, drip or bubbler irrigation systems, rain 
shutoff devices, and other equipment shall be utilized to maximize 
the efficiency of water applied to the landscape. 

4. Plants having similar water requirements shall be grouped together 
in distinct hydrozones and shall be irrigated separately. 

5. The irrigation plan shall show the location, size and type of 
components of the irrigation system, the point of connection to the 
public water supply and designation of hydrozones. The irrigation 
schedule shall designate the timing and frequency of irrigation for 
each station and list the amount of water, in gallons or hundred 
cubic feet, recommended on a monthly and annual basis. 

6. Landscape irrigation should be scheduled between 6:00 p.m. and 
11 :00 a.m. to reduce evaporative water loss. 

All installed drainage facilities shall be permanently maintained. The silt 
and grease trap shall be maintained on a regular basis according to the 
following monitoring and maintenance procedures: 

1. The trap shall be inspected to determine if it needs to be cleaned 
out or repaired at the following minimum frequencies: 

a. Prior to October 15 each year; 

b. Prior to April15 each year; and 

c. During each month it rains between November 1 and April 1. 

2. A brief annual report shall be prepared by the trap inspector at the 
conclusion of each October 15 inspection and submitted to the 
property owner and to County Public Works staff within 15 days of 
this inspection. This monitoring report shall specify any repairs that 
have been done or that are needed to allow the trap to function 
adequately. 

Tt:le stair:way "iss~o~s&e9 iR sgr::~ditigR V:l;) a9gva st:lall 9& p&rl+laR&Rtly 
l+laiRtaiR&d iR gggg QQR"iti9R gy tt:l& pr:gp&rty Q.'MR&F: iil+lilar:ly,-'The 
earthern pedestrian trail& described in conditions III.A aR9 III.S above shall 
be maintained free from erosion and obstructions by the property owner. 

• 

• 

• 



• 

• 

• 

A-3-SC0-98-101 BaileyiSteltenpohl Mixed Use Project Page 21 

E. Any live or recorded music played on the premises shall not be heard 
beyond the subject property. No music shall be played within the 66-
vehicle parking lot. 

F. The hours for retail and public food serving uses shall be limited to 6:00 
a.m. to 9:00p.m. 

G. Busses must park in the lower parking lot and gnly 1.188 tt.:l8 R8'11 ee V8RiSI8 
1.1f?f?8F ~arkin9 lgt tg disst.:lar98 ~ass8R98FS A separate coastal permit or 
amendment to this permit is required for any additional "development," as 
defined in Section 30106 of the Coastal Act, of the upper meadow area. 

H. In the event that there is non-compliance 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. 

VII. As a condition of this development approval, the holder of this development 
approval ("Development Approval Holder'1, is required to defend, indemnify, and 
hold harmless the COUNTY, its officers, employees, and agents, from and 
against any claim (including attorneys' fees), against the COUNTY, it officers, 
employees, and agents to attack, set aside, void, or annul this development 
approval of the COUNTY or any subsequent amendment of this development 
approval which is requested by the Development Approval Holder ... 

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

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

C. 

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 with regard to the County unless such 
Development Approval Holder has approved the settlement. When 
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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. 

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

E. Within 30 days of the issuance of this development approval, the 
Development Approval Holder shall record in the office of the Santa Cruz 
County Recorder an agreement which incorporates the provisions of this 
condition, or this development approval shall become null and void. 

VIII. Mitigation Monitoring Program 

The mitigation measures listed under this heading have been incorporated into 
the conditions of approval for this project in order to mitigate or avoid significant 
effects on the environment. As required by Section 21081.6 of the California 
Public Resources Code, a monitoring and reporting program for the above 
mitigations is hereby adopted as a condition of approval for this project. This 
monitoring program is specifically described following each mitigation measure 
listed below. The purpose of this monitoring is to ensure compliance with the 
environmental mitigations during project implementation and operation. Failure • 
to comply with the conditions of approval, including the terms of the adopted 
monitoring program, may result in permit revocation pursuant to Section 
18.10.462 of the Santa Cruz County Code. 

A. Mitigation Measure: Conditions 11/.F and IV.A. 11 (Prevention of Soil 
Instability) 

Monitoring Program: The Grading Permit and Building Permit for phase 1 
will not be issued by County Planning until a geotechnical engineer's 
review and approval letter is submitted specifying plan conformance with 
the geotechnical report. Planning staff inspection for the Grading Permit 
will include verification of the required 25-foot setback from the top of the 
steep slope. Neither the Building Permit nor the Grading Permit will be 
finaled without a final inspection and approval Jetter from the project 
geotechnical engineer. All review letters shall be permanently retained in 
the project file. 

B. Mitigation Measure: Conditions 11/.G, V.B. and VI.C (Provide and Monitor 
Silt and Grease Traps 

Monitoring Program: The Grading Permit and Building Permit for phase 1 
will not be issued by County Planning without the appropriate number of • 
silt and grease traps identified on the final drainage plan. Planning staff 
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C. 

D. 

E. 

inspection of the Grading Permit and sign-off for the Building Permit will 
not occur until the traps have been installed according to the approved 
plans. The owner/applicant shall submit monitoring reports, as specified 
by condition VI. C to the Drainage Section of the County Public Works 
Department. Public Works will advise County Planning of any problems 
with trap maintenance or non-receipt of monitoring reports. In that case, 
Planning will contact the property owner and take appropriate enforcement 
action to correct the problem. 

Mitigation Measure: Condition IV.A. 12 (Minimization of Visual Impacts) 

Monitoring Program: The requirements of this condition will be checked 
during plan review ("Zoning Plan Check') of the construction drawings 
submitted for Building Permits. A Building Permit for phase 1 and 
subsequently phase 2 will not be issued until the drawings conform with 
the requirements of this permit condition. Planning staff will verify all 
requirements have been met in the construction of the project before holds 
on the Building Permits for each construction phase have been released. 
Photos of each completed phase of the project will be taken at the time 
the hold is released and permanently retained in the project file. 

Mitigation Measure: Condition IV.B (Improvements to the Water Treatment 
facilities of the Davenport Water and Sanitation District) 

Monitoring Program: The owner/applicant shall enter into an agreement 
with the DWSD to provide the needed improvements to the domestic 
water system as required by condition IV.B. The Building Permit for each 
phase of construction will not be issued by County Planning until a written 
notification from the DWSD staff has been received specifying that an 
agreement between the owner/applicant and DWSD has been approved. 
Requirements to implement the agreement shall be specified in this 
notification. Final inspection and clearance of the Building Permit for each 
phase shall not be granted until all requirements have been adequately 
implemented to the satisfaction of the DWSD staff. Another written 
notification shall be submitted to Planning by DWSD when all 
improvements required at each construction phase are completed. All 
notifications from DWSD shall be permanently retained in the project file. 

Mitigation Measure: Condition IV. C (Improvements to sewer facilities of 
the Davenport Water and Sanitation District) 

Monitoring Program: The Building Permit for each construction phase shall 
not be issued by County Planning until all fees are paid as required by 
condition IV. C. DWSD shall notify County Planing in writing when the 
appropriate fees have been paid. This notification shall be permanently 
retained in the project file. These fees will be added to other monies 
secured by the DWSD to finance sewer replacements. DWSD will advise 
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County Planning and the owner/applicant -in writing when the sewer 
improvements are completed. • 

F. Mitigation Measure: Condition V.A (Transport of Excess Fill to Approved 
Fill Site) 

Monitoring Program: The owner/applicant shall inform Big Creek Lumber 
at least 30 days prior to making an application for a Grading Permit to 
confirm that the excess fill material can be deposited at Big Creek's 
lumber yard. If Big Creek no longer wants the material, the 
owner/applicant shall find another appropriate fill site to propose to County 
Planning. The Grading Permit shall not be approved until written 
permission from the fill recipient is provided and the site has been 
approved by County Planning for inclusion into the Grading Permit. If the 
fill site is in the coastal zone, then its use for receiving fill mustlie 
authorized by a coastal development permit or by a valid County permit 
that predates the California Coastal Act. The owner/applicant shall submit 
written verification from the fill material recipient (Big Creek Lumber or 
other approved fill site) to County Planning staff specifying the 
approximate volume of fill material received from the project during phase 
1 construction. The hold on the Building Permit for phase 1 will not be 
released nor the Grading Permit finaled by County Planning until this letter 
is received. This documentation shall be permanently retained in the 
project file. 

G. Mitigation Measure: Condition V.B. (Installation of Drainage 
Improvements) 

Monitoring Program: The hold on the Building Permit for phases 1 and 2 
shall not be released by Planning staff until all drainage improvements 
have been installed according to the approved plans. 

H. Mitigation Measure: Condition V. C (Minimization of Dust During 
Construction) 

Monitoring Program: County Planning staff, including the area Building 
Inspector, shall observe dust containment measures on the site during 
construction at all regular inspections. Any observed problems will be 
communicated immediately to the work crew and owner/applicant for 
rectification in 24 hours. A follow-up inspection will occur in 24 hours to 
verify the problem has been corrected. 
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J. 

K. 

L. 
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Mitigation Measure: Condition V.E (Noise Insulation) 

Monitoring Program: The owner/applicant shall include information of the 
construction drawings for phases 1, 2 and 3 describing how highway noise 
reduction will be achieved for interior spaces. Building Permits for each 
phase shall not be issued until noise insulation measures have been 
approved by Building Plan Check staff. The area Building Inspector shall 
verify that noise insulation/reduction measures have been adequately 
installed during regular construction inspections. The Building Permit will 
not be finaled without noise reduction measures being approved. 

Mitigation Measure: Condition V.F (Improvements to Avoid Traffic 
Conflicts) 

Monitoring Program: The construction drawings tG; pf:las8 ~ shall include 
the improvements specified by condition V.F as well as a Jetter from 
Caltrans demonstrating that the agency has reviewed and approved the 
plans for these improvements. The Building Permit will not be issued until 
these requirements have been met. Planning staff will inspect the site to 
verify that the improvements have been installed as approved. The hold 
on the Building Permit ter pf:las8 ~ will not be released until the 
improvements have been adequately installed. Photos documenting the 
improvements will be taken and permanently retained in the project file. 

Mitigation Measure: Condition VI.B (Maintenance of Landscaping) 

Monitoring Program: Planning staff shall observe the condition of 
landscaping during each site inspection. Enforcement staff shall respond 
to citizen complaints regarding landscape maintenance. Any problems 
shall be immediately communicated to the owner/applicant with follow-up 
inspections to verify resolution of problems . 
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Ill. RECOMMENDED FINDINGS AND DECLARATIONS 

• The Commission finds and declares as follows: 
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A. Background 

1. Setting 

The proposed development is on the seaward side of Highway 1 in the unincorporated 
Town of Davenport, approximately ten miles north of the City of Santa Cruz. The site is 
located on the coastal terrace overlooking Davenport Beach and the Pacific Ocean. The 
subject 3.04 acre parcel is a long rectangle (approximately 140 by 900 feet) with its eastern 
length contiguous to Highway 1 (see Exhibit 1 ). A Union Pacific railroad easement crosses 
the parcel at its western boundary extending the length of the parcel. The southerly third of 
the parcel, at elevations of 30-60 feet Mean Sea Level (MSL), is a portion of the upper 
slope of San Vicente Creek and is vegetated with riparian species. The center of the 
parcel, at elevations of 65-72 feet MSL, contains an existing 13,127 square foot building 
and associated parking (referred to as the "lower level" in this report). The northerly third of 
the parcel is an undeveloped fragment of coastal terrace at elevations of 80-94 feet 
(referred to as the "upper level" in this report). It is currently comprised of an open field on 
the southern half and an informal dirt parking area used by the general public on the 
northern half. 

Across this upper level, southbound travelers on Highway 1 through Davenport can view 
distant cliff faces to the south, glimpses of whitewater where the surf crashes against the 
shoreline, and a broad expanse of bluewater representing the outer reaches of Monterey 

• 

Bay, as they pass the upper site. Adjacent on the northwest of the subject site on the 
oceanside of the Highway is a vacant property owned by RMC Lonestar where many • 
people park informally to view the ocean or access various trails that meander across the 
adjacent coastal bluffs. The land to the southeast of the riparian portion of the site rises to 
a marine terrace and is also vacant. Farther to the southeast this bluff top area is farmed in 
row crops. To the west beyond the railroad right-of-way are a vacant marine terrace, 
Davenport Beach, and the Pacific Ocean. 

Access trails crisscross the coastal bluffs. An existing trail to the southeast of the 
applicants' building on the subject site is used by pedestrians to access the beach. A less 
direct route to the beach is achieved by traversing one of four eroded foot trails from the 
vacant northwest portion of the site down a steep slope to the railroad. These trails 
converge at a trail that parallels the railroad tracks which continues to the beach. 

Davenport is a small coastal town in Santa Cruz County's North Coast planning area. 
Other than an abandoned building owned by RMC Lonestar north of the project site, the 
existing building on the project site is the only development on the coastal side of Highway 
1 in Davenport. The town's residential population of approximately 200 generally live in 
modest single-family dwellings. Aside from the cement plant industrial facility, there are 
approximately 20,000 square feet of commercial, warehousing and manufacturing uses on 
the inland side of the Highway. Restaurants, a grocery, and a bed and breakfast currently 
serve visitors traveling the scenic coastline. Davenport is overshadowed by the RMC 
Lonestar Cement Plant, a major industrial facility to the north of town. Except for the 
presence of the cement plant, this commercial frontage could be described as "eclectic • 
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frontier rustic" in character. There is a variety of building styles, mostly two stories or 
• equivalent height, none looking architect-designed. 

2. Project Approved by County 

The proposed project is to reconstruct an existing 13,127 square foot structure and to 
construct a 9,791 square foot addition on the structure. The additional 9,791 square 
feet of floor area is primarily achieved by converting the existing mezzanine to a full 
second story. The height of the building is increased by three to six feet to achieve the 
interior clearance for a second story floor space within a portion of the building. The 
structure was a former agricultural packing shed that was converted to a dwelling and 
several workshops in 1974 under County Use Permit 74-124-U. The County permit was 
amended in 1984 to allow a juice manufacturing and wholesaling business to locate on 
the site. A portion of the building is currently leased to the juice company for use as a 
regional distribution facility. The building also continues to provide residential use. 

The County approval includes a Master Occupancy Program for a mixed use project of 
22,918 square feet; a permit for excavation of 1 ,350 cubic yards of earth to construct a 
parking lot on the northern site to serve the proposed use; a rezoning of the property 
from the "C-1" (Neighborhood Commercial) Zone district to the "SU" (Special Use) zone 
district to allow mixed uses on the site; and a Variance to reduce the front yard setback 
to 0 feet for a 53 lineal foot portion of the building. Also approved were a separate 

• greenhouse, boat-shaped residence, shower building, and tool shed. 

• 

The County approval is for a specific, three-phase project that includes exact uses and 
interior partitions (see Exhibit 2). The following phases are approved under the County 
permit (as specified in Condition I.A): 

Phase 1- Reconstruction of the northwest half of the existing building to include 
restaurant/cafe, retail shops and conference meeting rooms on the upper floor 
and micro-juicery and warehouse and three offices on the lower floor and the 
new 66 vehicle space parking lot [on the northerly third of the parcel]. 

Phase 2 -Reconstruction of the southeast half of the existing building to include 
one office and three visitor accommodation units on the upper floor (studio units) 
and one office, a day spa, two visitor accommodation units and one caretaker 
dwelling unit on the lower floor (two rooms with kitchens) and renovation of the 
existing parking [adjacent to the building] to provide for 13 vehicle spaces. 

Phase 3 - Construction of a detached greenhouse of 750 square foot and a "boat 
house" [in the form of a] dwelling. 

In addition, the County also approved Master Occupancy Program (Permit Condition 
VI.) that specifies more generally the range of uses allowed by the permit over time: (1) 
restaurant/cafe; (2) micro-juicery and warehouse associated with a restaurant or cafe; 
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(3) offices not to exceed 50% of the floor area of the building; (4) conference and 
seminar facilities; (5) neighborhood scale retail sales; (6) two residential dwelling units; • 
(7) day spa, sauna, hot tub uses; (8) Type A overnight visitor accommodations (which 
are hotels, inns, pensions, lodging houses, bed and breakfast inns, motels, and 
recreational housing units). Thus, the exact mix and location of uses listed in the three 
phases above and shown on the approved plans could change in the future. An 
administrative permit (but no coastal permit amendment) is required to allow changes 
that fit within these parameters of the Master Occupancy Program. 

Finally, as approved by the County, the project includes dedication of two existing 
access trails, required construction of an access stairway, provision of benches on the 
west side of the parking lot for public viewing use, and granting of a right of way for a 
possible future connection from the parking lot to the adjacent parking area. 

B. Analysis of Project Consistency with Local Coastal Program and Coastal Act 

1. Special Coastal Community and Visual Issues 

a. Applicable Local Coastal Program Provisions: 

The following provisions of the 1994 General Plan and Local Coastal Program for the County 
of Santa Cruz are especially applicable: 

8.8.2 Coastal Special Community Designation: Maintain a Coastal 
Special Community Designation for. .. Davenport ... 

2.13.4 Expansion of Neighborhood Commercial Designation: Only 
allow Neighborhood Commercial uses that are small scale, and appropriate 
to a Neighborhood or visitor service and will not have an adverse traffic, 
noise and aesthetic impacts on the adjacent residential areas ... 

2.13.6 Compatibility with Adjacent Development: Ensure compatibility 
between Neighborhood Commercial development and adjacent areas 
through Commercial Development Permit procedures to regulate siting, 
design, landscaping, signage, parking and circulation, drainage, and 
access. (See Chapter 8 Community Design). 

2.16.7 Design of Visitor Accommodations: Ensure quality of design for 
visitor accommodations through Commercial Development Permit 
procedures, including the Zoning ordinance, to regulate density, signage, 
landscaping, buffering, on-site circulation and access, parking, and site and 
building design. 

5.10.10 Designation of Scenic Roads: The following roads and highways 
are valued for their vistas. The public vistas from these roads shall be 

• 

• 
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afforded the highest level of protection. State Higtiways: Route 1 - from 
San Mateo County to Monterey County ... 

5.1 0.2 Development Within Visual Resource Areas. Recognize that 
visual resources of Santa Cruz County possess diverse 
characteristics .... Require projects to be evaluated against the context of 
their unique environment and regulate structure height, setbacks and 
design to protect these resources consistent with the objectives and policies 
of this section. Require discretionary review for all development within the 
visual resource area of Highway One, outside the Urban/Rural boundary, as 
designated on the GP/LCP Visual Resources Map and apply the design 
criteria of Section 13.20.130 of the County's zoning ordinance to such 
development. 

5.10.3 Protection of Public Vistas. Protect significant public vistas ... from 
all publicly used roads and vistas points by minimizing disruption of 
landform and aesthetic character caused by grading operations, ... 
inappropriate landscaping and structure design. 

5.10.6 Preserving Ocean Vistas. Where public ocean vistas exist, require 
that these vistas be retained to the maximum extent possible as a condition 
of approval for any new development. 

5.10.9 Restoration of Scenic Areas. Require on-site restoration of 
visually blighted conditions as a mitigating condition of permit approval for 
new development. The type and amount of restoration shall be 
commensurate with the size of the project for which the permit is issued. 
Provide technical assistance for restoration of blighted areas. 

Objective 5.11 Open Space Preservation: To identify and preserve in 
open space uses those areas which are not suited to development due to 
the presence of natural resource values or physical development hazards. 

Objective 8.8 Villages, Towns and Special Communities: 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; to preserve and enhance these communities through 
design review ensuring the compatibility of new development with the 
existing character of these areas. 

8.8.4. Davenport Character: Require new development to be consistent 
with the height bulk, scale, materials and setbacks of existing development: 
generally small scale, one or two story structures of wood construction. 

Program (p. 8-12): Enhance Davenport as a visual focus along Highway 1. 
Prepare a landscaping and design plan, in accordance with the policies of 
this section, to achieve the following objectives: Clear, coordinated 
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circulation including: Clear definition of stopping spaces (parking) along the 
highway frontage for both cars and bicycles; Clearly articulated pedestrian 
crossings; Adequate parking off Highway 1, nearby, for existing and new 
uses, and for visitors; Bicycle parking facilities to make the town a more 
attractive bicycle destination/stop over point. Landscaping to enhance 
commercial areas, and to assist in definition of parking spaces and 
walkways, and in screening of parking as appropriate. Emphasis on the 
area's whaling history and whale viewing opportunities. Elimination of 
visually intrusive overhead wires. Screening of the cement plant and its 
parking lot from the residential area to the north. 

Additionally, for the Davenport Bluffs Priority Sites (058-0723-01,02,03) which are 
adjacent to the subject site Figure 2-5 Coastal Priority Sites - North Coast has 
Special Development Standards: to depress and landscape parking areas to limit 
visibility from Highway 1 and to maintain unobstructed coastal views; to use low growing 
vegetation that will not obstruct views; to eliminate roadside parking along the property 
frontage; and to provide interior pedestrian circulation to separate pedestrians from 
Highway 1. 

Implementing provisions are found in the County Code. County Code Section 
13.20.143 contains "Davenport Special Community Design Criteria," including: 

(c) Highway 1 Frontage: Development along Davenport's Highway 1 
frontage shall conform to the following objectives; 

1. Davenport shall be emphasized as a rural community center and as a 
visitor serving area including: 

(i) Site design shall emphasize the historic assets of the town, its whaling 
history and whale viewing opportunities; ... 
(iii) Landscaping shall tie together and accent the commercial uses, and 
assist in the definition of walkways and parking areas, and/or screens 
parking. 

2. Clear, coordinated circulation shall be developed including: ... 

(iii) adequate parking off Highway 1 , for existing and new uses, and for 
visitors ... 

County Code Section 13.20.130d specifies: 

Beach Viewsheds: The following Design Criteria shall apply to all 
projects located on blufftops and visible from beaches. 

1. Blufftop Development. Blufftop development and landscaping ... in rural 
areas shall be set back from the bluff edge a sufficient distance to be out of 
sight from the shoreline, or if infeasible, not visually intrusive. 

• 

• 

• 
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County Code Section 13.101.383 contains "Development Standards for the Special Use 
"SU" District" and states in part: 

... For structures other than single-family dwellings and accessory 
structures, the building height limits, required site area, required yards, and 
other regulations for any use shall be in keeping with the requirements, 
restrictions or regulations provided in this Chapter (13.10) for the most 
restrictive district within which the use is allowed. 

The following are the proposed project's non-residential uses, the most restrictive 
zoning district in which they are allowed, and the associated "maximum average height:" 

Restaurant/cafe 
Micro-juicery {manufacturing) & warehouse 
Offices 
Conference and seminar facilities 
Retail sales, neighborhood-scale 

Day spa, sauna, hot tub 
Type A overnight visitor accommodations 

PR 28' 
M-1 ,PA,VA,CT,C-1 ,C-2 35' 
VA,CT,C-1,C-2,C-4 35' 
PR, R-A, R-R, R-1, R-M 28' 
PR {not full range of uses) 28' 
VA,CT,C-1,C-2,C-4 35' 
PR 28' 
PR 2W 

Similarly, Section 13.1 0.384, also pertaining to the "SU" district, states that ,"The design 
criteria for all other [than residential] uses shall be as provided in this Chapter for the 
most restrictive district within which the use is allowed." 

Chapter 13.11 contains general "Site, Architectural and Landscaping Design Review." 
Of special relevance is the first part of Section 13.11.074(b): 

It shall be an objective to reduce the visual impact and scale of interior 
driveways, parking and paving 

(1) Parking Lot Design 

(i) The site design shall minimize the visual impact of pavement and 
parked vehicles. Parking design shall be an integral element of the site 
design. Siting building toward the front or middle portion of the lot and 
parking areas to the rear or side of the lot is encouraged ... 

(ii) parking areas shall be screened from public streets using landscaping, 
berms, fences, walls, buildings, and other means ... 

(iii) Variation in pavement width, the use of texture and color variation in 
paving materials, such as stamped concrete, stone, brick, pavers, 
exposed aggregate, or colored concrete is encouraged in parking lots to 
promote pedestrian safety and to minimize the visual impact of large 
expanses of pavement. 
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b. De Novo Coastal Permit Findings 

The County's Land Use Plan policies taken together require in effect that the impacts of 
new development in view of Highway 1 be minimized, and that new development in 
Davenport conform to existing community character. For example, Policy 2.13.4 
requires that new neighborhood commercial development be small scale. Other 
policies require that new development be designed and integrated into the existing 
community character and aesthetic. In addition, with respect to rural beaches, Section 
13.20.130d of the zoning ordinance requires that blufftop development be located out of 
sight from the shoreline. 

The questions of "small-scale" and Davenport's "community character'' are thus central 
to the Commission's review of this project. Currently, the immense Lone Star Industries 
cement plant dominates Davenport. The character of the adjacent, tightly clustered 
residential and commercial development reflects its working heritage: whaling industry, 
agricultural shipping and processing, cement manufacture. In its layout and simplicity of 
architecture-- devoid of pretense--it is strongly reminiscent of other "company" mining or 
logging towns in the West. Today, the quarrying and processing of limestone for the 
manufacture of cement remain the economic backbone of the community. Some 
diversification is offered by small-scale artisan industries (e.g., glassblowing). And, the 
two-block commercial strip along the highway frontage continues the process of 
awakening to the opportunities afforded by the tourist industry. 

Ignoring the presence of the cement plant, this commercial frontage could be described 
as "eclectic frontier rustic" in character. There are a variety of building styles, mostly 
two stories or equivalent height, none looking architect-designed. Within the County's 
defined Davenport urban enclave, the project site contains the only significant existing 
building on the seaward side of the highway. 

Main Building 
When evaluating the character of an individual building as it relates to other buildings in 
a community; a number of factors need to be considered, including the building's 
proportions, layout, exterior finish and any architectural embellishments. Equally 
important are height, bulk, and other considerations of scale. 

In this case, the existing building--which until recently housed the Odwalla juice works-
is a long, low-profile wooden structure built as a railroad shipping shed and formerly in 
use as an agricultural packing and processing plant. It is visible in public views from the 
highway as well as the beach below. The exterior of the building reflects its industrial 
purpose. It presents a totally functional, straightforward, unadorned appearance. As 
such, it is entirely consistent with-and contributes to-the previously-described 
community character. 

• 

• 

In terms of scale, the building's "footprint" (13, 127 sq. ft.) combined with its height (24 • 
feet above grade) make it the largest existing building (outside the Lone Star cement 



• 
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plant) along Davenport's Highway 1 frontage. Therefore, in both architectural style and 
in scale, this building plays an important role in defining Davenport's special character . 
In particular, as the biggest building of its kind, it establishes the appropriate limits of 
scale in this small-scale community. 

As discussed in the substantial issue findings for this project, the County-approved 
project raises is problematic because it would enlarge the existing building and intensify 
development on the relatively undeveloped coastal bluffs of Davenport. At the same 
time, the proposed development would rehabilitate and modify the existing structure to 
accommodate (mostly) new uses--some of which would be visitor-serving uses. In 
addition, the rebuilt structure will occupy for the most part the existing building footprint 
and will be limited to two stories in height--consistent with the prevailing two-story 
equivalence of the Davenport commercial frontage. It also will be sheathed in wood 
siding or corrugated metal, and as approved by the County would maintain the overall 
exterior architectural character of the former agricultural packing shed. Such adaptive 
reuse of older buildings--especially those that contribute to community character and 
visitor-serving uses in this way--is generally encouraged and welcomed. 

Nonetheless, in order to accommodate the new uses, certain exterior architectural 
modifications are proposed. The County-approved plans show that these modifications 
include increasing the roof height at the north end of the structure by three to six feet, 
resulting in a somewhat bulkier appearance and an increased "skyprint" (i.e., profile 
against the sky). Also, the footprint of the existing structure would be increased by 234 
sq. ft. Thus the effort to accommodate the new and increased level of uses results in a 
somewhat larger building profile, which in turn increases the amount of development 
between Highway 1 and the scenic shoreline of the Santa Cruz County coast. 
Additionally, the higher profile would result in a slight increase in the amount of 
development visible from the beach. 

Two fundamental strategies for protecting the coast's scenic resources, as reflected in 
the LCP policies cited above, are to (1) minimize the amount of new development 
seaward of Highway 1; and (2) insure that new development is appropriately scaled to 
fit into existing small-scale coastal communities. In contrast, the approved project 
would intensify development between the highway and the sea, and "raise the 
threshold" with respect to what should be the maximum scale for new visitor-oriented 
commercial buildings in the small-scale community of Davenport. And, to the extent 
that the increased profile of the building would result in [additional] development visible 
from a rural beach, the project is inconsistent with the LCP's Beach Viewshed protection 
ordinance (County Code Section 13.20.130d) as well. 

Furthermore, there is a technical issue with regard to height limit. The County staff 
report says that the zoning which most closely corresponds to the General Plan 
designation applies. However, the cited Code section actually requires use of the most 
restrictive zoning district. The Code section is not explicit in addressing which most 
restrictive district to use in the case of multiple uses with varying most restrictive 
districts. It can be read as directing that the most restrictive of the zoning districts for 
any of the uses applies. In this case, the predominant uses are permitted in the PR 
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district, which has the most restrictive height limit of 28 feet. (The lower portion of the 
property where the riparian corridor is and adjacent properties to the south and east are • 
also designated "PR.") The building is currently at 24 feet. The County approved a 30 
foot height without a variance, based on using the standards of the "C-1" district, which 
are not the most restrictive for the uses in question. 

With regard to the main building, the primary way to satisfy the visual and community 
character policies is to not enlarge its size. It is already large by Davenport standards 
and intrudes somewhat into the beach and Highway viewshed. Therefore, any changes 
to the main building should be of a rustic appearance with earthen tone colors that 
blend with the surrounding landscape or corrugated metal siding replicating an 
agricultural building. This can be accomplished by retaining County Conditions IV.A.1 
and IV.A.12.a. Additionally, other specific design measures that the County required 
are necessary. Night lighting shall be minimized, signing shall be controlled, and 
landscaping shall shield the structure and parking area, while being maintained so that it 
does not become overgrown and further block shoreline views. Also, new utility 
services shall be undergrounded, and rooftop equipment and trash receptacles should 
be screened. These measures can be accomplished by retaining County conditions 
IV.A.10, IV.A.6, IV.A.12.b, VI.B, V.G, IV.A.4, IV.A3, and IV.A.5 respectively. 

Upper Parking 
Beyond the main building, the proposed 66 car parking lot on the upper portion of the 
site entails significant impacts on visual and community character resources in 
Davenport. The difficulty with the parking lot is that it directly raises the conflict between 
the promotion of visitor-serving uses, which tend to be parking intensive, and the 
protection of visual resources and community character. Whatever uses are approved 
on the site, the project needs to meet County parking standards. Therefore, in order to 
accommodate the proposed new types of use, the County's approval provided for 
expanded parking facilities. These facilities include approximately 13 spaces on the 
already-paved lower level, and a larger (66-space) parking lot on the upper level (see 
finding below for more detail on parking requirements). 

However, the County-required upper-level parking facility would significantly impact 
Davenport's community character. At present, the upper level is an unpaved, 
undeveloped fragment of coastal terrace, on part of which the owner allows informal 
public parking. The project as approved by the County would result in this vacant area 
being converted to a formal, paved, landscaped parking lot paralleling the seaward side 
of Highway 1. This is in contrast to the extremely informal rural look of parking that 
exists in the rest of the town. 

While mitigations (recessing, landscaping, lighting limitations, and stamped concrete) 
were required by the County, they are not sufficient to conceal the assembled mass of 
motor vehicles and will inevitably alter the informality of the existing parking lot. Such 
upscale improvements are driven by the need to accommodate the increased intensity 
of use, but will also tend to change the existing community character. This alteration of 

• 

community character will result both from substituting a prettified "improved" landscape • 
for one which is rough, dirty, and therefore "rustic"-and from increasing the collected 
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presence of parked motor vehicles in public view. In other words, the County's parking 
standards for the proposed kinds and intensities of uses dictate that the entire usable 
Highway 1 frontage of the parcel be converted to a formal parking lot. 

The local coastal program also dictates that public view protection is paramount at this 
site. Again, there are elements of the project, especially lowering of the upper parking 
lot and the proposed and required landscape screening, that attempt to satisfy this 
policy directive. However, the project does not adequately conform with the policy 
5.1 0.6 requirement to retain public ocean views to the maximum extent possible. 
Specifically, the proposed parking lot, when occupied by vehicles, will detract from the 
overall seaward view enjoyed by southbound travelers and will partially block significant 
ocean views as seen from Highway 1 as it passes through Davenport. This southbound 
public view includes distant cliff faces to the south, glimpses of whitewater where the 
surf crashes against the shoreline, and a broad expanse of bluewater representing the 
outer reaches of Monterey Bay. 

While the finished grade of the lot will be partially recessed below the existing dirt 
surface and entirely below the adjacent profile of the highway, the parked cars will still 
be in plain sight. Reflective glare from the sun shining on the vehicles will especially 
detract from the visitor experience. In addition, the amassed vehicles in the parking lot, 
when full, will directly impede the whitewater component of this vista. Thus, the public 
viewshed will be impaired both by the "visual clutter" effect of the parked automobiles, 
and by direct blockage of the line of sight to the shoreline, for both travelers on the 
highway and pedestrians . 

Overall, there are three visual imperatives related to the approved upper parking lot. 
One is the necessity to protect the view corridor to the rocky shoreline from where it is 
visible from Highway One. The second is the general necessity to protect the blufftop's 
open space character. The third is to maintain Davenport's rustic, small-scale 
community character. These objectives can be met by eliminating the formalized, 
paved parking lot (Conditions I.D.2, VI.G). Eliminating the parking lot allows a larger 
portion of this upper meadow to retain its open space character. Also, by remaining 
free of structural development and screening vegetation, the important view corridor to 
the shoreline can be preserved. There are, no doubt, other balances that might be 
struck between the provision of new uses, particularly visitor-serving uses, and the 
protection of views. These are discussed in more detail in the parking findings below. 
Nonetheless, eliminating the upper parking lot will still allow some visitor-serving uses to 
be pursued, while protecting visual resources and community character to the maximum 
extent feasible. 

Other Structures and Driveway Entrance 
Since the proposed driveway entrance is to be moved southerly, the existing entrance 
area will allow a view of the parking lot and building. This can be mitigated by extending 
the existing hedge to the south within the Caltrans right-of-way, provided Caltrans 
approves an encroachment permit allowing this. The new driveway entrance may 
expose the other existing and proposed free-standing structures on the site. Again, they 
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can be screened by low-growing vegetation. Thus, the required landscape plan can be 
modified to address these project elements, as conditioned (IV.A.12.b). 

Signing 
With regards to signing, the substantial issue findings determined that the standards of 
the "PR" district, not the "C-1" district govern. The former standards limit a site to only 
one sign up to 12 sq. ft., rather the 50 sq. ft. of the C-1 district, as indicated in condition 
IV.A.6. Therefore, a variance is needed to allow additional signs or greater size. A 
variance is appropriate for several reasons. Given the hidden nature of the lower 
entrance and the fact that it is on the far end of the property when going south on 
Highway One, it is appropriate to allow a second sign on the upper lot. Given that the 
allowed uses are visitor-oriented commercial, not just public recreational; there are 
potentially multiple uses; the site was previously zoned C-1; and the building itself is. 
largely hidden, it is appropriate to allow a larger sized sign. The County approved two 
signs totaling 50 square feet, or an average of 25 square feet. This size is appropriate 
at the main entrance for the reasons just stated; however, the upper area's sign should 
be no more than 12 square feet, the limit established in the PR zoning district, due to its 
visual sensitivity and the conditioned parking restriction. The signs need to be designed 
and sited so as to minimize intrusion on the view, as conditioned (IV.A.6). Thus, 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 variance is also appropriate because 
there are special circumstances applicable to the property and because it does not 
constitute a grant of special privileges for the same reasons as indicated in the County 
setback variance findings (see Exhibit 2), which are incorporated by reference in this 
approval (with the substitution of the "PR" standards for the "C-1 standards, and the 
greater sign area for the setback). 

Vegetation and Views 
Concerns were also raised at the substantial issue hearing and by citizens regarding 
vegetation. At the upper portion of the lot, there is little substantial vegetation. There 
are some low-growing shrubs near the existing building, mostly in the Caltrans right-of
way. Some additional screening vegetation was planned, but would not be necessary if 
no formalized parking is to occur in this area. There are cypress hedges on both sides 
of the building which the County has required be maintained at no more than 9 feet 
high. The appellants desire that these be replaced with a low-growing species so that 
maintenance will not be an issue. However, these trees provide valuable screening 
while not impinging on views to the ocean from Highway One. Although not native to 
this area, they are a typical landscaping species, drought-tolerant and well-suited to the 
ocean climate. Replacing them would be disruptive and not necessary to mitigate 
project impacts. Similarly, there is a hedge of Myoporum within the Caltrans right-of
way in front of the building. The County required that it be maintained at a height not 
exceeding that of the building. Even if maintenance is lax, no significant views of the 
ocean are jeopardized and they would not naturally grow much taller. Again, they are a 
good landscape tree for the area being drought- and wind-tolerant. As to views down 
Davenport Road to the ocean, they will be opened somewhat, by the necessity to cut 
some of the willows to move the driveway opening southward. More distant cypress on 
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the site would tend to continue to block ocean views somewhat, but no more so than the 
existing willow hedge. There are existing and proposed structures (i.e., boathouse, 
shed, and greenhouse) that would be exposed by the new driveway entrance. They 
could be screened with low-growing shrubs as can the portion of the parking lot at the 
location of the existing driveway entrance. 

In sum, as so conditioned in all of the ways mentioned, the proposed project is 
consistent with the cited visual resource and special community policies of the 1994 
General Plan and Local Coastal Program for the County of Santa Cruz and the Local 
Coastal Program development standards contained in the County Code. 

2. Types of Land Use 

a. Applicable Local Coastal Program Land Use Plan Policy Provisions: 

The governing 1994 General Plan and Local Coastal Program for the County of Santa 
Cruz land use plan map designates the site as "Neighborhood Commercial" within the 
"Rural Services Line." In addition to the Special Community provisions cited above, the 
following provisions are applicable to this issue: 

Objective 2.13, Neighborhood Commercial Designation To provide 
compact, conveniently-located, and well-designed shopping and service 
uses to meet the needs of individual urban neighborhoods, rural 
communities and visitors. 

2.13.2 Location of Visitor Serving Neighborhood Commercial Uses: 
Designate on the General Plan and LCP Land Use Maps Neighborhood 
Commercial areas specifically suitable for visitor serving commercial uses, 
based on: proximity to public beaches, the yacht harbor, state parks, or 
other tourist or recreational attractions. 

2.13.3 Allowed Uses in the Neighborhood Commercial Designation: 
Allow a variety of retail and service facilities, including neighborhood or 
visitor oriented retail sales, recreational equipment sales, personal services, 
limited offices, restaurants, community facilities including child care 
facilities, schools and studios, rental services, and similar types of retail and 
service activities. 

2.13.4 Expansion of Neighborhood Commercial Designation. Allow 
only uses that are small scale and appropriate to a neighborhood or visitor 
service area, and will not have an adverse traffic, noise and aesthetic 
impacts on the adjacent residential areas. Allow the expansion of 
Neighborhood Commercial land use designations only where: A need and 
market exists, and the use will not adversely affect adjacent residential 
neighborhoods . 
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2.13.5 Visitor Services within Coastal S-pecial Communities. 
Encourage the provisions of visitor serving commercial services within 
Coastal Special Communities as follows: (a) Davenport: Highway 1 
frontage ... 

2.16.1 Location of Visitor Accommodation Designations: Designate on 
the General Plan LCP Land Use Maps those areas existing as or suitable 
for Visitor Accommodations. Require all visitor serving facilities to be 
located where adequate access and public services and facilities are 
available, to be designed and operated to be compatible with adjacent land 
uses, including residential uses, to utilize and complement the scenic and 
natural setting of the area, and to provide proper management and 
protection of the environment. 

2.16.4 Allowed Visitor Accommodations in Urban Residential Areas: 
Allow small scale Visitor Accommodations such as inns or bed and 
breakfast accommodations in urban residential areas and within the Rural 
Services Line where the use would be compatible with neighborhood 
character, surrounding densities, and adjacent land uses. 

2.22.1 Priority of Uses Within the Coastal Zone: Maintain a hierarchy of 
land use priorities within the Coastal Zone: First Priority: Agriculture and 
coastal-dependent industry; Second Priority: Recreation; visitor serving 
commercial uses; and coastal recreation facilities; Third Priority: Private 
residential, general industrial, and general commercial uses. 

2.22.2 Maintaining Priority Uses. Prohibit the conversion of any existing 
priority use to another use, except for another use of equal or higher 
priority. 

8.8.3 Tourist Commercial Concessions: Encourage the provision of 
tourist commercial services with Coastal Special Communities, as follows: 
(a) Davenport: Highway 1 frontage ... 

b. Applicable Local Coastal Program Implementing Regulations: 

County Code Section13.·10.331(e) provides: 

Specific "C-1" Neighborhood Commercial District Purposes. To 
provide compact and conveniently located shopping an service uses to 
meet the limited needs within walking distance of individual urban 
neighborhoods or centrally located to serve rural communities. 
Neighborhood Commercial uses and facilities are intended to be of a small 
scale, with a demonstrated local need or market, appropriate to a 
neighborhood service area, and to have minimal adverse traffic, noise, or 
aesthetic impacts on the adjacent residential areas. 

• 
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Uses allowed include gas stations, banks, meeting halls and conference rooms, barber 
and beauty shops, community facilities, offices, fitness centers and spas, retail shops, 
schools, and the like (Code Section 13.1 0.332). 

The Code also contains the following rezoning standards: 

Consistent Zone Districts. . .. Rezoning of property to a zone district 
which is shown in the following Zone Implementation Table as 
implementing the designation applicable to the property, shall not constitute 
an amendment of the Local Coastal Program. (Code Section 13.10.170(d)) 

Land Use Designation Implementing Zoning District 

C-N Neighborhood Commercial C-1 Neighborhood Commercial 

CT Tourist Commercial 

Principal Permitted Uses 

Neighborhood -serving small scale 
commercial services 
and retail uses 

PA Professional and administrative Visitor Serving uses and facilities 
offices 

All Land Use Designations PF Public Facilities 

SU Special Use 

Professional and Administrative 
Offices. 

Various public uses 

No principal permitted uses in SU 

Zoning Plan Amendment ... The Planning Commission shall recommend 
approval of a rezoning only if it determines that: 

1. The proposed zone district will allow a density of development and types 
of uses which are consistent with ... the adopted General Plan; 

2. The proposed district is appropriate to the level of utilities and community 
services available to the land; and 

3. One or more of the following findings can be made: 

i) the character of development in the area where the land is located 
has changed or is changing to such a degree that the public interest 
will be better served by a different zone district; 

ii) the proposed rezoning is necessary to provide for a community 
related use which was not anticipated when the zoning plan was 
adopted; or, 

iii) the present zoning is the result of an error; or, 
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iv) the present zoning is inconsistent with the de-signation shown on the 
General Plan. (Section 13.10.215) 

Section 13.10.170 further provides: 

• zoning and regulations shall be in harmony with and compatible with the 
Local Coastal Program Land Use Plan and implement its objectives, 
policies, and programs; and 

• zoning and regulations shall not be amended out of conformance with the 
General Plan. 

The following Code sections, in part, govern the SU Special Use district: 

Purposes of the Special Use "SU" District ... 

(a) General. To provide for and regulate the use of land for which flexibility 
of use and regulation are necessary to ensure consistency with the General 
Plan, and to encourage the planning of large parcels to achieve integrated 
design of major developments, good land use planning, and protection of 
open space, resource, and environmental values ... 

(c) Mixed Uses. To provide for the development of lands which are 
designated on the General Plan for mixed uses, and where the specific 
portions of the land reserved for each use have not yet been specified or 
determined in detail. (Code Section 13.10.381) 

Uses in the Special Use "SU" District 

(a) Allowed Uses ... 

1. All uses allowed in the RA and R-1 Zone District shall be allowed in 
the Special Use "SU" Zone District. Where consistent with the General 
Plan ... 

2. All uses allowed in Zone Districts other than RA and R-1 shall be 
allowed in the Special Use "SU" Zone District where consistent with the 
General Plan and when authorized at the highest Approval Level. .. 

(b) Principal Permitted Uses. The allowed uses in the Special Use "SU" 
District are not principal permitted uses ... for purposes of Coastal Zone 
appeals pursuant to Chapter 13.20, Coastal Zone Regulations, of the 
County Code. Actions to approve any uses in "SU["]Zone District in the 
Coastal Zone are appealable to the Coastal Commission ... (Code Section 
13.10.382) 

• 
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c. Governing Coastal Act Policies 

Coastal permits, even on appeal, must also be found consistent with Coastal Act 
Chapter 3 Public Recreation policies. These relevant policies include: 

30221: Oceanfront land suitable for recreational use shall be protected 
for recreational use and development unless present and foreseeable future 
demand for public or commercial recreational activities that could be 
accommodated on the property is already adequately provided for in the 
area. 

30222: The use of private lands suitable for visitor-serving commercial 
recreational facilities designed to enhance public opportunities for coastal 
recreation shall have priority over private residential, general industrial, or 
general commercial development, but not over agriculture or coastal
dependent industry. 

30223: Upland areas necessary to support coastal recreational uses shall be 
reserved for such uses, where feasible. 

d. De Novo Coastal Permit Findings 

In order to approve a coastal permit for this site, the proposed project must be 
consistent with the above governing local coastal program and Coastal Act policies. It 
is clear from a reading of all of these local and state policies that visitor uses should be 
emphasized but, as discussed in the previous finding, the incorporation of visitor-serving 
uses should not compromise scenic protection. In general the mix of uses as allowed by 
the County satisfies these policies. However, as just discussed, the project needs to be 
scaled back to reduce adverse scenic and community character impacts. In order to 
determine the appropriate mix of uses for a scaled-back project, though, a closer 
examination of the relationship between the parking requirements, other parking 
alternatives, and various potential uses is needed. This is because the types of uses 
allowed, even in the existing building, is fundamentally constrained by the required 
parking ratios for various uses. Indeed, the table below indicates the number of parking 
spaces that would be required for each type of use, if all of the proposed square footage 
approved by the County were allocated to each use alone. As illustrated, the visitor
serving uses tend to be more parking intensive. More detail on parking policies and 
restrictions of the LCP are provided in the next finding as well. 
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County Parking Lower Floor Upper Floor Total Parking 
Standard (13,000 Sq. Ft.) (9,560 Sq. Ft.) Needed 

1 space/1 000 sq. ft of 13 10 23 
warehouse 

1 space/habitable room 22 (with 600 Sq. 16 38 
of a visitor ft. rooms) 
accommodation 

1 space/600 sq. ft. of 22 16 38 
manufacturing with a 
minimum of 2 spaces 

1 space/200 sq. ft. of 65 48 113 
office retail 

1 space/200 sq. ft. of 65 48 113 
public buildings and 
grounds 

1 space/100 sq. ft. of 130 plus 96 plus 216 
restaurant plus 
.3/employee 

1 space/33 sq. ft. of 390 288 678 
meeting room 

One alternative balance between uses and resources impacts related to parking 
development is the County approval. This mix of uses and parking was predicated on 
shared use at different times of the week, and the amount of parking provided (79 
spaces) was already below what County standards would require if parking 
requirements for each of the separate approved uses were combined. Also, the parking 
arrangement approved by the County did not account for continued informal beach 
access parking not associated with the facility that might be displaced. The County 
approval emphasized significant site utilization and addressed visual impacts through 
design measures. The project included a restaurant/cafe, retail shops, conference 
meeting rooms, micro-juicery, warehouse, five offices, five visitor accommodation units, 
a day spa, one caretaker dwelling unit a 750 square foot detached greenhouse, a 
dwelling in the form of a "boat house," accessways, and benches, served by two parking 
lots totaling 79 spaces. 

• 

• 

In the previous substantial issue recommendation, Coastal Commission staff had 
recommended a reduced upper parking alternative that would have preserved more of 
the upper meadow area and further mitigated the visual impact of parked vehicles 
(through cutting the upper parking area by about two thirds; shortening and narrowing 
and further recessing it). The result would have been a less intensive development, 
while still allowing some mix of uses and further emphasizing those of a visitor nature. • 
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For example, one possible configuration of such an alternative is: (1.) 2,000 sq. ft. 
restaurant, four offices, 1,100 sq. ft. of retail, the boat house, and 10 to 15 inn rooms 
with a day spa, or (2.) a bed and breakfast or motel of some 25 to 35 rooms (some 
"units" may be comprised of more than one room). Nonetheless, this alternative would 
not eliminate the visual intrusion or impact to community character of new formalized 
parking on the upper portion of the lot. 

Another alternative discussed at the May 13, 1999 hearing is the "no upper parking 
area" recommendation. This would eliminate the visual concerns associated with a new 
developed parking lot and further reduce the intensity of use of the building. As with the 
County's alternative, this approach does not address overall public parking issues in the 
area (see finding below for more detail). More important, under this alternative, the 
allowable uses would need to be scaled back considerable. This is because there are 
no other parking options available to the applicants except the lower site. The 
Commission is not aware of any other opportunities for alternative parking or access to 
the site and the applicants have indicated that there is none. Any parking on the inland 
side of Highway One would be problematic, because it would require patrons to cross 
the busy highway with fast moving traffic and limited sight distance at that location. 
Furthermore, there does not appear to be any available space in the vicinity. The 
parking across the street is used by the Davenport Cash Store, and the applicants have 
ascertained that overflow parking from that facility park on their site. Sites further away 
would likely require some type of shuttle system, which would appear to be impractical. 
Use of the railroad tracks is costwprohibitive. The County is now the midst of 
determining whether to bring rail service back between Watsonville and Santa Cruz at 
an estimated cost of $300 million. A project from Santa Cruz to Davenport could, 
therefore, be expected to be comparatively costly with miniscule revenue generation, 
and is not even being contemplated by local transportation authorities. 

A final option to completely deny the proposed project, as requested by several citizens, 
would not address the need to provide some guidance for the site. The current 
approved use is for a non-priority juice manufacturing facility that has moved away and 
for transition to visitor uses. Thus, there is an obligation for decision-makers to provide 
future direction through an updated coastal permit. 

Overall, in order to approve a project that both meets minimal County parking 
standards, and that provides less parking to protect views and community character 
consistent with the LCP, the types and amount of approved uses must be de-intensified. 
Without the upper parking lot, there will be approximately 13 to 20 parking spaces below 
to serve the main building in addition to the outbuildings (consisting of a boat house, 
greenhouse, and shed). The exact number of parking spaces will depend on a revised 
configuration that the applicant will have to prepare consistent with County standards. 
Thus, there will have to be a commensurate scaling back of the intensity of uses. The 
least intensive of these uses from a parking perspective are warehousing ( 1 space/1 000 
sq. ft.) and manufacturing (1 space/600 sq. ft.). However, these uses are not 
necessarily appropriate for the subject oceanfront location, under the local coastal 
program or Coastal Act. The County approved them only in conjunction with a (visitor-
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serving) restaurant and juice bar operation. However, such food service operations 
require substantial parking (1 space/100 sq. ft.). 

The most logical and supportable use of the facility given all of the constraints is for 
overnight accommodations. If the applicants do not add a second story, they would 
have 12,919 square feet (13,127 existing minus 208 to be removed from Caltrans right
of-way). They had proposed overnight units averaging approximately 600 square feet. 
They had also proposed a 1,105 square foot spa (which does not generate separate 
parking demand). With some redesign of the lower parking area to eliminate a 
proposed loading dock and some landscape areas, they may be able to fit in 20 parking 
spaces, which would allow 20 visitor units averaging 600 square feet. Thus, there could 
be a substantial visitor-serving facility that satisfies the LCP's priority use objectives, 
while also not compromising its visual protection imperatives. 

Although an overnight establishment is a possible and desirable outcome from the 
noted conditions, there is no harm in retaining some use flexibility in case the applicants 
can make a different scheme work within the confines of this approval. What must be 
assured is that visitor-serving uses take priority. This can be accomplished by requiring 
that no more than 50% of the parking spaces be allocated to non-visitor-serving uses 
{Conditions III.B, IV.A.2, VI.A). Also, if other uses that the County approved might 
possibly be part of a mixed use project, then the following considerations are applicable. 

Regarding warehousing and/or manufacturing, the County's condition linked their use to 

• 

a food service use so that they could at least be considered as supporting a visitor- • 
serving use. However, since there may not be sufficient parking spaces for a viable 
restaurant and/or juice bar on the project site, this condition is modified to apply 
anywhere in Davenport; i.e., manufacturing and warehousing could continue to occur on 
this site to support another restaurant in Davenport, not necessarily one that has to be 
on-site. By retaining the condition (VI.A.2) that the otherwise non-priority warehousing 
and manufacturing uses be linked to visitor-serving uses, the priority of use objectives of 
the local coastal program and Coastal Act are achieved. 

The other proposed non-priority uses are residential and, potentially, office. One 
residence is proposed in a separate small structure (a boat) and hence does not affect 
overall project mix. It only requires one parking space. The other residence is 
proposed in the main building to be a caretaker unit. Thus, it is related to the priority 
uses. By retaining the County condition to limit to the site two residential dwelling units 
(VI.A.7) overall priority use of the site should not be compromised. 

With regard to offices, the County condition (VI.A.3) to limit them to not exceed 50% of 
the floor area of the building helps ensure that priority uses are maintained. Further 
assurance can be gained by tying allowed offices to only those that support priority 
uses, either the other permitted visitor uses or agricultural or maritime uses, which are 
also priorities under the Coastal Act. 

As so conditioned in all of these ways, the proposed project is consistent with the cited • 
local coastal program and Coastal Act policies. 
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3. Parking, Circulation and Public Access 

a. Applicable Coastal Act Provisions 

For projects, such as the subject one, which are located seaward of the nearest public 
road, the Coastal Act's access policies, as summarized below, are germane to an 
appeal: 

Section 30210. In carrying out the requirement of Section 4 of Article X of 
the California Constitution, maximum access, which shall be conspicuously 
posted, and recreational opportunities shall be provided for all the people 
consistent with public safety needs and the need to protect public rights, 
rights of private property owners, and natural resource areas from overuse. 

Section 30211. Development shall not interfere with the public's right of 
access to the sea where acquired through use or legislative authorization, 
including, but not limited to, the use of dry sand and rocky coastal beaches 
to the first line of terrestrial vegetation. 

Section 30212. (a) Public access from the nearest public roadway to the 
shoreline and along the coast shall be provided in new development projects 
except where: 

(1) it is inconsistent with public safety, military security needs, or the 
protection of fragile coastal resources, 

(2) adequate access exists nearby, or, ... 

Section 30212.5. Wherever appropriate and feasible, public facilities, 
including parking areas or facilities, shall be distributed throughout an area 
so as to mitigate against the impacts, social and otherwise, of overcrowding 
or overuse by the public of any single area. 

Section 30213. Lower cost visitor and recreational facilities shall be 
protected, encouraged, and, where feasible, provided. Developments 
providing public recreational opportunities are preferred ... 

b. Applicable Local Coastal Program Land Use Plan Provisions: 

The following 1994 General Plan and Local Coastal Program for the County of Santa 
Cruz provisions are especially applicable to this contention: 

Objective 3.3 Balanced Parking Supply. To require sufficient parking to 
meet demand, but limit parking supply and use available parking as 
efficiently as possible to support trip reduction objectives. 
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3.6.1 Transit Friendly Design. Locate and design public facilities and 
new development to facilitate transit access, both within the development 
and outside it. 

3.6.2. Recreational Transit Facilities. Require new recreation and visitor
serving development to support special recreation transit service where 
appropriate, including but not limited to, construction of bus turnouts and 
shelters, parking spaces for buses and shuttle service, and bus passes for 
employees and subsidies for visitor serving transit services. 

3.10.1 Pathways: Require pathways for pedestrian and bicycle use 
through cul-de-sac and loop streets where such access will encourage 
these modes of travel as part of new development. 

3.1 0.4 Pedestrian Traffic. Require dedication and construction of 
walkways for through pedestrian traffic and internal pedestrian circulation in 
new developments where appropriate. 

3.1 0.5 Access. Ensure safe and convenient pedestrian access to the 
transit system, where applicable in new developments. 

3.10.7 Parking Lot Design. Provide for pedestrian movement in the 
design of parking areas. 

7.6.2 Trail Easements. Obtain trail easements by private donation of land, 
by public purchase, or by dedication of easements ... 

7. 7.1 Coastal Vistas. Encourage pedestrian enjoyment of ocean areas 
and beaches by the development of vista points and overlooks with 
benches and railings, and facilities for pedestrian access to the beaches ... 

7. 7.15 Areas Designated for Primary Public Access. The following are 
designated as primary public access, subject to policy 7.6.2: North 
Coast. .. Davenport bluff, Davenport Beach ... 

7.7.10 Protecting Existing Beach Access. Protect existing 
pedestrian ... access to all beaches to which the public has a right of access, 
whether acquired by grant or through use, as established ... Protect such 
beach access through permit conditions such as easement dedications ... 

7. 7.11 Vertical Access. Determine whether new development may 
decrease or otherwise adversely affect the availability of public access 
to ... beaches and/or increases the recreational demand. If such impact will 
occur, the County will obtain as a condition of new development approval, 
dedication of vertical access easements adequate to accommodate the 
intended use, as well as existing access patterns, if adverse environmental 

• 

• 

• 
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impacts and use conflicts can be mitigated, under the following conditions: 
(a) Outside the Urban Services Line: to pocket beaches if there is not other 
dedicated vertical access; ... ; to bluffs which are large enough and of a 
physical character to accommodate safety improvements and provide room 
for public use as a vista point. .. 

c. Applicable Local Coastal Program Implementation Program Provisions 

County Code Section 13.10.552 requires the following amount of vehicular parking 
spaces: 

• 1 per 200 sq. feet of office, retail 

• 1 per100 sq. feet of restaurant plus .3 per employee 

• 1 per habitable room of a visitor accommodation 

• 1 per 1,000 sq. feet of warehouse 

• 1 per 600 sq. feet of manufacturing with a minimum of 2 

• 1 per 33 sq. feet of meeting room 

• 1 space per 200 sq. ft. of public buildings and grounds 

• 2 per one-bedroom residence. 

Bicycle parking, loading facilities, and handicapped parking are also required. 

• The following Code Section 13.1 0.553 allows a variance to these standards: 

• 

(b) Reductions in Required Parking Parking facilities for two or more 
uses that participate in a parking agreement may be shared thereby 
reducing the overall parking requirement for the uses if their entrances are 
located within three hundred (300) feet of the parking facility, if their hours 
of peak parking do not coincide, and /or it can be demonstrated that the 
nature or number of uses of the facilities will result in multipurpose trips. 

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

Number of independent property users Reduction allowed 

2-4 10% 

5-7 15% 

8 or more 20% 

Code Section 15.01.060(b) provides: 

Trail and Beach Access Dedication: As a condition of approval for any 
permit for a residential, commercial, or industrial project, an owner shall be 
required to dedicate an easement for trail or beach access if necessary to 
implement the General Plan or the Local Coastal Program Land Use Plan. 
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The following Section 15.01.070(b)1 sets the standards: 

(i) Shoreline access easement shall be a minimum of five feet wide. 

(ii) Easements along proposed trail corridors or adopted trail corridors of for 
bluff top lateral access shall be a minimum of ten feet wide. 

Code Section 13.11.074(a)2 provides: 

Standard for Pedestrian Travel Paths: (i) on-site pedestrian pathways 
shall be provided from street, sidewalk and parking areas to the central use 
area. These areas should be delineated from the parking areas by 
walkways, landscaping, changes in paving materials, narrowing of 
roadways, or other techniques. 

d. De Novo Coastal Permit Findings 

In order to approve a coastal permit, the cited access, parking, and traffic provisions 
have to be met. 

Public Access Trails: The project included two trails from the Highway and one 
connecting trail along the railroad tracks, as approved by the County. One of the trails 
shown on the plans and specified in Condition III.C is located in the lower portion of the 
property south of the building. This trail already exists and provides a key link for 
accessing Davenport Beach from Highway One. A previous County permit 

• 

• 

requirement (County permit 74-124-U, condition #6) for this site required permanent, • 
unobstructed public access. However, that condition did not actually require a 
recorded dedication and that earlier permit will be superceded by this new permit. 
Therefore the County required a legal dedication pursuant to the cited access 
provisions, specifically mentioning policy 7.7.15 in its findings and concluding, "the 
project has been conditioned to require that a permanent pedestrian easement be 
placed over this trail to ensure that public access along the trail continues in 
perpetuity." It is appropriate to retain the essence of this condition (III.A) in order to be 
consistent with the cited policies and with nonsubstantive changes to conform to the 
Commission's practices concerning document recording. 

The plans show and the County also required an access dedication on the upper, 
northern portion of the property from Highway One, down the bluff, and along the 
railroad tracks. Since, the Commission's conditions of approval require no parking 
development in this upper part of the property and hence a smaller development, there 
is no compelling reason to actually require the public access in this area. However, the 
applicants should not be precluded from installing these improvements if they still wish. 
As conditioned for them to submit final site and landscape plans, the opportunity to 
develop non-intrusive access amenities (trails, benches) is available (Conditions I.D, 
III.E, V.D). 

With regard to the building setback variance, the current building is significantly non-
conforming under the County Code because it extends beyond the property line. No •. 
major reconstructions are allowed to significantly non-conforming structures without 
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specific findings being made under section 13.1 0.265.j. Given that the right-of-way into 
which the current building intrudes may be needed in the future for public or vehicular 
access purposes, it would be difficult to make such findings. Instead, the County the 
granted a variance to allow for a "0" setback, thereby requiring the portion of the 
building within the Caltrans right-of-way to be removed, as shown on the applicants' 
plans. Actually, the County-approved plans show about a four foot setback from the 
property line at the Highway One right-of-way to the base of the structure. The roof of 
the building extends closer. This leaves some room for an accessway on the property 
by the building, if necessary. Therefore, with a condition (1.0.1) that there be a four 
foot setback from the property line, the variance is appropriate for the reasons stated in 
the County's findings (see Exhibit 2). These are incorporated by reference with the 
substitution of the "PR" setback of 30 feet being varied, not the "C-1" district's 10 foot 
setbacks. 

Parking: In order to meet the visual policies, conditions are imposed to reduce the 
area available for parking, as described above. This means that the existing informal 
parking area will not be converted to a permanent lot. Although counts are not 
available, site inspections and aerialphoto review (1967, 1978, 1987, 1990) reveal the 
continuous pattern of use on this parking area. The appellants indicated, and staff has 
observed, that between three and ten cars is common; whether they are all on the 
subject site or partially on the adjacent site is unknown. Similarly, the applicants' traffic 
consultants stated that on Tuesday October 1, 1997 and Saturday September 28, 1996 
(both clear and sunny days) they "observed no more than 10 parked vehicles in this 
parking area at any time although the parking area has the capacity to store more than 
10 vehicles." The Davenport Beach and Bluffs Addendum to the General Plan for the 
North Coast Beaches estimates 40 vehicles parked in the area during summer 
weekends. The effect of the applicants' proposal is uncertain. It appears to potentially 
offer an opportunity for some continued and improved public parking (e.g., paving, 
safer ingress/egress, connection to neighboring site shown for public parking in 
General Plan for the North Coast Beaches). However, the Commission found (in 
determining Substantial Issue): 

As approved by the County, the proposed project theoretically needs every 
one of the designated 79 spaces, including spaces on the upper bluff level 
historically used by the public. None would be left over for the public who do 
not patronize the project. Only some of the uses proposed are visitor
serving and whether they will cater to the drive-by public is uncertain. There 
is nothing in the County approval to prevent site owners from privatizing the 
parking; e.g., requiring all who park there to patronize the establishment. 
Furthermore, with all possibility of public parking potentially precluded, the 
motoring public who wishes to stop will have to park elsewhere, thereby, 
generating a cumulative parking and visual issue, as discussed in other 
findings. 

Elimination of the proposed upper parking lot is appropriate here due to the concerns 
with applicants' proposal detailed above and the overarching need to protect the public 
viewshed. There is still available parking on the adjacent Caltrans right-of-way and the 
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adjacent lot (the applicants' land only contains about one-third of the this informal 
parking area), and the County is in the process of studying this issue. In approving this • 
permit for a modified project, the Commission recognizes that there is a need for 
continued and improved public parking in the Davenport area. In addition to public 
parking provisions being built into specific project reviews, the current Davenport Town 
Planning exercise under the official auspices of the Board of Supervisors needs to be 
completed. In particular, there should be a focus on reexamining the General Plan for 
the North Coast Beaches' proposals together with other possible parking strategies, 
including the use of areas across the railroad tracks where automobiles might be 
hidden. A future coastal permit could revisit the issue of parking for this particular site. 

With regard to the parking that will still be provided for the project's patrons, a condition 
is necessary to ensure that the site's uses do not generate a demand (based on County 
standards) that exceeds the available parking area (Conditions IV.A.2, IV.A.8). This will 
involve a two-step process. First, the applicants will have to redesign the parking area, 
based on County standards, and calculate the amount of spaces available. Then, these 
will have to be allocated among uses. The essence of County conditions IV.A.B and 
IV.A.9 regarding parking lot requirements can be retained; however, the required bicycle 
spaces, loading areas, etc., have to be recalculated based on the final approved uses of 
the permit. And, given the reduction in parking area, only one handicapped space is 
necessary. 

Traffic: The conditioned reduction in project intensity will serve to reduce the amount of 
traffic generated on the site. This will mean somewhat less traffic on Highway One than 
projected for the project as originally proposed. And, this greater amount did not result 
in any policy inconsistency. The Commission, thus, concurs with the County finding that, 
"These increases in peak hour volumes will not change the operational level of service 
on this segment of Highway One from its current LOS rating of 'C.'" Furthermore, to 
ensure smooth traffic flow and minimize impacts, County conditions III.D and V.F, 
developed in consultation with Caltrans regarding encroachments and a "4-legged" 
intersection with Highway One, can be retained. 

This conditioned approval eliminates the proposed upper parking lot, meaning that all 
parking will occur on the existing lower lot. The County approval had retained use of 
the lower parking lot area. However, left turns into this lot from Highway One 
northbound are prohibited by Caltrans and the County condition (V.F) reiterated that 
prohibition. Since this will now be the only parking lot serving the project site, the 
County conditions may have to be adjusted, as provided for in this approval. One 
option would be to accommodate left turn movements into the project site. This will 
require the applicants to construct a left-turn lane on Highway One, which entails 
widening Highway One to the south. This may be problematic, given the steep slopes 
and possible riparian vegetation present. Another option would retain the left turn 
prohibition, requiring northbound patrons to travel further north and then make a U-turn. 
In that case installing directional signage to show how legal access to the site is to be 
accomplished would be helpful. Some residents have expressed concerns that patrons 
will instead circle through Davenport streets to access the site. If this occurs and adds 
excessive traffic to the local streets, it could lead to traffic controls on these streets. In 

• 

• 
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conclusion, the Commission recognizes that there are complications to limiting parking 
and hence site access to one location. However, this has been the historic parking and 
access as the site use has evolved, and is the most screened location from a visual 
resource perspective. Therefore, the applicants will have to comply with whatever 
requirements are imposed by the County and Caltrans. Since this will entail different 
plans than submitted with the application, there is a need for the applicants to submit 
final off-site improvement plans for review, as conditioned (1.0.4). 

As so conditioned in all of these ways, the proposed project is consistent with the cited 
local coastal program and Coastal Act policies regarding access, parking, and traffic. 

4. Public SeNices: Sewer and Water 

a. Applicable Local Coastal Program Provisions: 

The following 1994 General Plan and Local Coastal Program for the County of Santa 
Cruz provisions are applicable to these contentions: 

2.1.4 Siting of New Development. Locate new residential, commercial, or 
industrial development, within, next to, or in close proximity to existing 
developed areas with adequate public services and where it will not have 
significant adverse effects, either individually or cumulatively, on 
environmental and natural resources, including coastal resources . 

2.2.2 Public Infrastructure (Facility and Service) Standards for General 
Plan and Local Coastal Program Amendments and Rezonings: For 
all ... rezonings that would result in an intensification of ... land use, consider 
the adequacy of the following services, in addition to those services required 
by policy 2.2.1 [water, sewer, etc.] when making findings for approval. Allow 
intensification of land use only in those areas where all service levels are 
adequate, or where adequate services will be provided concurrent with 
development. .. 

5.6.1 Minimum Stream Flows for Anadromous Fish Runs. Pending a 
determination based on a biologic assessment, preserve perennial stream 
flows at 95% of normal levels during summer months, and at 70% of the 
normal winter baseflow levels. Oppose new water rights applications and 
time extensions, change petitions, or transfer of existing water rights which 
would individually diminish or cumulatively contribute to the diminishment of 
the instream flows necessary to maintain anadromous fish runs and riparian 
vegetation below the 95%fi0% standard. 

5.6.2 Designation of Critical Water Supply Streams Designate the 
following streams, currently utilized at full capacity, as Critical Water Supply 
Streams: Laguna, Majors, Liddell, San Vicente, Mill, and Reggiardo 
Creeks;... Oppose or prohibit as legal authority allows, new or expanded 
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water diversion from Critical Water Supply Streams. Prohibit new riparian or 
off stream development or increases in the intensity of use, which require an • 
increase in water diversions from Critical Water Supply Streams. Seek to 
restore in-stream flows where full allocation may harm the full range of 
beneficial uses. 

Program G [under Chapter 5.6] Develop more detailed information on 
streamflow. characteristics, water use, sediment transport, plant and soil 
moisture requirements, and habitat needs of Critical Water Supply Streams 
and streams located in the coastal zone. Use this information to formulate a 
more detailed strategy for maintenance and enhancement of streamflows on 
Critical Water Supply Streams and to better understand the role of 
streamflows in watershed ecosystems and provide a basis for cooperative 
management of watershed ecosystems/ 

Objective 7.18b Water Supply Limitations. To ensure that the level of 
development permitted is supportable within the limits of the County's 
available water supplies and within the constraints of community-wide goals 
for environmental quality. 

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. Project shall not be approved in areas that do not 
have a proven, adequate water supply. A written commitment is a letter from 
the purveyor guaranteeing that the required level of service for the project will 
be available prior to the issuance of building permits. 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 .19.1 Sewer Service to New Development: Concurrent with project 
application, require a written commitment from the service district. A written 
commitment is a letter, with appropriate conditions, from the service district 
guaranteeing that the required level of service for the project will be available 
prior to issuance of building permits... The County decision making body 

• 
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shall not approve any development project unless it determines that such 
project has adequate sewage treatment plant capacity . 

7.20.1 Community Sewage Disposal Systems, ... Within the Rural Services 
Line .... Community sewage disposal systems should be sized to serve only 
the buildout densities for lands within the RSL. 

b. De Novo Coastal Permit Findings 

In order to approve a coastal permit for the project, the cited local coastal program policies 
have to be satisfied. As conditioned to limit the intensity of use (by the parking limitations 
discussed above), the amount of water used and wastewater generated will likely be less 
than projected in the county permit file. For example, if the use of the building was a bed 
and breakfast or motel of 20 rooms (some "units" may be comprised of more than one 
room) and a day spa, then projected water use would be approximately 4,510 gpd instead 
of the projected 5,293 gpd. Wastewater generation would be correspondingly reduced. (It 
would be about 500 gpd less, which is the amount of water use projected for irrigation.) 

When the juice plant was in operation in the late 1980's and early 1990's, average daily 
water use was in the range of 10,000 gallons per day, since then, as noted, it has been 
2,300 gpd. Therefore, the project will result in more water use than recently, but much less 
than in the previous period. According to the County permit file, the owners actually have 
paid for a water connection for 4,216 gpd. They may be able to stay within this amount of 
use under the noted permit conditions. If not, then to comply with 1994 General Plan and 
Local Coastal Program policy 7 .18.2, they will need an updated written commitment from 
the Davenport Water and Sanitation District guaranteeing that the required level of service 
for the project will be available prior to the issuance of building permits, as conditioned. 

With regard to wastewater the County permit file indicates that the property owners paid a 
sewer service connection fee for 1 ,405 gpd (prior to that time the parcel utilized an on-site 
septic system). The Sanitation District estimated thatthe proposed project would generate 
4,792 gpd and thus required a connection fee (equaling $43,038) based on the difference, 
after a 50 gpd credit for one residential unit. Just as for water, the applicants will need an 
updated service commitment letter for any amount of wastewater to be generated above 
the 1 ,405 gpd in order to satisfy policy 7 .19.1, as conditioned. The Sanitation District has 
secured the necessary funding for the sewer replacement project and is now advertising for 
bids to construct the project. 

The County conditioned the project to be completed in three phases. Such phasing seems 
unnecessary, especially with the required revisions to the project. But, if the revised water 
calculations exceed the 4,216 gpd figure or the revised wastewater calculations exceed the 
1 ,405 gpd figure, then phasing the project and hence the building permits, would be a way 
of allowing some construction to occur before all the system improvements are completed. 
Since the day spa consumes much water, it could be deferred or eliminated, if necessary. 
The essence of County conditions IV.A.13, IV.B, and IV.C regarding paying for the water 
and wastewater system improvements can be retained; the required payments would have 
to be recalculated based on this conditional approval. Furthermore, County condition VI.B 
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can be retained to require water conservation practices, for landscape irrigation. As so 
conditioned in all of these manners, the project is consistent with the relevant local coastal 
program policies. 

5. Nonpoint Source Pollution 

a. Applicable Local Coastal Program Provisions 

The following 1994 General Plan and Local Coastal Program for the County of Santa Cruz 
provisions are applicable to this topic: 

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 Control 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 urban street designs; and (b) oil, grease and silt traps for 
parking lots ... or .commercial ... development. 

5.7.5 Protecting Riparian Corridors and Coastal Lagoons. 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. 

7.23.1 New Development. ...Require runoff levels to be maintained at 
predevelopment rates for a minimum design storm as determined by Public 
Works Design Criteria to reduce downstream flood hazards and analyze 
potential flood overflow problems. Require on:.site retention and percolation 
of increased runoff from new development in Water Supply Watersheds and 
Primary Groundwater Recharge Areas, and other areas as feasible. 

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: ... (b) construct oil, grease and silt traps from parking lots ... or 

• 
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commercial ... development. Condition development project approvals to • 
provide ongoing maintenance of oil, grease and silt traps. 



• 

• 

• 

A-3-SC0-98-101 Bailey/Steltenpohl Mixed Use Project Page 55 

b. De Novo Coastal Permit Findings 

In order to approve a coastal permit for the project, all of the cited local coastal program 
policies have to be satisfied. This can be accomplished by retaining the County conditions 
III.G, V.B, and VI.C regarding drainage and erosion control. Also, as conditioned to 
eliminate the upper parking lot, policy 7 .32.2's call for minimizing impervious surfaces is 
met. Therefore, as conditioned, the proposed project is consistent with the relevant local 
coastal program policies. 

6. Archaeological Resources 

a. Applicable Local Coastal Program Provisions: 

The following 1994 General Plan and Local Coastal Program for the County of Santa Cruz 
provisions are applicable to this topic: 

5.19 Archaeological Resources Objective: To protect and preserve 
archaeological resources for their scientific, educational and cultural values, 
and for their value as a local heritage. 

5.19.2 Site Surveys: Require an archaeological site survey as part of the 
environmental review process for all projects with very high site potential as 
determined by the inventory of archaeological sites, within the Archaeological 
Sensitive Areas, as designed on General Plan and LCP Resources and 
Constraints Maps filed in the Planning Department. 

5.19.4 Archaeological Evaluations: Require the applicant for development 
proposals on any archaeological site to provide an evaluation, by a certified 
archaeologist, of the significance of the resource and what protective 
measures necessary to achieve General Plan and LCP Land Use Plan 
objectives and policies. 

Regarding Implementation, County Code Chapter 16.40 has detailed provisions to protect 
"Native American Cultural Sites." 

b. De Novo Coastal Permit Conditions 

In order to approve a coastal permit for the project, the cited local coastal program policies 
have to be satisfied. This can be accomplished by retaining County condition V.l regarding 
ceasing work if archaeological resources are found. As so conditioned, the project is 
consistent with the relevant local coastal program policies . 
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7. Cumulative & Growth-Inducing Impacts 

a. Applicable Local Coastal Program Policies 

The following 1994 General Plan and Local Coastal Program for the County of Santa Cruz 
provisions are applicable to this topic: 

2.1.3 Maintaining a Rural Services Line. Maintain a Rural Services Line to 
serve as a distinct boundary between rural areas and existing enclaves with 
urban densities. Prohibit the expansion of the Rural Services Line. 

2.1.4 Siting of New Development. Locate new residential, commercial or 
industrial development,. within, next to, or in close proximity to existing 
developed areas with adequate public services and where it will not have 
significant adverse effects, either individually or cumulatively, on 
environmental and natural resources, including coastal resources. 

2.3.5 Areas Within the Rural Service Line: Utilize a Rural Services Line 
(RSL) to recognize and delineate Davenport, Boulder Creek, ... as areas 
which exist outside the Urban Services Line but have services and densities 
of an urban nature. Allow infill development consistent with designated urban 
densities only where served by a community sewage disposal system ... 

• 

2.23.2 Designation of Priority Sites: Reserve the sites listed in Figure 2-5 • 
for coastal priority uses as indicated. Apply use designations, densities, 
development standards, access and circulation standards as indicated. 

2.23.3 Master Plan Requirements for Priority Sites. Require a master plan 
for all priority sites. Where priority use sites include more than one parcel, the 
master plan for any portion shall address the issues of site utilization, 
circulation, infrastructure improvements, and landscaping, design and use 
compatibility for the remainder of the designated priority use site. The Master 
Plan shall be reviewed as part of the development permit approval for the 
priority site. 

Figure 2-5 Coastal Priority Sites - North Coast: 
• Identifies the Davenport Bluffs, Parcels 058-072-01,02,03, as a priority use site. 
• The Designated Priority Use is existing Parks, Recreation and Open Space with 
development of coastal access overlook, parking and supporting facilities. 
• Special Development Standards require depression and landscaping of parking 
areas to limit visibility from Highway 1 and to maintain unobstructed coastal views and 
the use of low growing vegetation that will not obstruct views. Eliminate all roadside 
parking along the property frontage and provide interior pedestrian circulation to 
separate pedestrians from Highway 1. 
• Circulation and Public Access Requirements Coordinate improvements with the 
parking on parcel 058-121-04. Provide safety improvements for pedestrians crossing • 
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Highway 1 and the railroad right-of-way, improved traiis to the beach and bluffs 
including safety barriers on the bluffs and near the railroad tracks . 

The North Coast Beaches Unified Plan, which is contained in the County General Plan 
also discusses this property adjacent to the subject site. The Enhancement Plan for 
Davenport Bluffs shows a 23 -26 space unpaved parking lot directly adjacent to the 
subject project's proposed parking lot. Also shown is a loop trail (along the edge of the 
bluff and along the railroad tracks) on the property seaward of the subject site. 

Regarding Implementation, County Code Section 13.11.072(a)2(i) provides: 

Coordinated Development: Coordinated site design (including shared parking 
and circulation systems ... ) shall be encouraged on adjacent parcels with similar 
uses. In such cases, mutual access easements granted to each property owner 
are necessary. Site plans which allow for future shared use between adjacent 
parcels are encouraged,., 

b. De Novo Coastal Permit Conditions 

In order to approve a coastal permit for the project, the cited local coastal program 
policies have to be satisfied. With regard to minimized impacts on adjacent recreational 
lands, construction-related impacts need to be addressed. County condition V.C 
regarding dust control can be retained. Also, to ensure that excess material is not 
dumped on recreationally-used lands, the essence of County condition V.A regarding 
proper disposal of fill materials can be retained. This condition additionally needs to 
specify that disposal sites are properly permitted. 

With regard to opening the adjacent site to increased use via the parking lot connection, 
visually-related conditions to eliminate the proposed parking lot will result in this 
connection not being approved at this time. As discussed above, the question of more 
parking in the vicinity should be left to a future planning process which can address 
cumulative impacts. The visually-related conditions also serve to.demonstrate that any 
visible rural development west of Highway One must be carefully designed to meet all 
local coastal program policies. As so conditioned, the project is consistent with the 
relevant local coastal program policies and will not set an adverse precedent for any 
similar future proposals. 

8: Geotechnical 

a. Applicable Local Coastal Program Policies 

Chapters 16.10 "Geologic Hazards" and 16.20 "Grading" of the County Code enumerate the 
relevant geotechnical requirements to be followed . 
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b. De Novo Coastal Permit Conditions 

In order to approve a coastal permit for the project, local policies addressing structural • 
stability and erosion control have to be satisfied. These can be met by retaining County 
conditions II.C, III.F, IV.A.11, V.D, and V.J.3 regarding geotechnical review. 

9. Biological 

a. Applicable Local Coastal Program Policies 

Several 1994 General Plan and Local Coastal Program for the County of Santa Cruz policies 
primarily in Chapter 5.2 ("Riparian Corridors and Wetlands") and corresponding ordinance 
provisions primarily in Code Chapter 16.30 ("Riparian Corridor and Wetland Protection) apply. 
In particular, Section 16.32.090 of the County Code states in part: 

(b) The following conditions shall be applied to all development within any 
sensitive habitat area: ... 

2.. Dedication of an open space or conservation easement or 
equivalent measure shall be required as necessary to protect the 
portion of a sensitive habitat which is undisturbed by the proposed 
development activity or to protect a sensitive habitat on an adjacent 
property .... 

b. De Novo Coastal Permit Conditions 

In order to approve a coastal permit for the project, policies addressing biological 
resources have to be satisfied. This means that the riparian corridor on the property, 
relating to San Vicente Creek, has to be protected. Most of this area is designated on 
the land use plan and is zoned "Parks, Recreation and Open Space." No development 
is shown to occur in this area, which is the southeastern portion of the parcel. However, 
if a left-turn lane on Highway One needs to be constructed, this area may be impacted. 
Therefore, it is necessary to require final off-site improvement plans to be submitted. In 
order to satisfy Code Section 16.32.090(b)2, a condition (III.C) is necessary to provide 
protection of the riparian corridor. The corridor has only been generally mapped. Since 
no development is planned to occur in this area, protecting the entire portion of the 
property shown on Exhibit 4 is sufficient. As an alternative, site-specific resource and 
buffer mapping could occur to determine a more precise area to protect. As so 
conditioned, the project is consistent with the relevant local coastal program policies . 

• 

• 
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C. California Environmental Quality Act (CEQA) 

The County issued a Negative Declaration with 11 mitigation measures under CEQA for 
this project on February 24, 1998. A mitigation monitoring program was part of the final 
project approval (See Exhibit 2). By and large County conditions providing 
environmental mitigation measures have been retained in this approval. However, this 
report has identified and discussed certain additional potential adverse impacts not fully 
addressed by the local government. Additional or modified conditions have been 
attached to this permit to address these. Without these conditions, the project would 
not be the least environmentally damaging feasible project that could occur on the site. 
There are no additional feasible mitigation measures that would lessen any significant 
adverse effects on the environment within the meaning of the California Environmental 
Quality Act (CEQA). Therefore, the project is found consistent with CEQA. 
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Permit 95-0685 
A.P.N. 58-121-04 

EXHIBITS 

Commercial Development Permit No. 95-0685 

Applicant and·Property Owner: Greg Steltenpohl and Fred Bailey 

Assessor's Parcel No. 58-121-04 

Property location and address: Southwest side of Highway 1 opposite the. 

highway's intersections with Davenport Avenue and Center street (3500 

Coast Highway 1, Davenport) in the North Coast Planning Area 

Exhibit A-. Architectural Plans prepared by Franks Brenkwitz and Associates dated 
March 4, 1998 consisting of q sheets: 

Sheet A-1 -Title Sheet 
Sheet A-2 - Site Plan . 
Sheet A-3 - Landscape of Entire Site 
Sheet A-3.1 - Landscape Plan of New Parking Lot 
Sheet A-4 - Existing Floor Plan of Building 
Sheet A-5 - Lower Floor Plan 
Sheet A-6 - Upper Floor Plan 
Sheet A-7- Exterior Elevations 
Sheet A-8 - Exterior Elevations · 

Exhibit B - Preliminary Grading and Drainage Plans prepared by Bowman and 
Williams dated March 4, 1998 consisting of 3 sheets: 

Sheet C-1 -Plan View of Northwestern Portion of Site 
Sheet C-2 - Plan View of Central Portion of Site 
Sheet C-3 - Cross-sections 

I m 

OCT 2 9 1998 

, Cfo.L!FORNIA 
COASTAL COMMISSION 
('C',\IT'i:::>l\1 l"f"An..,.. •~; •• 
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. CONDITIONS 

I. The development approved by this permit and the special reporting requirements 
are specified below. 

A This permit au~horizes the construction of a commercial mixed use 
building with two residential dwelling units to be constructed in three 
phases and associated parking areas according to Exhibit A; and the 
grading necessary to construct the new parking area in accordance with 
Exhibit B. The permit includes a Variance to reduce the front yard 
setback to 0 feet for a 53 lineal foot portion of the building. The 
construction phases are as follows: 

Phase 1·- Reconstruction of the northwest half of the existing building to 
include restaurant/cafe, retail shops and conference meeting rooms on 
the upper floor and micro-juicery and warehouse and 3 offices on the 
lower floor and the new 66 vehicle space parking lot. 

Phase 2- Reconstruction of the southeast half of the existing building to 
include 1 office and 3 visitor accommodation units on the upper floor and 
1 office, a day spa, 2 visitor accommodation units and 1 dwelling (for 
caretaker) on the lower floor and renovation of the existing parking lot to 
provide for 13. vehicle spaces 

Phase 3- Construction of a detached greenhouse of 750 square foot 
greenhouse and "boat house" dwelling as shown on sheet A-3 of Exhibit 
A 

Phases 1 and 2 may be implemented either separately or simultaneously. 
However, separate implementation will require total completion of phase 1 
before commencing phase 2. In any case, phase 3 shall not occur until 
phases 1 and 2 are completed. 

B. This permit supersedes all previous discretionary permits approved for 
this parcel. 

C. 

Page 1 of Exhibit 1 

This permit shall be reviewed by the Planning Commission at the end of 
each development phase to determine if all permit conditions have been · 
adequately implemented. In the case of simultaneous implementation of 
phases 1 and 2, the Planning Commission shall review the project initially, 
upon completion of the 66 vehicle parking lot and sequentially after th~ 
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completion of all phase 1 and 2 requirements. The Planning Commission 
shall schedule the public hearing review of this permit if, during the 
Commission's review of a status report prepared by Planning staff, it is 
determined that a public hearing will facilitate compliance with the 
requirements of this permit. 

II. Prior to exercising any rights granted by this permit, including without limitation, 
any construction or site disturbance, the applicant/ owner shall: 

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

B. Obtain a Building Permit for Phase 1 of the project from the Santa Cruz 
County Building Official. Construction drawings for phase 1 shall conform 
to Exhibit A. Building Permits for phases 2 and 3 of the project shall be 
required. Construction drawings for these two phases shall also conform 
to Exhibit A. Building Permits for these construction phases shall be 
issued after the Building Permit for phase 1 has been fina!ed if phases 1 
and 2 are constructed separately. 

C. Obtain a Grading Permit from the County of Santa Cruz Planning 
Department. Final Grading Plans shall co~form to Exhibit B. (Refer to 
Condition III.F). · 

D. Pay a Negative Declaration filing fee of $25.00 to the Clerk of the Board 
of the County of Santa Cruz as required by the California Department of 
Fish and Game mitigation fees program. 

IlL Prior to issuance of a Building Permit for phase 1 of the project the 
applicant/owner shall: 

A Dedicate a permanent public easement for pedestrian beach access over 
the existing trail located southeast of the existing building. The easement 
document shail be reviewed and approved by County·Pianning staff and 
County Counsel prior to recordation of the document. 

B. Dedicate a permanent public easement over the existing trail paralleling 
the coastal side of the rail road tracks and a route that joins this trail to . 
Highway 1 that includes the new stairway described in conditions III.E and 
V. D for pedestrian beach access. This easement will include 4 foot wide 
strip of land across the parking lot from the stairway to the Highway 1 
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right-of-way. The easement document shall be reviewed and approved 
by County Planning staff and County Counsel prior to recordation. 

C. Dedicate a permanent right-of-way over the driveway entrance to the 66 
vehicle parking lot and a connecting route of a least 2q feet in width to 
adjoin with AP.N. 58-121-03 for the purpose of providing shared vehicle 
access with A.P.N. 58-121-03 if that parcel is developed in the future. 
The right-of-way document shall be reviewed and approved by County 
Planning staff and County Counsel prior to document recordation. 

D. Obtain an Encroachment Permit from Caltrans for the installation and 
maintenance of landscaping as shown on sheet A-3.1 of Exhibit A 

E. Obtain a Building Permit for the construction of a public pedestrian 
stairway to traverse the slope at the northwest corner of the site as shown 
on sheet A-3.1 of Exhibit A The construction drawings shall be reviewed 
. and approved by a geotechnical· engineer. 

F. 

G. 

P::tce I( ofF.xhihit I)... 

Obtain a Grading Permit. This requires submittal of a grading permit 
application to the building counter of the Planning Department, including 
two copies of complete grading, drainage, and erosion control plans in 
conformance with minimum County standards. The plans shall conform to 
Exhibit B of this permit. The permit fee in effect at the time of submittal • 
shall be paid. 

To prevent any soil of bluff instability problems on the project site, all 
project development shall follow the recommendations of the geotechnical. 
report prepared for this project by Reynolds and Associates dated May 5, 
1997 and its addendum report, including the ,requirement that all grading 
and paving associated with the new parking' lot be set back a minimum of 
25 feet from the edge of the bluff that borders the southwestern edge_of 
the parcel. All requirements of the approved Grading Permit are, by 
reference, hereby incorporated into the conditions of this permit. 

No land clearing, grading or excavating shall take place between October 
15 and April 15 unless a separate winter erosion-control plan is approved 
by the Planning Director. 

Submit final engineered drainage plans to County Planning for review and 
approval as part of the Grading Permit application submittal. Final 
grading plans shall conform to Exhibit B of this permit. To prevent 
discharges from carrying silt, grease and other parking lot contaminants, 

• 

• 

• 
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the final drainage plan shall incorporate a silt and grease trap at the most 
downstream inlet of the parking lot drainage facilities. 

IV. Prior to the issuance of a Building Permit for any of the 3 construction phases, 
the owner/applicant shall: · 

A Submit construction drawings that are in substantial conformance with 
Exhibit A and which include the following: · 

1. Exterior elevations identifying finish materials and colors in 
conformance with condition IV.A.12 of this permit. 

2. Floor plans identifying each room and its dimensions. 

3. Provide complete screening from public view all rooftop mechanical 
and electrical equipment. 

4. A site plan showing the location of all site improvements, including 
but not limited to, points of ingress and egress, parking areas, 
loading areas, turnarounds, trash and recycling enclosures, utility 
connections, easements and pedestrian trail routes. 

5. All new electrical power, tele.phone and cable teiE?vision service 
connections shall be installed underground. Pad mounted 
transformers shall not be located in the ·front setback or in any area 
visible from public view unless they are completely screened by 
walls and/or landscaping or installed in underground vaults. Utility 
meters, such as gas meters and electrical panels shall not be 
visible from public streets or bui!ding_entries. 

6. A final sign plan showing dimensions, location, material and colors. 
No sign illumination is allowed. Plastic shall not be used a sign 
material. Commercial signage shall be limited to one freestanding 
sign at each project entrance. Both signs shall be designed to 
consistent with the architectural character of the main building and 
as an integral part of the landscape area. Both signs must be set 
back 5 feet from the edge of the Highway 1 right-of-way and shall 
not obstruct sight distance of motorists or pedestrians. The 
maximum height of each sign is 7 feet above grade. The total 
aggregate sign area of both signs is 50 square feet. 

7. Parking, loading and circulation areas shall be surfaced with a 
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8. 

minimum of 2 inches of concrete finished as colorized stamped 
concrete as specified in Exhibit C of this permit. The pedestrian 
route from the edge of Highway 1 to the stairway described in 
condition Ill. F shall be defined with another type of paving material 
such as interlocking concrete paver block. 

The two parking areas shaH include 79 parking spaces (of which 
40% may be designed to compact car standards). Four of the 
spaces must be designed as handicapped accessible parking 
spaces. These spaces shall be located as shown on Exhibit A. 
Twenty-three bicycle parking spaces shall also be provided as 
shown on Exhibit A. All spaces and loading berth shall be 
delineated by a variation in the color and pattern of the stamped 
concrete surfacing and defined by wheel stops. The size of each 
standard parking space shall be not less than 18' X 8-1/2'. 
Compact spaces shaH be at least 16' X 7-1/2'. Handicapped 
accessible spaces shall be 18' X 14'. Each bicycle space shall be 
6' X 2' in size and equipped with a parking rack to support the 
bicycle and be of sufficient material and strength to prevent 
vandalism and theft. 

9. _At least 2 loading spaces ( sized"45' X 14') sha!l be provided and 
• ·designed in accordance with sections 13.10.570-.571 of the 

County Code . 

. 1 0. The lighting of all parking and circulation areas shall be limited to 
pedestrian oriented lighting not to exceed 3 feet in height. This 
lighting shall be minimized to the amount necessary for safety 
purposes. One such light standard on each side of each driveway 
entrance to the project shall be permitted. Other lighting shall be 
located where necessary to allow safe pedestrian use of the 
parking area at night. All lighting shall be designed so it doe~ not 
produce any glares off-site. 

• 

• 

11. Follow all recommendations of the geotechnical report prepared by 
Reynolds and Associates for this project dated May 5, 1997 and its 
addendum, regarding the construction and other improvements on 
the site, including the requirement that all grading and paving 
associated with the parking lot be setback a minimum of 25 feet 
from the edge of the bluff that borders the southwestern edge of 
the parcel. All pertinent geotechnicai report recommendations • 
shall be included in the construction drawings submitted to the 
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·B. 

County for a Building Permit. All recommendations contained in 
the County acceptance letter( s) dated November 3, 1997, shall be 
incorporated into the final design. A plan review letter from the 
geotechnical engineer shall be submitted with the plans stating that 
the plans have been reviewed and found to be in compliance with 
the recommendations of the geotechnical engineer. 

12. To minimize the visual impact of the main project building to 
insignificant levels and allow ocean vistas to be retained at the 
northwest portion of the parcel, these features shall be 
incorporated into the project: 

a. 

b. 

The exterior colors at the main project building shall be 
·earthen tone colors that blend with the surrounding 
landscape or corrugated metal siding replicating an 
agricultural building, both of which have been approved by 
County Planning; 

The landscape plan prepared for this project prepared by 
Franks Brenkwitz and Associates dated March 4, 1998 
(sheet A-3.1 of Exhibit A) shall be implemented prior to final 
inspection and clearance of the Building Permit for phase 1 
of the project; 

c. Any fencing in the vicinity of the parking lot shall be limited 
to the rustic split rail fencing shown on the landscape plan 
that restricts access to the edge of the bluff southwest of the· 
parking lot. 

13. Final plans shall note that Davenport Water and Sanitation District 
will provide water service and sewer service and shall meet a!l 
requirements of the bi~trict including payment of any COf!nection 
and inspection fees as specified in the two following conditions 
below. Final engineered plans for water and sewer connection 
shaH be reviewed and accepted by the District. 

To prevent over utilization of the Davenport Water and Sanitation 
District's domestic water supply, the owner/applicant shall provide the 
necessary improvements to the District water treatment plant as 
determined by the District for an additional 3,000 gallons/day of domestic 
water use. The installation of improvements may be spread over a time 
period specified by the District as long as, at least one-half of the 
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necessary improvements are installed prior to the final inspection and 
clearance of the Building Permit for phase 1 of the project and all 
remaining improvements are completed prior to the final inspection and 
clearance for phase 2. 

C. To prevent over capacity problems from being exacerbated from project· 
sewage discharges into the Davenport Water and Sanitation District's 
sewer system, the owner/applicant shall pay the appropriate sewer 
connection charges, as calculated by the District, to pay for the 
necessary sewer system upgrades. At least 50% of the total fee charges 
shall be paid prior to the issuance of a Building Permit for phase 1 of the 
project. An additional payment of at least 43% of the total charges shall 
be paid prior to issuance of the Building Permit for phase 2 construction. 
The remaining 7% of the total charges shall be paid prior to issuance of 
the Building Permit the phase 3 construction. A Certificate of Occupancy 
shall not be issued by County Planning for any construction phase until 
the planned sewage system improvements have been completed by the 
Davenport Water and Sanitation District. 

D. Meet all requirements and pay the appropriate plan check fee of the 
C~lifornia Department of Forestry and Fire Protection 

E. Pay ttle Santa Cruz County Park Dedication fee in effect atihe time of 
Building Permit issuance for phase 3. On March 25, 1998, this fee would 
total$ 538.00 for a 1 bedroom single-family dwelling. · 

F. Pay the Santa Cruz County Child Care fee in effect at the time of Building 
Permit issuance. On March 25, 1998 the fee is calculated as follows: 

1. $0.12/square foot of warehouse floor· area; 

2.. $0:23/square foot of floor area for all other approved commercial 
and visitor-serving uses; and 

3. $109.00/bedroom for single-family dwellings (phase 3). 

G. Meet all requiremehts of the Department of Public Works and pay all fees 
for Zone 4 Santa Cruz County Flood Control and Water Conservation 
District including plan check and permit processing fees. 

H. Submit a written statement signed by an authorized representative .of the 
Pacific School District and the Santa Cruz High School District in which 

• 

• 

• 
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the project is located confirming payment in full of all applicable developer 
fees and other requirements la'#fully imposed by the school district in 
which the project is located. 

V. All construction shall conform to the approved plans issued for a Grading Permit 
and separate Building Permits. The following requirements shall be met during 
all grading and construction activities: 

A. To prevent this project from contributing to accelerated filling of either the 
City or County of Santa Cruz landfills, the owner/applicant shall have the 
all excess fill material fror:n grading activities that is removed from the site 
transported to Big Creek Lumber Company on Highway 1 for use as 6 
inch cover on the surface of their staging yard or transported to another 
County approved fill site. 

B. To control all surface drainage and prevent erosion impacts, the 
owner/applicant shall implement an engineered drainage plan that 
conforms to the preliminary engineered drainage plan prepared for the 
project by Bowman and Williams dated March 4, 1998 (Exhibit B). The 
final approved plan shall be implemented as part of the Grading Permit for 
this project. A silt and grease trap shall be instafled as discussed in 
condition III.G above at the same time other drainage improvements are 
installed. All improvements specified in the approved plan shall be 
installed prior to final inspection and clearance of the Building Permit for 
phase 1 of the project. 

C. To minimize dust impacts to surrounding properties during excavation for 
the new parking lot, the owner/applicant shall have a water truck on the 
site during all major grading activities and shall have all exposed earthen 
surfaces water sprayed at frequencies that prevent significant amount of 
dust from leaving the project site. 

D. To prevent increased erosion of the steep bluff face that borders the 
southwestern edge of the parcel from increased pedestrian traffic, the 
owner/applicant shall construct a pedestrian stairway to traverse this bluff 
face and ·repair the three areas of pedestrian induced erosion on the bluff 
face prior to final inspection and clearance of the Building Permit for 
phase 1 of this project. The stairway shall be located to provide access 
from the southwest corner of the new parking lot. The stairway shall be 
constructed according to the approved Building Permit plans for this 
improvement (Refer to condition Ill. E) 
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E. To minimize noise impacts to insignificant levels to users of the project 
building, all building construction shall meet noise insulation requirements 
for residential and commercial buildings as specified in the Uniform 
Building Code. 

F. To prevent operational conflicts from occurring from project generated 
traffic, the owner/applicant shall make the following improvements prior to 

G. 

completion of phase 2 of the project: · 

a. Realign the south project entrance driveway to be located directly 
opposite Davenport Avenue to create a u4-legged" intersection with 
Highway 1 according to Caltrans specifications; and 

b. Provide striping and signage on Highway 1 as approved by 
Caltrans which advises northbound motorists that northbound left 
tunis into the south driveway entrance to the project are 
disallowed. 

All new electrical power, telephone, and cable television service 
connections shall be installed underground. · 

H. All improvements shall comply with applicable provisions of the 
Americans With Disabilities Act and/or Title 24 of the State Building 
Regulations. • 

I. Pursuant to Sections 16.40.040 and 16.42.100 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 16.42.1 00, shall be observed. 

J. All construction shall be performed in accordance with the approved 
plans. Prior to final building inspection and building occupancy for each 
construction phase, the owner/applicant shall meet the fallowing 
conditions: · 

1. 

Page If ofExhibit '.l. 

All site improvements shown on the final appraveq Building Permit 
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2. All inspections required by the Building Permit shall be completed 
to the satisfaction of the County Building Official; and 

3. The project geotechnical engineer shall submit a letter to the 
Planning Department verifying that all construction has been 
performed according to the recommendations ofthe accepted geo
technical report: A copy of the letter shall be kept in the project file 
for future reference. 

VI. Operational Conditions. 

A. 

B. 

This permit constitutes a Master Occupancy Program for the project site. 
Those "C-1" and "CT" zone district uses specified below shall be 
authorized to occupy the subject building provided that a Level 1 ·Change 
of Occupancy Permit is issued by the County of Santa Cruz Planning 
Department. No use will be allowed which requires more parking than 
available on site. The "C-1" and "CT" zone district uses allowed on the 
site are as follows: 

1 . Restaurant/cafe 

2. Micro'-juicery and warehouse associated with a restaurant and or 
cafe 

3. Offices, not to exceed 50% of the floor area of the building 

4. · Conference and seminar facilities 

5. Neighborhood scale retail sales (See County Code Section 
13.10.332) 

7. Two residential dwelling units 

8. Day spa, sauna, hot tub uses 

9. "Type A" overnight visitor accommodations (See County Code 
Section 13.1 0.332) 

All landscaping shall be permanently maintained with the species 
specified on the landscape pian. Replacement of any tree or shrub 
fatalities shall be done with the same species as shown on the plan or a 
species with nearly identical characteristics as approved by County 
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Planning. Parking lot landscaping shall always be limited to ground cover 
and low growing (less than 2-1/2 feet in height) shrubs. All hedges 
surrounding the project buildings shall be permanently maintained as 
follows. The Monterey cypress hedge at the southeast and northwest 
ends of the building shall be maintained with a cut height of 7 feet and a 
maximum growth height of 9 feet. The Myoporu·m hedge parallel to 
Highway 1 shall be maintained with a maximum height that does not . 
exceed the height of the main building. The maintenance of landscaping 
shall include the following practices: 

1. Soil Conditioning. In new planting areas, soil shall be tilled to a 

2. 

depth of 6 inches and amended wtth six cubic yards of organic 
material per 1,000 square feet to promote infiltration and water 
retention. After planting, a minimum of 2 inches of mulch shall be 
applied to all non-turf areas to retain moisture, reduce evaporation .. 
and inhibit weed growth. 

Irrigation Management. All required landscaping shall be provided 
with an adequate, permanent and nearby source of water which 
shall be applied by an installed irrigation, or where feasible, a drip 
irrigation system. Irrigation· systems shall be designed to avoid 
runoff, overspray, low head drainage, or other similar conditions 
where water flows onto adjacent property, non-ir.rigated areas, 
walks, roadways or structures~ 

3. Appropriate irrigation .equipment, including the use of a separate 
landscape water meter, pressure regulators, ·automated controllers, 
low volume sprinkler heads, drip or bubbler irrigation systems, rain 
shutoff devices, and other equipment shall be utilized to maximize 
the efficiency of water applied to the fandscape. 

4. Plants having similar water requirements shall be grouped together 
in distinct hydrozones and ·shall be irrigated separately. 

5. 

6. 

The irrigation plan shall show the location, size and type of 
components of the irrigation system I the point of connection to the 
public water supply and designation of hydrozones. The irrigation 
schedule shall designate the timing and frequency of irrigation for 
each station and list the amount of water, in gallons or hundred 
cubic feet, recommended on a monthly and annual basis. 

Landscape irrigation should be scheduled between 6:00p.m. and 

Pa2e 1'3 of Exhibit ).. 
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I. ' 

11:00 a.m. to reduce evaporative water loss. 

C. All installed drainage facilities shall be permanently maintained. The silt 
and grease trap shall be maintained on a regular basis according to the 
following monitoring and maintenance procedures: 

1. The trap shall be inspected to determine if it needs to be cleaned 
out or repaired at the following minimum frequencies: 

2. 

a. · Prior to October 15 each year; 

b. Prior to April 1. 5 each year; and 

c. During each month it rains between November 1 and April 1. 

A brief annual report shall be prepared by the trap inspector at the 
conclusion of each October 15 inspection and submitted to the 
property owner and to County Public Works staff within 15 days of 
this inspection. This monitoring report shall specify any repairs 
that have been done or that are needed to allow the trap to 
function adequately. 

D. ~The stairway discussed in condition V.D above shall be permanently 
maintained in good condition by the property owner. Similarly, the 
earthern pedestrian trails described in conditions liLA and 111.8 above 
shall be maintained free from erosion and obstructions by the property 
owner. 

E. Any live or recorded music played on the premises shall not be heard 
beyond the subject property. No music shal.1 be played within the 66 
vehicle parking lot. 

F. The hours for retail and public food serving uses shall be limited to 6:00 
a.m. to 9:00p.m. 

G. Busses must park in tht; lower parking lot and only use the new 66 vehicle 
parking lot to discharge passengers. 

H. In the event that there is non-compliance 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 
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permit revocation . 
. 

VII. As a condition of this development approval, the holder of this development 
approval C'Development Approval Holder"), is required to defend, indemnify, and 
hold harmless the COUNTY, its officers, employee~, 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. 

C. Settlement. The Development Approval Holder shall not be required to 
pay or perform any settlement unless such D~velopment Approval Holder 
has approved the s~ttlement. 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. 

D. Successors Bound. "Development Approval Holder'; shall include the 
applicant and the successor'(s) in interest, transferee(s), and assign(s) of 
the applicant. 

E. Within 30 days of the issuance of this development approval, the 
Development Approval Holder shall record in the office of the Santa Cruz 

• 

• 
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County' Recorder an agreement which incorporates the provisions of this 
condition, or this development approval shall become null and void. 

VI. Mitigation Monitoring Program 

The mitigation measures listed under this heading have been incorporated into 
the conditions of approval for this project in order to mitigate or avoid significant 
effects on the environment. As required by Section 21081.6 of the California 
Public Resources Code, a monitoring and reporting program for the above 
mitigations is hereby adopted as a condition of approval for this project. This 
monitoring program is specifically described following each mitigation measure 
listed below. The purpose of this monitoring is to ensure compliance with the 
environmental mitigations during project implementation and operation. Failure 
to comply with the conditions of approval, including the terms of the adopted 
monitoring program, may result in permit revocation pursuant to Section 
18.10.462 of the Santa Cruz County Code. 

A. 

B. 

Mitigation Measure: Conditions III.F and IV.A.11 (Prevention of SoH 
Instability) 

Monitoring Program: The Grading Permit aQd Building Permit for phase 1 
will not be issued by County Planning until a geotechnical engineer's 
review and approval letter is submitted specifying plan conformance with 
the geotechnical report. Planning staff inspection for the Grading Permit 
will include verification of the required 25 foot setback from the top of the 
steep slope. Neither the Building Permit nor the Grading Permit will be 
finaled without" a final inspection and approval letter from the project 
geotechnical engineer. AI! review letters shall be permanently retained in 
the project file. 

Mitigation Measure:Conditions lii.G, V.B. and VI.C (Provide and Monitor 
. Silt and Grease Traps 

Monitoring Program: The Grading Permit and Building Permit for phase 1 
will not be issued by County Planning without the appropriate number of 
silt and grease traps identified on the final drainage plan. Planning staff 
inspection of the Grading Permit and sign-off for the Building Permit will 
not occur until the traps have been installed according to the approved 
plans. The owner/applicant shall submit monitoring reports, as specified 
by condition Vl.C to the Drainage Section of the County Public Works 
Department. Public Works will advise County Planning of any problems 
with trap maintenance or non-receipt of monitoring reports. In that case, 

-- .. -· ._ •1 ___ fC'1._1 ..... _ 
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Planning will contact the property owner and take appropriate 
enforcement action to correct the problem. 

C. Mitigation Measure: Condition IV.A.12 (Minimization of Visual Impacts) 

Monitoring Program: The requirements of this condition will be checked 
during plan review ("Zoning Plan Check") of the construction drawings 
submitted for Building Permits. A Building Permit for phase 1 and 
subsequently phase 2 will not be .issued until the drawings conform with 
the requirements of this permit condition. Planning staff will verify all 
requirements have been met in the construction of the project before 
holds on the Building Permits for each construction phase have been 
released. Photos of each completed phase of the project will be taken at 
the time the hold is released and permanently retained in the project file. 

D. Mitigation Measure: Condition IV.B (Improvements to the Water 
Treatment facilities of the Davenport Water and 

Sanitation District) 

• 

Monitoring Program: The owner/applicant shall enter into an agreement • 
with the DWSO to provide the needed improvements to the domestic 
water system as required by condition IV. B. ·The Building Permit for each 
phase of constr!-,Jction will not be issued by County Planning until a written 
notification from ~he DWSD staff has been received specifying that an -
agreement between the owner/applicant and DWSD has been approved. 
Requirements to implement the agreement shall be specified in this 
notification. Final inspection and clearance of the Building Permit for 
each phase shall not be granted until all requirements have been 
adequately implemented to the satisfaction of the DWSD staff. Another 
written notification shali be .submitted to Planning by DWSD when all 
improvements required at each construction phase are completed. All 
notifications from DWSD shall be permanently retained in the projeqt file. 

E. Mitigation Measure: Condition IV. C (Improvements to sewer facilities of 
the Davenport Water and Sanitation District) 

Monitoring Program: The Building Permit for each construction phase 
shall not be issued by County Planning until all fees are paid as required 
by condition IV. C. DWSD shall notify County Planing in writing when the 
appropriate fees have been paid. This notification shall be permanently 
retained in the project file. These fees will be added to other monies • 
secured by the DWSD to finance sewer replacements. DWSD will advise 
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F. 

G. 

County Planning and the owner/applicant in writing when the sewer 
improvements are completed. 

Mitigation Measure: Condition VA (Transport of Excess Fill to Approved 
· Fill Site) 

Monitoring Program: The owner/applicant shall inform Big Creek Lumber 
at least 30 days prior to making an application for a Grading Permit to 
confirm that the excess fill material can be deposited at Big Creek's 
lumber yard. If Big Creek no longer wants the material! the 
owner/applicant shall find another appropriate fill site to propose to 
County Planning. The Grading Permit shall not be approved until written 
permission from the fill recipient is provided and the site has been 
approved by County Planning for inclusion into the Grading Permit. The 
owner/applicant shall submit written verification from the fill material 
recipient (Big Creek Lumber or other approved fiil site) to County 
Planning staff specifying the approximate volume of fill material received 
from the project during phase 1 construction. The hold on the Building 
Permit for phase 1 will not be released nor the Grading Permit finaled by 
County Planning until this letter is received. This documentation shall be 
permanently retained in the project file. 

Mitigation Measure: Condition VB. (ll)stallation of Drainage Improve
ments) 

Monitoring Program: The hold on the Building Permit for phases 1 and 2 
shall not be released by Planning staff until all drainage improvements 
have been installed according to the approved plans. 

H. Mitigation Measure: Condition V.C (Minimization of Dust During 
Construction) . · . 

I. 

Monitoring Program: County Planning staff, including the area Building 
Inspector, shall observe dust containment measures on the site during 
construction at all regular inspections. Any observed problems will be 
communicated immediately to the work crew and owner/applicant for 
rectification in 24 hours. A follow-up inspection will occur in 24 hours to 
verify the problem has been corrected. 

Mitigation Measure: Condition V.D (Construction of Pedestrian Stairway 
and Prevention of Erosion on Slope) · 
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Monitoring Program: The owner/applicant shall submit engineered plans 
and a geotechnical report for a Building Permit application to construct 
the stairway described in condition V.D. The plans and geotechnical 
report shall be approved and the Building Permit issued before any other 
Building Permits are issued for this site. The construction of the stairway 
shall be completed and a final inspection letter from the geotechnical 
engineer submitted to County Planning before the hold on phase ·1 
construction is released. 

J. Mitigation Measure: Condition V.E (Noise Insulation) 

K 

Monitoring Program: The owner/applicant shall include information of the 
construction drawings for phases 1, 2 and 3 describing how highway 
noise reduction will be achieved for interior spaces. Building Permits for 
each phase shall not be issued until noise insulation measures have been 
approved by Building Plan Check staff. The area Building Inspector shall 
verify that noise insulation/reduction measures have been adequately 
installed during regular construction inspections. The Building Permit will 
not be finaled without noise reduction measures being approved. 

Mitigation Measure: Condition V.F {Improvements to Avoid Traffic Con
flicts) 

Monitoring Program: The construction dr?wings for phase 2 shall include 
the improvements specified by condition V.F as well as a letter from 
Caltrans demonstrating that the agency has reviewed and approved the 
plans for these improvements. The Building Permit will not be issued until 
these requirements have been met. Planning staff will inspect the site to 
verify that the improvements have been installed as approved. The hold 
on the Building Permit for phase 2 will not be released until the 
improvements have been adequately installed. Photos documenting the 
improvements will be taken and permanently retained in the project file. 

L Mitigation Measure: Condition VI. B (Maintenance of Landscaping) 

Monitoring Program: Planning staff shall observe the condition of 
landscaping during each site inspection. Enforcement staff shall respond 
to citizen complaints regarding landscape maintenance. Any problems 
shall be immediately communicated to the owner/applicant with follow-up 
inspections to verify resolution of problems. 
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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 TWO YEARS FROM DATE OF APPROVAL 
UNLESS YOU OBTAIN YOUR BUILDING PERMIT AND COMMENCE . -

CONSTRUCTION . 

A .., C'Jftr\ no 1/'\1 n,..!l..,. .. tf(';)+-1•---. _1_1 -.~~---.J TT __ T\ ___ ~ .t. 
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Affects to this property were not considered when this rezoning occurred. Therefore 
this rezoning is necessary to allow the uses encouraged by the General Plan. · 

COASTAL ZONE PERMIT FINDINGS: 

1. THAT THE PROJECT IS A USE ALLOWED IN ONE OF THE BASIC ZONE 
DISTRICTS, OTHER THAN THE SPECIAL USE (SU) DISTRICT, LISTED IN 
SECTION 13.10.170(d) AS CONSISTENT WITH THE GENERAL PLAN AND 
LOCAL COASTAL PROGRAM LUP DESIGNATION. 

The mixed uses of visitor accommodations, restaurant, micro-juicery, offices (of less 
than 50% the total floor space of the project building) and ancillary residential units are. 
allowed in the implementing zone districts of the parcel's General Plan designation of 
"Neighborhood Commercial". 

2. THAT THE PROJECT DOES NOT CONFLICT WITH ANY EXISTING EASE
MENT OR D.EVELOPMENT RESTRICTIONS SUCH AS PUBLIC ACCESS, 
UTILITY, OR OPEN SPACE EASEMENTS. 

The project has been designed so that it will not encroach or otherwise impact the -
existing 30 foot wide rail road right-of-way located along the southwestern edge of the 
parcel Caltrans has given preliminary approval for a minor encroachment into the 
Highway 1 right-of-way to maintain project landscaping along the highway side of the 
new parking lot because it will be located in a part of the right-of-way that is not 
planned for traffic use nor development. · 

3. THAT THE PROJECT IS CONSISTENT WITH THE DESIGN CRITERIA AND 
SPECIAL USE STANDARDS AND CONDITIONS .OF THIS CHAPTER PURSU-
ANT TO SECTION 13.20.130 et seq. . . 

• 

• 

Subject to the concurrent approval of the proposed rezoning, the project is consistent 
with the design criteria and special use standards and conditions ofthis chapter .. 
pursuant to Section 13.20.130 et seq., in that the project does not involve excessive 
grading, is visually compatible with the character of the surrounding Highway 1 
commercial frontage of Davenport, has been designed to not block views of the 
shoreline from public areas, has been sited and designed to place the main structure 
within the basic footprint of the existing building thereby making the new building 
subordinate to the character of the site. The project complies with the special stan-
dards of Section 13.20.143 (Davenport Special Community Design Criteria) in that the • 
project provides visitor serving uses, as encouraged by that Section and will provide 

Paae CJ.-1 of Exhibit ::~... A-3-SCO- QR-101 Bailev/Steltenoohl Mixed Use Project 



.. 

• Greg Steltenpohl and Fred Bailey 
Permit 95-0685 

• 

• 

A.P.N. 58-121-04 

adequate parking as determined by Sections 13.10.552 and .553. The project will 
provide for bicycle parking and will also provide low growing landscaping that will help 
screen recessed parking without obstructing ocean views. 

4. THAT THE PROJECT CONFORMS WITH THE PUBLIC ACCESS, RECRE
ATION, 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 COAST
AL 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. 

The project site, located between the shoreline and the first public road, contains one 
public pedestrian trail to the beach that will not be affected by this project. General 
Plan/Local Coastal Program policy 7. 7. 15 identifies Davenport Bluff and Davenport 
Beach as areas designated for primary public access. The project has been condi
tioned to require that a permanent pedestrian easement be placed over this trail to 
ensure that public access along the trail continues in perpetuity. 

Four other less used trails are located to the northwest of the trail described above. 
These four trails traverse the steep bluff and have resulted in accelerated erosion on 
this unstable slope. The continued use of any of these four trails would exacerbate the -
continued erosion problem. To solve the erosion problem and provide a second trail 
access to the beach, the project has been conditioned to require that the applicant 
construct a stairway down the steep slope to replace the four damaged trail routes. . 
The condition includes placing the stairway and a connecting trail under a permanent 
pedestrian easement as well as a route that connects the stairway to Highway 1 so that 
complete pedestrian access is provided from Highway 1 to the beach without causing 
erosion problems on the steep slope. 

The· project design includes a coastal/marine viewing area on the coastal side of the · 
new parking lot so people can utilize this area for whale watching or similar passive 
recreational pursuits as now occur at the site. All of these provisions and design 
features comply with General Plan/LCP policies 7.6.2, 7.7.1, 7.7.11 and 7.7c regarding 
coastal recreation and beach access. 

5. THAT THE PROPOSED DEVELOPMENT IS IN CONFORMITY WITH THE 
CERTIFIED LOCAL COASTAL PROGRAM. 

The proposed project is in conformity with the County's certified Local Coastal Program 

ill. "" --- - - ...... "' - •• ,,.. .. _- .. • .. ... 'f .... ..,. - • 
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in that: 

a. The project has been sited and designed to minimize visual impacts as much as 
possible as discussed in detail in the Initial Study and staff report; 

b. No development will occur within the riparian corridor thereby protecting this 
significant natural resource; . . . 

c. Pedestrian access to the beach will be provided and improved from the existing 
situation and public trail easements will be secured for the public's permanent 
use; . 

d. The project will provide visitor serving uses in accordance with the policies and 
standards of the Davenport Special Community. 

• 

• 

•• 
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DEVELOPMENT PERMIT FINDINGS: 

1. THAT THE PROPOSED LOCATION OF THE PROJECT AND THE CONDI
TIONS 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, OR BE MATERIALLY INJURIOUS TO PROPERTIES OR 
IMP_ROVEMENTS IN THE VICINITY. 

The 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 improvement 
in the vicinity in that the project is located in an area designated for commercial uses 
and project development will be located on areas of the site not encumbered by 
physical constraints to development. Construction will comply with prevailing building 
technology, the Uniform Building Code, and the County Building ordinance to insure 
the optimum in safety and the conservation of energy and resources. In addition, the 
project was issues a Mitigated Negative Declaration on February 24, 1998. All 11 
mitigation measures to avoid or significantly minimize environmental impacts have 
been incorporated into the permit conditions for this project. 

2. THAT THE PROPOSED LOCATION OF THE PROJECT AND THE CONDI
TIONS 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. 

Upon rezoning the project as proposed, the project site will be located in the "SU" zone 
district. One of the purposes of the "SU" zone district is to accommodate mixed uses 
allowed by the parcel's General Plan designation, but would not be permitted in any 
other zoning district; such is the case with this commercial mixed use project. The 
conditions under which it would be operated or maintained will be consistent with all 
pertinent County ordinances and the purpose of the "SU" zone district in that the . 
primary use of the property will be· those commercial uses consistent with the General 
Plan land use designation of the site of "Neighborhood Commercial". 

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 

The project is located in the "Neighborhood Commercial" land use designation. The. 
proposed mixed commercial and residential use is consistent with all elements of the 



Greg Steltenpohl and Fred Bailey 
Permit 95-0885 
A.P.N. 58-121-04 

General Plan in that all the uses are conditionally permitted in the "C-1" and "VA" zone 
districts which are both underlying zoning districts that correspond to the General Plan 
designation of the property. The project is consistent with the General Plan in that the 
project is required to provide the needed upgrades to domestic water and sanitation 
service so the project can be adequately provided with these services without impacting 
these services for other customers of the Davenport Water and Sanitation District. .· 
Further, the use is not located in a hazardous or environmentally sensitive area and the 
proposal protects natural resources by expanding in an area designated for this type of 
development. · 

The project is consistent with the North Coast Beaches Master Plan in that the project· 
has been conditioned to maintain and enhance public pedestrian access to Davenport 
Beach, as well as, facilitate safe and coordinated vehicular access to the adjoining 
vacant parcel now owned by RMC Lones tar if that parcel is ever developed in the 
future. · 

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

The use will not overload utilities and will not generate more than the acceptable !~vel 
of traffic on the streets in the vicinity in that the commercial and residential uses of this 
project will not use an inordinate amount of electricity or natural gas. Further, the 
increase of traffic generated by the project at build-but will be 28 vehicle trips/weekday . • 
peak hour and 35 vehicle trips/weekend peak hour. These increase in peak hour 
volumes will not change the operational level of service on this segment of Highway 
from its current LOS rating of "C" ... 

. . 
5. THAT THE PROPOSED PROJECT WILL COMPLEMENT AND HARMONIZE 

WITH THE EXISTING AND PROPOSED LAND USES IN THE VICINITY AND 
.WILL BE COMPATIBLE WITH THE PHYSICAL DESIGN ASPECTS, LAND USE 
INTENSITIES, AND DWELLING UNiT DENSITIES OF THE NEIGHBORHOOD. 

The proposed comm~rcial mixed use/residential project will complement and harmonize 

• 

• 

· with the existing and proposed land uses in the vicinity and will be compatible with the 
ph¥sical design aspects, land use intensities, and dwelling unit densities of the 
neighborhood in that visitor-serving commercial uses will continue to be provided on 
the Highway 1 frontage of Davenport as encouraged by the General Plan and County 
Code. The design of the project continues to limit structural development on that 
portion of the parcel where the existing building is located. This design preserves • 
coastal and marine views as well avoids other visual impacts that could be created by a 
project with more structural development on the site. The project will increase the 
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number of dwelling units from 1 dwelling to 2 dwellings at build-out. Both dwellings will 
be accessory to the visitor-serving uses and other commercial uses of the project. All 
services can be provided to both dwellings in addition to the mixed commercial uses on 
the site. 

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. 

The proposed development is consistent with the Design Standards and Guidelines of 
the County Code in that the development: 

a. 

b. 

d. 

e. 

Will be compatible with existing land use patterns as discussed in finding 5 
above; . 
Includes architectural elements, exterior materials and colors that comply with 
the "Coastal Special Communities" standards of the General Plan/LCP and the 
County Code; · 
Includes a requirement for a right-of-way over the new project entrance to 
benefit the adjoining parcel to the northwest so coordinated parking lot design 
may occur with that parcel if it is ever developed in the future; 
Will maintain lhe natural site amenity of a marine viewing area on the bluff 
through incorpor.a.tirig a public open space with benches between the top of the 
bluff slope and the new parking· lot; and 
Has been designed to maintain coastal and marine views from public streets and 
private properties with minimal effects; 

In accordance with Section 13.11.053, an exception to the parking lot landscaping 
standards of the Design Review Ordinance has be.en made to allow only low growing 
shrubs and ground cover as proposed by the applicant instead of trees and high 
growing shrubs which are the standard for commercial parking lots. This exception 
recognizes the signtficant visual resource location of the site which provide coastal and 
marine views for the public even when the viewing is done from Highway 1 or other 
properties beyond the site. This exception will allow landscaping to installed in the 
parking lot that does not obstruct views of the ocean and coastline . 
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VARIANCE FINDINGS: 

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 PROP
ERTY IN THE VICINITY AND UNDER IDENTICAL ZONING CLASSIFICATION. 

The 2.9 acre project parcel contains several constraints that reduce the net develop
able area of the site and reduce its 140 foot width to a lesser width for development 

· purposes. The parcel has a long narrow semi-rectangular shape that is encumbered by 
a 30 foot wide rail road right-of-way along the entire coastward edge of the parcel. 
Much of this right-of-way is bordered by a steep undevelopable slope that further 
restricts the dev~lopable width of the parcel. The southeastern 33% of the parcel 
contains a riparian corridor and is not developable land. These characteristics result i~ 
parcel with about 1.45 acre of developable land. In addition, the property is located 
between Highway 1, a designated scenic roadway, and the coast and therefore 
occupies a significant visual resource area. Views of the coast and ocean are maxi-

• 

mized when development is clustered on such properties. • 

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 HI;AL TH, SAFETY, OR WEL
FARE OR INJURIOUS TO PROPERTY OR IMPROVEMENTS IN THE VICINITY. 

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 in that the Variance will 
allow the main project building to be located within the footprint area of the existing 
building thereby avoiding a northwestern projection of the?, building that could impact 
some coastal views. The reduction of the front yard setback to ·a feet for the 
reconstruction of the main project building will actually be an improvement over the 
current situation where the existing building encroaches into the Highway 1 right-of-way 
by at least 8 feet. A 0 foot front yard setback will be limited to a 53 foot long portion of 
the main building, which is a part of the building with the least visual impact. A 
substantial separation occurs- between the site's front property line and the roadbed of 
Highway 1. Caltrans does not have any plans to widen the roadway in the foreseeable 
future. Therefore, the separation that occurs between the front property line of the 
subject parcel and the travel lanes/shoulder of the highway will continue into the 
foreseeable future, .and this separation will provide a buffer similar to a front yard • 
setback between the building and traffic traveling on Highway 1. 



• Greg Steltenpohl and Fred Bailey 
Permit 95-0685 

• 

• 

A.P.N. 58-121-04 

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 the Variance to reduce the front yard setback to 0 feet for a 53 lineal 
foot portion of the structure will not constitute a grant of special privileges inconsistent 
with the limitations upon other properties in the vicinity and zone in which such is 
situated in that the physical characteristics and rail road right-of-way discussed in 
finding 1 above result in development limitations that are not common with other 
parcels in the area. In addition, the location of this property between Highway 1 and 
the coast results in it occupying a more significant visual resource area than most other 
properties in the area. The Variance will allow structural development to be clustered 
within the area where the existing building is located and therefore minimize visual 
effects to the scenic highway and coastline . 



A-3-SC0-98-1 01 BAILEY/STEL TENPOHL MIXED USE APPEAL 

EXHIBIT 3 

SELECTED EXHIBITS FROM COUNTY APPROVAL 

EXHIBIT A . ARCHITECTURAL PLANS PREPARED BY FRANKS 
BRENKWITZ AND ASSOCIATES DATED MARCH 4, 1998 
CONSISTING OF 9 SHEETS: 

SHEET A-1 - TITLE SHEET (NOT REPRODUCED IN THIS 
REPORT) 

SHEET A-2 -SITE PLAN 
SHEET A-3 - LANDSCAPE OF ENTIRE SITE (NOT IN THIS 

REPORT) 
SHEET A-3.1 - LANDSCAPE PLAN OF NEW PARKING LOT 

(NOT IN THIS REPORT) 
SHEET A-4 - EXISTING FLOOR PLAN OF BUILDING (NOT IN 

THIS REPORT) 
_SHEET A-5 - LOWER FLOOR PLAN 
SHEET A-6 - UPPER FLOOR PLAN 
SHEET A-7 - EXTERIOR ELEVATIONS 
SHEET A-8 -EXTERIOR ELEVATIONS 

• 

EXHIBIT 8- PRELIMINARY . GRADING AND DRAINAGE PLANS • 
PREPARED BY BOWMAN AND WILLIAMS DATED MARCH 4, 1998 
CONSISTING OF 3 SHEETS: 

SHEET C-1 - PLAN VIEW OF NORTHWESTERN PORTIQN OF 
SITE (NOT IN THIS REPORT) 

SHEET C-2 - PLAN VIEW OF CENTRAL POR-TION OF SITE 
(NOT IN THIS REPORT) 

NOTES: FULL SET OF PLANS AVAILABLE .FOR REVIEW AT 
THE COMMISSION'S SANTA CRUZ OFFICE 

PURSUANT TO RECOMMENDED CONDITIONS, THIS 
COMPLETE SET OF PLANS WILL HAVE TO BE REVISED 

. """ ,. __ ............... 

• 
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A~3~SC0~98-101 BAILEY/STELTENPOHL MIXED USE APPEAL 

EXHIBIT 4 

REVISIONS TO PLANS 

THE FOLLOWING NEED TO BE INCORPORATED INTO ALL RELEVANT 
SHEETS OF THE FINAL PLANS 

Pa2e / of Exhibit .l./ 

• 

• 

• 



'\[-~ 

general store & 
post office 

vacant parcel 
(existing 
public parking) 

CJ 
CJ 

(i) 
<!) ,_ 
(;) 

• 
.---

"'\0~~ 

LEGEND 

0~\ 
:-le"'Q 

o' oro:. 

Maximum limits for main buildiug 

Maximum limits for development of parking facilities 

Open space dedication 

10ft. public access corridors ". 

"ii:) 
Q) 

.l::l 
ell 

" 'l.Jc,c, 
vo 

#'+'li_~<\) 
'Q'(.j ·~ 

~{> . 
rP 

Q;:-0 

NOTE: The limits of this open space area 
may be more precisely delineated by a qualified 
biologist, but in no case sbaU it restrict 
the use of the existing beach access trail. 

• 

\ 
beach 
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EXHIBIT 5 

CORRESPONDENCE 

NOT PREVIOUSLY DISTRIBUTED OR 
RECEIVED SINCE MAY 13,1999 HEARING 

(PREVIOUS CORRESPONDENCE IS AVAILABLE UPON REQUEST FROM 
COASTAL COMMISSION STAFF) 
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RECE ED 

Cindy Geise 
1711 Mission St. 
Santa Cruz ,CA 95060 

MAY 1 0 1999 

CAL!f!ORNIA 
COASTAL COMMISSION 
CENTRAL COAST AREA 

California Coastal Commission 
725 Front St., Suite 300 
Santa Cruz , Ca 95060 

May,61999 

Dear California Coastal Commissioners , 

I am writing to you to exprees support for the proposed 

project for 3500 HWY 1. I urge you to support this project 

for two reasons . First ,because the project proposes the 

renovation of an existing historical structure. Seeondly, if 

approved and actually completed this project would gre<i:tly 

improve public coastal access to this area of the north coast. 

~ly~ 
CindyG~se 
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1711 Mission ,St. Santa Cruz, CA 95060 (408)427-0135 
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"" 

• 

• 



• 

• 

MAY 0 6 1999 

Cl 
MAY 111999 

CALIPORNIA 
COASTAL COMMISSION 
CENTRAL COAST AREA 
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Davenport Resource 5ervke Center 
100 Churci1 5t. · · 
Davenport9 CA 95017 
(83t) 425-8115 

5-7-99 

California Coastal Commission 
45 Fremont Street, Suite 2000 
San Francisco, Ca 94105..:2219 

Dear Coastal Commissioners, 

RECEIVED 
MAY 11 1999 

CALIPORNIA 
CC~TA.L COMMISSION 

.:NTRAL COAST AREA 

p 

ll i l 
Ui 

. r\<. 
I ! I I 
I J il wU MAY 1 0 1999 

This is a letter concerning the Bailey-Steltenpohl Project in Davenport. 

The Davenport Resource service Center has been a fairly neutral entity, 
more of an observer, in. the controversy over the Bailey-Steltenpohl building. 
However, as observed, it c~ be said that there are several strong concerns 
among the majo~ty of the residents of:Qavenport about this or any other 
project: · · · · 

1. Keeping any new structures within the character of the town 
according to height and appearance. · 

2. Concerns about the obstruction of the view. Davenport has been, 
traditionally, and is a whale watching vantage point. 

3. Pollution stemming from excess parking and traffic 
4. Traffic Safety 

I would urge the Coastal Commissioners to consider these factors while 
deciding the outcome of this or any future projects. I thank you for your 
attention. 

;fl. 
Gr gg P , .ogram Coordinator 
Davenport Resource Service Center 
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California Coastal Commission, members and staff 
45 Fremont St. Suite 2000 
San Fra_nicisco, CA 94105-2219 

.. 
HonoraBfe ¥embers of the Commission, 

\ ~--\ \ 
I ! ~ l 

:! ! ; 

I~,<~ 
LJU 

\-~~-\ 
. l ~ 

MAY 1 0 1999 

This is letter is to strongly oppose the development planned for 221018 square feet on the 
Westside ofHighway 1 in Davenport. What is priceless about this lot is that it offers an 
unobstructed view of the ocean and p~ing whales. There are enough shops and restaurants on 
the other side ofthe highway, and that's where any development should happen if the citizens of 
Davenport should desire so. Who needs the shops, a conference center, etc. anyway?! They exist 
in Monterey and Santa Cruz and in the Bay area. Why spoil this pristine area?! 

Sincerely, 

McLaughlin, 
dJi:ili§tfcBt llt/Ak. t4o~., SJ.-. 
Santa Cruz, Ca 95060 
831/426-1597 

Cl 
MAY 11 1999 

CALifORNIA 
COASTAL COMMISSION 
CENTRAL COAST AREA 
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Hans and Diane Ernst 
~~~~~~~~~~~~9. 

120 Altura Vista Los Gatos, CA-95{)30 q 5L>3 2. 

1iv- w,~~_:.._ c~~ ·~~.~~~~ ~ 
.~.~ 

tfb"' 1~ .. £~, ~t~ 2~~c 
5o......-- ~--~~.~ ~· ''-~t~s-- J_,~) q 

RECEI'JED 
MAY 11. 1999 

CAL!f'ORNIA 
COASTAL COMMlSSIOAN 
CENTRAL COAST ARE 
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:M.ay 7, 1999 

CHARLOTTE :tviELSON 
211 Chicago Avenue 

Huntington Beach, CA 92648 
714-536-5163 Home 

714-536-6245 Fax 
cherokey@earthlink.net Email 

California Coastal Commission Members and Staff 
45 Fremont Street, Suite 2000 
San Francisco, CA 94105H2219 

Dear Coastal Commission Members: 

y 1 0 1999 

Cl 
MAY 111999 

CALJF'ORNIA 
COASTAL COMMISSION 
CENTRAL COAST AREA 

SUBJECT: Bailey-Steltenpohl Project - Odwalla Packing ShedMDav-ennort. CA 

I ~trongly oppose the development of the Odwalla Packing Shed (Bailey-Steltenpohl Project) for 
the fotlowing reasons: 

Last October 1998 my family and I had the opportunity to visit the little town of Davenport for a 
family reunion. This was our first visit to the area. I live in Huntington Beach, CA where 
development has encroached many of our open spaces leaving us Southern Californians with less 
areas to enjoy open spaces. What impressed me about Davenport was the incredible open spaces, 

the panoramic views of the ocean and the scene of farmland flowing down to the cliffs of the 
ocean. T.ne beauty and serenity was and is magnificent. The Jittle town is a step back in time with 

an the houses perfectly preserved, the post office that you watk to to obtain you mail, the artisans) 
th~ few restaurants, the bed and breakfast and the fact that only 200 people live there. A quaint 
little tovv.n to savor and preserve. This little town was like a breath of fresh air to me and my 

family and we plan to return soon to enjoy it once more. 

It is rape of the land to me to even think of building a patidng lot out of the top of the cliff where 
whale watching by the public has been enjoyed for decades. In addition the public access will 
become severely limited to the ocean and views. The thought of a sixty-six ( 66) car parking lot 
bcing built by paving the tops of the cliffs and adding two story development with retail. shops and 
a conference center makes no environmental sense to me. For one thing, the runoff of pollution 
from ~~~tw.PuAi~o~~j1~tJJ!l ~~ jr~d the Red legged 



Page Two 
California Coastal Commission Members and Staff 
SUBJECT: Bailey-Steltenpohl Project..QdwaJta Packing Shed 
May7: 1999 

frogs that are endangered species that reside in the San Vicente Creek where it meets the 
the ocean. This project is too big of a scale for this tiny quaint community that has rural 
characteristics. This project could set a dangerous precedent for other rural communities in the 
future. We need to ensure that all future generations to come can enjoy open space and glimpses 
of rural communities as they once were. We need to ensure that aU future generations can have 
access to the beautiful views of the ocean and whale watching without obs1:ruction of a 
development that would block access and views, threaten endangered species and destroy the 
natural ambience· of:the area. 

This development would create a traffic nightmare for this area that has a scenic narrow highway 

- .. 

• 

\Vith beautiful views. In addition there may be earthquake faults that are unknown at this "lime that • 

could affect this proposed development in the future. 

• In c}Qsing I humbly implore you to ~ider VOTING NO ~this develOpment in its entirety for , 
the sake of all of us today and all the future generations to come. Let us enjoy this delightful 
community as it is now. 

em 
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ECEIVED 
MAY 111999 

CALlPORNfA 
CCOASTAL COMMISSION 

ENTRAL COAST AREA 
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RECEIVED 
MAY 2 8 1999 

CALIFORNIA 
COASTAL COMMISSION 
CENTRAL COAST AREA 

California Coastal Commission 
45 Fremont Street, Suite 2000 
San Francisco, CA 941 05:.2219 

May 25,1999 

Anina Van Alstine . 
4980 Capitola Road 
Capitola, CA 95010 

RE: Proposed Visitor serving development, Davenport,CA 

Dear Sirs, 

~·- ,.-. ,...--, n "' r ~--; ..... · . ', \ ' r· · \' \' . 1 ~ 

\ [-:' ! ! : . I ~- 1 1 \I! c LSI.L\J::.,u u ..• 

MAY 2 7 1999 

Ct\UFORhllfo, 
COASTAL COMMISSION 

I am writing to you to request that you not approve the proposed commercial 
development in Davenport. Currently, Davenport is a rare commodity: a small village, 

• 

without much traffic or commercial use. It may be an anachronism as a town, but it is a • 
well loved anachronism. 

I cheris~ winter mornings, sitting in the "Cash Store" or "Whalers Cafe", W?tching the 
waves and, if I'm lucky, the whales. The little park next to the old packing shed is a 
great place for a picnic, and a wonderful entry way to the beach. Santa Cruz' Wharf, 
only 10 miles away, provides plenty of opportunity for those tourists who need to 
excercise their wallets. Most of those who stop in Davenport will either be going to or 
coming from there anyway. 

Thanks to the" Save the Redwoods League" the State of California, the "Santa Cruz 
Land Trust" and other benevolent organizations, Gray Whale Ranch, Wilder Ranch 
and the Coast Dairies Lands have been preserved as open space instead of being 
developed into housing. Please keep to the spirit of preserving open space on the 
North Coast. Do not approve this project and set a precedent for more development on 
the West Side of Highway One. 

Thank you. 

:;!Jb--
Anina Van Alstine 
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• ~CHEL KAPLAN 
64 Valley Street · San Francisco, California 94110 USA · 

Tel/Fax: 415-643-0469 · RacheiKap@aol.com 

I E 
May 24, 1999 

California Coastal Commission 
Members and Staff 
45 Fremont Street 
San Francisco, CA 94105-2219 

Dear Coastal Commission: 

NO NO NO NO NO NO NO!! 

JUN 0 2 1999 

CALIFORNIA 
COASTAL COMMJSS!ON 
CENTRAL COAST AREA 

on development of Highway 1 across from Davenport (the 
Bailey-Steltenpohl project). This is a terrible idea -- not only does 

~t destroy what is beautiful about the California coast (already 
.. ndangered by development and erosion), but it sets a terrible 

precedent for the rest of the coast line. We don't want more 
retail. We want more earth, more birds, more water. Preserve 
what we have. Do not destroy it. Think of future generations. 
Think of the wealth the earth has to offer us, without destroying 
it with disgusting developments. 

NO NO NO NO NO NO NO!! 

Please do the right thing. 

Sincerel{ 

Wi~~ 
Concerned Citizen 

• 
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David H. and Audrey B. Fielding 
14 Parsons Street 

San Francisco, California 9.41 i 8 
(41 S) 752-7861 Fax: (41 5} 752..Q431 

fieldlng@sirius.com 

Niay 10, 1999 

IMPORTANT-- llv'Th1EDIATE ATTENTION 

California Costal Commission 
45 Fremont Street, Suite 2000 
San Francisco, CA 94105-2219 

IV ED 
MAY 1 7 1999 

CA: iFORN!A 
COASTAL ''JMMISSION 
CENTRAL COAST AREA 

Re: Objection to Bailey...Steltenpohl Project in Davenport, CA on west side ofBwy 1 
Hearing scheduled far May 13, 1999 at Flamingo Hotel, Santa Rosa, CA 

Dear Staff and Members of the California Costal Commission: 

We would like to register our strong qpposition to the propos~ project referenced above. We are 
sure the Commission is concerned about the potential impact such developments might have on tb.e 
spectacular coastline between Santa Cruz and HalfMoon Bay. The coastline in question one of the great· 

. jewels of California and should not be marred by a commercial project on tb.e West side of Highway 1. 

• 

The planned location is a well known local whale watching meadow and provides spectacular views · 
at a place where a small settlement arid restaurants already co-exist modestly with sufficient development far • 
travelers to park and stroll and take advantage of the scenic area. To permit more substacial commercial 
development, including a parking lot on the scenic west side of the highway would seem to make no sens~ 
whatsoever. • · 

I ask the Commission members to think ahead I 0 to 20 years into the :future and decide whether they 
wish to begin a commercialization process that would ruin the scenery far a11 travelers along the coast for 
generations to come. The Commission has been entrusted with grave responsibility to pFotect tb.e wondrous 
coastline, not to develop it in ways which would destroy its value to tb.e rest of Californians. One need only 
look at the commercial developments along HalfMoon Bay to see the damage such development brings. 
More cars, traffic congestion, losses of views and in essence a "Southern California-ization.., of our beautiful 
Northern California Coastline. · · 

Please reject any development on the west side of the highway around Davenport or anywhere else 
along the coast line etween Santa Cruz and HalfMoon Bay. 

Yours very truly, 

"" 

cc: San Francisco Chronicle, San Jose Mercwy News 
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t;.CSINI'L.li (IH) l11•72.1J 

T15LI!PI!OH! (Ul) 3?1-IHl 

May lO, 1999 

Peter Douglas, Executive Director 
California Coastal Commission 
45 Fremont Street, Suite 2000 
San Francisco, CA 94105 

OF C01ll'IS!l. 

B-loiAIL "DDI.US 

PJI.Qlo!IALIIIA$ 

::mit No. A• 3 ·SeQ· 9 8-10 l !AilPl. ic.ant s' Fred Baile:< 
__ d Greg Steltenpohll 

Dear Mr. Douglas; 
Our firm represents the Applicants, Fred Bailey and Greg 

Steltenpohl, in the above-entitled appeal before the California 
Coastal Commission scheduled for the meeting of May l3, 1999. 

The Staff Report fo:r the appeal contains 'both· a staff 
recommendation for a Determination of Substantial Issue, and a 
staff recommendation on the De Novo Coastal Permit. 

The Applicants do not contest the substantial Issue 
Determination, and therefore there is no necessity for a bearing on 

Substantial Issue. 
With respect to the staff recommendation on the De Novo 

Coastal Permit, given the length, complexity, ~d other matters 
related to the staff recommendation, the Applicants are not 
prepared, and indeed it will be impossible, to respond to the sta:ff 
recommendation at the May 13, 1999, meeting. Therefore~ upon the 
Commiesion 1 s Determination of Substantial Issue~ the ~pplicants 
hereby exercise their right to a continuance and postponem~nt of 
the hearing date on the De Novo Coastal Permit. The Applicants 
request and assume that this postponement of the hearing will be to 
the next Northern California meeting scheduled in san Rafael during 
the period of July 13 ... 16. 'l'he Applicants waive a-ny applicpble time 
limits for Commission action on the application. 

'I/;\WPDATA1'7\SA9C2016.aG 
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Inasmuch as the Applicants do not contest the substantial 
Issue Determination and the De Novo coastal Permit hearing will be 
automatically postponed, the Applicants will not be p~esent at the 
J.1ay l3 meeting in santa Rosa. san Rafael is actually more 
proximate to the project area than Santa Rosa, so all concerned 
parties will be more conveniently served by holding the full 
hearing in San Rafael in July. We trust that the Commission's 
decision regarding the extent of any testimony to };)e entertained at 
the May 13 meeting will take these factors into account. 

Thank you very much. 
Very truly yours, 

FENTON & KELLER 
A Professional Corporation 

~~· . 

THJ:lg 

cc: (via fax) : 
Sara wan, Chair, c/o Flamingo Resort Hotel 
Dave Potter, Vice Chair, c/o Flamingo Resort aotel 
Ralph Faust, Esq. 
Central Coast Section, Attn: Rick Hyman 
Fred Bailey 
Greg Steltenpohl 

V:\WPDATAI"7\SA9C2016.LRG 
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june 15, 1999 

Coastal Commission - Central Coast Area Office 
725 Front Street -Suite 300 

JUN 1 8 1999 

CAUPORN!A • { • ..., ,.., (\~ • "• ~.- ·s 10 N Cf\~C'~T lt. li•.Jijd'hl'-" ,. 

Santa Cruz, CA 95060 

CCC ref.# A-3-SC0-98-101 
Bailey/Steltenpohl Davenport Building 

Attention Commissioners: 

This letter is in support of the present plan offered by Fred and Greg. 

ct\~tRAL COAST AREA 

As a forty year resident of Santa Cruz County, I am very concerned about the land 
between Santa Cruz city and Davenport. My family gave a substantial donation to 
Save the Redwoods for the purchase of the Gray Whale Ranch. I am glad 
additional development will not take place on the ocean side of the highway and on 
the other lands. 

The Bailey/Steltenpohl project is not additional development. It is enhancing what is 
already there. It is appropriate for the area and the town. It will draw the sort of 
user who will appreciate the lovely view and the attractive surroundings that Fred 
and his family have created. It is the very sort of visitor that the Chamber of 
Commerce is trying to attract to Santa Cruz, over night guests who pick up litter, 
appreciate the environment a..-.1d spend a little more money than the day visitor. 

Both the parking area and the increased elevation of the roof are improvements 
within the range of appropriate. 

The view corridor from Half Moon Bay to Santa Cruz is lovely, a forty five minute 
drive. The thirty seconds that it takes to drive through Davenport is a small 
percentage of the total. I truly don't understand why this small tasteful project . 
requires so much time and money at the tax payer's expense. This whole project has 
taken on something more than following the county plan and having concern for 
the environment. This has gone beyond the law and has become both poiiticai and 
pen;onai. · 

I recommend that you visit the project in person and see how it makes the very coast 
you are protecting available to the citizens and visitors of the coast. Please approve 
this project. 

Carole McPherson 
288 Moore Street 
Santa Cruz, CA 95060 

(831) 423-1683 
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June 16, 1999 

Coastal Commission - Central Coast Area Office 

725 Front Street, Ste. 300 

Santa Cruz, CA 95060 

Re: CCC Ref.# A-3-SC0-98-101 

Bailey/Steltenpohl Davenport Project 

Dear Coastal Commission, 

• Irrigation 

j\J~ 1 7 \999 

As a thirty-six year, and a fifth generation resident of Santa Cruz County, I am deeply interested in the 

development of my community. I have known Fred Bailey for thirty years. I know that Fred is 

committed to preserving the personality of Davenport, while realizing the changes and growth he has 

witnessed since acquiring the Davenport building "and property twenty-five years ago, have been for the 

• 

prosp.er.ity. of. D. avenport town. I am familiar with the Bailey/Steltenpohl project;. having ~tudied th~ 
proposed plans and models, and attending one of the Santa Cruz County Supervtsor heanngs on thts 

'project '1 $ee that this project has been thoughtfully designed, and would be of ultimate benefit to the 

town of Davenport, and of negligible impact to the coastline. 

The building and property in qu~stion are in need of updating and because this project is not grand in scale 
it truly does suit the site and thecommunity. 1 do ask that the Coastal Commission will consider how 

appropriate and unintrusive this needed improvement project will be. The current condition of the build

ing and surrounding grounds is obvious proof of Fred Bailey's commitment to beautifying the area and to 

his ability to create an environment for all to enjoy. It would be a mistake to disallow this project to 

pass. If the project is allowed to pass as proposed, the improved site will prove to be a beautiful place 

for residents and visitors to utilize and enjoy. 

Finally, as a Santa Cruz County business owner t strongly feel that the community and governing bodies, 

need to consider all proposed business venues. We don't have large corporations or industries looking to 

our community as an attractive place to locate. Therefore, ari opportunity to begin a low impact business 

venture, such as proposed by the Sailey/Steltenpohl project, should be positively embraced as just the 

sort of business and growth we~ to attract to Santa Cruz County. 

·r.' 

Ve .. ry tru,!Y Y.vo=ur~'·y ,~~ ... ""'~ ..•. 

~··· 
• Morgan -~~arson "'Rest ·. 

Owner 
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To the Coastal Commission 
725 Front Street- Suite 3DO 
Santa Cruz, CA 95060 

CCC Ref# A-3-SC0-18-101 

Carol Robertson 
280 Moore Street 

Santa Cruz, CA 95060 
June 15, 1999 

Bailey I Steltenpohl Davenport Proj,ect 

Dear Sirs: 

R CEIVED 
JUN 1 7 1999 

CAL! PORf1!iA 
COASTAL COMMISSION 
CENTRAL COAST AREA 

I have been a Santa Cruz resident since 1966, am a lifetime member of Save the 
Redwoods League, a Sierra Club member, and a devoted environmentalist. However I am 
writing in support of the above project- or at least urging you in the name of fair play to 
either approve or deny the whole thing now. It appears to me from what I have read in the 
local papers that this is a plan which would do no environmental damage ,.. it is a small 
project which does not create a precedent of ocean-side development since the land in 
question has been developed for many years. I might be quite wrong, but it does rather 
appear that much of the opposition is organized (and over-stated) by individuals who 
have a financial stake in keeping competition away from Davenport. 

I trust that your decision. wiU b~ both fair and firm, giving closure to an issue that has 
been batted back and forth for years, stretching the resources of the applicants 
unreasonably. 

Yours sincerely, 

Carol Robertson 
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California Coastal connnission 
Central Coast office 

R CEIV D 
JUN 1 7 1999 

725 Front Street, suite 300 
Santa Cruz, 95060 CALIPORN!A 

COASTAL COMMISSiON 
CENTRAL COAST AREA 

Arty Mangan 
12333 Irwin Way 
Boulder creek, Ca.95006 

Dear Coastal Commission, 

As a twenty tbree year resident of Santa C:mZ county I am writing in support of the proposed project by 
Greg Steltenpohl and Fred Bailey on the 3500 Hwy. 1 site in Davenport. I believe the. project will be an 
economic and cultural enhance.ment to the community without negative environmental or visual impact. 
In fact from what I know about the project, the design will be quite attractive and consistent with local 
aesthetics. I was production manager for Odwalla Juice from 1986-1993. At that time there were 45 · 
production employees as well as an estimated other 15 or so administrative people, using the upper 
parking lot on a daily basis with no difficulty or impact on the surrounding community. The area is 
capable of handling traffic and parking of that kind of volume without a problem. It seems to me, that in a 
time of commercially redundant development with little regard for aesthetic design or community impact, 
this is the kind of unique and well thought out project that the Coastal Commission would embrace. 

Sincerely, 
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Mr. Rick Hyman 

R CEIVED 
JUN 2 3 1999 

CALiPORNlA 
COASTi-\L COMMiSSION 
CENTRAl.. COAST AREA 

California Coastal Commission 
725 Front Street, Ste. 300 
Santa Cruz, CA 95060 

P.O. Box 252 
Davenport, CA 95017 
june 22, 1999 

Re: A-3-SC0-98-101; Bailey-Steltenpohl project/Coastal Commission Staff Report 

Dear Mr. Hyman: 

This letter is a response to the Coastal Commission staff report on the proposed Bailey
Steltenpohl project ("Project"), as well as a comment on the applicants' Project video 
submitted to the Coastal Commission. 

COASTAL COMMISSION STAFF REPQRT: 
We agree with the Staff recommendation that the Project be modified and 
substantially reduced, and that the Project building remain at 24 feet high) We 
agree with the Staff's recommendation not to issue building permits for 
developments before the water and sewer systems are upgraded to handle the 
resulting demands. We also agree .with the Staff's characterization of Davenport: 
"dusty informality," "working heritage," "devoid of pretense," "eclectic frontier 
rustic." We have comments on other aspects of the report: 

• 

1) Ihe scale of Davenport is "small-scale," and the appropriate limits of scale in •. 
Davenport should be determined by the lariest commercial/retail building in town. 
the Davenport Cash Store. and not by a packini shed. Davenport residents already 
complain that the Cash Store is-too large for Davenport (it is 8192 square feet); so 
perhaps Arros Country Store complex or the Whale City Bakery is more appropriate to 
use as a measure for the upper end of "small scale." (The Coastal Commission Staff 
Report notes that the Project building is "already large by Davenport standards and 
intrudes somewhat into the beach and Highway viewshed.") 

The Project packing shed is inappropriate as a measure for the upper end of "small
scale" retail/commercial buildings in Davenport. The Brussels sprouts packing shed 
was not a commercial/retail building and it was never intended for the intensity of 
commercial/retail use planned here: 

a) eleven parking spaces were sufficient to serve. the needs of the building for 
its level of use until the proposed Project; · · 

b) the packing shed was used seasonally, for two months of the year during 
fall harvest; 

c) using the packing shed, which is close to twice as large as the largest 
commercial building in town (the shed is currently 13, 127 sq. feet and developers 
wish to increase its size by 9, 796 sq. ft.), would raise the existing threshold and 
encourage other developers to develop projects the same size in Davenport; 

1 The Coastal Commission Staff Report continues to allow a zero-foot setback for 53 
lineal feet, caused by an illegal addition to the original packing shed. The packing 
shed should retain its or-iginal footprint. 
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d) using a farm building as a measure of scale encourages any coastal 
landowners who might wish ag-conversion for their own parcels to build farm 
buildings as large as possible as a springboard for future development (e.g., Santa 
Cruz Biotechnology Application No. 970648, currently before the Santa Cruz County 
Planning Commission, where applicants propose a 32-ft. high, 8,000-sq. ft. barn, 
when barns are usually 10 to 20 feet high). 

2) Parking should be limited to the lower lawn area within the cypress hedge and/or 
the lower floor of the Proiect buUding in order to preserve Davenport's public ocean 
vista to the maximum extent possible. The row of parking that the Staff Report allows 
on the meadow still will obstruct and/or significantly degrade Davenport's public 
ocean vista from scenic Highway 1 and its historic whale-watching meadow. 

3) A northbound left-hand turn lane should be reguired for the lower parking lot. 
Without such a turn lane traffic will tend to tum right to circle through town, thus 
causing uncoordinated circulation and exacerabating current traffic problems at 
Pacific Elementary School. 

While Caltrans does not require a left-hand turn lane there, neither does it deny 
applicants a left lane. Caltrans Development and Review Coordinator Larry Newland 
said that Caltrans would permit two-way left-turn channelization if the Applicants 
widened and restriped the highway there. Caltrans Development and Review 
Coordinator Charles Larwood stated that currently no left-hand turn lane is permitted 
at the southernmost access, but an updated traffic analysis would be required if any 
major changes to the Project are made. (See Attachment 1, Mr. Larwood's Sept. 25, 
1997 letter to County Planner Kim Tschantz, which states that "Caltrans will require 
that left-turn channelization be added at the project entrance location if the 
applicant wants left-turn movements into the project.") 

. 4) Permitted us-e of the site should remain artisan workshops and studios, and 
watchman's living guarters as permitted in Ma.y of 1974 because the after-the-fact 
permitting of red-tagged iuice manufacturing is illegal without a public hearing. In 
the May 1974 County Planning Staff Report, staff found that "The U-B [Unclassified] 
District will provide specific use permit review of any proposal to change the present 
status of the packing house." (See Attachment 2.) This was not done--there were 18 
red tags on the illegal juice manfucturing conducted on site and there was no public 
hearing to allow juice manufacturing as a permitted use. The permit was neither 
termed a coastal permit nor forwarded to the Coastal Commission for review. 

Further, it is- arguable that even the May 197 4 permitted use is questionable due to 
insufficiency of public notice. Santa Cruz County only required one notice to be 
published in the Santa Cruz County Sentinel. Only one member of the public, Mr. Ed 
Davidson, a friend of developer Fred Bailey, appeared during the public hearing and 
he spoke in favor of the proposed conversion of agricultural land. (See Attachment 
3, Board of Supervisors' minutes from May 14, 1974. where zoning change is 
approved.) 

5) According to the 1974 County Planning Staff Report regarding the conversion to 
artisan workshops and studios, "Staff feels that the existing scenic view Qf the gcean 
shguld be maintained from the highway." (See Attachment 2.) County staff 
recommended a 3-1/2' fence to separate the public from the proposed shops. 
Applicant Fred Bailey instead erected a 6' fence around the entire building, and 
planted a cypress hedge to cover the fence and a Myoporum hedge in the Highway 1 
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right-of-way. (The cypress hedge is now 30' tall and encroaches on the southern 
public access path. The Myoporum encroaches on a pedestrian access path in front 
of the Project building which fronts Highway 1.) These obstructive plantings should • 
be removed to restore the 197 4 scenic view of the ocean, both from Highway 1 and 
down Davenport Avenue. To this end, the proposed greenhouse and boat residence 
should not be allowed because they further obstruct the public scenic view down 
Davenport Avenue, from the historic St. Vincent De Paul church. 

6) Permitted water use should remain at the pennitted 1974 level of use. which is 
water usa2e for 15 people. (See Attachment 2, County Planning Staff Report: tiThe 
Environmental Health Department is studying an application for a septic system 
sufficient to serve 15 people if the appeal is sucessiul [Bailey contended that the cost 
of connecting to the Davenport Sewer district was prohibitive, and so was appealing 
to allow a septic system].") 

The Davenport Water and Sewer District ("DWSD") lacks an appropriative right for 
the water it diverts for Davenport, and thus a service commitment as required by the 
Local Coastal Program, cannot be granted. Moreover, San Vicente and Mill Creeks, . 
from which Davenport's water is supplied, are already utilized at full capacity; the 
County is required to oppose or prohibit new or expanded water diversion from these. 
streams. Coastal Commission staff calculates Applicants' current right to water as · 
4,216 gpd and uses that figure to calculate what water rights they can be granted 
given the current precarious right to divert. However, this 4,216 gpd figure is based 
on the illegal juice manufacturing that took place in the late 1980's and early 1990's. 
Therefore, the Applicants' water rights should be based on the amount of water usage 
legally permitted in 1974 for 15 people. 

7) Tlle Coastal Commission should address the overly permissive SU zonini proyision • 
at this time rather than allow the attendant impacts to proceed. thus establisllini a 
precedent before the review of the General Plan sometime in the future. (See Coastal 
C,ommission Staff Report, p. 53.) It is critical for the Coastal Commission to act now 
because any parcel's zoning (except those zoned Agriculture) can bl: changed 
without needing to be certified by the Coastal Commission just by slapping an SU 
designation on it. · 

The Project's SU zoning is not justified because the Project does not fit any of the 
circumstances specified by Santa Cruz County Code § 13.10.381 (Seep. 49, Coastal 
Commission Staff Report): 

a) the character of the development in the area has not changed and is not 
changing; 

b). the_proposed use was anticipated, discussed and discarded when ~e 1994 
General Plan was adopted; 

c) Neighborhood Commercial zoning ("NC," or "C-1") is not an error; 
d) Neighborhood Commercial zoning (the 1994 GP zoning) is consistent with 

the General Plan designation. 

The current zoning is Neighborhood Commercial (C·l). Neighborhood Commercial 
does not include Visitor Accommodations. A change in zoning to allow SU is a 
dangerous precedent for the coastal zone because it allows developers to ignore and 
override GP zoning anytime they want something not included in a parcel's zoning 
designation. 
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This is precedential: GJS/County Planner Levin said there are no parcels in the 
County zoned Visitor Accommodations with Neighborhood Commercial land use . 
There is one property near the Summit (in the Santa Cruz Mountains) zoned 
Neighborhood Commercial with a small portion of it SU. That property is outside the 
Coastal Zone and it allowed SU for a pre-existing use. The use proposed here is new. 

This SU zoning can also cause a significant impact within Davenport--existing 
businesses on the east side of Highway 1 could use this as justification for requesting 
the same SU zoning for their parcels; and legitimate neighborhood commercial uses 
in Davenport could be displaced. 

8) Manv of the proposed types of Project uses are inappropriate for tlie coast or do 
pot primarily serve the yisitipg public. 
The warehouse and manufacturing are not appropriate neighborhood uses. Coastal 
Commission Staff allows them as a continuation of a previously-approved use. 
However, this use is invalid because the use was approved after the fact and there 
was never a public hearing regarding this new use. 

The Visitor Accommodations, as planned by Applicants, are not an appropriate use 
because Applicants intend for the Visitor Accommodations to be open to the public 
only on weekends as space is available. This applies also to the day spa, which is 
available only to those using the Visitor Accommodations. Because the developers 
successfully lobbied the County to remove the Project parcel from its standing as a 
Coastal Priority site in 1993, the developers are able to make their visitor 
accommodations semi-private. (See Attachment 4, Applicants' Land Use Planner 
Richard Beale's letter to the County Planning Commission, where he requests that the 
Project parcel be removed as a Coastal Priority Site.) 

Many of the offices are inappropriate because many of the uses are oriented indoors, 
as opposed to the trails to the beach and overlooks. The offices also do not primarily 
serve the Davenport neighborhood. 

9) Ip order to enforce the SO% visitor serving reguiremept and assure appropriate 
coastal uses. anY substantive interior cha:p.ges to the PrQject's uses should be accorded 
a Level 5 or public hearipg. 

APPUC.ANTS' PROTECT VIDEO SUB:MII'TED TO CQASTAL COMMISSION: 
Preliminary comments are below: 

1) In making this video, the applicants used different focal lengths that visually 
manipulate and misrepresent the actual size of buildings and streets, noting the use 
of such technical devices only toward the end of the video. 

2) The applicants note that there are County plans to locate public parking just to the 
north of the Project parcel, also along Highway 1 (see Addendum to the General Plan 
for the North Coast Beaches, County of Santa Cruz/Davenport Beach and Bluffs, 
produced in July, 1989). It is not clear why Applicants cite this--whether to justify 
their private parking lot that stretches along the front of Davenport, since some 
public parking would then be available; or whether to note that since the County 
planned to do this, why does it then matter that they wish to locate parking here also . 
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In either case, Davenport is now in the Town Planning process, authorized by the 
Santa Cruz County Board of Supervisors, and supplied with the services of County 
Planner John Akeman. Committees have been formed and are working on the Town 
Plan, which is modeled after the Felton Town Plan. For the December 11, 1998 Town 
Planning meeting, the Viewsheds and Vistas/Open Space and Recreation Committee 
presented a report to the town, recommending a more sensitive design treatment for 
parking: i.e., that beach parking be located north and south of Davenport "to protect 
town viewshed." Specifically, it was recommended that parking be located to the 
north on Highway 1 by expanding the cypress tree parking lot; and to the south on 
Highway 1 by creating a parking lot in the turnout at the south end of town. Both of 
these lots would lead to the beach and would not obstruct ocean views. (See 
Attachment 5, Town Plannjng documents; including also committee document, 
submitted to Davenport's County Supervisor, that describes Davenport's character, 
favorite places and experiences, view corridors, historic resources, and Hwy. 1/Town 
Design Guidelines.) 

3) The applicants videotaped cars parked on the meadow, ordered as if they were 
parked in formal parking spaces. However, cars do not currently park on the . 
meadow; some cars (up to 6 or 8) park informally for a few minutes just north of the 
meadow so passengers can hop out and enjoy the ocean view. 

Thank you very much. 

Enclosures 
cc: California Coastal Commission 

Sincerely, 

Susan Young, member 
Citizens for Responsible 
North. Coast Planning 
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Mr. Kim Tschantz 
Staff Planner 
County of Santa Cruz Planning 
701 Ocean Street Rtn. 400 
Santa Cruz, Ca 950150 

DeiU' 'Mr. Tschantz: 

September 25, 1997 

5-SCr-1-28.73 
Odwall.a Juice Company 
N"D SCH# 91081043 

Caltratls .District 5 Staff has reviewed the above-referenced Initial Study which proposes to 
r~ttnuJcl ~d exp~m.tluu ux.il:lLi.u8 H~ Ule Jt!'Uaturo lldjnc!Tlt t.o ~t.i.te Rpute 1 iM nwr.npnrt .. 
The following comments were generated as a result of this review: 

a. Page 8 of the Initial Study states that the project has been redesigned to relocate the 
parking lot drive as requested by Caltra.ns (Alternative B). However, Exhibit 8 in the 
.Higgins Traffic Study is still showing Alternative A as the recommended alternative. 
Please change exhibit 8 to be consistent will the Initial Study. Additior.tAily, the new 
driveway location in Alternative B will require a.n extension of the existing left-tum 
eha.nne!ization. 

b. Page 11 of the Initial Study concludes that "Widening for a left-tur!llane is not warranted. 
As discussed in our March 17, 1997 correspondence, Caltra.ns will require that left-tum ~ 
channelization be added a.t the project entrance location if the applicant wants left-tum. J ' 
movements into the project. The proposed median striping modifications as shown in 
Exhibit 9-1 are not acceptable. Please modify page 8 of the traffic study so that it is . 
consistent with exhibit 9. · 

c. An e:1croa.ch.rnent pennit must be obtained before any work can be conducted within the 
Caltrans rlght-of~wa.y. Please be advised that prior to obtaining an encroachment permit, 
ail design plans must be reviewed by this office accompanied by an appro:ved 
environmental document. Biolo~cal. and archaeological surveys must specifically address 
impacts in the state right-of-way. Should you have further questions regarding 
eneroachm.ent permits, please contact Steve Sc:net, Pennits Engineer, at (805) 541-3152 

P 5', E h'b't 5 A · Al4.,_d.C h W\tl./{1 1 1 
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··Mr. Ki.m. Tschantz 
S~tember 2S, 1997 
Page2 

·-

caltrans staff is available if the County or the project proponent Wishes ~o discuss this project. 
Thank you for yoLll' consideration of our comments on this proposed project. lfyou have any 
questionS; please contact me at (80S) 549·3131. 

Sincerely, 

Charles Larwood 
District 5 
Intergovernmental Review Coordinator 

CDL:·cd/ 
cc: C Belsky, SCH 

· N. Papadakis. AMBAG 
L. Wilshusen, SCCRTC 
File, S. Chesebro, S. Strait, L Dolling, T Ro«::hte, D Heumann. A Pelga.do 
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DATE April 3, 1974 

SECTION: 4-TllS-R3N 

SUPERVISORIAL DISTRICT: 3ra 

PROPOSED AMEND~1ENT: 

SIZE: 0.98 ac+e 

UflLITY: 
x Electric 
x ·TeTephone 

Sewer 
x Water 

NA Tl.RAL CONDIT IONS: 
Contour - Flat on terrace above 

Davenport Beach 

Geology -

AGEIIDA I TH1 1~0 , . 7 a & b 

APPLJCA~fr! SOUTHERN PACIFIC RhiLROAD (by Fred Daileyi 

ASSESSOR's PARCEL t-,1(): 58-121-04 .<portion) 

CONCURRENT ITEMS.: 74--124-U 

FROM: A-20 TD: U-BS-1 Acr.e 

LOCATION: Between Higlway 1 and SP RR tracks acros~J 
from Center St. & Davenport Ave., l'>avenpo!:·t 

SERVICES: 
School District: 

Fire District: 
Sanitary Di~trict: 

Water District: 

Vegetation -

Surface \o/a ter · -

Pacific Elementary; Santa Cruz Higl 
Davenport 
Davenport 
Davenport 

grasses, shrubs 

none 

Sci ls - Lockwood Loam Subsurface Water 
{Storie 64) ·. 

.SUBJECT PROPERTY VICINITY 

ZONING HISTORY: A-20 (Ord. 1691,. 2/72j C-2 PD across Highway 1 (2/72) 
·A-20 to west_, south and east (2/72) 

GENERAL PLAN: 

LAND US!:: 

PROPOSAL: 

Agriculture {1961) 
Visual corridor along Scenic Highway .(PROS element, 1973) 

Packing house f~rmerly used for the preparation of Brussel Sprouts 
for processing. e:urrently the applicant (Bailey) lives in a portion 
of the structure. 

To convert the packing house to artisan workshops and studios, and 
to mair.tain a \'latchm~n' s livinq quarte::s . 
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Rezonin~ 74-123-Z .. Fred Bailey 
for Southern Pacific Transportation Company 
Use Per-mit 74~124-U 
Page 3 

FINDINGS (Use Pe~it} 

l. The location of the proposed use is :l.n accordance with the objcctivas 
and purposes of the u-ns (Unclassified) District. '!'he existing outside 
appear<mce of the historic paC"..king house will be maintalned except 
for a fence to· separate public beach uccess from the ~1orkshop. 

2 • The establishment and operation of the proposed use will not be 
detrin1ental to the people wo:~:king and living in the area nor injurous 
to property and improveme'nts • 

3. The proposed use is consistent with ~~e objectives of the Zoning 
Ordinance and with the General Plan in that it is located within the 
Davenport comm~~ity adjacent to Commercial Zone Districts'and near 
commercial uses. 

RECOMMENDATIO~l: 

Approval of Use Permit 74-124-U to Fred Bailey as lessee and the Southern 
Pacific Transportation Co. as o\iner subject ·to the follmdng conditions: 

l. All requirements of the Environmental Health Department will be met. 
Additional leaching capacity for septic •tanks will be needed if the 
Board of Directors of Sewer Maintainance District No.1 grants a 
varianoe requiring connection to the oavenpo.rt system. The Environmental 
Health Department shall stipulate specific uses to be conducted 
within the studios and designate type of ef~luent allowable. 

2.. No retail business shall be conducted. 

3. No advertising signs shall be displayed. The present agricultural 
appearance of the building shall be maintained ·as nearly as possible 
except for the designation of formal parking and definition' of public 
from private use areas. 

4. The maximum number of ,workshop!. shall not exceed 10. A watchman's 
living quarters is permitted •. 

S. There shall be 11 defined parking spaces within an enclose~ area for 
the occupants of the shop and the watchman. 

6. A fenc~ shall be erected according to plans on file to.channel the 
public gaining access through the.property to Oavenport.Beach. Nine 
(9) parking s:i>aces shall also be provided 'for the public which may 
also be used by clients of tenants of .the workshops if required. 

7. Access to Hig~way 1 and surrounding landscaping shall be approved by 
planning staff. Applicant is advised to design the parking lot with 
only one ingress/egress point to Highway 1. · 

Highway 1 is designated on the General Plan as a scenic highway and 
properties b~tween the highway and the pacific ocean are identified as 
a Visual Corridor. 

OP:wl. 
3/28/74 
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Re.:zoning 74-123-Z 
for Southern Pacif:.,_..: 
Use l?ern)it 74-124-tl 
Page 2 

ANALYSIS: 

Fred IlailE>Y 
Transpor·tation Company 

The subject land is owned by the Coutr.t't·n Pacific Railroad \-lho is leasing 
the area containing the packing :.hEd to. the npplicant. The 0.98 acre 
portion of this parcel has been lc,:~sed in i:he past and can he specifically 
described. The improvements are own~d by the applicant and assessed by the 
County while the land is assesse·:l by the .::tate Boar:d of Equalization as 
required for utilities (S.B.E. No. S72-4-1-13C-17). County Counsel has 
determined that a use pe:rmit can be cons.i.d,zred, under appropriate zoning, 
without rcqniring a minor land division for pal·cel separation. 

i'he property ~;as zoned to the A-20 District early in 1972 in the North Coast 
Zone Plan. The packing shed was used fer the processing of agricultural 
products and represented a permitted use in the Agricultural District. 
It does not, in staff opinion, represent land suitabl_e for the growing of 
agricultural products at a viable scale on such a small area. 

The project is located within 200 feet of the County Sewer !1aintainance 
District No.1 (Daven:port) across High•~ay 1. The applicant contends that 
the cost.involved in connecting to that District is prohibitive; therefore, 
an appeal is expected to be presented to the Board of Supervisors as 
Eloard of Directors of th~ District. The Environmental Health Department 
is studying an application for a· septic ·sy_stem sufficient· to serve : · 
~5 people if the appeal is successful. 

The shops are not intended to provide for reta.il sales and therefore the 
need for public.accommodations including parking for custom~rs does not 
appear necessary, A desigp is proposed that will provide 9 parking 
spaces· for public use of. Davenport Beach and channel access to the beclCh 
along the present pathway. A 31:! foot high fence will separate the public 
lot from the proposed shops. The applicant proposes rather extensive 
landscaping. st"aff feels that the existing scenic view of the ocean 
should be ma!nt~ned from the highway • 

The applicant plans to rent space to approximate•ly 6 tenants with no shop 
to consist of less than 800 square fE>et. However, if it becomes necessary 
he wishes the option to have a maximum 10 occupants in addition to the 
watchman-caretaker's ·quarters. The ~otal gross floor area of the packing 
house is a~prox!mately ~~,150 square feet. In yiew of the projected low 
traffic generation the parking schedule could approximate one· car ·for 
each 1,000 square feet of gross floor area {warehousing). If industrial 
parking standards were applied the schedule is one space for each 600 
square feet of floor area. Staff recommends that 11 formal parking spaces 
be provided for exclusive use of shopkeepers, their supplies {or clientele) 
and the watchman-caretaker. If overflow parking is required on occasion it 
could be accommodated in the 9 space public parking lot. 

FINDINGS (Zoning) 

1. The 0. 98 acre portion of this property has been leased in the past as 
a proce.ssing plant for agricultural products. Its continued use for 
that purpose is no longer necessary since Brussel Sprouts are washed 
and packed in Santa Cruz. The building has been left unused for 
several years but can structurally be converted to another use'. 

2. The locat!cn of the improvements adjacent to Davenport and major 
transportation facilities as well as access to Davenport Beach points 
toward its conversion to a non-agricultural use. 

3. The U-BS District will provide· specific use pe:rmi t revievl of any 
proposal to change the present· status of the packing house. 

l<ECOMMENDATION: 

Approval of the U-BS-1 acre (Unclassified) District for a 0.98 acre portion 
of Assessor Parcel 58-121-04. 
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COUNTY OF SANTA Cf.:.OZ. 
STATE OF CAUFORt.;!J\ 

·-··-··-··: .... C.E:RT.lF..I.E.P ............ COPY 
SUPE!l'I/ISOS'S O!lDI::B 

Oa th& date cL_ .. __ H§:,L.].4 _, 19 7 4 · . -·~ -~·~-,-·---------·----·-·· ... ·-----

I_· (__. l·l ~r~ j. 
I 

(Ordinance rezoning Southern Pacific Railroad • 
(property in Davenport area approved in concept; 
(~~ved to Consent Agenda of Hay 21, 1974 for . 
(t~nal approval; Use Permit approved. • . · 

This being the time set for a public hearing to consider 
the Planning Commission's recommendation on the application of the 
Southern Paci~ic Railroad, by Fred Bailey, to rezone property in the · 
Town of Davenport and for approval of a use permit to convert a pack-

. i.ng house to workshops . and ,s.tudios. and to maintain a watchrr1.an 1 s 
li.ving quarters, and notice having been given as evidenced by affi
davit on file, Board prbceeds \vith said hearing. Senior Planner 
Dennis Pisi.la shm·;s slides and desc·.cibes the area under consideration. 
The public hearing is open. Question is raised regarding display 
signs. Mrs. Bailey advises that a simple wooden sign will be placed 
in front of the building. Mr. Ed Davidson speaks in favor of the · 
proposal. No one else appearing before the Board, the public hearing 
i::: closed. The Clerk reads the title of the proposed ordinance. Upon 
mbtion of Supervisor Harry, duly seconded by Supervisor Forbus, it _is 
ordered by the Board, by unanimous vote, that detailed reading of tne 
ordina.nce be and j_s hereby waived. Upon motion of Supervisor Harry, 
duly seconded by Supervisor Forb1..1.s, it is ordered by the lSoard, by 
unanimous vote, th.::!t An Orc!inance Amending the Zoning Ordil1ance of 
the County of Santa Cruz, Changing Cer:·t.?.in Proper·ty F~eom One Zoning 
District to Another in the Vic:i.nity of West Side of High::v-ay One, • 
Approxirn8tely 200 Feet Eas:terly of Ocean Street, in t'he To-vm of 
Davenport be and is hereby approved in concept and moved to the Consent 
Agenda of Nay 2L, 1974 for final approval. Upon motion of Superv·i.sor 

~··Harry, duly seconded by Supervisor Mello, it is ordered by the Bo~·rd,· 
by unanimous vote, that Use Permit No. 7l~-124-U to convert a. padang 
house to -v;o:o::kshops and studios and to maintain a watchman's living 
quarters be and is hereby approved, subject to conditions listed in 
Staff Report dated April 3, 1974 with No. 3 amended to include that 
sign shall be limited to identification of the various crafts on the· 
premises and that prior to erection of the first sign, Board approval 
be requ;tred. 
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• 
Doyle Street • Suite E 

nt.a Cruz, CA 95062 
(408) 415-5999 . 
(FAX) 425-1565 

October 1, 1993 

Planning Commission 

RlCHARD BEALE. 
· bnd Use Planning 

lncorporJtcd 

cfo County.Pl.·mnin.g Department 
70 1 Ocean Street 
Santa Cruz. CA 95060 

RE: BAILEY PROPERTY IN DAV~NPORT APN 058-121-04 

The t!'>StJcs involved wr: bdieve. are: 

l. GENF:RAL PLAN D~:srGNAT!ON: 
Ot:sign<-itt'! tht: prupt:rcy u:s Ndghbc'Jrhood Commercial, as proposed, but du not 
furtr1er dcsignatcth~ sit<.: as a coastal priority use "visitor serving commercial. 
site. The Neighborhood Comrm::rcial designation will allow both visitor serving 
a..11d m.:ighborbood serving uses whi!t: the property use is being pha~cd from 
manufacturing to conurH.:n.:ial. Policy 2.13.5 would meet the County's desire to 
<::ncouragc visitor serving commercial ser.--ic~s within Coastal Spt::::ial 
Communities. The Baileys need the flexibility of having tenants whosl: u:~c:s 
an; vi::>ttor serving, as wdl as those whose uses i3 .. n::: non-visitor ~c:rvtr\g but 
allow~::d by tht.: C-1 zone di5trict. 
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VIEWSHEDS AND VISTAS, OPEN SPACE AND RECREATIONS COMMITTEE 
(Town Planning Process) 

1. Protect Davenport's fragile oceanfront and marine vistas. 
a. Leave marine terrace belongin9 to Lonestar unimproved. 
b. Leave terrace behind old hospttal unimproved (also belongs to 

Lonestar). 

2. Locate soccer field/picnic area for Davenport. 

3. Investigate locating beach parking north and south of Davenport to protect town 
viewshed. 

a. Expand cypress tree parking lot. 
b. Expand parking in turnout south of town. 

4. Protect historical resources. · · . 
a. Preserve whale-watching bluff. 
b. lnvestigate keepin~ the old hospital as an historic building. 
c. Investigate the Un1on Pacific property north of the Bailey-Steltenpohl 

property as a whale-watching site. 
d. Investigate the possibility of new structures, specificially the post 

office, being designed with architecture historically consistent 
with the townscape, as per the General Plan 

5. Protect Davenport from visual consequences of new cement plant expansion buildings. 
a. Investigate how much further underground the dome and new building can be 

located. 
b. Will these new buildings really protect Davenport residents from noise and 

dust? 

6. Appreciating Davenport's townscapes and plantings: 
a. Licursi's triangular garden between Davenport Avenue and Old Coast Road 

• b. Davenport Resource Center garden 
c.. , tbe.town church's flowers 
d. flower boxes in front of Om Ware store 
e. Cash Store landscaping 
f. and any private gardens and other public gardens we have forgotten! 

• 

• 

• 
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VJEWSHEDS & VISTAS 
Davenport Town Planning, Meeting #5, April27, 1999 

Visual Resources & Open Space Committee 

(Modeled after Felton town planning process) 
Describe Davenport's Character and Uniqueness: 
• on the oceanfront, famous for whale-watching on the town 
meadow 
• cultural diversity, social diversity 
• small town atmosphere, true sense of community, neighbors who 
know and trust one another: waving to each other, borrowing eggs 
and ice, sharing treats like homemade cookies and bread 
• sense of living history, with old jail, church, old pier, the cement 
plant's connection to the rebuilding of San Francisco after the 1906 
earthquake 
• place out of time, slower paced, nostalgic, 11 Davenport Daystl 
• individualistic, strong respect for privacy 
• fierce pride in living where we do, heartfelt protectiveness of our 
home space, our community, and our school 
• rural--people keep goats, chickens, roosters 
• isolated, but close to Santa Cruz, San Jose, and San Francisco 
• folksy, working class 
• artists, artisans abound--avante garde performance artist Bruce 
Lee, Lundberg glass, Bill Fravel's watercolors, David Boye's knives, 
Matty Leeds' ceramics, Om Gallery's offerings 
• quaint and quirky--not cutesy or upscale 
• dusty factory town with noise and pollutants 24 hrs/day, 7 
days/week from the cement plant 
• quiet--caters to tourists in the daytime, not for nightlife, not a 
motel/hotel strip 
• Steinbeck-Iike quality 
• sense of wildness at the edges of town 

Eavorite Places: 
• Davenport bluffs and cliffs 
• Davenport meadow and the naked ladies lilies 
• the cliffs above the pier 
• San Vicente Creek 
• local beaches 
• my home, my own backyard 
• neighbors 
• where San Vicente Creek enters the sea 
• runnel pathway to the beach 

. Atf& o}, vnerni' S C b) 
Page~r' Exhibit 5 A-3-SC0-98-101 Bailey/Steltenpohl Mixed Use Project · 



• glassworks and galleries 
• Bruce Lee's house, for his famed "happy hour salons" 
• vineyard on Fair Avenue 
• riparian habitat, frogs 
• Pacific School--school makes Davenport a town 
• Swanton Road, the thousands of acres behind Swanton and the 
cement plant 

Favorite Experiences: 
• being unified against nuclear power plant reviews 
• having experience of knowing "old timers" and learning their life 
styles 
• running on San Vicente Creek and bluffs _ 
• picnicking on the cliffs, binoculars nearby to peer at whales 
• walking down cliff to Davenport Beach 
• walking on the beaches 
• sunlight on the ocean/viewing the always changing ocean . 
• walking around town, to Davenport Landing, between Old and New 
Town 
• bikeriding down Cement Plant Road into Davenport 
• wading in the ocean 
• whales, yes! 
• seeing the lighthouse at Big Sur across Monterey Bay blink every 
15 seconds · · · 
• listening to the clicking birds and owls at night, and the starlings 

. and crows Q.uring the day; listening to birdsong in the cypress trees 
(which drowns out the cement plant noise!) 
• watching the moon rise over the hills above San Vicente Creek 
• watching the fogbank move in over the bluffs 
• watching the stars when the electricity goes out 
• viewing the twisted and gnarled old trees behind the church and 
up San Vicente Road 
··hearing the bell ring at the church 
• watching the hawks soar above the cliffs 
• watching tourists taking photos of the little church 
• talking with Maria and Toni at the post office, oohing and ahhing 
together over packages just gotten in the mail 
• buying a dozen "croissant cinnamon rolls" at the Whale City 
Bakery and taking them to my office--everybody loves them! 
• local celebrations: the Davenport Resource Center's Cinco de 
Mayo, La Posada; events at Pacific School 
• having neighbors like Enid--who took down Ann's drying clothes 
when it began to rain) folded them, and put them inside Ann's 
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house; having neighbors like Emma--who, after Claudia told her that 
one of her cows had wandered in to her yard, said, "What kind of 
cow? I've just put my bread dough in the Cuisinart--keep it 
company until I'm done!" 
• cliff rescues by the Davenport Fire and Rescue volunteers; fear of 
the cliff edges 
• glass hunting on the beach, nicknamed by the children "Jewel 
Beach" 
• hearing visitors say, "This must be one of the best places on earth 
to live!" 

Davenport Scenic View Corridors We Enjoy: 
• unrestricted ocean views fro-m town 
• 360 degree view around Davenport 
• Davenport meadow and the whitewater view of the ocean from 
across the meadow, especially when the "naked lady" lilies are in 
bloom 
• San Vicente Creek watershed view from the marine bluffs 
• mountain viewshed 
• the view of the ocean and hills from my porch at sunset, with the 
hills lit up in golden light and the ocean shimmering 
• view from the coastal cliffs 
• the view from among the cypress trees 
• San Vic~nte Creek, from the tunnel at the beach and back 
• Davenport Beach 
• the view down Davenport Avenue toward the little church 
• Swan ton Road 
• Cement Plant Road 
• Davenport Landing without the restroom 

ImQortant DavenQort Historic Resources: 
• whale migration past Davenport, the whaling industry 
• the quarry--should be part of local access and story 
• the trees--logging. should be contained at a renewable pace 
• the older, small one-story cottages in both Old and New Town 
• Davenport jail, the church, the pier, the old hospital 
• mourning the loss of the Foresters Hall 
• small established businesses like Lundberg Glass, the mill, the 
boatyard 
• Myrtle, George, the older families that live here--the Perezes, 
Olympics, Celebrados; Orlandos 
• old cheese barn on Cement Plant Road 
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Suggested Hh!hwq.y 1 & Town Design Guidelines: 
• Swiss-Italian (the church is a replica of one in northern Italy, near 
the Swiss border) 
• small businesses to fit a small town 
• cottage-style (no tear-downs for monster houses) 
• simple--tile & stucco 
• all colors--pink! 
• stricter guidelines for the ocean front • • earth colors 
• retain the simple style of architecture of older ~oastal towns 
• tourist-oriented businesses should be restricted to those that 
make short visits to Davenport (no elaborate dining places, no 
overnight establishments, no more drinking facilities) 
• contain development; identify threats to viewsheds, watersheds 
and historic features 
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California Coastal Commission 
725 Front St. Suite 300 
Santa Cruz, Ca. 95060 

Dear Honorable Commissioners, 

~ 
! 

JUN 2 4 1999 

CA.UPORNIA, 
Cn AS T r\ L C G rv1 f·J1l S S i 0 P.! 
CENTRAL COAST AREl\ 

I would like to voice my opinion concerning upgrading of the existing Bailey property in 

Davenport, Ca. 
I wrote to the Santa Cruz planning commission explaining my opinion regarding how I 
feel this would be a very positive addition to the coastal community of the Davenport 
area. The people proposing the changes are attempting to add to the current environment 
in an area already commercialized. There proposal will not degrade the current aesthetics 
or environment of the area. I urge you to support their efforts. 

' 
Respectfully, 
Ron Kennedy 

Creek, Ca . 
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California Coastal Commission 
725 Front St. Suite 300 
Sarita Cruz, Ca. 95060 

Dear Honorable Commissioners, 

R EIVED 
JUN 2 4 1999 

C.AUPORN!A . 
COASTAL COMMISSION 
CENTRAL COAST AREA 

Concerning the Bailey property in Davenport. I would like show support of the 
improvements to the exi~ting property. Having worked in Davenport for 10 years and 
having been a resident for 5 of those years I am aware that the disputed "meadow" is not 
an eyesore only due the additions to it by the landowners. It is neither pristine nor 
natural. The rai,lroad cut divides the area both visually and physically from the coastal 
experience. Mr. Bailey's efforts to maintain the area by cleaning up the trash generated 
by the customers of the retail businesses is what keeps the area inviting. I believe the 
parking area Mr. Bailey intends to build will be at least as positive by removing dust and 
clutter from the area. 
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June 21, 1999 . · 

California. Coastal Commission 
Members and Staff 
725 Front Street 
Santa Cruz, CA 95060 

· Dear Commission Members· and Staff, 

.. . ··.' O)i/~ 

. , - _·_: ~JUN W 19W 
. ' 

I just returned from a weekend spent in_ Davenport and the surroU:nding 
area. I learned of the Bailey-Steltenpohl Project during my stay at the 
Davenport Inn. 

Count me among those who are opposed to the project. To set the 
precedent for commercial development on the West of Highway One in 
that an~a is irresponsible use ofour California coast. Don't let it happen. · 

·We know the inevltable yvill occur, otherwise. The connect-the-dot · 
·.subsequent commercial sprawl will leave very little, if any, pristine coast. 

Pag'e 'JO Exhibit 5 A-3-SC0-98-101 Bailey/Steltenpohf Mixed Use Project 



• 

• 

• 


