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TO: Commissioners and Interested Persons

FROM: Charles Lester, Acting Deputy Director
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SUBJECT: CITY_ OF SANTA CRUZ: LOCAL COASTAL PROGRAM MAJOR
AMENDMENT NO. 1-01 (Part B). For public hearing and Commission action at its
meeting of June 13, 2002, to be held in Long Beach at the Queen Mary, 1126 Queens
Highway, Long Beach, CA 90802.

SYNOPSIS

The City of Santa Cruz is proposing to replace the policies of the Beach Area Plan with new policies in
the Beach and South of Laurel (BSOL) Area Comprehensive Area Plan, amend the land use designation
map to re-designate five sites in the BSOL area, amend the Design Guidelines for the Beach area of the
City (except for the Wharf Design Guidelines), and establish Design Guidelines for the South of Laurel
area of the City. The City is also amending its Zoning Ordinance (implementation plan) to amend six
existing zoning districts in the BSOL area, to add three new zoning districts (one residential and two
commercial) in the BSOL area, to rezone seven areas within the BSOL area (zoning map amendment),
and to amend the zoning map to apply two new overlay districts within the BSOL area. The primary
purposes of the proposed LCP changes are to provide a revitalization program for the BSOL area of the
City, to improve the visual and aesthetic qualities of the BSOL area through the application of design
guidelines, to reduce reliance upon automobiles and encourage public transit, and to ensure neighborhood
preservation and revitalization and provide for stringent controls on large scale economic/residential
development. Specifically, the City is requesting the following changes to its certified Local Coastal
Program:

1. Amend the zoning ordinance to include a new residential zone: RH (Multiple Residence/High
Density District. (Implementation Plan Amendment).

2. Amend the zoning ordinance to include two new commercial zones: RTC/PER (Beach
Commercial/Performance Overlay) and RTB/PER (Motel Residential/Performance Overlay)
(Implementation Plan Amendment).

3. Amend the zoning ordinance to revise six existing zones: 1) RTD (Beach Residential)(reduce
allowable residential density; require conformance with Design Guidelines; limit allowable
commercial uses); 2) RTA (reduce allowable residential density; require conformance with
Design Guidelines; delete inappropriate uses); 3) RTB (Motel/Residential) (reduce allowable
residential density; require conformance with Design Guidelines; delete inappropriate uses; 4)
RTC (Tourist Residential/Beach Commercial) (reduce allowable residential density; require
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conformance with Design Guidelines; establish stringent development controls; 5) CBD/E (Lower: «‘ 1

Pacific Avenue Subdistrict) (delete quasi-industrial uses; require conformance with Design
Guidelines; encourage live/work environment; and 6) CB (Beach Commercial) (require
conformance with Design Guidelines; prohibit ferris wheels and roller coasters north and west of
Beach Street).

Rezone the following six areas within the Beach/South of Laurel areas as follows:

A. Rezone the South of Laurel Depot Site and adjacent properties fronting Washington Street

B.

from RTC (Tourist Residential/Beach Commercial) to PF/PK (Public Facility/Parks),

Rezone the South of Laurel area between Center Street, west of Pacific Avenue and south of
Sycamore Street from CT (Thoroughfare Commercial) to RM (Multiple Residence Medium
Density), with an MU (Mixed Use) overlay on the western portion;

Rezone the South of Laurel area bordering Front Street and the San Lorenzo River from
RM/MU (Multiple Residence Medium Density/Mixed Use) to RH/MU (Multiple Residence
High Density/Mixed Use);

Rezone the northeast corner of Second Street and Front Street (in the Beach Hill area) from
RTA (High Density Residential) to RTB (Motel Residential);

Rezone an area west of Cliff Street between First Street and Second Street from RTB (Motel
Residential) to RTC (Tourist Residential/Beach Commercial);

Rezone a portion of the Beach Hill area bordered by Cliff Street, Wave Lane, Holden Avenue
(east of Riverside Avenue), and Second Street from RTB (Motel Residential) to RTC (Tourist
Residential/Beach Commercial);

In addition to the zoning map changes to the underlying zoning districts described in #4 above,
amend the Zoning map to apply two overlay zone districts above as follows:

A.

B.

Apply the CON overlay district (Neighborhood Conservation Overlay District) to the
following four neighborhoods:

Myrtle Street, south of Laurel Street

A portion of Washington Street, south of Laurel Street

Cedar Street, between Pacific Avenue and Center street south of Laurel Street
Pacific Avenue, between Front Street and Second Street;

e o o o

Apply the PER overlay district (Performance Overlay District) to the following two areas:

¢ The parking lot adjacent to the West Coast Santa Cruz Hotel (former Dream Inn)
e The Main Beach/Boardwalk parking lot
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. 6. Replace all the certified policies of the existing Beach Area Plan with new policies in the Beach
‘ and South of Laurel Comprehensive Area Plan (Land Use Plan Amendment).

7. Amend the certified Design Guidelines (Land Use Plan Amendment), except for the Wharf
Design Criteria, which will be amended upon completion of a proposed wharf study.

8. Amend the land use designation map‘as follows:

A. Re-designate the Depot Site and adjacent properties that front Washington Street from
RVC (Regional Visitor Serving Commercial) to PK/CF (Parks/Community Facility);

B. Re-designate the South of Laurel area between Center Street and Pacific Avenue from CM
(Community Commercial) to M (Medium Density Residential);

C. Re-designate the South of Laurel area bordering Front Street and the San Lorenzo River
from M (Medium Density Residential) to H (High Density Residential);

D. Re-designate the Beach Commercial area west of Cliff Street and south of Second Street
from M (Medium Density Residential) to RVC (Regional Visitor Serving Commercial);

E. Re-designate the Beach Hill area bordered by Cliff Street, Wave Lane, Leibrandt Avenue,
and Second Street from M (Medium Density Residential) to RVC (Regional Visitor
Serving Commercial).

. This amendment, which constitutes the majority of a larger amendment submittal, was filed on October
10, 2001. The Planning Commission and the City Council held noticed public hearings. The
Commission adopted Part A of the amendment, regarding rezoning and re-designation of a portion of the
Beach Flats area, at the meeting of December 13, 2001. Also on that date, the Commission voted to
extend the 90-day time limit to act on Part B of the amendment for a period not to exceed one year.

SUMMARY OF STAFF RECOMMENDATION

Staff has reviewed the proposed amendment to the Land Use Plan for conformance with the Coastal Act
and the Implementation Plan amendment for consistency with the proposed amended Land Use Plan.
Issues raised by the proposed amendment include community character, density, visitor-serving and
recreational uses, and public access. As discussed in detail below, Staff recommends approval of the
City of Santa Cruz Local Coastal Program proposed Land Use Plan Major Amendment No. 1-01 (Part B)
if it is modified to add and/or modify a number of policies regarding community design, land use,
community facilities, and circulation. Staff recommends approval of Implementation Zoning Ordinance
Major Amendment No. 1-01 (Part B) if it is modified to further protect historic community character.

ANALYSIS CRITERIA

The Commission certified the City of Santa Cruz’s Land Use Plan in July 1981. The Implementation
Plan was certified in April 1985 and the City assumed coastal development permit authority that year.
The City has organized and submitted this LCP amendment request in accordance with the standards for
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amendments to certified LCPs (Coastal Act Section 30514, California Code of Regulations 13551 .

through 13553).

The proposed amendment affects the IP and LUP components of the City of Santa Cruz LCP. The
standard of review for land use plan amendments is that they must be consistent with the Chapter 3
policies of the Coastal Act. The standard of review for implementation amendments is that they must be
consistent with and adequate to carry out the policies of the certified coastal land use plan.

ADDITIONAL INFORMATION

Further information on the submittal may be obtained from Susan Craig at the Central Coast District
Office of the Coastal Commission at 725 Front Street, Suite 300, Santa Cruz, CA 95060, (831) 427-4863.
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I. STAFF RECOMMENDATION: MOTIONS AND RESOLUTIONS

Staff recommends adoption of the following resolutions:

Resolution I.  (Resolution to approve City of Santa Cruz Land Use Plan Major Amendment No. 1-
01 (Part B) as submitted)

Staff recommends a NO vote on the motion below. Failure of this motion will result in denial of the land
use plan amendment component as submitted and adoption of the following resolution and findings. The
motion passes only upon an affirmative vote of a majority of the appointed Commissioners.

Motion #1: I move that the Commission certify Major Amendment No. 1-01 (Part B) to the City of
Santa Cruz Land Use Plan as submitted by the City.

Resolution to Deny: The Commission hereby denies certification of Major Amendment No. 1-01
(Part B) to the land use plan of the City of Santa Cruz as submitted and adopts the findings set
Jorth below on the grounds that the amendment component, as submitted, does not conform with
the policies of Chapter 3 of the Coastal Act.
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. Resolution II. (Resolution to approve City of Santa Cruz Land Use Plan Major Amendment No. 1-
01 (Part B), if modified)

Staff recommends a YES vote on the motion below. Passage of this motion will result in certification of
the amendment component with the suggested modifications and adoption of the following resolution and
findings. The motion to certify with the suggested modifications passes only upon an affirmative vote of a
majority of the appointed Commissioners.

Motion #2: I move that the Commission certify Major Amendment No. 1-01 (Part B) to the City of
Santa Cruz Land Use Plan as submitted by the City, if modified as suggested by modifications #1-
5 in this staff report.

Resolution to approve: The Commission hereby approves Major Amendment No. 1-01 (Part B) to
the land use plan of the City of Santa Cruz if modified according to the suggested modifications
and adopts the findings set forth below on grounds that the land use plan amendment with the
suggested modifications will meet the requirements of and be in conformity with the policies of
Chapter 3 of the Coastal Act. Certification of the land use plan amendment if modified as
suggested complies with the California Environmental Quality Act because either 1) feasible
mitigation measures and/or alternatives have been incorporated to substantially lessen any
significant adverse effects of the plan on the environment, or 2) there are no further feasible
alternatives and mitigation measures that would substantially lessen any significant adverse
. impacts which the land use plan amendment may have on the environment.

Resolution III. (Resolution to approve City of Santa Cruz Implementation Plan Major
Amendment No. 1-01 (Part B) as submitted)

Staff recommends a YES vote on the motion below. Passage of this motion will result in rejection of the
Implementation Plan amendment and the adoption of the following resolution and findings. The motion
passes only by an affirmative vote of a majority of the Commissioners present.

Motion. I move that the Commission reject Major Amendment #1-01(Part B) to the City of Santa
Cruz Local Coastal Program Implementation Plan as submitted.

Resolution to reject. The Commission hereby rejects certification of Major Amendment #1-01
(Part B) to the Implementation Plan of the City of Santa Cruz Local Coastal Program, as
submitted, and adopts the findings set forth below on grounds that the Implementation Plan, as
submitted, is not in conformity with the certified Land Use Plan. Certification of the
Implementation Plan amendment would not meet the requirements of the California
Environmental Quality Act as there are feasible alternatives and mitigation measures that would
substantially lessen the significant adverse impacts on the environment that will result from
certification of the Implementation Plan amendment as submitted.
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Resolution IV, (Resolution to approve City of Santa Cruz Implementation Plan Major .
Amendment No. 1-01 (Part B), if modified)

Staff recommends a YES vote on the motion below. Passage of this motion will result in rejection of the
Implementation Plan amendment and the adoption of the following resolution and findings. The motion
passes only by an affirmative vote of a majority of the Commissioners present.

Motion. I move that the Commission certify Major Amendment #1-01(Part B) to the City of Santa
Cruz Local Coastal Program Implementation Plan if modified as suggested by modification 6 in
this staff report.

Resolution to certify. The Commission hereby certifies Major Amendment No. 1-01 to the
Implementation Plan of the City of Santa Cruz Local Coastal Program, as modified by suggested
modification 6, and adopts the findings set forth below on grounds that the Implementation Plan
amendment with the suggested modification will be in conformity with and adequate to carry out
the certified land use plan. Certification of the Implementation Plan amendment, if modified as
suggested, complies with the California Environmental Quality Act, because either 1) feasible
mitigation measures and/or alternatives have been incorporated to substantially lessen any
significant adverse effects of the Implementation Plan amendment on the environment, or 2) there
are no further feasible alternatives and mitigation measures that would substantially lessen any
significant adverse impacts on the environment.

Il. SUGGESTED MODIFICATIONS

The Commission hereby suggests the following changes to the proposed Local Coastal Program
amendments, which are necessary to make the requisite findings. If the local government accepts the
suggested modifications within six months of Commission action, by formal resolution of the City
Council, the corresponding amendment portion will become effective upon Commission concurrence
with the Executive Director finding that this has been properly accomplished.

Note: The Commission-suggested modifications are shown by deleting existing text with strikethrough
and adding text with underline.

Modification #1
Apply “wave” symbols to the following General Plan Community Design, Land Use, and Community
Facilities policies to effectively make these policies part of the City of Santa Cruz Local Coastal Program:

a. General Plan Community Design Policies 1.2, 1.3, 1.4, 1.5, 1.6, 1.9, 1.10, 1.13,
1.15, 1.16, 1.17, 1.18, and 1.19; General Plan Land Use Policies 2.2, 2.5, 2.9, 2.10,
and 2.15;

b. General Plan Land Use Policy 2.12

c¢. General Plan Community Facilities Policy 6.1. Also amend this policy to state:
Develop the depot site as a focal point of community activity by providing uses
including, but not limited to, parking, a small scale multi-modal transit facility, and
recreational open space. (P. 148) '
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. Modification #2

Amend LCP Land Use policy 2.8 to add the following language:

If future proposed development for the Main Beach parking lot site is incompatible with retention
of the historical cottages that occupy the eastern portion of the parking lot, the cottages shall be
preserved and relocated to another appropriate site or sites within the City or County of Santa
Cruz, with preference given to relocating the cottages within the Beach and South of Laurel Area.

Modification #3
Add new Land Use Policy 2.16 to the Land Use section of BSOL Plan:

The La Bahia shall be redeveloped as a visitor accommodation use available to the general public.
If the La Bahia is converted to visitor-serving condominiums in order to fund the renovation
project. restrict use of the condominiums by individual owners to no more than 45 days per vear.

Modification #4

Add new Land Use Policy 2.17 to the Land Use section of BSOL Plan:

Future development of the West Coast Santa Cruz Hotel overflow parking lot may consist of
medium density residential use, bed and breakfast use, or ancillary hotel/motel uses. Hotel/motel
. development is not allowed.

Modification #5

Add new Circulation Policy 3.34 to the Circulation section of the BSOL Plan:

Maintain a minimum of 3.690 public parking spaces in the overall Beach and South of Laurel
Area and approve no projects that would reduce this number below the floor figure of 3.690.

Modification #6

Amend Section 24.10.625.5 of the proposed Zoning Ordinance (District Regulations for RTC/PER
Subdistrict) as follows:

4, If new development on the Main Beach parking lot is incompatible with retention of the
historic cottages located on the eastern portion of the site, relocate the cottages to another
appropriate site or sites within the City or the County of Santa Cruz, with preference given
to relocating the cottages within the Beach and South of Laurel area.
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lli. FINDINGS AND DECLARATIONS

The Commission finds and declares as follows:

A. Amendment Description

The City of Santa Cruz (Exhibit 1) is proposing to amend the existing Beach Area Plan section of its
certified Local Coastal Program with a new Beach and South of Laurel (BSOL) Comprehensive Area
Plan (see Exhibit 2 for map of BSOL area). For the following proposed amendments, please see Exhibit
3 for the proposed land use map amendments, Exhibit 4 for the proposed new policies, Exhibit 5 for the
proposed new Design Guidelines, Exhibit 6 for the proposed zoning map amendments, Exhibit 7 for the
proposed zoning ordinance amendments, and Exhibit 8 for a zoning summary that details the effects of
each zoning change.

The specific changes include:

1. Amend the zoning ordinance to include one new residential zone: the RH (Multiple Residence/High
Density District) (Implementation Plan Amendment). The purpose of the RH district is to preserve
the General Plan’s desire to provide high density residential housing (up to 55 dwelling units per acre)
in the South of Laurel area (in this case, along the San Lorenzo River). The RH zone will have an
MU (Mixed Use) overlay which will encourage the construction of street level retail in conjunction

~with residential uses above.

2. Amend the zoning ordinance to include two new commercial zones: RTC/PER (Tourist
Residential/Beach =~ Commercial/Performance  Overlay Zone) and RTB/PER  (Motel
Residential/Performance) (Implementation Plan Amendment). The purpose of the RTC/PER zone is
to identify areas of critical public interest in the Beach Area (i.e., the Main Beach parking lot) and to
provide regulations and standards necessary to achieve planning goals for development and/or
redevelopment in a manner that protects neighborhood integrity while stimulating appropriate
economic development. The RTB/PER zone will be applied to the overflow parking lot across from
the West Coast Santa Cruz Hotel. The purpose of the RTB/PER zone is to ensure development that
protects neighborhood integrity while supporting appropriate uses, including residential use and
ancillary hotel support facilities.

3. Amend the zoning ordinance to revise six existing zones: 1) RTD (Beach Residential)(reduce
allowable residential density; require conformance with Design Guidelines; limit allowable
commercial uses); 2) RTA (reduce allowable residential density; require conformance with Design
Guidelines; delete inappropriate uses); 3) RTB (Motel/Residential) (reduce allowable residential
density; require conformance with Design Guidelines; delete inappropriate uses; 4) RTC (Tourist
Residential/Beach Commercial) (reduce allowable residential density; require conformance with
Design Guidelines; establish stringent development controls; 5) CBD/E (Lower Pacific Avenue
. Subdistrict) (delete quasi-industrial uses; require conformance with Design Guidelines; encourage
live/work environment; and 6) CB (Beach Commercial) (require conformance with Design
Guidelines; prohibit ferris wheels and roller coasters north and west of Beach Street).
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. 4. Rezone the following six areas within the Beach/South of Laurel areas as follows:

A. Rezone the South of Laurel Depot site and adjacent properties fronting Washington Street from
RTC (Tourist Residential/Beach Commercial) to PF/PK (Public Facility/Parks). The purpose of
the revised zoning is to accommodate a planned park, multi-modal transportation station, museum
site, and parking;

B. Rezone the South of Laurel area between Center Street, west of Pacific Avenue, and south of
Sycamore Street from CT (Thoroughfare Commercial) to RM (Multiple Residence Medium
Density), with an MU (Mixed Use) overlay on the western portion. The purpose of the revised
zoning is to form a stronger residential/commercial separation between the visitor serving
commercial area along Pacific Avenue and the South of Laurel residential area;

C. Rezone the South of Laurel area bordering Front Street and the San Lorenzo River from RM/MU
(Multiple Residence Medium Density/Mixed Use) to RH/MU (Multiple Residence High
Density/Mixed Use). The purpose of the revised zoning is to promote a more active river levee
and facilitate local housing needs. The purpose of the MU overlay is to encourage street level
commercial development along Front Street, with residential use above;

D. Rezone the Northeast Corner of Second Street and Front Street (in the Beach Hill area) from RTA
(High Density Residential) to RTB (Motel Residential). The site currently has an existing non-
conforming 22-room motel. The rezoning will encourage upgrades consistent with the historic
. nature of Beach Hill neighborhood;

E. Rezone an area west of CLiff Street between First Street and Second Street from RTB (Motel
Residential) to RTC (Tourist Residential/Beach Commercial). The purpose of this rezoning is to
promote reinvestment in the area, to create a strong protective edge for the residential area, and to
allow supporting commercial services for existing lodging in the area;

F. Rezone a portion of the Beach Hill area bordered by Cliff Strect, Wave Lane, Holden Avenue
(east of Riverside Avenue), and Second Street from RTB (Motel Residential) to RTC (Tourist
Residential/Beach Commercial). The purpose of this rezoning is to promote reinvestment in the
area, to create a strong protective edge for the residential area, and to allow supporting
commercial services for existing lodging in the area.

5. In addition to the zoning map changes to the underlying zoning districts described in #4 above, amend
the zoning map to apply two overlay zone districts as follows:

A. Apply the CON (Neighborhood Conservation Overlay District) to the following four

neighborhoods:
e Myrtle Street, south of Laurel Street
e A portion of Washington Street, south of Laurel Street
e (edar Street, between Pacific Avenue and Center street south of Laurel Street
¢ Pacific Avenue, between Front Street and Second Street
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The purpose of the CON overlay is to identify neighborhoods that are in need of special .
conservation and preservation strategies.

B. Apply the PER zone (Performance Overlay Zone) to the following two areas:

o The parking lot adjacent to the West Coast Santa Cruz Hotel (formerly the Dream Inn)
e The Main Beach/Boardwalk parking lot

The purpose of the PER overlay for the West Coast Santa Cruz Hotel parking lot is to establish
and control uses to ensure development that protects neighborhood integrity while supporting
appropriate uses. The purpose of the PER overlay for the Main Beach/Boardwalk parking lot is to
identify this area as a critical area of public interest in the Tourist Residential/Beach Commercial
area and to provide regulations and standards necessary to achieve planning goals for development
in a manner that protects neighborhood integrity while stimulating appropriate economic
development.

6. Replace all the certified policies of the existing Beach Area Plan with new policies in the proposed
Beach and South-of Laurel Area Comprehensive Area Plan (Land Use Plan Amendment). The
purpose of this portion of the amendment is to provide the policy base for the proposed zone district
text and map changes, and to provide a policy base for the amended Design Guidelines (see #7
below).

7. Amend the certified Design Guidelines (Land Use Plan Amendment), except for the Wharf Design .
Criteria, which will be amended upon completion of a proposed wharf study. The purpose of
amending the Design Guidelines is to provide more specificity regarding the design for new
development in the Beach and South of Laurel areas of the City. :

8. Amend the land use designation map as follows:

A. Re-designate the Depot Site and adjacent properties that front Washington Street from RVC
(Regional Visitor Serving Commercial) to PK/CF (Parks/Community Facility). The revised
designation can accommodate a proposed future multi-modal transportation station, park,
museum site, playing fields, and parking;

B. Re-designate the South of Laurel area between Center Street and Pacific Avenue from CM
(Community Commercial) to M (Medium Density Residential). The purpose of this change is
to form a stronger residential/commercial separation between the visitor serving commercial
areas long Pacific Avenue and the South of Laurel residential area;

C. Re-designate the South of Laurel area bordering Front Street and the San Lorenzo River from
M (Medium Density Residential) to H (High Density Residential) to promote a more active
river levee and to facilitate the City’s housing needs;

D. Re-designate the area west of Cliff Street and south of Second Street from M (Medium
Density Residential) to RVC (Regional Visitor Serving Commercial). The purpose of this re-
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designation is to promote reinvestment in the area, to create a strong protective edge for the
adjacent residential area, and to allow supporting commercial services for existing lodging
facilities in the area;

E. Re-designate the Beach Hill area bordered by Cliff Street, Wave Lane, Leibrandt Avenue, and
Second Street from M (Medium Density Residential) to RVC (Regional Visitor Serving
Commercial). As above, the purpose of this re-designation is to promote reinvestment in the
area, to create a strong protective edge for the adjacent residential area, and to allow
supporting commercial services for existing lodging facilities in the area.

Part A of this amendment, which amended land use policies, the land use map, Design Guidelines, the
zoning map, and the zoning ordinance for a portion of the Beach Flats area (which is in the BSOL area),
was approved at the Commission hearing of December 13, 2001.

B. Analysis of Land Use Plan Amendments

1. Design Guidelines/Community Character
Coastal Act Section 30253(5) addresses community character issues and states:

New development shall: (5) Where appropriate, protect special communities and neighborhoods
which, because of their unique characteristics, are popular visitor destination points for
. recreational uses.

Coastal Act Section 30253(5) requires that new development protect special communities and
neighborhoods that are popular visitor destination points for recreational uses. The Santa Cruz Main
Beach, the Municipal Wharf, and the Boardwalk are popular visitor destination points in the City of Santa
Cruz that draw millions of visitors each year. The distinctive and diverse Beach Hill, Beach Flats, and
South of Laurel areas/neighborhoods co-exist with these major recreational attractions. Regarding
community aesthetics, the challenge for the City is to conserve the historic attributes of both the
residential and commercial communities through the application of design guidelines and new
development controls in zoning and permitting.

The amendment proposes to incorporate new Design Guidelines for the Beach and South of Laurel
(BSOL) area, as well as amend all of the existing community design land use plan policies for the BSOL
area (see Exhibit 5 for proposed Design Guidelines; see Exhibit 4 for proposed LUP policies). The goals
of the proposed Design Guidelines include improving the quality of life in the BSOL area, retaining
neighborhood character, promoting safe and secure streets, developing linkages with the downtown area,
enhancing the seaside resort character, and promoting tourist commercial uses. The proposed Design
Guidelines include general Design Guidelines to be applied throughout the BSOL area for streetscapes
and entries, site planning, architecture, screening, lighting and security, signage, and conservation areas.
In addition to these general Design Guidelines that apply to the entire BSOL area, the proposed Design
Guidelines also include specific plan area guidelines for the Beach Flats, Beach Hill, Beach Commercial,
. and South of Laurel areas/neighborhoods.
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The proposed Design Guidelines provide much more specificity and direction regarding design review .

than do the existing Design Guidelines, which is necessary to attain the City’s goals of achieving a high
quality of aesthetic and functional design in the BSOL area. For example, the existing Design Guidelines
for Beach Hill do not discuss Victorian residences, which are Beach Hill’s most notable characteristic.
Tue proposed Design Guidelines for the Beach Hill area discuss Victorian architecture in detail and
require specific architectural elements for new development, such as hipped, gabled, and other roof forms
indicative of Victorian architecture and historic Victorian color schemes. The proposed Design
Guidelines also address landscaping, scale of development, color, etc., for each of the four BSOL areas,
including the South of Laurel area, which currently has no specific design guidelines.

The proposed Community Design and Land Use policies (see Exhibit 4 pp. 1-4) reference the Design
Guidelines and require development that respects the physical and environmental characteristics of the
BSOL area. However, only policies with a “wave” symbol are proposed LCP policies. Those policies
without the “wave” symbol are General Plan (GP) policies. There are 13 GP Community Design policies
that either reference the Design Guidelines (which will be certified as part of this amendment) or contain
language that provides objectives for enhancing community design and ultimately the character of the
Beach and South of Laurel Area, which is entirely in the coastal zone. For example, GP Community
Design policy 1.5 states “Strengthen the residential quality and character of neighborhoods by improving
the appearance of architecture and landscaping (P. 11 Design Guidelines).” Given that these policies
contain the objectives that describe actions that need to be taken to meet the goals and purposes of the
BSOL plan, these policies should be made part of the LCP. In addition, there are five GP Land Use
Policies that provide direction for future development in the South of Laurel area and also for protection
of community character in the Beach Flats, Beach Hill, and South of Laurel neighborhoods. For example,
ir the South of Laurel area, GP Land Use Policy 2.10 states “Encourage mixed use development in the
residential sections of the South of Laurel area on major arterials...” Also, GP Land Use Policy 2.9 states
“Protect and enhance the charming small scale residential neighborhoods in the South of Laurel...” In
total there are 18 General Plan Community Design and Land Use policies that should be LCP policies in
order to be consistent with Coastal Act Section 30253(5), which requires protection of special
communities and neighborhoods in popular visitor destination points. Thus, Modification #la is
required. This modification will require that these 18 “unwaved” General Plan Community Design and
Land Use policies have “waves” applied to them, thus becoming Local Coastal Program policies.

Proposed Land Use Plan policy 2.8 details the community-based planning process that will be undertaken
prior to any development of the Main Beach parking lot, which is located directly across from the
Boardwalk. Possible future development of the site includes, but is not limited to, a parking structure on
part of the site and commercial uses on the remainder of the site. There are a number of small cottages
located on the eastern portion of the site. These cottages are designated historic in the City’s Historic
Building Survey. The retention of these historic cottages may not be compatible with future development
on this site. Thus, Modification #2 is necessary. This modification adds language to Land Use Policy
2.8 to require that if future proposed development on the Main Beach/Boardwalk Parking Lot is
incompatible with retention of the historical cottages on the site, the cottages shall be preserved and
relocated to another appropriate site or sites within the City or County of Santa Cruz.

«

California Coastal Commissioh ‘

t




STC-MAJ-1-01 (Part B) Beach & South of Laurel Plan.doc | 13

. The proposed Community Design and Land Use policies and the proposed Design Guidelines provide the
basis for improving the visual and aesthetic qualities of both the residential and commercial communities
of the BSOL area by providing objectives and more specificity regarding the design for new development.
The suggested modifications add policy language to the LCP that will further protect the community
character of the BSOL area. Thus, the proposed amendment, as modified, is consistent with Coastal Act
Section 30253(5) regarding protection of special communities and neighborhoods.

2. Density
Coastal Act Section 30250(a) addresses the siting of deveEopment and states:

New residential, commercial, or industrial development, except as otherwise provided in this
division, shall be located within, contiguous with, or in close proximity to, existing developed
areas able to accommodate it or, where such areas are not able to accommodate it, in other areas
with adequate public services and where it will not have significant adverse effects, either
individually or cumulatively, on coastal resources...

The South of Laurel area consists of approximately 80 acres and is home to approximately 900 residents.
The Beach Area is approximately 125 acres in size and is home to nearly 2,700 residents. Within the
boundaries of the Beach Area there are three distinct subareas: Beach Flats, Beach Hill, and Beach
Commercial (see Exhibit 2 for map of area).

. The Beach Flats neighborhood is bordered by the San Lorenzo River, the Boardwalk, and the tourist
motel uses that line Riverside Avenue. The housing stock in Beach Flats primarily consists of converted
small summer cottages and motels, with approximately 34% in substandard condition in 1998. Part A of
the amendment, approved in December 2001, amended the zoning ordinance, the zoning maps, one land
use plan policy, and added two new land use plan policies for a portion of the Beach Flats area in order to
facilitate approval of an affordable housing project. Thus the current amendment applies to only those
areas of Beach Flats outside the above-mentioned areas.

Beach Hill is a distinct promontory within the Beach Area. The Beach Hill area covers approximately 40
acres and contains primarily residential uses, with hotel use located at the fringes of the area. There is an
extensive mixture of single-family dwellings, apartments, condominiums, and motels in the Beach Hill
subarea. Third Street retains a number of majestic Victorians interspersed with motels and multiple-
family dwellings.

In addition to commercial uses, the Beach Commercial area contains a mix of residential housing types
including seasonal apartment units, rooming houses and apartments, and a mobile home park, equaling
approximately 186 permanent residential units and 79 mobile homes.

The South of Laurel area is highly developed and consists primarily of charming, small-scale residential
neighborhoods intermixed with large, land intensive light industrial uses. In general, the residential
neighborhoods are clustered along the southern edge of Laurel Street, while the commercial and light
industrial uses follow the transportation arterials of Pacific Avenue and Washington Street.
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Coastal Act Policy 30250(a) requires that new residential development be located in existing developed
areas able to accommodate it. As described in Section III(A)(8) above, the City is proposing five land use
designation map amendments. For those areas re-designated from CM (Community Commercial) to M
(Medium Density Residential) and from M (Medium Density Residential) to RVC (Regional Visitor
Commercial), the maximum allowable residential density will remain the same (30 dwelling units per
acre). The re-designation of the Depot Site from RVC (Regional Visitor Commercial) to PK/CF
(Parks/Community Facilities) will disallow residential use that site. Only the re-designation of the South
of Laurel area bordering Front Street and the San Lorenzo River (the River Bend site) involves an
increase in residential density, from M (Medium Density Residential) to H (High Density Residential)
(see Exhibit 3 for land use map). Development in this area consists primarily of light industrial use. The
existing medium density designation on the River Bend site allows 20.1 to 30 dwelling units per acre.
The high-density designation would allow 30.1 to 55 dwelling units per acre. The City envisions a high-
density residential area at this site to take advantage of the amenity of the San Lorenzo River and the
recently enhanced river levee and to facilitate expected housing needs. The existing developed South of
Laurel area has all the public services, e.g. water and sewer, necessary to accommodate the proposed
increase in density. Therefore, the proposed increase in density from medium to high would not cause
any significant impacts to coastal resources.

General Plan (GP) Land Use Policy 2.12 establishes the above-mentioned area River Bend site as a high-
density mixed-use area (see Exhibit 4 pg. 4). This policy provides the textual basis for the above-
discussed land use designation map amendment, and will provide the policy basis for the proposed zoning
change for this area. The City, however, did not submit this policy as a Local Coastal Program policy.
Thus, Modification #1b is necessary. This modification requires that a “wave” symbol be applied to
General Plan Land Use Policy 2.12 to transform it into an LCP policy. With this modification the
proposed LUP amendment is consistent with Coastal Act Section 30250(a) regarding density.

3. Visitor Serving /Recreation
Coastal Act Sections 30213, 30220, and 30221 address visitor serving and recreational facilities and state:

Section 30213 (in part): Lower cost visitor and recreational facilities shall be protected,
encouraged, and, where feasible, provided. = Developments providing public recreational
opportunities are preferred.

Section 30220: Coastal areas suited for water-oriented recreational activities that cannot readily
be provided at inland water areas shall be protected for such uses.

Section 30221: Oceanfront land suitable for recreational uses 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.

Over two million visitors visit the Santa Cruz Beach Area yearly. Therefore, recreational and visitor-
serving uses largely define how the Beach Area looks and functions. The Main Beach, the Boardwalk,
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. and the Wharf largely define the activities and the entire tempo of life for the Beach Area. They form the

basis of the Beach Area economy and the health and function of this sector is crucial to the health of the
visitor serving industry as well as the health of the surrounding neighborhoods.

Visitor accommodations are an important use in the BSOL area. There are a total of 24 hotel/motels in
the area: ten in the Beach Commercial area, nine in the Beach Hill area, three in Beach Flats, and two in
the South of Laurel area along Pacific Avenue (there are also bed and breakfast facilities in the Beach Hill -
and Beach Commercial areas). These hotels and motels are often interspersed with residential use.
Approximately 80% of the lodging facilities are budget class or below and many would benefit from a
thorough renovation.

As described in Section III(A)(8), the City is proposing five land use designation map amendments.
Three of these amendments involve changes that affect the RVC (Regional Visitor Serving Commercial)
designation. In the Beach Area, this designation primarily emphasizes the development of visitor-serving
uses such as hotels, motels, restaurants, amusements, and also allows for the development of mixed-use
and residential areas. In the South of Laurel area, the RVC designation emphasizes the development of
mixed-use and residential areas, neighborhood commercial areas, and visitor serving uses that help link
the Beach Area to the Downtown.

The amendment proposes to re-designate the 6.05 acre Depot Site and adjacent properties from RVC
(Regional Visitor Serving Commercial) to PK/CF (Parks/Community Facility) (see Exhibit 3 for land use
map). The PK designation includes neighborhood, community, and regional parklands used for passive
and/or active recreational uses by residents and visitors. The CF designation identifies existing and
potential community facilities to acknowledge their location and to ensure that suitable area will be set
aside to accommodate the need for these facilities. The Depot Site currently consists of weedy vegetation
interspersed with a variety of trees. Existing structures on the site include a former railway building, a
former liquor store building, and a feed and grain building. There are a total of 129 parking spaces on the
site. The proposed re-designation will potentially accommodate a future multi-modal transportation
station, pedestrian and bicycle trails, a multi-use sports field, a public plaza, a natural history museum,
and approximately 214 parking spaces. The existing skateboard park located at the “Fun Spot”
(originally considered a temporary location for the skatepark) is included in the proposed Depot Site
Master Plan as a permanent facility at the current location. The re-designation from RVC to PK/CF is
appropriate to accommodate these future planned uses, which will broaden the recreational activities
available to visitors and residents alike. General Plan Community Facilities Policy 6.1 regarding the
Depot Site, however, lacks a “wave” symbol and thus is not an LCP policy (see Exhibit 4 pg. 8). Given
that this policy outlines future redevelopment of the Depot Site, which is entirely in the Coastal Zone,
Modification #1c¢ is required. This modification will require that a “wave” symbol be applied to GP
Community Facilities Policy 6.1, effectively making this an LCP policy. This modification will also add
language to demonstrate that the proposed uses detailed in the policy are not the only uses that will be
allowed on the Depot Site.

The Boardwalk, the Municipal Wharf, and the Main Beach are primary visitor attractions in the Beach

’ Area. The Main Beach will continue to be designated CR (Coastal Recreation). The Municipal Wharf
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and the Boardwalk will continue to be designated RVC. The Seaside Company (owner and operator of
the Boardwalk) is using a portion of this RVC-designated area for Boardwalk parking. This site is
located adjacent to the Boardwalk and the San Lorenzo River. There is an ongoing dispute regarding
whether the underlying owner of this property is State Lands or the Seaside Company. However neither
the land use designation nor the zoning for this site is being amended in this plan.

Two of the proposed land use map amendments re-designate two groups of parcels in the Beach Area
from M (Medium Density Residential) to RVC (Regional Visitor Serving Commercial) (see Exhibit 3).
These parcels are located within several blocks of the Boardwalk, the Main Beach, and the Municipal
Wharf, and currently contain a mix of older motels and residential use. As stated above, the RVC
designation primarily emphasizes the development of visitor-serving uses such as hotels, motels,
restaurants, amusements, and also allows for the development of mixed-use and residential areas. The
change of emphasis from a residential designation to a visitor-serving designation that allows residential
use is appropriate in this visitor-serving area. These re-designations emphasize the reality of current uses
on these parcels, which should facilitate more effective management of the City’s visitor-serving
resources.

The visitor-serving policies in the existing Beach Area Plan recognize the Beach Area as a regional
tourist attraction and encourage commercial uses in the area that have year-round as well as seasonal
potential. Several of these policies also address future development on the Municipal Wharf. The
proposed visitor-serving policies recognize the visitor-serving components of the Beach Area in terms of
retail, entertainment, lodging and support uses. Several policies address lodging in the BSOL area and
one specifically calls for the upgrading of existing Beach Area lodging (see Exhibit 4 Land Use Policies
2.6 and 2.8, Economic Development Policies 5.7, 5.8, and 5.12). In addition, proposed Land Use Policy
2.8 requires that a community-based planning process be undertaken to determine future development
parameters for the Main Beach parking lot site. Furthermore, proposed Land Use Policy 2.7 calls for a
comprehensive analysis of the wharf to more fully address recreation and marine-related issues. The
proposed policies provide a more current framework from which to develop plans for this important area
of the City, consistent with the visitor-serving and recreational policies of the Coastal Act. The City,
however, has not included a specific policy to provide guidance on the potential visitor-serving use of an
important site on Beach Street, the La Bahia.

The La Bahia is located on Beach Street in close proximity to the recreational uses of the Boardwalk, the
Main Beach, and the Municipal Wharf. Currently the La Bahia is used for student and seasonal
Boardwalk employee housing. The architecture of the La Bahia is Spanish Colonial, with white stucco
walls and a tile roof. Revitalization of the La Bahia would help to transform Beach Street into a
“signature street,” which the City hopes will help provide a linkage between the Pacific Avenue
downtown area and the Beach Area. The City’s adopted BSOL plan calls for developing the La Bahia
site as a major conference facility, to serve as the main catalyst for future beach improvements. It is
currently questionable whether a conference facility will be developed on this site. However, there is a
current proposal to redevelop the La Bahia for visitor-serving lodging. This proposal includes developing
the La Bahia as condominium units, because in the current economy it is difficult to obtain funds for hotel
development. To maintain the visitor-serving use of the condominiums, the owners of the individual
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. condominium units would be limited in the number of days per year they would be allowed to stay in the

units. Similar restrictions on condominium usage by owners are in place at the Seascape Resort in Aptos
and the Beach Hotel in Half Moon Bay. As submitted, however, the amendment provides no policy
guidance for future development of the La Bahia. Given the importance of the La Bahia in relation to
redevelopment of the Beach Area, Modification #3 is required. This modification adds a policy to the
Land Use Plan that states that the La Bahia shall be redeveloped as a visitor accommodation site.

Another area in the City that may be appropriate for visitor-serving development is the overflow parking
lot across from the West Coast Santa Cruz Hotel (formerly the Dream Inn) (see Exhibit 3 for land use
map). The parking lot is located in a transitional area between visitor-serving uses, such as the West
Coast Santa Cruz Hotel, and residential use along Bay Street and West Cliff Drive. The existing RVC
designation allows for visitor-serving uses such as hotels and motels, and also allows residential use. The
designation for this site is not changing under the proposed amendment, but a special overlay zone
(RTB/PER) is being applied to this site in the zoning (see Exhibit 6 for proposed zoning map and Exhibit
8 pg. 6 for zoning summary). The RTB/PER overlay zone would allow residential development up to 30
dwelling units per acre, as well as bed and breakfast development and ancillary hotel/motel development,
but would preclude hotel/motel development because the intensity of such development would be
incompatible with the surrounding neighborhood. The Commission concurs that the proposed amended
uses are appropriate for this site, and that either residential development or bed and breakfast
development would be appropriate given the existence of the surrounding neighborhood. However, given
that the proposed amendment applies a specific zoning district/overlay zone and a specific zoning
ordinance to this site, it is appropriate that the Land Use Plan have a specific policy regarding future
development of this site. Thus Modification #4 is necessary. This modification will add a specific
policy to the Land Use Plan that outlines future uses on this site. With this modification and the other
modifications discussed above, the proposed LUP amendment is consistent with the Coastal Act policies
that protect visitor-serving development and recreational uses.

4. Public Access
Coastal Act Section 30214(a) states in part:

The public access policies of this article shall be implemented in a manner that takes into account
the need to regulate the time, place, and manner of public access depending on the facts and
circumstances in each case including, but not limited to, the following: (3) The appropriateness
of limiting public access to the right to pass and repass depending on such factors as the fragility
of the natural resources in the area and the proximity of the access area to adjacent residential
uses. (4) The need to provide for the management of access areas so as to protect the privacy of
adjacent property owners and to protect the aesthetic values of the area by providing for the
collection of litter.
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Coastal Act Section 30212.5 states:

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.

Coastal Act Section 30252 states:

The location and amount of new development should maintain and enhance public access to the
coast by (1) facilitating the provision or extension of transit service, (2) providing commercial
facilities within or adjoining residential development or in other areas that will minimize the use
of coastal access roads, (3) providing nonautomobile circulation within the development, (4)
providing adequate parking facilities or providing substitute means of serving the development
with public transportation, (5) assuring the potential for public transit for high intensity uses such
as high-rise office buildings, and by (6) assuring that the recreational needs of new residents will

" not overload nearby coastal recreation areas by correlating the amount of development with local
. park acquisition and development plans with the provision of onsite recreational facilities to

serve the new development.

The primary public attractions in the Beach Area include the Boardwalk, the Municipal Wharf, and the
Main Beach. Visitors to these areas generally arrive by automobile. Thus parking availability in the
BSOL area has a direct effect on public access to these visitor-serving areas. In general, the Beach Area
has its greatest visitation between Memorial Day and Labor Day, with especially high use on weekends
and holidays during that period. Parking occupancy rates are high at these times. According to the BSOL
Comprehensive Area Plan DEIR, during the peak design day (the peak hour between 2:00 and 4:00 p.m.
on the 20™ highest activity day in the Beach/Boardwalk area), parking occupancy in the Beach Area is
close to capacity, ranging from 91% to 97% occupied. These occupancy rates demonstrate that, during
peak periods, there is at present little or no additional parking capacity in the area to accommodate new
growth and any increase in visitor demand (even without new growth) may result in a significant spillover
into adjacent neighborhoods. There are, however, large portions of the year when parking is widely
available in the Beach Area. Thus it is not realistic or desirable to require an extensive increase in paved
parking areas in the BSOL area to accommodate the peak periods. To do so would create large paved
areas or parking structures that would have very low occupancy rates for much of the year.

Coastal Act Sections 30214(a), 30215.5, and 30252 address public access as it relates to adjacent
residential uses and parking impacts. In particular, Coastal Act policy 30252 provides for adequate
parking facilities or substitute means of serving new development, and also encourages public transit.
The proposed LUP Circulation policies (see Exhibit 4 pp.4-6) contain language to promote creation of a
transportation system that encourages alternative forms of transportation (e.g., shuttles, an integrated
mass transit system, bikeway systems, etc.) as well as alternative routes to the Beach Area. A number of
these policies also address the need for pedestrian enhancements in the BSOL area. In addition,
Circulation Policy 3.18 provides for the creation of a parking assessment district to provide new resources
to construct additional parking. Circulation Policies 3.21 and 3.22 address development of employee
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. ride-sharing and employee off-site parking programs. The proposed LUP, however, does not retain an
existing LUP policy that requires that a minimum number of parking spaces (3,350) be maintained in the
overall Beach Area and also states that no projects may be implemented to reduce the number of available
parxing spaces below this baseline. Thus, while the City’s proposed LUP policies adequately promote
alternative transportation methods but do not adequately provide for protecting the existing parking

supply.

The total number of estimated public parking spaces in the BSOL area is 4,098. This number is greater
than the 3,480 spaces estimated in the 1980 Beach Area Plan for two reasons: 1) A major earthquake in
1989 destroyed a number of buildings on parcels in the Beach Area; several of these parcels have been
converted to parking, and; 2) The proposed BSOL plan includes the South of Laurel area, which was not
a part of the original Beach Area Plan; the additional available parking spaces in the South of Laurel area
contribute to the higher current total of approximately 4,098 public parking spaces in the BSOL area.
Given that at 90% or greater occupancy of parking spaces at any given time is essentially equivalent to
capacity, staff calculated 90% of 4,098, which is equivalent to approximately 3,690 spaces. Thus
Modification #5 requires that a minimum of 3,690 public parking spaces be maintained in the overall
BSOL area. With this modification the proposed LUP amendment is consistent with the Coastal Act
policies that protect public access to the coast.

C. Analysis of Implementation Plan (Zoning Ordinance) Amendments

‘ 1. Design Guidelines/Community Character

As stated in Sections III (A)(1-5), the City proposes to add three new zoning districts (one residential and
two commercial), amend the zoning ordinance for six zoning districts, amend the zoning map for six
areas within the BSOL area, and amend the zoning map to apply two new overlay zone districts (CON
and PER) in the BSOL area (see Exhibit 6 for proposed zoning map amendments, Exhibit 7 for proposed
zoning ordinance amendments, and Exhibit 8 for a zoning summary). The proposed zoning ordinances
for each of these districts/overlay areas require that all new development conform to the BSOL Design
Guidelines and the Community Design and Land Use LCP Policies. Also, each of the new and amended
zoning districts has specific design requirements in the zoning ordinances that implement the Design
Guidelines. For example, the architectural standards in the Design Guidelines require that new
development in the revised RTC (Tourist Residential/Beach Commercial) zone be based on “Spanish
Colonial Revival” architecture. The revised RTC ordinance incorporates language from the Design
Guidelines regarding allowable architectural elements, allowable building height, pedestrian amenities
such as plazas and courtyards, and landscaping requirements (see Exhibit 7 pp. 18-24 for RTC zoning
ordinance language). The existing RTC zone (Tourist/Residential Beach Commercial) has no design
standards, no requirement for building articulation or architectural quality or style, and no landscaping
standards.

The three new zoning districts (RH, RTB/PER, and RTC/PER) also require design and development
standards consistent with the Design Guidelines and the amended Community Design and Land Use LCP
Policies. For example, the new RH zone (Multiple Residence/High Density) establishes clear design and
development standards. Specific findings are required for this zone. These include requiring that new
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development substantially enhance the site, that the bulk, massing, height, and rooflines be consistent
with the Design Guidelines and add architectural quality to the neighborhood, and that the siting,
landscaping, access, and design of proposed development demonstrate a sensitive relationship to the San
Lorenzo River and maximize the natural attributes of the riverside location (see Exhibit 7 pp. 14-18 for
RH Zoning Ordinance language).

Two overlay zones (CON and PER) will be applied to various neighborhoods of the BSOL area. The
CON overlay will be applied to three neighborhoods in the South of Laurel area and one neighborhood in
the Beach Area (see Exhibit 6). The City has identified these neighborhoods as at risk due to a variety of
factors, including deteriorated housing stock and the need to preserve character and uniqueness. The
addition of the CON overlay zone to these neighborhoods will provide for concentrated housing and
zoning code enforcement and demolition control. The CON overlay will also provide for controlled
transition between neighborhoods by providing specific standards for all development, redevelopment,
and building expansion on sites about neighborhoods with a CON overlay. The CON overlay ordinance
also contains provisions regarding demolition control. These provisions require that, prior to issuance of
a demolition permit, the structure be evaluated by an appropriate professional regarding its contribution to
the neighborhood historical and/or architectural context. This evaluation must be submitted to the Zoning
Administrator, who shall make the determination whether the demolition is appropriate. Of course, for
those demolitions requiring a coastal permit, the Zoning Administrator’s decision may be appealed to the
City Council.

The PER overlay will be applied to the West Coast Santa Cruz Hotel parking lot (RTB/PER zone) and
the Main Beach/Boardwalk parking lot (RTC/PER zone) (see Exhibit 6). The RTB/PER overlay zone
contains specific design requirements that implement the Design Guidelines and conform to the amended
Community Design and Land Use LCP Policies. The RTC/PER overlay zone also requires conformance
with Design Guidelines and encourages design that will produce a desirable relationship between
development on the site and adjacent residential and commercial areas (see Exhibit 7 pp. 24-33 for
proposed zoning ordinances). As discussed in the land use section above, there are historical cottages on
the Main Beach/Boardwalk parking lot site. The proposed zoning ordinance language for the RTC/PER
does not address the effect of potential development of the parking lot on the cottages. Therefore,
Modification #6 is necessary. This modification requires that if proposed future development on the
parking lot site is incompatible with retaining the historical cottages on site, the cottages shall be moved
to another area or areas of the City or County of Santa Cruz. With this modification, the new residential
and commercial zones, the amended existing zones, and the applied overlay zones will be in conformance
with the Design Guidelines and will adequately implement the LUP policies regarding the preservation of
community character. Thus the Commission finds that the proposed Implementation Plan amendments,
as modified, are consistent with the Land Use Plan as amended and are adequate to carry out the LUP’s
provisions regarding community character.

2. Density
The following tables detail the existing maximum density and proposed maximum density (in dwelling
units per acre) for the three new zones, the six revised zones, and the five rezoned areas:
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. NEW ZONES EXISTING PROPOSED
DENSITY (DU/A) DENSITY (DU/A)
RH (Multiple Residence/High Density) 30 55
(RM Zone)
RTC/PER (Tourist Res. Beach Commercial/Performance Overlay) 43 27
{(RTC Zone) -
RTB/PER (Motel Residential/Performance Overlay) 55 : 30
(RTB Zone)
REVISED ZONES EXISTING PROPOSED
DENSITY (DU/A) DENSITY (DU/A)
RTD (Beach Residential) 55 27
RTA (High Density Residential — Medium Density Residential) 55 30
RTB (Motel Residential} 55 30
RTC (Tourist Residential/Beach Commercial) 43 27
CBDV/E (Lower Pacific Avenue Subdistrict) 30 30
CB (Beach Commercial) 30 30
REZONED AREAS EXISTING PROPOSED
DENSITY (DU/A) DENSITY (DU/A)
A. Depot Site/Adjacent Properties (RTC — PF/PK) 43 0
" B. Center Street/Pacific Avenue (CT — RM) 30 30
C. Front Street/San Lorenzo River (RM/MU -> RH/MU) 30 55
D. Second Street/Front Street (RTA — RTB) 55 30
E. Cliff Street/First Street/Second Street (RTB — RTC) 55 27
F. CIliff Street/Wave Lane/Leibrandt Avenue/Second Street 55 30
(RTB —» RTC)

The purpose of the new RH (Multiple Residence/High Density District) zone is to provide high-density
residential housing adjacent to the San Lorenzo River (see Exhibit 6 for proposed zoning map and
Exhibit 7 pp. 14-18 for proposed zoning ordinance). This will accomplish a stated goal in the City’s
General Plan and will also assist in creating a viable live/work environment adjacent to the Lower Pacific
CBD/E (Lower Pacific Avenue Subdistrict) zone. The intensity of development allowed under the
proposed RH zoning district is 55 dwelling units/acre, which is consistent with and would implement that
allowed under the proposed High Density Residential land use designation.

As shown in the tables above, the allowable maximum density for the RTA and RTB zones will be
‘ reduced from 55 DU/acre to 30 DU/acre. For the RTC zone the allowabls maximum density will be
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reduced from 43 DU/acre to 27 DU/acre; for the RTD zone the allowable maximum density will be
reduced from 55 DU/acre to 27 DU/acre. The existing land use designation for these zones is M
(Medium Density Residential), which allows up to 20.1 to 30 DU/acre. Thus the density allowed under
the existing zoning is inconsistent with that allowed under the existing land use designation. Therefore,
the proposed amendment will bring the allowable densities for these zones into conformance with the
density allowed under the existing Medium Density Residential designation.

The existing allowable residential density at the Depot Site is 43 DU/acre (see Exhibit 6 for proposed
zoning map). Under the proposed amendment, the Depot Site will be rezoned from RTC (Tourist
Residential/Beach Commercial) to PF/PK (Public Facilities/Parks) and residential use will not be
allowed. This is consistent with the proposed land use designation for this site (PK/CF -
Parks/Community Facility), which does not provide for residential use.

In summary, the proposed residential zoning districts are appropriate to implement the residential land
use designations. Therefore, the Commission finds that regarding residential density, the proposed
Implementation Plan amendment, as submitted, is consistent with the Land Use Plan as amended and is
adequate to carry out its provisions.

3. Visitor Serving/Recreation

As described in Section IIT (A)(3), the City is proposing to amend the zoning ordinance to revise six
existing zones. The proposed amendment does not change the types of visitor-serving accommodations
allowed in each of these zones. For example, under the proposed amendment, bed and breakfast facilities
will continue to be allowed in the RTD and RTA zones, but hotels and motels will continue to be
disallowed uses in these zones. The existing RTC zone allows motels, hotels, and bed and breakfast
facilities and will continue to do so under the proposed amendment. The amended zones will continue to
be consistent with and adequate to implement the underlying land use designations and the policies of the
amended LUP.

The proposed amendment also adds two new commercial zones (RTC/PER and RTB/PER) to the zoning
ordinance, RTB/PER (Motel Residential/Performance Overlay) and RTC/PER (each
Commercial/Performance Overlay) (see Exhibit 6 for proposed zoning map and Exhibit 7 pp. 24-30 for
proposed zoning ordinance amendments). As discussed above, the proposed RTB/PER zone allows bed
and breakfast facilities, ancillary hotel uses, and residential use, but does not allow motel/hotel
development. This new zone is consistent with the RVC (Regional Visitor Serving) land use designation,
which allows for visitor-serving uses and residential use, and is also consistent with the amended LUP
policies. The primary purpose of the new RTC/PER zone is to allow for development of a variety of land
uses and public activities to meet the needs of visitors and residents alike. Allowable uses include retail
use, eating establishments, lodging, and residential development if it is located above the first floor of
commercial uses. This new zone is also consistent with and adequate to implement the underlying RVC
land use designation as well as the amended LUP policies.

As stated above in Section III (A)(4), the City proposes to rezone six areas in the BSOL area (see Exhibit
6 for proposed zoning map). Four of these amendments involve potential changes to visitor serving
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. and/or recreational uses. Currently the Depot Site is zoned RTC (Tourist Residential/Beach
Commercial), which allows lodging among other uses. The rezoning of the Depot Site to PF/PK (Public
Facilities/Parks) will eliminate lodging as an allowable use. However, the new zoning will allow public
parks, recreational facilities, and museum use. This is consistent with and adequate to implement the
proposed PK/CF (Parks/Community Facilities) designation, as well as the amended land use policies.

The northeast corner of Second Street and Front Street in the Beach Hill area will be rezoned from RTA
(High Density Residential) to RTB (Motel Residential). This site contains an existing motel. The
existing RTA zoning does not allow for motel use. Thus, the rezoning to RTB will be consistent with the
existing use on the site. The underlying land use designation for this site is M (Medium Density
Residential) designation. RTB is an allowable zoning district under the M land use designation.

Two of the proposed zoning district amendments rezone two groups of parcels in the Beach Area from
RTB (Motel Residential) to RTC (Tourist Residential/Beach Commercial). While both zones allow
hotel/motel uses, the RTC zoning district allows a wider range of commercial uses. The amended
underlying land use designation for both groups of parcels is RVC (Regional Visitor Commercial). RTC
is an allowable zoning district under the RVC designation, while RTB is not. Thus the proposed
amendment will provide consistency with the amended land use designation.

In conclusion, the proposed amendments regarding visitor-serving and recreational uses are appropriate to
implement the underlying land use designations and are consistent with the amended land use policies.
Therefore, the Commission finds that regarding visitor-serving/recreational uses, the proposed

. Implementation Plan amendment, as submitted, is consistent with the Land Use Plan as amended and is
adequate to carry out its provisions.

4. Public Access ,

As discussed above, the proposed LUP contains numerous policies regarding alternative methods of
transportation, pedestrian enhancements, and additional parking supply. The proposed zoning
ordinances, however, do not include language requiring the City to implement the numerous circulation
policies by funding shuttles, construction, rail transit, etc. PRC Section 30516, however, states,
“Approval of a local coastal program shall not be withheld because of the inability of the local
government to financially support or implement any policy or policies...” Thus, the Commission may
not require the implementation of these circulation policies, many of which will require significant public
funds. The ordinances are therefore adequate to carry out the LUP policies and it is the City’s intention to
implement these programs as funds become available.

The proposed zoning ordinances for the primary visitor-serving zones in the BSOL plan (RTC,
RTC/PER, and CB) do contain language sufficient to implement portions of the proposed LUP
circulation policies (see Exhibit 7 pp. 23, 28, 39). Specifically, the amended zoning ordinances for the
above zones requires that all development proposals shall discourage employee automobile use by
instituting one or more of the following: carpooling requirements, transit subsidies, employee shuttle
service, and/or provide a contribution and/or cost sharing for shuttle and/or parking. Thus, for these
visitor-serving zones, the amended zoning ordinances are appropriate to implement the LUP circulation
. policies. Therefore, regarding public access, the Commission finds that the proposed Implementation
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Plan amendment, as submitted, is consistent with the Land Use Plan as amended and is adequate to carry
out its provisions.

IV. CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA)

The Coastal Commission’s review and development process for Local Coastal Programs and amendments
to them has been certified by the Secretary of Resources as being the functional equivalent of the
environmental review required by CEQA. Therefore, local governments are not required to undertake
environmental analysis on LCP amendments, although ‘the Commission can and does utilize any
environmental information that the local government has developed. In this case, the City approved an
EIR for the amendment finding that it did not generate any significant environmental impacts. The
findings in this report are consistent with the City’s environmental analysis. Approval of the amendment,
as modified, will not have significant environmental effects for which feasible mitigation measures have
not been employed consistent with the California Environmental Quality Act.

(S
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Fopesed 72075

Policies and Programs

COMMUNITY DESIGN

(o 1.1

1.2

1.3

1.4

1.5

1.6

(Y 1.7

w 1.8

1.9

1.10

@ 1.11

(g 1.12

Maintain General Design Guidelines to promote development that respects the
physical and environmental characteristics of the community and the site,
reflecting functional and attractive site planning and high quality design. (P. 3
Design Guidelines)

Create a sequence of experiences and views in the landscape that lead to
destination points. (P. 11 Design Guidélines)

Enhance entryways to neighborhoods at definable intersections. (P. 11 Design
Guidelines)

Encourage distinctive architectural treatment at major intersections to accentuate
community gateways. (P. 11 Design Guidelines)

Strengthen the residential quality and character of neighborhoods by improving
the appearance of architecture and landscaping. (P. 11 Design Guidelines)

Protect and enhance the unique historic and architectural qualities that are
present by establishing/maintaining historic conservation districts. (P. 11 Design
Guidelines)

Maintain the heritage tree preservation program and use the existing heritage
trees as a basis for streetscape design. (P. 11 Design Guidelines)

Protect historic resources such as rock walls and stairs. Use existing historic
resources as a basis for streetscape design. (P. 11 Design Guidelines)

Expand the economic vitality of Downtown by transforming Beach Street into a
“signature street” that will complement and complete the Pacific Avenue
“signature” shopping district. Link these commercial areas. (P. 11 Design
Guidelines)

Implement traffic calming measures, such as textured paving and chokers, in
Conservation Areas. (P. 11 Design Guidelines)

Implement hierarchical streetscape design that promotes identification of streets
as thoroughfares and residential streets. Use a consistent landscape design theme
to create “imagable paths” through the community, such as paim tree lined
streets that lead to the beach. (P. 11 Design Guidelines)

Implement a street tree program to give scale and definition to the public
walkways and promote a visually attractive, comfortable street with reduced heat
and glare. (P. 12 Design Guidelines)

STC-MAJ-1-01 (B)
Exhibit 4

A of 11
P:\Plad\NT Data\BSOLA COASTAL\SUMMARY - BSOLA Plan.doc P9 4’ PRegesoits




1.13

1.14

1.15

1.16

1.17

1.i8

1.19

@ 1.20

Balance the needs of autornobiles, pedestrians and bicyclists with wide
sidewalks for promenading and pedestrian-oriented activities; narrow roadways
to slow traffic; continuous bicycle routes; ample, accessible, at-grade pedestrian
crossings or ramps with appropriately textured surfaces; and curbside parking,
bike lanes or landscaped parkways to separate pedestrians and moving cars. (P.
12 Design Guidelines)

Provide unobstructed access to all citizens, in compliance with Uniform Federal
Accessibility Standards and State Title 24 Accessibility requirements. (P. 12
Design Guidelines)

Provide public amenities such as benches, planters, lighting, street name and
traffic sign posts, trash receptacles, public restrooms, bicycle racks, public
telephones and information kiosks that are functionally and aesthetically
integrated into the streetscape for pedestrian comfort, convenience and safety.
(P. 12 Design Guidelines)

Improve the pedestrian connection to Downtown by upgrading and maintaining
the two existing pedestrian stairways. (P. 12 Design Guidelines)

Provide public art for aesthetics and contemplation. (P. 12 Design Guidelines)

Underground utilities to eliminate visual clutter and provide a more aesthetic
streetscape. (P. 12 Design Guidelines)

Implement an area-wide sign program to eliminate visual clutter of oversized
and inappropnate signs. (P. 12 Design Guidelines)

Maintain the “Wharf Design Criteria” until the results of the proposed wharf
study are approved. (P. 111 B/SOLA Plan)

LAND USE

(o 2.1

2.2

P:\Plad\NT Data' BSOLA COASTALSSUMMARY - 8SOLA Plan.doc

Stabilize and strengthen the existing neighborhood at the interior of the Beach
Flats by establishing a conservation area with a maximum density of 27 units an
acre. Develop “New Development Area” with a range of densities from 30 to 36
units an acre to provide better managed multifamily housing opportunities on the
perimeter. (P. 28)

Maintain the RTD zone and a Neighborhood Conservation Overlay in the

Conservation Area, which requires conformance with specific design guidelines.
(P.32)

modifted vedew STC- maAs- (-0 (0 A
Maintain the RTE zone - Beach Residential Development - for the “New '

Development Area” a : ity residential zone in which the density may
range from 30 to 36 units an acre, with reduced parking requirements, flexible
setbacks, no specified lot size for planned developments (PDs), and subject to
specific design guidelines. (P.32)
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(o 2.4  Establish a stronger definition of where the Beach Hill neighborhood begins and

ends to protect it from tourist related penetration as well as increasing local = _
traffic along Third Street. (P. 69) ’ .

2.5  Formally designate the Beach Hill area as an Historic Preservation District.
Modify Cultural Resources Map CR-3 to implement the district. (P. 70, 72)

(S 2.6  Provide significant opportunities for Beach Commercial area redevelopment of
underutilized land that will provide attractive retail, entertainment, lodging and
support uses that will appropriately extend the operational activities of the
Beach. (P. 103) '

(o 2.7  Complete a comprehensive analysis of the wharf to include study of its two
fundamental and interrelated aspects: its maritime aspect and its retail aspect.
Elements of this study should include, but not be limited to:
o the physical inventory,

access, circulation and parking,

additional maritime potential,

marine sanctuary potential,

design and architectural character,

signature physical features or programs,

retail mix and performance,

market niche, and

a cost/benefit analysis of recommendations stemming from analysis.

e & & @ & & & »

The study should examine the feasibility of: expanding maritime activity,
expanding visitor amenities, and expanding local resident marketing. (P. 110,
111)

w 2.8  Complete a community-based planning process to determine the ultimate
development parameters for the main beach parking lot site. - Any proposal for
development of the site will require preparation of initial studies or similar
environmental documents to determine whether the certified B/SOLA Final EIR
remains legally adequate for purposes of action on the proposal or if a new EIR
is required. (P. 114)

2.9  Protect and enhance the charming small scale residential neighborhoods in the
South of Laure!l while encouraging the significant development opportunities
presented by vacant and underutilized parcels.

2.10 Encourage mixed use development in the residential sections of the South of
Laurel area on major arterials by overlaying the mixed use zoning district on
appropriate areas. (P. 144)

2.11 Establish the southern end of Pacific Avenue below Laurel Street as an extension
of the Downtown Recovery Plan policies for Pacific Avenue with an emphasis
on mixed residential development above ground floor retail and other uses.
Maintain a CBD zone that uses the same village design and usg policies as the
Cedar Street area of the Downtown Recovery Plan. (P. 144) S\ C-MAJ-1-01 (B)
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2.12  Establish the area South of Laurel adjacent to the river as a high-density mixed-
use area that will provide new market rate housing. (P. 144)

@ 2.13  Extend the RTC Beach Commercial zone to the lower portion of the South of
Laurel to encourage further visitor serving uses such as motels and restaurants
and other visitor support uses. (P. 144) ’

2.14  Create an expanded neighborhood commercial use area at the corner of Chestnut
and Laurel Streets, to better serve the new residential intensity established in the
plan. (P. 150)

2.15 Encourage mixed use projects along Front Street. (P. 150)
CIRCULATION

@ 3.1  Revise configuration of Leibrandt Street to provide aggregated residential
parking for Beach Flats residents. (P. 29)

o 3.2 Limit impacts of traffic circulation and parking on residents of Beach Hill by
maintaining the permit parking program to limit visitor parking, developing an
early wamning system to monitor changing traffic, parking and circulation
impacts on Beach Hill as the Beach Commercial area develops, and
implementing the proposed neighborhood gateways to help define entries to the
residential area and calm traffic. (P. 76)

a 3.3 Improve lighting for pedestrian stairways at Cliff and Front Streets for linking
the heights of Beach Hill with the South of Laurel area. (P. 76)

3.4  Allow projects to off-set on-site parking requirements through payment of
annual deficiency fee and/or through funding of shuttle service or other options
provided in the comprehensive transportation strategy. (P. 144)

3.5  Consider land swaps, Federal Grants for promoting transit, and other outside
resources in combination with City funds already identified as methods to
acquire and improve all of the Union Pacific property for Public Use. (P. 144)

3.6 Develop an ordinance to indicate the parking waiver procedure and the
mechanism for allocating funds to South of Laurel parking projects. This
approach is necessary because it is unlikely that the South of Laurel could
support a separate parking district as most of the sites provide on-site parking.
(P. 149)

(g 3.7 Emphasize Front Street as a major new vehicular access route to the Beach in

order to divert some traffic from Ocean Street and provide Downtown more
exposure. (P. 150)

STC-MAJ-1-01 (B)
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(g 3.8
@& 39
@& 310
@ 3.11
@ - 312
@ 313
® 314
@® 315
@ 3.16
® 317
@ 318
@ 319

[N 3.20

Develop the most appropriate combination of circulation improvements,
transit/rail, parking, pricing and pedestrian/bicycle strategies which will:
e support new development and expand the operatlonal season,

e protect existing neighborhoods, and YRS

e encourage transit, rail, pedestrian and bncycle access (P. 159)

Develop a comprehensive, multi-modal cxrculanon planning program that takes
as its highest priority reduction of automobile mps by the creation of viable
alternative transportation modes, effective transportanon systems management
programs, and integration of land-use and cxrculatlon planmng (P. 165)

Develop and promote pedestrian travel asa vxable transportatxon mode by
developing and maintaining a safe, comprehcnswe convenient, accessxble and

aesthetically pleasing pedestrian system. (P 165}

Develop a safe, convement and effective blkeway system that promotes blcycie
travel as a viable transportation mode and connecis work, shopping, schools,

; resxdennal and recreatmnal areas. (P. 165)

Aggressively pursue development of 2 comprehenswe and integrated mass
transit system including buses, paratransit and rail transit/fixed gmdeways to -
provide increased mobility in the commiunity. (P 165) :

Maximize the efficiency and safety of the exishp“g road system while ensuring
that it accommodates all modes of travel, operates at an acceptable level of
service, and is not expanded unnecessarily. (P. 165)

Create a transportation system which encouragéé alternative forms of
transportation and alternative routes to the Beach, prevents visitor intrusion into
neighborhoods, links the Beach Area with the Downtown, and provides

-alternative transit modes and parking to accommodate anticipated recreational

and commercial improvements. (P.30-37)

Establish signage to promote alternate beach access routes to limit increased
traffic impacts on lower Ocean Street neighborhood. (P. )

Promote rail access to the Beach. (P. ___)
Establish a formal funding mechanism to prombjté transit. (P. _)

Evaluate creating a parking assessment district in the Beach and South of Laurel
to provide new resources to construct additional parking. (P. __)

Implement tranéportation management measures prior to Boardwalk expansion
or commercial expansion on the Main Beach parkmg lot. (P. 167)

Pursue outside funding sources for altemauve transportatxon projects. (P. 167)

STC-MAJ-1-01 (B)
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w 3.21 Develop employee off-site parking programs to encourage employee ridesharing
and levy parking transfer fees on employers. (P. 191)
w 3.22  Develop and implement a comprehensive, peak season employee off-site parking
program which would address the needs of both large and small employers in
the Beach area. (P. 192)
w 3.23 Implement c'oncurrent}y with the meter program, the traffic calming and urban
design recommendations for neighborhood entryways to Beach Hill and Beach
Flats. (P. 198)
3.24 Install a two-way year-round east-west bikeway on the south side of Beach
Street between Pacific Avenue and the San Lorenzo River. (P. 219)
[ (( 3.25 Pursue pedestrian and bicycle access across the San Lorenzo trestle to the east,
and connect the Beach Street bikeway to West Cliff Drive at Bay, Street. (P. 219)
3.26 Enhance bicycle afid linkage access along the San Lorenzo River between the
Beach area and the downtown through signage, curb lanes, and/or installing bike
lanes. (P. 219)
w 3.27 Provide pedestrian enhancements along the Front Street and Pacific Avenue
corridors, including appropriate urban design elements as opportunity sites
develop, with lighting, sidewalk furniture and plantings. (P. 219)
w 3.28 Improve Beach Street as a pedestrian-oriented corridor by implementing
compatible features from the Urban Design Recommendations. (P. 219)
(o 3.29 Design and implement a pedestrian walkway from the Depot parking lot to the
Wharf intersection. (P. 219)
[ (' 3.30 Improve the Cliff Street and Pacific Avenue stairways and pedestrian pathways
in the South of Laurel area.
3.31 Improve east-west pedestrian connections in South of Laurel by identifying new
pedestrian and bikeways. (P. 221)
3.32  Abandon lower Washington Street at the Center Street intersection. (P. 278)
3.33  Incorporate transportation hub concept into planning of Depot site to provide
transit facilities to local residents and visitors. Pursue “Livable Communities”
and ISTEA funding to implement concept. (P. 278)
HOUSING
4.1  Maintain the current number of units in the Beach Flats and provide residents

opportunities to live in better quality units and better managed living conditions.
(P.28)
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4.2

43

4.4

4.5

4.6

4.7

4.8

4.9

Promote more family-oriented development by requiring at least 50% of all new *
units to be two or more bedrooms. (P. 29)

Promote a diversity of new housing opportunities by amending the demolition .
conversion permit requirement from 100% replacement of affordable bedrooms

to 50% replacement, in the Beach Area to be consistent with the rest of the City,

as long as there is no net loss of affordable units in the greater Beach and SOLA

planning areas. Additionally allow dilapidated units to be demohshed so long as
replacement units have been identified. (P. 29)

Maintain an aggressive housing code enforcement program to insure that
existing units meet health and safety codes. (P. 29)

The City will make a good faith effort to provide affordable housing
opportunities for current residents displaced by changes resulting from the Plan
and who are eligible for affordable housing in accordance with appropriate
relocations laws. (P. 29)

The City of Santa Cruz shall continue to allocate Community Development
Block Grant funds to the pro-active Target Area Code Enforcement and
Nuisance Abatement Program. (P. 29)

The City of Santa Cruz shall continue to direct in-lieu housing trust fund and
fees and HOME fund money to the Target Area Housing and Relocation
Assistance Fund, to improve or replace substandard housing in the Target Area
and Beach Flats. (P. 29)

When tax increment housing set-aside money become available, consideration
should be given to establishing new construction as one of the high priorities of
the fund. Additionally rehabilitation of housing within Beach Flats and other
portions of the Target Area will be promoted ®.29)

Conserve and rehabilitate existing housing stock by improving the effectiveness
of the City’s Code Enforcement program and by offering inducements to current
property owners that encourage their direct investment and voluntary
compliance. (P. 47)

ECONOMIC DEVELOPMENT

5.1

52

53

Establish an active partnership with property owners, informing them of
proposed changes and how they can benefit from them.

Work with the lending community to direct lending commitments to the Beach
Commercial Area and the Beach Flats and formally designate the area a
“Revitalization District” which requires Community Reinvestment Act lending
participation by local banks. Establish a loan pool for commercial and
residential projects. (P. 113)

Identify appropriate fundmg mechanisms such as Business Improvement
STC-MAJ-1-01 (B)
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54

5.5

5.6

5.9

5.10

5.11

@x= 5.12

Districts, Parking Assessment Districts, or other funding approaches to facilitate
implementation of improvements. (P. 113)

Establish an active partnership with lodging industry representatives, the
Lodging Association and the Conference and Visitors Council with the goal of
repositioning Santa Cruz within the hospitality market. (P. 236)

Examine the market potential of time sharing and quality extended stay facilities
in Santa Cruz. If found to be feasible, consider developing a marketing campaign
targeted to take advantage of the high-tech growth corridor and the university.
(P. 236) |

Establish an outreach program to lodging facility owners/managers to inform
them of Beach proposals including Ocean Resort ambiance, Conference facility
status, proposed transportation improvements, changes to the zoning code,
design and landscaping requirements, and proposed licensing requirements. (P.
237) .

Examine the potential to provide a broad array of lodging experiences to an
expanding visitor base, and encourage Bed and Breakfasts and small inns. (P.
237)

Develop comprehensive program to ensure general upgrading of entire Beach
area lodging inventory. (P. 237)

Evaluate developing minimal lodging industry standards as a basis for applying
for the business license. (P. 239)

Develop Heritage Tourism marketing strategy, emphasizing historic assets of the
Wharf, the Boardwalk, surrounding neighborhoods - particularly Beach Hill and
Downtown neighborhoods. (P. )

'Develop Heritage Tourism funding strategy including U.S. Congressional/

Senatorial officials. Examine feasibility of becoming a formal “Heritage Area”.
Invite HUD, DOI, and DOC officials to series of walking tours and briefings.
Solicit support from State representatives. Examine feasibility of Maritime
Heritage Funding in conjunction with National Marine Sanctuary designation.
(P. 242)

Examine the potential of joint marketing/programming between the Boardwalk,
Beach area businesses and the Wharf targeting local Santa Cruzeans for both
mid-week and off-season activities. (P. 243)

COMMUNITY FACILITIES

6.1

PAPlad\NT Data'BSCLA COASTALSSUMMARY - BSOLA Plan.doc

Develop the depot site as a focal point of community activity, by providing
parking, a small scale multi-model transit facility, and recreational open space.
(P. 148)
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6.2

6.3

6.4

6.5

6.6

6.7

6.8

6.9

6.10

Consider abandonment of lower portion of Leibrandt Avenue at Beach Street to

provide the location of new temporary community center. Incorporate permanent . _

community center in New Development Area. (P. 276)

Continue support and funding for the following Beach Flats programs:

o after-school recreation programs and summer Kids Club programs;

e the Beach Flats community center programs including the community
liaison;

» centralized municipal services and outreach at the community center, such as
an emergency services substation, recreation programs, neighborhood
improvement program; ,

¢ use of the community centerto actas a nelghborhood focus to direct vanous
community recreation programs and provide access to City personnel
including, housing code enforcement, parks and re-creation and police; and

s support of the existing social service programs that serve re31dents in the
area. (P. 276 and 277)

Prepare a water lifie deficiency report to identify water lines that are deficient for

potential replacement or upgrade as development in the Beach and South of
Laurel progresses. (P. 282)

Prepare a sewer line deficiency report to include the results of a comprehensive
survey of sewer laterals in the Beach Area neighborhoods and identify sewer -
facility improvements needed, along with a timeline and funding source(s) to
accomplish such improvements. (P. 282)

Ensure the stability of residential neighborhoods in the Beach Area by

continuing to require proper private connections to public facilities and services.
(P.282)

Construct a drainage system to serve the mtersectxons of Kaye, Uhden and Third
Street. (P. 283)

Support resident-organized Neighborhood Clean-up Days by offering City
assistance up to twice a year to allow residents to discard larger items, beautify

structures and landscaping, and promote neighborhood pride and involvement.
(P. 287)

Improve street mmntenancc services in order to maintain a clean and orderly
setting for the Beach Flats neighborhood. (P. 287)

Consider expanding existing program allowing individual wheeled refuse
containers for residents that can be stored in a central location on site. Investigate
other program improvements to reduce garbage problems. (P. 287)

STC-MAJ-1-01 (B)
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PARKS & RECREATION

7.1

7.2

73

7.4

7.5

7.6

Establish a new active park space South of Laurel to meet the needs of the
anticipated population increase. (P. 144)

Maintain and improve existing Raymond/Uhden Park and Beach Flats Park. (P.
276)

Consider a permanent community garden to be relocated on an expanded
Raymond/Uhden Park site. If required, one additional parcel adjacent to
Raymond/Uhden Park, fronting on Park and Uhden (Parcel # 5-644-01) might be
purchased to expand this Park. (P. 276)

Masterplan six-acre Depot site to accommodate 2+ acres of active recreational
space and 300 parking spaces. (P. 278)

Evaluate cost-benefit analysis of incorporating Santa Cruz Feed lot site as part of
park aggregation. ¢P. 278)

Improve the San Lorenzo River levee to provide an additional community
“linear park” resource which serves as improved access to Downtown in
accordance with river design concept plans. (P. 278)

SAFETY

8.1

3.2

83

8.4

8.5

Assign additional police officers to the Beach Beat as funding permits. (P. 31)

Consider creating a demonstration project of enhanced security in combination
with community service officers working with locally based security patrols.
The basic program element of such a demonstration project includes working
with the Police Department and Beach Flats residents to identify:
¢ the time of day/night when Police officers could best use assistance, and any
seasonal variation;
» the most appropriate composition of a roaming security patrol; and
the safest and most effective way for residents to participate in the program.

(P.31)

Continue efforts by the Santa Cruz Police Department to use a community-
oriented policing approach in Beach Flats, emphasizing crime prevention and a
high degree of interaction and communication between police ofﬁcers and
neighborhood residents. (P. 284)

Improve police presence to respond to the unusual pressures and problems in
Beach Flats neighborhood resulting from an influx of tourists during summer
months and the presence of criminal activity associated with increased drug
traffic. (P. 285)

Implement a two-officer per day, year-round police foot patrog_F&q'a Xﬁf‘i’fb‘lﬂg)
Exhibit 4
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Services Officer for Beach Flats. (P. 285) |

8.6  Continue to seek the assistance and cooperation of other law enforcement
agencies and security resources, such as CNET and Seaside Company private .
security personnel, in providing for public safety in Beach Flats. (P. 285)

8.7  Improve fire protection capability by increasing fire flow in Beach Flats to
respond to the unusual pressures and problems resulting from an influx of
visitors during summer months. (P. 286) ‘

8.8  Create an emergency access route in the Beach Area by promoting a priority
shuttle lane on Beach and Third Streets during peak summer days. (P. 286)

STC-MAJ-1-01 (B)
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City of Santa Cruz - Beach and South of Laurel Area Plan Design Guidelines

[. INTRODUCTION

A. DesiaN GUIDELINES

The Design Guidelines is both an appendix to the Beach and South of Laurel Area Plan
(BA/SOLA Plan) and the General Design section of the General Plan/Local Coastal Plan.
The intent of the document is to assist the city and the development community to achieve
a high quality of aesthetic and functional design. Design review is intended to achieve
orderly and attractive development, to protect and enhance the city’s unique character and
assets, and to ensure the stability and growth of public and private investment in land and

improvements.

The purpose of the document is to promote development which respects the physical and
environmental characteristics of the community and the site, and which reflects functional
and artractive site planning and high quality design. The contents of the document are

organized into the following topics:
+  Goals and Objectives
- General Design Guidelines
+  Planning Area Design Guidelines

The Goals and Objectives section states the comprehensive aims or purposes as identified
by the General Plan and BA/SOLA Plan that relate to design. The Objectives describe
actions to be taken to meet the goals. The General Design Guidelines describe methods to
be used to atrain the goals and objectives. General Design Guidelines apply to all types of
development throughout the plan areas. Plan Area Design Guidelines provide direction for
development within each Plan Area to be used in addition to the General Design Guidelines.
Projects will be evaluated on their ability to meet the goals and objectives as stated herein.

B. Deveropment Review Process

Note:  The following text describes proposed changes to the existing review process. Upon
approval of these draft guidelines, the text will be revised to describe the adopted review

P rocess.

Chapter 24.08 of the City Zoning Ordinance specifies the various land use permits and
findings that are required for all development in the City. However, the current regulations
do not provide sufficient review oversight for development in the Beach and South of

Laurel Area.

For example, the current zoning regulations do not provide for design review of duplexes or
single-family residences on standard lots. In addition, all commercial additions totaling less

STC-MAJ-1-01 (B) 7
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City of Santa Cruz - Beach and South of Laurel Area Plan Design Guidelines

I Introduction

than 25% of the toral floor area, or having less than $50,000 valuation of improvements,
do not require a Design Permit.

To ensure that the objectives of the Beach Area/SOLA Plan are mery, it is necessary to
exercise a higher degree of design review oversight than currently provided in the zoning

district regulations.

The existing Design Permit regulations (Sec. 24.08.410) should be modified to require a
Design Permit in the Beach/SOLA Planning Area for all residential, commercial, industrial
or mixed-use building additions exceeding 15% of the existing flcor area; any addition to
the front of a building that is visible from a public right-of-way; and any new residential
unit(s). It is generally anticipated that new single-family units and additions will only
require a Design Permit with no public hearing. Most other development projects will
require a Design Permit with Zoning Administrator review.

Following is a summary of the principal land use applications that will be applicable to the
planning area.

Land Use Applications
1. Conceptual Plan Review

The City recently instituted a conceptual plan review process, whereby a proposed
development project can be submitted for inter-departmental review, and comments can be
prepared by designated department staff persons. There is currently no application fee for
this process, and it is an invaluable method of receiving early comments and
recommendations, before committing financial resources to a particular project. It is
recommended that all major projects receive a Conceptual Plan Review before a Design
Permit application is filed. Those participating in this process should allow approximately
3-5 weeks for comments to be received.

2. Design Permit

The primary land use permirt required for most development projects in the Beach/SOLA
will be a Design Permit. Zoning Ordinance Section 24.08.410, lists the types of development

' projects that require a Design Permit, and should be amended to include the type of
projects referenced in subsection ‘B’ above. A Design Permit may be required for a
principally-permitted, or conditional use, and can be processed concurrently with other
land use applications which may be required (i.e. Variance, Use Permir, etc.).

The objective of a Design Permit is to promote the public health, safety and general welfare
through the review of archirectural and site development proposals. To approve a Design
Permir, the Zoning Ordinance requires findings of consistency with the objectives of this
document, as well as the General Plan and applicable zoning regulations. The general
findings that are required are listed in Section 24.08.430 of the Zoning Ordinance.
Development on sub-standard residential lots also requires additional findings listed in
Section 24.08.440. Depending upon the complexity of the project and the other related
applications to be processed for a development proposal, a Design Permit typically can take
6-8 weeks to process.

s

Page 4
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City of Santa Cruz - Beach and South of Laurel Area Plan Design Guidelines
L Introduction

3. Coastal Permit

The entire Beach Area/SOLA planning area is located within the Coastal Zone. The type of
development projects which will require a Coastal Permir are specified in Part 3 of the
Zoning Ordinance. Applications for Coastal Permits can be processed concurrently with
other applicable land use permits or building permit applications.

4. Other Permit Types

In addition to the land use applicarion-types described above, a development proposal may
also require other land use permits before a use or structure can be established. Other land
use permits established by the Zoning Ordinance are listed below:

s+ Administrative Use Permic
»  Variance
«  Conditional Fence Permit
+  Historic Alteration
»  Residential Demolition/Authorization
«  Special Use Permit
»  Historic Demolition
= Reconstructon Permit

C. SusmiTTAL REQUIREMENTS

In order to properly evaluate a development proposal in the Beach Area/SOLA, it is important
to provide a complete application packet, including site plan, floor plan, and architectural
elevations which precisely detail the intended scope of the project. The following checklist
shows the minimum amount of information that must be shown on the plans. (* Jrems
marked with an asterisk are the minimum needed to submit for Conceptual Plan Review)

General Information Required on all Applications:

«  Photographs of surrounding, adjacent properties

»  Six sets of complete plans (if no public hearing required)

«  Twelve sets of complete plans (if public hearing required)

»  Onesetof 8 1/2" x 11" reduction of all plans (if public hearing required)

1. Site Plan

+  Appropriate scale: 1/8"=1" or engineer scale not less than 1"=40';

«  North arrow;

* Lotdimensions;

«  Existing and proposed building locations in relation to lot lines;

+  Location of structures on abutting lots in relation to lot lines;

»  Location of all trees if greater than 16 inches in diameter, measured two-feet above
grade;

+  Location of all significant land forms and physical constrainzs;

+  For slopes exceeding 20%, slope contours certified by a licensed surveyor or civil
engineer

«  Note: The contour interval shall be five-feet

STC-MAJ-1-01 (B) %7
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City of Santa Cruz - Beach and South of Laurel Area Plan Design Guidelines
I Insroduction

+  Preliminary drainage flow and ultimate disposition of water;

»  Parking !ayout, including stall size, backup areas and drives and curb cuts;

« Location of existing and proposed landscaping (exccpt for single-family), including
total area and percentage of lot area;

« Dimensions and narure of all easements;

+ Loading zones and outside storage areas (if applicable);

Location of refuse areas and enclosure description (if applicable);

»  Location, heightand composition of screening fences, walls, etc. (if applicable).

2. Drainage and erosion control plan (if required by Code Section 24.14.050
and .060) )
» Disposition of runoff;
*  Details of drainage control facilities, including size and location.
3. Preliminary Grading Plan (required for Planned Developments)
«  Appropriate scale: Engineer scale not less than 1"=40';
»  Prepared by alicensed civil engineer or other qualified professional;
»  Five-foot slope contours;
»  Curand Fill locarions and total cubic feet;
«  Site section showing existing slopes and, and with crosshatching, the new slopes;
«  Erosion control measures as specified in Section 24.14.050 of the Zoning Code.
4. Floor Plan
«  Appropriate scale: Architect scale not less than 1/8"=1
+ Interior layout and dimensions of all levels;
+  Finished floor elevations of ground floors (if in flood plain);
+  Total square footage for each level.
5. Elevations ,
»  Appropriate scale: 1/8"=1" or engineer scale not less than 1"=20';
All sides of each structure, to scale and dimensioned, including exterior stairs,
ramps, elevators, down spout, and roof equipment;
+  Type of materials and color, labeled on elevations;
*+  Screening treatment for HYAC equipment (include a cross-section of screening
treatments)
6. Cross section
»  Appropriate scale: 1/8”=1" or engineer scale not less than 17=40%;
*  Primary street facade(s) of each proposed structure and their adjacent structures
(or relevant portions) on neighboring properties; to scale and dimensioned, including
topography and building and roof outlines;
+  Location of property lines and dimensioned setbacks, buxldmg separations and
' building heights;
Page 6
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City of Santa Cruz - Beach and South of Laurel Area Plan Design Guidelines
I Introduction

7. Landscape Plan (except for single-family)

. «  Appropriatescale: 1/8"=1" or engineer scale not less than 1"=20;
«  Size, variety, number and location of proposed plants and type of irrigation system;
»  Existing plants to be removed and those to remain;
+  Existing and proposed street trees (if applicable).

8. Signage Plan (if applicable)

«  Elevations of all existing and proposed signs, location and arrangement;
+  Material, size, colors and lettering;

+  Method of lighting.

STC-MAJ-101 (B) %7
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City of Santa Cruz - Beach and South of Laurel Area Plan

[Il. GOALS AND OBJECTIVES

This section states the goals or comprehensive aims or purposes as identified by the General
Plan/Local Coastal Program and BA/SOLA Plan. The objecrives describe actions to be
taken to meet the goals. Additional goals and objectives specific to individual plan areas are
provided in the Plan Area Design Guidelines.

A. Goats

+  Improve the quality of life in the Beach and South of Laurel Plan Areas.
+  Retain neighborhood character.

»  Promorte safe and secure streets.

+  Develop linkages with Downtown.

= Enhance the seaside resort character.

»  Promote tourist commercial uses.

B. OssecTives

»  Create a strong sense of place, with edges that have a beginning and an end, and
with gateways and intimate residential streets clearly defined.

+  Create a sequence of experiences and views in the landscape that lead to
destination points.

+  Enhance entryways to neighborhoods at definable intersections.

+  Encourage distinctive architectural treatment at major intersections to accentuate
community gateways.

»  Strengthen the residential quality and character of neighborhoods by improving
the appearance of architecture and landscaping.

*  Protect and enhance the unique historic and architectural qualities which are
present by establishing historic conservation districts.

*  Mainrain the heritage tree preservation program and use the existing heritage
trees as a basis for streetscape design.

»  Protect historic resources such as rock walls and stairs. Use existing historic
resources as a basis for streetscape design.

»  Expand the economic vitality of Downtown by transforming Beach Street into a
“signature street” which will complement and complete the reviralized Pacific
Avenue “signature” shopping district. Link these commercial areas.

* Implement traffic calming measures, such as textured paving and chokers, in
Conservation Areas.

* Implement hierarchical streetscape design that promotes identification of streets
as thoroughfares and residential streets. Use a consistent landscape design theme
to create “imagable paths” through the community, such as palm tree lined streets

which lead to the beach.

STC-MAJ-1-01 (B)
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City of Santa Cruz - Beach and South of Laurel Area Plan Design Guidelines
II. Goals and Objectives

Implement a street tree program to give scale and definition to the public
walkways and promote a visually attractive, comfortable streetr with reduced heat
and glare. .

Balance the needs of automobiles, pedestrians and bicyclists with wide sidewalks
for promenading and pedestrian-oriented activities; narrow roadways to slow
traffic; continuous bicycle routes; ample, accessible, at-grade pedestrian crossings
or ramps with appropriately textured surfaces; and curbside parking, bike lanes
or landscaped parkways to separate pedestrians and moving cars.

Provide unobstructed access to all citizens, in compliance with Uniform Federal
Accessibility Standards and State Title 24 Accessibility requirements.

Provide public amenities such as benches, planters, lighting, street name and
traffic sign posts, trash receptacles, public rest rooms, bicycle racks, public
telephones and information kiosks that are functionally and aesthetically
integrated into the streetscape for pedestrian comfort, convenience and safety.
Improve the pedestrian connection to Downtown by upgrading and mainraining
the two existing pedestrian stairways.

Provide public art for aestherics and conremplation.

Underground utilities to eliminate visual clutter and provide a more aesthetic

streetscape.
Implement an area-wide sign program to eliminate visual clutter of oversized and

inappropriate signs.

Page 12
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City of Santa Cruz - Beach and South of Laurel Area Plan

[ll. GENERAL DESIGN GUIDELINES .

This section provides design guidelines that will be applied throughout the Beach and
SOLA Plan areas. General guidelines are provided for:

*  Streetscapes and Entriesto be implemented in partnership berween private
developers and the ciry;

“«  Site planningto ensure neighborhood compatibility and appropriate design for
building placement, circulation and parking;

+  Architectureto ensure compatible and appropriate building design;

«  Landscapingto ensure appropriate and adequare la.ndscapc desxgn for building
exteriors and open spaces;

- Screening, Lighting and Security to ensure appropriate and aesthetic walls, fences,
screening, lighting, and noise attenuation; »

«  Signageto ensure adequate, aesthetic and well integrated sign design;

Conservation Areasto ensure compatibility of new and remodeled developments
within traditional neighborhoods.

A. STReeTscapes AND ENTRIES

Streetscape improvements are implemented in partnership berween the city and private
development. In order to meet the Beach and SOLA Plan Area goals and objectives, new
development is required to contribute streetscape improvements adjacent to and within the
public right-of-way. Some of these improvements will be implemented through a Ciry
Street Improvement Plan and portions may be implemented specific to development projects.
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City of Santa Cruz - Beach and South of Laurel Area Plan Design Guidelines
Il General Design Guidelines

The following design guidelines describe improvements for specific screets and neighborhood
entries as well as general landscaping, amenity and lighting improvements.

1. Specific Streets and Entries . .

Primary Circulation Streets

*  Emphasize the importance of primary circulation streets with large scale
trees regularly spaced in a formal pattern, a single style of decorative street
lights and street furnishings used throughou, decorative brick paving at
crosswalks, a consistent sign program and storefront landscaping.

*

»  Maintain a strong sense of visual and pedestrian continuity along the
entire length of the primary circulation streets.

+ Introduce continuous curbside street trees along the north and south side
of Laurel Street.

 Implement the San Lorenzo River Enhancement Plan along the Laurel
Street extension and continue to the ocean waterfront.

+  Introduce Washingtonia robusta palm trees as the street trees thar identify
Front Street as the primary connection to the Beach Area.

+  Extend the Downtown streetscape design concept for Pacific Avenue south
of Laurel Street to Front Street but use Washingtonia robusta palms as

street trees to identify the area as the Beach Community.

STC-MAJ-1-01 (B) "
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City of Santa Cruz - Beach and South of Laurel Area Plan Design Guidelines
III. General Design Guidelines

«  Use Pacific Avenue streetscape design elements, including Washingronia
. robusta palms, on Riverside Avenue and Third Street to identify them as

the primary circulation streets in the Beach Area.

Secondary Circulation Streets

+  Distinguish secondary streets with large and medium sized canopy shade
trees.

Thacher & Thompson Architecture

. *  Implement streetscapes appropriate to the style of redevelopment projects.

« Implement street furnishings that are compatible with the architectural
style and community character of the adjacent neighborhoods.

Neighborhood Streets

¢+ Create distinctive streetscapes that identify individual neighborhoods.

+  Select medium sized trees which provide canopies, shade and distinctive
foliage or flowers as neighborhood theme trees.

o e

Thacher & Thompson Archite

CIUTE
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City of Santa Cruz - Beach and South of Laurel Area Plan Design Guidelines
Hl. General Design Guidelines

*  Maintain and expand to the maximum extent practical, sidewalks alongall
streets and decorative paving at crasswalks.

«  Implement brick sidewalks and stone walls in the Beach Hill Conservation .
Area.

Community Entries

* Identify community entries by maintaining them as large open spaces
within the streetscapes.

«  Encourage distinctive architectural and landscape features at intersections
to enliven the space.

+  Locate specimen focal point trees with distinctive form, foliage and or
flowers to accent the entries.

*  Utlize colorful flowering shrubs, groundcovers and annual flower plantings
to ccent the entries.

+  Locate monuments such as stone or masonry pillars, gates, signs naming
the communiry and public art atr entries.

+ Locate community name and directional signs ar entries and design such
signs to be compatible with the architectural themes and character of the
community. Signs shall reflect permanence, elegance and community pride.

Thacher & Thompson Architecture
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City of Santa Cruz - Beach and South of Laurel Area Plan Design Guidelines

IIT. " General Design Guidelines

Utilize textured paving such as interlocking brick within the streer,
crosswalks and sidewalks to distinguish entries.

Frame views from the entry into the community with tall, vertical elements
such as tree-lined streets, gateways and flag poles.

Neighborhood Entries

Design entries to identify residential neighborhoods as separate from
commercial areas. Contrast streetscape features to identify residential

cross streets as different from circulation streets.

Provide monuments such as pillars, gates and signs to identify entries into

residential areas.

Thacher & Tbbmpson Architecture

Page 20
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City of Santa Cruz - Beach and South of Laurel Area Plan Design Guidelines
I General Design Guidelines

L]

+  Utilize closely spaced, medium and small scale canopy street trees to reinforce
the sense of quiet and serenity associated with residential areas.

+  Utilize “neckdowns” to narrow entries to residential streets, textured paving .
and similar traffic calming measures.

Community Focal Points
Pacific Avenue Circle at the Depot Site

Pacific Avenue Circle at the Wharf

*  Implement traffic circles to improve traffic flow and create elegant entries

and focal points.

*  Maintain the open character of the traffic circle to visually contrast with
narrow, tree-lined streets and accenrtuate views to the ocean.

«  Emphasize the circular design form by planting streer accent trees in a
circular pattern around the traffic circle.

+  Emphasize the circular design and prominence of the traffic circle with
colored and textured pavement patterns. Utilize pavement patterns to
distinguish crosswalks and bicycle lanes.

»  Emphasize the circular design form with low walls, seating and other
features that encompass the traffic circle.

Thacher & Thompson Architecture
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City of Santa Cruz - Beach and South of Laurel Area Plan Design Guidelines
III. General Design Guidelines

.

L]

Utilize the center open space as the area focal point. The focal point
should be landscaped with bright colored flowers and plants and accented

with public art or a fountain.

Enhance the entry to the Wharf as a distinctive maritime gateway with
architectural and landscape features.

). Landscaping

Landscaping shall be used as a unifying design element and a cost-effective,
long-term aesthetic and environmental enhancement to the community.

Landscaping can be in the form of planting beds, raised planters, berms,
containers or window boxes.

Landscaping shall generally use a three tier system of 1) groundcovers, 2)
shrubs and 3) trees.

Specimen trees shall be used as accents and focal points in locations such
as community and neighborhood entries.

Trees shall be used to create sheltering canopies and shade to reduce heat
and glare over sidewalks, parking and streets.

Plantings and walls shall be used to screen outdoor areas from wind and
unsightly views.

Vines on trellises or walls shall be used to soften the appearance of bare
walls, deter graffiti and provide greenery in narrow spaces.

In all commercial areas, container plants with colorful foliage and flowers
are required adjacent to storefronts along walkways.

Landscaping shall be protected from vehicular and pedestrian encroachment
by raised planting surfaces, depressed walks or curbs, and decorative tree

grates.

All trees in paved areas shall be provided with “deep root” barriers and
shall be planted in tree wells of sufficient size to promote healthy growth.

Trees and large shrubs shall be located so they will not interfere with
lighting, pedestrian and vehicular sight lines, and emergency access

Tree spacing along streets shall relate to species size. Where view preservation
or site constraints limit regular spacing, trees may be placed close together
in groups. .

Implement water conservation techniques which include use of drought
tolerant native species, limited use of turf, state of the art irrigation systems,
minimization of run-off, application of surface mulch and soil
improvements for water penetration and retention, and use of low water
consumptive plant species.

Lage 22
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City of Santa Cruz - Beach and South of Laurel Area Plan Design Guidelines
Il General Design Guidelines

»  Maintenance shall consist of regular watering, pruning, fertilizing, clearing
of weeds and debris, removal and replacement of dead plants, and repair
. and replacement of irrigation systems and integrated architectural features.

3. Amenities and Lighting

Select street furnishings thar are compatible with community character and architectural

styles. Furnishings shall be comparible in scale and form to the overall streetscape and
facade plan. Furnishings shall not be heavy or massive to ensure that they do not visually
dominate the street.

+ Al furnishings shall be consistent in design, materials and colors.
Furnishings shall be durable, low maintenance, high quality and suitable
for ourdoor use.

+  Seating shall be located at intervals along the street to provide resting
spaces.

»  Newspaper stands shall be consolidated into a single unit designed stand as
provided in the Downtown.

»  Bicycle racks shall be provided at convenient locations.

« Bus stop shelters, seating and signage shall be designed for comfort,
convenience and integration into the overall streetscape design.

. *+  Aconsistent sign program shall be created to provide important information

and diection while adding an enlivening and aesthetic design element to
the community.

*  Artwork shall be located to enhance the streetscape and create focal points.
Artwork shall be appropriate in scale and character to the surrounding
streetscape and architecture.

»  Decorative textured paving, such as interlocking bricks, shall be used for
crosswalks at major intersections.

+  Adistinct sidewalk paving design of textured and colored concrete, bricks
or stone may be used within an area to identify it as a special neighborhood
or shopping district.

 Lighting shall be provided for safety, security and orientation.

»  Lighting shall reinforce the streetscape design after dark and enhance the
image and best features of the city during daylight hours.

» Lighting shall be directed to use areas to avoid waste, over lighting and
glare.

»  Asingle-head, ornamental, pedestrian scale light standard shall selected
' and located along streets at an appropriate interval spacing. Locate similar

. designed double headed pedestrian/street lights at intersections.

STC-MAJ-1-01 (B) %%
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City of Santa Cruz - Beach and South of Laurel Area Plan Design Guidelines
Il General Design Guidelines .

B. Site PLANNING

1. Compatibility And Building Placement

«  The arrangement of structures, parking, and circulation areas, and open
spaces shall recognize the particular characteristics of the site and shall
relate to the surrounding built environment in pattern, function, scale,

character and materials.

»  The siting and design of structures and landscaping shall ensure that the
development blends into rather than dominating the neighborhood.

»  Where adjacent to single story developments, multiple story developments
shall minimize scale through upper story setbacks, modular building units
and other similar design techniques.

»  Structures shall be sited in 2 manner that will complement adjacent land
uses and circulation patterns.

+  Building setbacks shall be proportionate to the scale of the structures and
considerate of existing development. Larger structures require more setback
area for balance of scale and so as not to impose on neighboring uses.

I T N 5™ o W N A " . et
B S e s A a0

T iy e Sl

Building modules and setbacks minimize scale.

+  Buildings located on corner lots shall integrate design features that create
focal points at intersections such as angled corners and towers.

»  The design and orientation of buildings and open space shall take advantage
of available sunlight and, where possible, be sheltered from the noise of
traffic or other incompatible uses.

*  Multiple building developments shall be visually linked with arcades trellises

or similar strucrures,

* Commercial development shall locate store fronts in proximity to streets
and sidewalks and parking lots at the rear of structures.

Page 26 STC-MAJ-T-07T(B)
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2. Open Space

. »  Courtyard style developments are encouraged and shall have main entries
oriented to the street.

+  Multiple building developments shall be clustered to increase open space,
enhance spaciousness.

+  Standards shall be developed to address this issue.

Commercial Development

*  Commercial developmentsshall be designed to create plazas and pedestrian
spaces for amenities such as shade and benches.

Horels and Motels

»  Recreational open spaces shall be centrally and conveniently located for
guests.

s Private open spaces shall be directly accessible from guest rooms and shall
be defined by railings, trellises, canopies or other archirectural features
designed as n integral part of the building.

o (IR5S
er:‘.‘ A

Hotel open space is provided in a central courtyard - parking is located at the rear of the
building.
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Moultiple Family Residential

All developments shall provide a common open space such as a landscaped
entry or courtyard. Larger developments shall provide common open
space, recreational open space, tot lots and private open space.

Small scale developments shall provide a patio courtyard or similar passive
open space.

Family-oriented developments shall provide active recreational areas such

as play lawns, paved play courts and swimming pools.

Recreational open spaces shall be cenrra.lly and conveniently located forall
residents. ;

Private open space shall be directly accessible from the residential unitand
shall be defined by railings, trellises, canopies or other architectural features
designed as an integral parrt of the building.

3. Vehicular Circulation and Parking

Driveways and Entries

The visual impact of driveways shall be minimized through appropriate
location and landscaping.

Site access and internal circulation shall promote safery, efficiency and
convenience. Avoid conflicts between vehicles and pedestrians, and provide
adequate areas for maneuvering and accommodaring service and emergency

vehicles.

Visual clearance shall be provided ar street intersections and driveway
areas.

Vehicular access from an alley is preferred. The number of site access
points shall be minimized and located adequate distances from intersections.

The use of common or shared driveways which provide access to more
than one site is encouraged.

Broad expanses of concrete driveways should be avoided. Textured concrete,
decorative pavers, paved strips divided by lawn or groundcovers and turf
block paving are suggested methods of improving driveway appearance.

Entries to commercial, hotel and motel and large scale multiple family
residential developments shall be enhanced with landscaping and may include
low profile signage.

" e
LA S PR

~\& Y é*m

Z bmcd,‘o

Page 28

STC-MAJ-1-01 (B)
Exhibit 5
pg.J24 of 100




City of Santa Cruz - Beach and South of Laurel Area Plan Design Guidelines
III.  General Design Guidelines

Parking

Locate parking at the rear of buildings wherever possible or to be as
unobrrusive as possible.

«  Parkingshall not be the dominant visual element of the site. Landscaping
and varied setback widths are effective in reducing the visual impact of
large, open parking areas.

*  Parking which is visible from the street or other areas exposed to public
view must be screened and softened by landscaping, low screen walls or a
combination of elements.

Views of parked cars and headlights must be screened from the public
right of way and from adjacent structures with walls and or landscaping.

+  Visually interrupt broad, bleak expanses of paving with landscaping.

+  Provide trees in parking lots to shade cars and pavement to reduce heat
and glare to enhance the comfort of pedestrians.

*  Provide perimeter landscaping, including trees, shrubs and groundcovers
to enhance adjacent streetscapes and buffer adjacent uses.

*  Parking facilities shall be designed in a manner which links the structures
to the street sidewalk system as an extension of the pedestrian environment.
Thiscan be accomplished by using enhanced paving, trellis structures and
other special landscape treatments.

+  Design parking so that pedestrians walk parallel to moving cars and reduce
the need for pedestrians to cross parking aisles and landscape areas.

»  Locate detached garages at the rear of properties and utilize alley access to
garages wherever possible.

«  Where garages must be located facing streets, they shall be minimized by
placement atalower elevation than the street or recessed within the building
facade. Continuous rows of street-facing garages are not allowed.

*  Where lot area constraints require cars to be parked adjacent to residences,
a pergola or similar architectural feature shall be provided to minimize the
visual impact of the parked car.

Landscaped parking court accessed from
side street.
+  Carports may not be located adjacent to streets or other highly exposed
areas.

*  Parking courts shall be treated as landscaped plazas with enhanced paving
surfaces, shade trees, landscape planters and pedestrian walkways.
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Parking Structures

Parking structure is located bebind the commercial building and accessed from a side street. The

Parking structures shall be located at the rear of commercial or mixed uses.
Where parking structures occupy an entire block, the structure shall be
faced with commercial or mixed uses on all commercially active streets.

Parking structures exteriors shall maintain the same high-quality
architectural design and construction standards as all other commercial

buildings.
Parking structure architecture shall demonstrate compatibility with
Conservartion District and Plan Area community character. Compatibility

can be demonstrated through architectural style, building scale, mass and
form, and building materials and colors.

Parking structure design shall be compatible with the neighborhood, block

and adjacent structures.

The large scale and mass of parking structures shall be alleviared through
wall offsets, pilasters, arched openings and other distinctive design elements.

Cars parked within structures and on open top levels shall be screened as
much as possible with architectural elements, trellises and landscaping.

Decorative elements such as cornices, balustrades, finish materials, colors
and lighting hall be used to add interest and integrate the structures within
the community.

same architectural details are used fro the entire development.
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Parking Accessory Structures and Signage

.

Architectural details and landscaping
can enbance a parking lot ticket booth .
and gate.
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Enhanced paving and landscaping create

an aesthetic dﬂd’ :aﬁ’r street C’YOSIZ‘?Ig.

Ensure that parking lot structures, such as ticket booths, gates and fencing
are designed to be aesthetically pleasing and appropriate to the surrounding
community archirectural styles.

Gates and fencing shall be designed to be aesthetically pleasing and
compatible with the communiry architectural styles. Decorative wrought
iron or a combination of masonry pillars and wrought iron is preferred.

Ensure thatall signage is functional, aesthetically pleasing and compatible
with surrounding architectural and community characer.

4. Pedestrian Circulation

Sidewalks shall be accessible, with relatively smooth, non-slip walking
surfaces. In private development, the use of brick, interlocking pavers,
enhanced concrete or similar surfaces compatible with the development
architectural style is encouraged. Ata minimum, decorative paving shall
be used to delineate pedestrian crossings in vehicular use areas.

In commercial areas, sidewalks shall be adequate to provide pedestrian
amenities and uses such as sidewalk cafes.

Separate vehicular and pedestrian circulation wherever possible and utilize
raised pathways, landscape plantings, bollards and other elements to create
separation.

In multiple family residential complexes and hotel/motel developments,
pedestrian walkways shall be provided to link dwelling units with common
open space areas, recreational and support facilities, parking areas and the
street. Appropriate paving shall be used where pedestrians are likely to
cross landscaped areas.

Pedestrian arcade in commercial district.
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CHITECTURE

.ompatibility

*  Building design shall demonstrate compatibility with the communiry asa
whole, the streetscape or block, and adjacent structures. New buildings
shall emulate the finest architecture of the communiry.

. New and renovated developments shall exhibit high quality design and

construction that will enhance the communiry.

*  Building design shall demonstrate compatibility with community character.
Compatibility shall be demonstrated through architectural style, building

scale, mass and form, and buxldmg materials and colors.

*  Allstructures within a development, including accessory structures such as
carports, garages and storage facilities shall share a common architectural
theme and design characteristics for overall development unity.

*  Thechosen architectural style shall be employed on all building elevations.
The designer is expected to vary bmldmg form, details and siting to create
visual interest.

* Additions or remodeling to buildings that exhibir a distinct historic
architectural style shall adhere to the guidelines for Conservation Districts
in Section IIl G.

*  New buildings located adjacent to buildings that exhibit a distincrt historic
architectural style shall adhere to the guidelines for new construction in
Conservation Districts in Section II1 G.

*  Remodeling of existing buildings that do not exhibir a distinet historic
style shall be in accordance with the design guidelines and shall incorporate
elements of the design theme identified for the Plan Area.

*  Newdevelopments shall incorporate elements of the design theme identified
for the Plan Area.

Standardized “corporate” architectural styles associated with chain-type
facilities shall be modified to be compatible with the Plan Area design

themes.

tg@ | e
=l | fez
Single story &uz[dmg:r with minimal facade interest are incompatible with the larger building .

that exhibits a distinctive architecture style.
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2. Proportions

. * Building proportions (relationship of height, width and depth of a
structure) shall be compatible with the prevailing proportional relationships
along a street or block except in areas that have been identified to be

developed with larger scale buildings.

* The height of new development shall “wransition” from the height of
adjacent development. This can be achieved by varying the height of the
building so itappears to be divided into distinct elements and/or articulating
the building facade by horizontal and vertical offsets in wall planes.

*  Building articulation shall be used to create interest and reduce building
scale. This can be achieved through varying heights and setbacks within
the same building, offsetting wall planes and adding architectural interest
with roof overhangs, awnings, trellises, windows, moldings and other
elements.

*  Second stories shall be differentiated from the lower floor by wall offsets,
stepbacks, balconies or other features. Standards shall be prepared to
address this issue.

|
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Building mass is divided into smaller parts and third story is stepped back to transition to
neighboring two story building.

3. Building Envelope

* Building envelope design shall adhere to the allowable height, size,
projections, setbacks, etc. defined by the city zoning ordinance and also
incorporate creative design application of volume, mass and roof line.

¢ Community compatibility can be achieved through replicating the strong
volume and mass exhibited in historic structures. For example, recessed
doors and windows can be used to suggest thick masonry reminiscent of
Spanish Colontial Revival architecture. Bay windows and porches can be
used to provide the sculptural, three dimensional qualities of Bungalow
architecrure.

*  Building volume and mass are partially defined by facade treatment. Facades
shall be designed to be proportional to the overall building and reflect the
architectural style. Building volumes shall be reduced through wall offsets
or projections. Such variations shall be designed so that there is no more
than 25 linear feet of unvaried facade.

STC-MAJ-1-01 (B) 433
Exhibit 5
pg.z% of 100



City of Santa Cruz - Beach and South of Laurel Area Plan Design Guidelines
IIl. General Design Guidelines

*  For multiple family residential developments, dwelling units shall be
individually recognizable. This can be accomplished through varied roof
lines, setbacks, projections, balconies, color and other features thar set

units apart from one another.

*  Building roof lines make a profile against the sky and the design of profile
helps define community character. Roof line design shall be consistent
with existing block or neighborhood patterns where appropriate.

*  Roofdesign shall be an integral part of the overall building design. It shall
be of a scale and proportion so as not to appear as an afterthought or

appendage.

* Hipped or gabled roofs are encouraged with roof slopes comparable to
surrounding structures.

*  Spanish Colonial Revival and related Mediterranean style buildings may
have flat roofs completely surrounded by a parapet. Parapets shall
incorporate moldings, curvilinear decorative shapes or other finish fearures.
Flat roofed buildings must incorporate porches, window overhangs, trellises,
wall and opening articulation or other features to avoid a bare box
appearance. :

*  Roof materials shall be appropriate to the building’ architectural style.
Composition and wood shingle are appropriate to the Bungalow and
Victorian styles and red clay tile is appropriate to the Spanish Colonial
Revival style. Materials with highly reflective surfaces are not allowed.

_/‘\ _ "\ L

Undesirable roof line is flat and monatonous. Sporadic gable roofs have unrelated slope forms.

Desirable roof line repeats steep pitched gable roof forms of Victorian architecture.

Desirable roof line repeats low sloped gable roof forms of Spanish Colonial Revival architecture.
The domed tower creates an accent in the skyline. The curved form is repeated in a parapet

surrounding a flat roof
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+  Rooftop outdoor living spaces such as decks and gardens, shall be integrated
. into the building architecture. Step backs, parapets and other features

shall be used to provide privacy and screening of utilitarian areas and

equipment.
4. Texture and Detail

*  Facade details that reflect the building architectural style shall be used on
all building elevarions, not just the street facing or entry facade.

*  Monotonous, uninterrupted expanses of wall shall be avoided. Recesses,
projections, columns, openings, ornamentation, materials and colors shall
be used to add texture and detail. Blank walls shall not normally exceed
10 feet of lineal frontage along a street.

*  Materials and colors shall be compatible with the community character,
streetscape or block and adjacent structures.

*  Light colors shall be used for major buildings. Colors are accentuated on
large wall expanses so it is recommended that the next lighter value of the
selected paint chip sample be used on such expanses.

*  Spanish Colonial Revival and relared Mediterranean styles shall have whire,
off-white, light or medium value, warm-toned, colored walls. Stained
wood trim is preferred, however, trim may also be painted a darker value

. color than the main building color. Tile roof colors shall be narural terra-

cotta tones ranging from pale peach to red.

*  Cdlifornia Bungalow cottages and related vernacular styles shall be medium
to dark stained wood or painted white, off-white, or light to medium
value colors. Contrasting colors shall be used to accentuate door and
window frames, porch railings and other distinctive features. Roof colors
shall be subtle and compatible with the selected building colors.

* Victorian and related styles shall be painted colors appropriate to the
architectural style. Contrasting colors shall be used to accenruate door
and window frames, porch railings and other distinctive features. Roof
colors shall be subtle and compatible with the selected building colors.
Historic color schemes are provided on page I1I-43.

*  Where multiple color combinations are used, they shall be subtle and
consist of a limited number of colors. Variations in shade or tone can be
used to articulate architectural features and heighten interest.

*  Theselected material and color palette shall be used on all exposed sides of

a building.
*  Contrasting materials, textures and colors shall be used with subtlety and
only as accents.
. +  Materials shall be high quality and durable.
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Exterior wall materials shall be stucco, wood shiplap siding, or other high-
quality materials appropriate to the architectural style. Plywood, plastic,
aluminum siding and similar materials are not permitted.

Large expanses of materials with reflective surfaces and intense vxbrant
color compositions are not allowed.

Corporate color striping, wall logos, murals or other paint and color
combinations used to transform buildings or building elements into a sign
or advertising are not permitted.

¢
City Design Permits are required for murals, pictorial mosaics and other
wall art intended for public view.

5. Openings

Building entries, windows and other openings shall be compatible in
location, scale and pattern to other structures on the streer or block.

Individual residence and business entries shall be readily identifiable. Entries
can be articulated with recesses, projections, porches and other distinctive
elements.

Long monotonous access balconies and corridors which provide access to
five or more residential, hotel/motel, or office units are notallowed. Access
points shall be clustered in groups of four or less. Separate entries for each

unit are preferred.

wiiallia - ool 1 a
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Desirable U Undesirable

Stairways must be integrated into and complement the overall architectural
form and style. Simple, functional design is encouraged. Flimsy, open
metal, prefabricated stairs are notallowed. Uncovered stairs shall be screened
from view with wing walls or landscaping.

Balconies, porches, patios and other attached open spaces shall be integrated

into the overall architecture,

Entries and windows shall contribute to the volume, mass, proportion
and texture of the building. They shall be designed as an integral part of
the overall building design and shall reflect the building’s architectural

style.
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*  Wood sash or casement windows shall be used to maintain historic integrity
and neighborhood character. Vinyl clad wood or baked enamel aluminum
frame windows are acceptable if they duplicare the established neighborhood

style.

*  In residential developments, entry design shall promote security and privacy.
Entries shall be clearly visible from nearby street frontages and privacy can
be enhanced by the use of patios or courtyards at individual entries.

*  Private open spaces shall be distinguished through the use of balustrades,
trellises, screening walls and other architectural features.

*  DPrivate open spaces facing streets or common areas are encouraged to be

: . LN designed with openings for “eyes on the street” views.
Street-Facing Garage: Scale is minimized 8 pentng 4

- and 4 le is  compatible with * Where garages must be located facing streets, they shall be minimized by
architecture. placementata lower elevation than the street or recessed within the building
facade and framed by balconies, porches, trellises or other architecrural

elements.

- Commercial Development

*  The facades of commercial buildings shall provide appropriate proportions
of transparent glass in the entry street facing wall to promote visibilicy
berween the streetand building interiors.

*  Sueet fronting windows shall be no more than 30 inches above the sidewalk
fevel.

) . * Bay windows may project into the public right-of-way provided there is
Trellis frames street facing garage adequate area for pedestrian circulation. Bay windows shall maintain
glazing on all projecting faces and may not exceed 15 feet in width. For
ground floor windows, there shall be a clearance of at least 12 inches

berween the bottom of the projecting bay and the sidewalk.

* Building entry porticos may project into the public right-of-way provided
there is adequate area for pedestrian circulation.

*  Colorful landscaping shall be provided to frame doorways or accent
windows. Landscaping may be sidewalk planters, containers or window
boxes.

First level carports are accessed from alley.
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6. Spanish Colonial Revival

“Spanish Resort” architectural styles shall be used to establish the design
theme for the new development in the Beach Commercial and Beach Flats
Plan Areas. While Spanish Colonial Revival is considered dominang, the
archirectural styles of the Beach Area includes a mix of characteristics of
Missiori Revival and Mediterranean architecture resulting in a general
“Spanish Resort” style. Architecture shall adhere to the following design
guidelines:

Buildings shall be designed with stucco walls, courtyards, arches, towers,
balconies, wood doors and windows, decorative iron and tile derails
or other features typical of the Spanish Colonial Revival style.

Building forms shall suggest thick masonry reminiscent of Spanish
Colonial Revival architecture and incorporate features such as recessed
doors and windows.

Building walls shall be stucco and colored white, off-white or very
light to medium value, warm-toned hues.

Multiple color combinations may be used provided they are subtle and
consist of a limited number of colors. Variations in shade or tone can be
used to articulate architectural features.

Roofs shall be hipped terra cotra tile roofs or flat roofs completely
surrounded by a paraper.

Parapets shall incorporate curvilinear decorative shapes and molding.

Flat roofed buildings shall incorporate porches, window overhangs,
trellises, wall and opening articulation or other features to avoid a bare
box appearance. Wall surfaces have decorative texture or ornament
concentrated around doors and windows.

Tile roof colors shall be natural clay terra cotta tones.

Stained wood is preferred, however, trim may also be painted a darker
value color than the main building color.

Wood sash or casement windows shall be used to maintain compatible
architecrural character. Vinyl clad wood or baked enamel aluminum frame
windows are acceprable if they duplicate the established architectural style.
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7. Victorian

.

Victorian historic architectural styles shall be used ro establish the Beach
Hill design theme for new development and in Beach Hill and South of
Laurel Conservarion Districts. Building design shall be derived from one
of the following styles and shall adhere to the traditional elements inherent
in thatstyle. “Victorian” includes the following as described in the Santa
Cruz Historic Building Survey:

Eastlake (1880%) is probably the most common 19th century style in
Santa Cruz, found in very simple cottages and large elaborate houses,
often in combination with elements of the Stick Style. Principally a style
of ornament derived from the English farmhouse designer, Charles Eastlake,
and easily worked on machinery that was developed and made widely
available in the 1880%. Irregular in plan and outline with gabled roofs,
sometimes with flaring eaves and square bays. Frequently having profuse
application of ornamental detail including spindles, curved brackets, incised
carving, grooved moldings, sunbursts, and flash glass.

Stick-Eastlake (1880%) is rarely found in its pure form in Santa Cruz, but
is frequently used in combination with Eastlake, In addition to the Eastlake
ornament there is an overlay of plain or molded stick work that resembles
half timbering and suggest the balloon frame construction of the time,
often by extending window frames beyond the windows. Curved brackets
are usually replaced by diagonal brackets.

Queen Anne (1885-1900) is less formal than earlier Victorian styles. It
sought to be picturesque with an asymmetrical plan, complex roof line,
corner towers, and gables. Frequently displaying a variety of textures and
colors in bands of different siding materials including brick, clapboard,
and shingles. Having bay windows of various shapes, porches, and
balconies and a variety of predominantly classical ornamental details. In
Santa Cruz the Queen Anne, Colonial Revival, Shingle, and Craftsman
styles all blend together easily. '

Buildings shall be wood frame with traditional wood siding such as shiplap
orshingle. Foundations and first floors may be brick or stone if appropriate
to the selected architecrural style.

Hipped, gabled and other roof forms indicative of Victorian architecture
are preferred.

Roof materials shall be appropriate to the architectural style. Composition
or wood shingle roofs are most appropriate for Victorian styles.

Wood sash or casement windows shall be used to maintain historic integrity
and neighborhood character. Vinyl clad wood or baked enamel aluminum
frame windows are acceptable if they duplicate the established neighborhood
style.
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*  Recommended historic Victorian color schemes relate to three style
transitions that occurred from the 1870’ to the turn of the century:

*  Pre-1884 buildings were painted pale colors, usually tans or white
with a deeper toned trim of the same color. Window sashes were
black or white and wood roof shingles were stained green, red or

black.

*  From 1884 to 1895 darker colors were used and there was a trend to
use two exterior materials, such as shingles on the second story and
wood siding on the first story Each material and its trim
was painted a different color, resulting in four colors. Second stories
were usually lighter colors. Trim sashes were usually black, deep red
and sometimes white. Wood shingle roofs were stained green, red or

black.

»  About 1885 colors were affected by the classical influence. Main
body colors were lighter colors such as grays, yellows and tans. The
trim was often whire and the window sashes were generally black.
Wood shingle roofs were stained green, red or black.

This Vernacular structure incorporates
Victorian elements including a bay

window, porch and steeped pitched
roofs.

Typical Victorian design elements are shown below.
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D. LANDSCAPING

1. General Guidelines

Landscaping shall be used as a unifying design element and a cost-effective,
long-term aesthetic and environmental enhancement to the community.

Interior courtyards and passages are encouraged and shall be planted with
colorful, perennial and annual plant species. A combination of trees, shrubs
and groundcovers shall be used to frame, soften and embellish the quality
of the development, to screen undesirable views and to defing development

boundaries

Landscaping shall be in scale with adjacent structures and be of appropriate
size at maturity to accomplish its intended purpose. Landscaping shall be
used around the base of buildings, walls and fences to soften the edge
between pavement and structures.

All areas of a property not covered by structures or vehicular, pedestrian,
rcreational use areas shall be landscaped with plants. Lawn areas should be
minimized.

Lush, colorful, scented, eclectic and dramatic-form plants are encouraged

to enhance the character of the neighborhood and to promote individual
development identity. ‘

Permanent containers for flowering plants, such as window boxes and
planters, are encouraged for use in limited space areas, at entries and in
courtyards and plazas.

Vines and climbing plants integrated with building design and used on
walls and trellises are encouraged to enhance strucrures, soften blank walls,
provide passive security barriers and deter graffiti.

Plant materials shall be selected for compatibility with the neighborhood.
For example, the popularity of exotic flowering plants and specimen trees
in Victorian gardens are evident in the Beach Hill neighborhood. Native
drought tolerant species should be encouraged.

Landscaping shall be designed to enhance the development architectural
style. For example, bougainvillea, palms and other Mediterranean and
tropical plants are associated with the “Spanish Resort” style.

Landscaping shall be planned and maintained to avoid creating “hiding
places” for possible criminal activity.

Development entries shall be accented with trees, shrubs and or flowering
plants. Flowering or multi-trunked trees are encouraged.

All planter areas shall be adequate in size to achieve the design purpose and
"to promote healthy plant growth.
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Plant materials shall be maintained in 2 healthy growing state and all
diseased or dying plants shall be promptly replaced.

2. Parking Facilities and Screening

Parking areas shall be planted with trees to reduce heat and glare and to
provide visual relief from broad expanses of paving. Shade tree shall be
planted around the perimeter and within the lot. The selected species,
size and location of the trees should provide adequate shade coverage
within five years of installation. Selected tree species shall be tolerant of
reflected heat and glare and minimal areas of exposed soil surface.

Landscape perimerter planting shall enclose parking areas on all sides exposed
to public view. Recommended planter width is 20 feet on major
thoroughfares. Planter widths may be narrowed to 15 feer if screening
walls are also provided or if it can be determined that adequate screening
is provided.

Perimeter planting shall provide dense shrubbery or a combination of
shrubs and solid masonry wall adequate to screen the expanse of parking,
car headlights and reflective car sutfaces. The screening walls and shrubs
shall be three to four feet in height.

Perimeter parking

| 20 feet |
1 1

Landscaping in and around entry drives shall be designed to maintain
sight distances.

Landscaping shall be protected from vehicles and pedestrians. Protection
devices include raised planting surfaces, depressed walks, curbs, wheel stops
and tree guards. Stepping stones or sidewalks shall be provided in places
where pedestrians are likely to cross landscaped areas. Flexibility may be
allowed for temporary recreation and entertainment uses.

All utility and maintenance areas shall be screened with trees and shrubs or
a combination of plant materials and walls or fencing.

Parking structures shall be densely screened with plants on all sides of the
structure exposed to public view except where ground level retail uses
occur. Recommended planter width is 15 feet minimum.

3. Commercial Building Facades

Permanent containers for flowering plants, such as window boxes and
planters, are required for building facades.

STC-MAJ-1-01 (B) Page 43
Exhibit 5
pg.y»of 100



ta Cruz - Beach and South of Laurel Area Plan Design Guidelines

ial Design Guidelines

"Trellis structures are encouraged, particularly on upper portions of buildings
that are stepped back from the street. Trellises above 8 feet in height may
project a minimal distance into the public right-of-way.

Flower boxes may project into the public right-of-way up to 12 inches.
Flower boxes may project from windows and balconies by 12 inches.

Flower boxes shall be designed with high quality, durable materials that
are compatible and integral with the building architecture.

Flower boxes shall utilize watering conserving irrigation methods and drip
trays or drains to minimize draining onto sidewalks. ’

A mix of perennial and annual flowering plants are encouraged to provide
continual color and emphasize seasonal changes.

4. Hotel and Motel Open Spaces

Project perimeter open spaces, including street setbacks, spaces between
buildings and parking area perimeters, shall provide a combination of
plant materials such as shrubs, groundcovers and shade trees to soften
expanses of walls and pavemenrt and contribure to the communiry
streetscape.

All devciopmems shall provide a combination of walkways and areas
landscaped with trees, shrubs and groundcovers. '

Smaller scale developments shall provide a landscaped entry as the minimum
requirement, and, where space is available, a central patio courtyard.

Recreational open spaces shall provide a combination of plant materials
such as fawn, shrubs, groundcovers and’ shade trees and “hardscape”
materials such as paved play surfaces, patios, decks, and shade structures.

Family-oriented developments are encouraged to provide active recreational
areas such as play lawns, paved play courts and swimming pools.

Private open space shall provide a relatively smooth, non-skid hard surface
suirable for outdoor living amenities such as tables and chairs.

Ground floor private open spaces shall be planted with shrubs, vines or
other suitable plant materials to soften paving, walls and fences.

[ e
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5. Multiple Family Open Spaces
Project Perimeter Open Space

*  Project perimerer open spaces, including street setbacks, spaces berween
buildings and parking area perimeters, shall provide a combination of
plant materials such as shrubs, groundcovers and shade trees to soften
expanses of walls and pavement and contribute to the community

streetscape.

Common Open Space

+

*  All developments shall provide a combination of walkways and areas
landscaped with trees, shrubs and groundcovers.

*  Smaller scale developments shall provide a landscaped entry as the minimum
requirement, and, where space is available, a central patio courtyard. Larger
scale projects shall provide similar common open spaces and common
open spaces may include recreational open spaces and tot lots.

. Recreational Open Space

*  Recreational open spaces shall provide a combination of plant materials
such as lawn, shrubs, groundcovers and shade trees and “hardscape”
materials such as paved play surfaces, patios, decks, and shade structures.

*  Family-oriented developments are encouraged to provide active recreational
areas such as play lawns, paved play courts and swimming pools.

Tot Lots

«  Landscaping around tot lots shall provide shade in the form of trees or
overhead structures, lawn play areas and patio seating areas.

* Landscapingaround tot lots shall include safety and security features such
as fencing and barrier planting that protects and buffers the area from
traffic and noise. Landscaping shall preserve views to the play areas.

Private Open Space

*  Private open space shall provide a relatively smooth, non-skid hard surface
i suitable for outdoor living amenities such as tables and chairs.

i KL

*  Ground floor private open spaces shall be planted with shrubs, vines or
other suitable plant materials to soften paving, walls and fences.

*  Where appropriate, trees, trellises or other plants and structures shall be
provided to shade private open spaces.
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E. ScreeniNg, LiGHTING AND SECURITY

1. Screening
Walls and Fences

*  The design, placement and orientation of buildings, yards, fencing,
landscaping, floor plans, balconies and windows is expected to promote
privacy with the structures to the extent feasible.

*  Walls, fences and landscaping shall be used to define development entries
and boundaries, provide security, privacy, noise attenuation and screen
unsightly views of parking, storage and equipment areas.

*  Low walls or fences located art the edge of sidewalks are encouraged 1o
define residential front yards.

*  Wall and fence materials, style and color shall complement the development
architecture, Decorative iron fencing, wood picket, brick and stone are
the most appropriate for California Bungalow and Victorian design themes.
Decorative stucco and wrought iron are most appropriate for Spanish
Colonial Revival design themes.

e Trecs, shrubs and vines shall be used to soften the appearance of fences and
walls. Plants can be used to deter graffiti and barrier plantings can be used
for passive security.

*  Theuse of dense, landscape hedges and vine-covered fencing is encouraged
as an efficient way to provide more landscaping within the limited available
land area of the community.

N
¢ A

L(%' @,@ %m"; N

Stucco and decorative metal fencing create privacy while allowing views to the street for security.
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Rear yards may utilize wood or decorative metal fencing or masonry walls.
Chain link fencing is acceptable provided it is not visible from the public
right-of-way. The utilitarian appearance of chain link and stockade fencing
should be softened with hedges or climbing vines .

Where visible from the public right-of-way, the top edge of fencing shall
be treated as a design element. Suggested edge treatments include:

*  shaped boards, horizontal board caps or trellises for wood fences
*  stucco finish and rounded or decorative caps for masonry walls

«  decorative finials or meal framing integral to the design of metal
fences

Stone or decorative masonry walls are preferred for areas exposed to noise,
such as streets or incompatible adjacent uses.

Long expanses of blank wall surfaces shall be avoided. Pilasters, offsets,
combinations of solid and open decorative metal, vines and other landscape
treatment will create visual interest and reduce graffiti vandalism.

Wrought iron or combinations of wrought iron and masonry are encouraged
S ry g
for use where views are desired. View fencing is encouraged for “eyes on
the street” passive security.

Where walls are used at property frontages, in parking areas and to conceal
storage and equipment areas, they shall be designed to blend with the site’s
architecture. Both sides of walls shall be architecturally treated.

Security fencing may be solid masonry walls or decorative metal fencing.
Thorny, barrier plants may be used as a decorative and security measure.
Barbed or razor wire is unacceptable.

Jr242 y < ‘:: [¥) 1303 2
S o
L
"L fam! {3 1
Stucco Wall Stone Wall with Metal fencing
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Loading and Storage Areas

*  Ourdoor equipment and storage areas shall be located away from public
views where possible. Such utilitarian areas shall be screened with marerials
compatible with the developmentarchirecture.

*  Loadingand service areas shall be located and designed to minimize visibility,
circulation conflicts and potential adverse noise impacts.

*  Loadingareas shall be screened with portions of the building, architectural
wing walls, freestanding walls and landscaping. Ensure adequate noise
attenuation for adjacent incompatible land uses.

*  Trash and recycling storage must be fully enclosed and designed to be
adequare in size. Roof, trellis or similar structures shall be provided if
enclosures are visible from upper building levels. Enclosures shall be designed

to complement the site archirecture and to be unobrrusive.
P 4

*  Trash and recycling storage shall be located away from public view and
where noise and odors will not intrude on neighbors. Storage areas shall
be easily accessed by loading vehicles.

- P

G e N
Mudtiple family residential utility meters are clustered Trash enclosure is completely screened with walls, gates,
and screened with wall and landscaping. overhead trellis and landscaping.
'
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Mechanical and Urtility Equipment
*  All mechanical and utility equipment shall be placed in locations our of
public view or where they can be screened.

»  All screening devices shall be compatble with the architecture, material
and color of the adjacent structures.

* Roof mounted equipment shall be incorporated into the design of the
roof. Full parapets, sloping roofs and low parapets with supplemental
screens may be used provided thar the screen walls are fully integrated
with the building architecture. Fence type screening is unacceptable.

*  Mechanical equipment is expected to be below the roofline. Equipment
visible from the upper floors of adjacent buildings or other elevated locations
shall be grouped, colored to match the roof surface, and screened to the

extent possible.

*  Satellite dishes shall be located to avoid visual intrusion on adjacent uses

and the neighborhood.

*  Solar panels shall be integrated into the roof design and located to be as
visually unobtrusive as possible. Panels on sloped roofs shall be parallel
and resting on the roof slope. Panel frames shall match the roof color.

*  The design and location of gurters and down spouts shall be compatible
with the building architecture.

*  Roof vents, flashing and sheet metal shall be located and colored to be as
visually unobtrusive as possible.

*  Gasand electric meters, backflow prevention devices and similar utilitarian
elements shall be screened from view.

View from neighboring buildings

B e gty

Roofftop equipment shall be screened from public view and from neighboring buildings.
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Noise Attenuation

*

Loading, mechanical equipment and similar noise-generating uses shall be
located away from adjacent residential or other sensitive use areas.

Structures and noise attenuation walls shall be Jocated to enclose or buffer
noise generation areas. '

Living spaces, and specifically, bedrooms within buildings shall be located

to buffer exterior noise sources.

Buildings shall utilize state-of-the-art noise attenuating materials such as
insulation and double paned windows where exterior noise is excessive
and unavoidable.

Masonry walls are recommended for yard enclosures where noise
atrenuation is required.

2. Lighting and Security

-

Adequare lighting shall be used to provide illumination for the security
and safety of on-site areas including entries, parking, loading, shipping
and receiving, pedestrian areas and work areas. .

Building illumination and architecrural lighting shall be indirect and
concealed from view. Decorative building and landscape lighting shall be
subtle.

All exterior lighting shall be selective and shielded to confine light within

the site and prevent glare onto adjacent properties or streets.
Light shall be directed to use areas 1o avoid waste, over lighting and glare.

Lights shall be located away from signs, trees and other elements that
would block illumination.

Lighting shall be compatible with the development and its architectural
style.
Decorative lighting shall be used to enhance festive night life in appropriate

commercial areas..

Alley, garage or other urility area security lighting should be motion activated

or on timers and not overly bright.

Porches and primary residence entries should be lighted to promote
neighborhood security.

Decorative building and landscape lighting shall be subtle and may be used

, with discretion to accentuate design features.

Aesthetics
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Ground level and other landscape lighting can be used to illuminate
wallkways and steps promoting safery and securiry.

Addresses shall be clearly visible and readily identifiable in order to facilitate

emergency response.

Security is enhanced when neighborhood residents are present and able to
recognize one another. Developments are encouraged to provide areas
such as front porches in proximity to the street, neighborhood mail stations
and tot lots to encourage residents to interact with one another.

Security is enhanced through visibility. Clear views shall be maintained
along pedestrian paths between structures and parking areas. Site design
shall minimize blind corners and creation of potential hiding places.

Use of metal window and door security grilles should be minimized. If
grilles are used, they must be decorative and in a style and scale thar is
compatible with the building architecture. Grilles must have interior fire
safety release features. Night security grilles shall be designed to be
completely retractable during daylight hours. .

Passive security, such as dense growing or thorny plant barriers and noisy,
crunchy gravel used under windows as a passive alarm should be used to
deter entry into private spaces.

Passive security includes street facing front porch and windows, barrier planting under window,
decorative grille over front door window and clear address numbers.
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E Signage

-

Project signs shall be compatible with the surrounding communiry, street,

block and adjacent structures. Signage plans shall strive to create Harmony
and avoid ostentation, competition and obstruction with other businesses.

Every structure or commercial complex shall incorporate sign design into
the overall project design plan. Sign design, materials and illumination
shall complement the building scale, proportions, architectural style,
materials and colors.

.

Where more than one sign is allowed, all signs shall be designed using the
same construction methods and materials, colors, lettering and logo styles.

The location and size of signs shall clearly relate to the architecture of the
particular structure. Signs shall not cover windows, roof shapes or dominate
trim. Roof and wall signs that extend above the roof line are prohibited.

Wall and fascia signs shall be located to indicate building entries withour
dominating the facade.

Sign colors and materials shall be selected to contribute to legibility and
design qualiry. High contrast colors promorte legibility and the use of too
many colors distracts from legibilicy.

Low profile monument signs are preferred. Freestanding pole and pylon
signs are prohibited. Freestanding signs shall be placed so as not to obstruct
vision or create a traffic hazard.

Carved Wood Sign

External Lighting

Painted Wall Sign

Awning Sign et
, 'R
| =

1

v (B E | HA

== @

— =

Signs integrated with Architecture

0

Projecting Wall Sign

Pin Mounted Individual
Metal Letters

Pedestrian Oriented Hanging Sign
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A single freestanding sign may incorporate the addresses and business
names for multiple tenants of a building or complex. All tenant signs shall
be of a uniform size, color and style when combined in a single sign

format.

Signs should be located directly above the business entrance or to the sides
of the entrance at eye level, so thar they are visible below the foliage of
street trees for the amenity and convenience of the pedestrian,

The size of signs shall be appropriate to viewing distance. For example,
pedestrian oriented signs shall be smaller than vehicle-oriented signs.

Projecting signs are allowed on storefronts up to a height of 14 feet, with
maximum projection of 4 feet from the face of the building. Clearance of
at least 8 feet must be maintained to the sidewalk. The overall size of the
sign shall not exceed 10 square feet.

4 Feet
maximum
* Projecting Sign
SIGN
Minimum 8 Foor K
- Clearance
L

Projecting signs shall consider safety,
encroachment into the public right-of-way and
appropriate size.

The maximum number of permanent signs per business shall be two
different types of signs, such as a wall sign, a projecting sign or a permanent
banner.

The total area of all signs on a building should be limited to a size equal to
one square foot per frontage foot of building face, with a minimum
allowance of 25 square feet regardless of front footage. When the ground
floor of a building is occupied by more than one tenant, each shall be
entitled to a pro-rata share footage based on the frontage used by that
tenant with each tenant being entitled to a minimum of 25 square feet
regardless of each tenant’s front footage.
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Additional or larger signs may be allowed for large scale projects provided
thar the function and design is justified through a comprehensive sign
plan for the project. Justification for additional signs shall be based on
functional needs, such as multiple entrances or uses within a development.
Larger signs shall be justified by specific site conditions or appropriate
proportional scale to the overall building.

Internally illuminated plastic signs are discouraged. Internally illuminated
signs shall be limited to four square feet (per side for projecting signs).
Individually illuminated sign letters within an allowable wal| sign area may
be used, provided the entire sign and background are not internally
illuminated.

Additional signs are allowed for businesses that provide pedestrian access
to sales and service areas through the rear of buildings. For such businesses,
rear access signage shall be equal to allowable signage for front facades.

Window graphics shall be applied so that they do not obscure visibility
into a shop. No more than 25% of an area of any one window shall be
used for a sign. Such signage shall be designed to complement the other
signs and the design of the storefront.

Window graphics are recommended to be painted or applied vinyl lerters
on glass or a clear acrylic panel behind the windows. These types of
window graphics are permanent signs.

Banners and cloth signs shall be used primarily for special, festive locations.
If such signs are used on a permanent basis, a condition of their initial
approval is agreement to replace them with they begin to show wear. A
banner shall be considered a permanent sign if it displays content or
identification of any kind which relates to the business or service
establishment of the building to which the banner is attached.

Standardized corporate signs are permitted if they comply with these

guidelines. Notto
9 inches e:xceed 6
. inches
box

projection /"Metal  frame

Sign scale, style and placement are
appropriate to the architecture.

Sign area is the maximum allowed per

[ronzage.

Three dimensional
Lettering

D
=)

Y?anslucmt

lettering

20 inches Maximum

Height Recommended

plexiglass

eet minimum from street level

Avoid :/Jimzy.
metals such as 16 No't to exceed
translucent 5 inches .

T
>3 ) U'IHIAd' |'9 I ‘B‘)""‘_
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G. ConservaTioN DIsTRICTS

The City of Santa Cruz Historic Building Survey identifies historic structures within the
Beach and SOLA Plan areas and the Historic Preservation Ordinance regulates alterations
to such structures. Because historic architectural styles help establish neighborhood design
themes in the plan areas, Conservation Districts have been established to enhance the
setting of historic structures and to preserve neighborhood character. The City is pursuing
establishing Mills Act Funding allowances for the potential historic district in Beach Hill.

1. Vernacular Structure Remodeling

The following guidelines address new development and remodeling of "Vernacular” style
structures. “Vernacular” in this document refers to buildings that exhibit historic or
traditional architectural styles but are not listed in the City Historic Building Survey.
Additionally, these guidelines shall be used for development that occurs in proximity to
historic structures.

Goal:  Retain neighborhood character.
Objectives:

* Strengthen the residential quality and character of neighborhoods by
improving the appearance of architecture and landscaping.

*  Protect and enhance the unique historic and architectural qualities which
are present by establishing Historic Conservation Districts.

Design Cuidelines:

* Additions or alterations shall not change the street view of the building’s
distinguishing architectural features or overal] character.

*  Building additions shall be located to the rear of existing structures whenever
possible and/or desirable.

BB g

DESIRABLE :
Roofline, windows and architectural details are integrated into the design of the existing building. -

UNDESIRABLE
Flat roof, vertical window and lack of detail contrast with the existing building.
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UNDESIRABLE

Stucco siding, enclosed porch, tile roof,
horizontal aluminum windows, solid,
plain front door and location of stair

are inappropriate.

= o
g

b

DESIRABLE

Second story addition replicates building
and roof form, wood siding and casement
windows. Stairs are located to the rear
of the house and the original porch and

Jront door are retained.

Where additions are locared to the side of an existing building, the addition
shall be set back behind the line of the front facade. If the addition is
larger than the original structure it may be appropriate to provide visual
separation such as a breezeway or hall between the existing and new buildings.

Additions to existing buildings shall employ the same scale, proportions,
openings (porches, entries, windows, etc.) and materials as the original.
It is not necessary to make the addition look identical, espeaaﬂy if original
workmanship or details cannot be matched.

Original architectural elements such as porches, steps, railings, and
decorative detail shall not be removed. Necessary replacements shall be
similar in design and materials to the original

Maintain the proportions of existing door and window openings and the
prop ) gs
pattern of existing window sash in replacements or additions.

Original siding material shall not be replaced, covered over or clad with
another material such as stucco, wood or composition shingles, aluminum
siding and the like.

Where inappropriate or later materials have been removed, they shall be
replaced with the original material.

Replacement roofing shall maintain the original form and utilize original
or similar materials.

Integrally colored materials such as brick, stone and stained wood shall
not be painted over. Removal of inappropriate paint shall follow approved
preservation methods to avoid damage to original marerials.

Replacement or repaired chimneys shall utilize original marerials such as
stone or brick.

Utilize original materials wherever possible and select new materials that
replicate the original as close as possible.

Wood window sash is preferred, however, vinyl clad wood, baked enamel
aluminum frame or other windows may be acceptable provided the original
design is duplicated.

Painc colors and color schemes shall be approériatc to the style and design
of the building.

Elements of Victorian and Spanish Colonial Revival architectural styles
are evident in the Vernacular structures and shall be retained or referenced
in remodeling. Exemplary styles include the following:
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Eastlake (1880’s) is probably the most commeon 19th century style in Santa Cruz, found in
very simple cottages and large elaborate houses, often in combination with elements of the
Stick Style. Principally a style of ornament derived from the English farmhouse designer,
Charles Eastlake, and easily worked on machinery that was developed and made widely
available in the 1880’s. Irregular in plan and outline with gabled roofs, sometimes with
flaring eaves and square bays. Frequently having profuse application of ornamental detail
including spindles, curved brackets, incised carving, grooved moldings, sunbursts, and flash

glass.

Queen Anne (1885-1900) is less formal than earlier Victorian styles. It sought to be
picturesque with an asymmetrical plan, complex roof line, corner towers, and gables. ) 2
Frequendy displaying a variety of textures and colors in bands of different siding materials ‘
including brick, clapboard, sand shingles. Having bay windows of various shapes, porches, s 5« 2

and balconies and a variety of predominantly classical omamental details. In Santa Cruzche P 2 al 7 \
Queen Anne, Colonial Revival, Shingle, and Craftsman styles all blend together easily. !"@@@m{ﬁ’ —' Ef g e
| BT Tl
l'\_ ay
N . ~ Queen Anne
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A
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This Vernacular structure incorporates Victorian elements including a bay window, porch and
steep pitched roofs. Typical Victorian design elements are:

[
=
1

Windows

o
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Spanish Colonial Revival (1920%) is characterized by red tile roofs, white or light colored
stucco exteriors with occasional tile insets and facade decoration, arched openings and
arcades, decorative iron or carved wooden grillwork, and projecting balconies. Plain facades
facing the street are sometimes modified by intricate ornamental plaster decoration around

doors or windows. Features of plans are the patio or courtyard, balconies, galleries, or

loggias and asymmetrically arranged rooms.

Banding and Tile Plaster Detail Parapet Detail
Detail

w -
. : %’ #
o] |5 . o
| § ?
St o [GEN
St h .
. Wood Panel Door Arched Multi-Panel Decorative Metal
Window Window Grille
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2. New Development
Goal: To ensure comparibility of new structures with historic scructures. .

Objectives:
*  Maintain existing parterns of building setbacks, spacing and siting.

*  Encourage building forms which are similar in scale, form and massing 1o
neighboring historic structures.

¢ Discourage designs which call undue attention to themselves in favor of
those which reflect the archirectural qualities that tie the buildings of the

community together.

*  Encourage the uses of materials commonly used for construction and
finishing of historic buildings in the district and colors which complement
those materials and styles. .

Design Guidelines:

* New buildings shall have similar front, rear and side yard setbacks as
adjacent structures, Demonstration of neighborhood compatibility may
allow for a variation from city zoning and development standards.

*  Model new construction mass, form, balance, proportions, and openings
on neighboring historic structures. .

77 N1

Compatible Character .
T ' STC-MAJ-1-01(B)
age Exhibit 5
pg. o of 100




City of Santa Cruz - Beach and South of Laurel Area Plan Design Guidelines
III. General Design Guidelines

*  Use Smaller building modules to reduce the scale of larger buildings to

. blend with adjacent smaller scale buildings.

*  Use projecting bays, porches, individual balconies, upper floor stepbacks,
bay windows and other elements to provide variation in the building mass

and form.

*  Minimize the height and bulk of buildings through the use of stepbacks,
dormers, gables and the like on upper floors.

*  Roof forms and pitches shall be similar and compatible to neighboring
historic structures.

*  Where asingle architectural style is predominant in a given area or alonga
street, that style shall be used for new construction.

*  Avoid the use of historic architectural styles ot stylistic elements which are
not represented in the community.

og
oo

Existing New Existing

The new building’s box form, flat roof. plain facade and large horizontal windows are incompatible

with the existing architectural styles.
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*  Encourage alley-accessed, detached garages for residences.

Desirable new infill deyelopment respects existing building relationships and setbacks and locates
alley accessed, detached garage at the rear of the property.

\

Acceptable new infill development respects building relationships and setbacks and locates the
garage behind the main building.

Undesirable new infill deée!opmem does not respect existing building relationships and setbacks
and the garage dominates the building front.

STC-MAJ-1-01 (B)
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*  Avoid incompatible building scale and architecture that distracts from or

. diminishes the unique features of landmark buildings.

*  Unique features of landmark buildings should not be replicated, but may
be used as models for new design. New buildings may “reference” landmark
buildings with subtle, appropriate replication of landmark building features
such as roof forms, balconies, openings, materials and colors.

*  Materials shall be selected that are similar to historic structures. Materials
such as plywood, aluminum, panel siding products and composition shingles
on exterior walls are inappropriare.

oo

istoric .. .
His . *  Traditonal window styles such as double-hung sash and casement are
landmark Building
preferred.
. . | Set in or “nail-on” aluminum windows with thin frames set close to the
The simple design and lower height of . . . . )
exterior wall surface and reflective metallic window finishes such as silver,
the new cupola references, but does not X . .
polished bronze, or aluminum are not appropriate.

diminish the unique historic landmark.
*  Colors which are neon bright, shiny, metallic iridescent or otherwise
attention grabbing are inappropriate for paint or other finish.

3. Site Improvements
Goal:  Retain neighborhood character

. Objectives:

*  Strengthen the residential quality and character of neighborhoods by

improving the appearance of architecture and landscaping.

*  Protect and enhance the unique historic and architectural qualities which
are present by establishing Historic Conservation Districts

*  Mainrain the heritage tree preservation program and use the existing heritage
trees as a basis for streetscape design.

*  Protecr historic resources such as rock walls ands stairs and use existing
resources as a basis for streetscape design.

Design Guidelines:

*  Preserve historic landscape elements including walls, fences, light fixtures,
trees and landscaping.

*  Encourage the use of traditional paving materials such as brick and stone
where compatible with the architectural style.

*  Modern landscape materials such as artificial turf or outdoor carpeting are
not appropriate.
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III. General Design Guidelines .

Spanish Colonial Revival site feature include stucco walls, arch forms, wood trellises, decorative
wood and metal gates and fencing, decorative metal light fixtures, terra cotta tile, brick or stone
paving, colorfil glazed accent tiles and Mediterranean plants such as palms and bougainvillea.

Victorian site features include decorative meral light fixtures and fencing with ornamental detail,
brick and stone paving and walls, flowering plants and large scale srees that complement architectural

e |
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Peach Ia.r »

IV. PLAN AREA DESIGN GUIDELINES

The Beach and SOLA Plan Areas are divided into four Sub-Area Plans: Beach Flats, Beach
Hill, Beach Commercial and South of Laurel. Each Sub-Area has distinct land use and
community characteristics that can best be addressed by specific guidelines.

The following sections provide descriptions of the natural and the built environment that
the Plan proposes to retain, enhance or replace. Each section also includes the Beach and
SOLA Plan Goals and Objectives that address design issues. Specific Design Guidelines are
provided to direct development to create distinctive Sub-Area communities. The Guidelines
reflect the desire to retain and build on the best of existing qualities. Each section also
reiterates General Design Guidelines that are most relevant to specific design issues within

Sub-Areas.

For those transitional areas berween Beach Commercial and Beach Hill, additional design
guidelines are being prepared that allow a flexible vernacular style of archirecrure.

'\-'N!;’.
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Beach and South of Laurel Planning Subareas

ligure 4
A. BeacH FLats

1. Community Character

Beach Flats is a distinct land area within the Beach Community. The fairly low, flac
topography of the area is bordered by the San Lotenzo River levee on the north and east,
the large structures of the amusement park to the south, and Riverside Avenue, the major
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entry street to the beach, on the west. Diagonal street patterns, open spaces and small scale
buildings offer views through thc area that contribute to understanding its size and physical

boundaries.

The character of the area is established primarily by the development pattern that began
when summer tourist tent cities were subdivided for small summer beach cottages and
modest hotels and motels in the early parrt of this century. In the early days, streets were
narrow and garages, parking spaces and driveways were not needed. The area gradually
changed to year-round residential and the hotels and motels were converted to multiple
family residences. Asa result, random additions to buildings and automobile accommodations
have created an eclectic design mix. )

Although the community is densely developed, it has a “human scale” due to the small
building scale and small lot size. A large percentage of buildings are single story and only a
few buildings exceed two stories. Building coverage leaves very litle space berween neighboring
buildings and building setbacks to the street are shallow. Most buildings have street-facing
entries and traditional features such as front porches. This proximity of buildings to the
street provides an opportunity for interaction berween residents, which promot:s

neighborliness and security.
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Ligure 5 Beach Flats New Development and Conscrvartion Arcas

Conservation Area

The lower density residential area occurs primarily north of Kaye Street and is designated
by the Beach Area Plan as a “Conservation Area.” This designation is intended to maintain

the c:nstmg character, building scale, and architectural styles, primarily thxough rehabilitation

of existing structures or replacement with similar development. -
Eastlake Style Residence
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New Development Area

Multiple family residences in the area also contribute to its neighborhood character. Many
of the buildings were originally hotels and motels, which were made up of smaller units,
similar in scale to the cotrages. Modest building scale and composition, combined with
similarities in architectural styles and features such as courtyards, make many of these
developments compatible with the lower scale residences. Other multiple family developments
occupy larger lots and some are three stories high. Generally, the location of these larger
scale developments on the periphery of the Conservation Area helps to define the
neighborhood and transition berween the Conservation Area and surrounding commercial

development.

New Development Area

The area south of Kaye Street is designated as a “New Development Area.” New multiple
family developments are expected to occur in vacant sites and as replacement housing.
New multiple family residential buildings may be three stories in height, however, the site
and building design must reflect the small scale character of Beach Flats. New developments
are expected to utilize design methods that minimize building scale and enhance the image

of the existing neighborhood.

Architectural styles in Beach Flats are eclectic, however, characteristics of two architectural
styles are dominant: “Vernacular” (most closely related to California Bungalow and Victorian)
and Spanish Colonial Revival. Vernacular characteristics are dominant in the Conservation
Area and set the design theme for that area. However, Spanish Colonial Revival and other
historic styles also occur in the Conservation Area and may be appropriate depending on
the neighborhood context.

In the New Development Area, residential development shall use Spanish Colonial Revival
architecture as a basis for design. This style has been selected to enhance the historic
character of the area and create a more cohesive community design theme. Fine examples of
this style of architecture are evident in the nearby La Bahia Apartments and the Casa Blanca

Hotel.

The architectural guidelines section describes how characteristics of historic styles shall be
used in Beach Flats. Additional guidelines provided in the General Design Guidelines
section for Conservation Districts and the Santa Cruz Historic Building Survey provide
useful information on design within the context of the neighborhood.

Open spaces in Beach Flats have both positive and negative influences on the neighborhood
character. The surrounding San Lorenzo River is an important regional open space that
also defines the boundaries of Beach Flats. With the implementation of the landscape and
pedestrian improvements defined by the San Lorenzo River Design Concept Plan, it will be
a significant community amenity. Smaller open spaces interspersed through the area provide
visual and physical relief from the urban environment and provide recreational opportunities.
Parking lots and vacant properties contribute to the overall sense of openness and provide
opportunities for views in and around Beach Flats, but their bleak appearance has an
overriding negative influence. Parking areas also diminish the perception of the residential
neighborhood boundaries by bringing in more raffic and visitors. Street trees and landscaping
for beautification and shade are sorely lacking in the area.

Implementation of the San Lorenzo River Design Conceprt Plan and landscape development
standards and design guidelines applied to rehabilitation and new developments will enhance
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streetscapes, parking lots and residential open spaces. The Plan also provides for existing
city park land to be maintained at the corner of Raymond Street and Liebrandt Avenue and
additional park space to be developed along the river and in the interior of the neighborhood.

2. Goal and Objectives

Goal:

Objectives:

Revitalize Beach Flats and acknowledge the primacy of two issues as
fundamental to neighborhood health: (1) safe and secure streets and (2)
vested, resident inhabitants.

Achieve a successful dynamic between diverse, quality residential
neighborhoods serving all income groups at urban densities and pedestrian
scale.

Encourage the provision of family-oriented development by requiring at
least 50% of all new units to be rwo or more bedrooms.

Increase percentage of owner- occupied properties which will resule in
improved property maintenance, increased public and personal safery,
increased property values and a healthier neighborhood and living
environment.

Accommodate flexibility in design to allow development of small lots that
are predominant in the Beach Flats area, including the elimination of the
lot size requirement of PD. developments.

Create a viable, more diverse residential neighborhood with appropriate
levels of connected amenities and clear boundaries that are separate from
intensive commercial activities.

Identify the area north of Kaye Street toward Riverside Avenue as a
“Conservation Area” in which rehabilitation, interior and exterior
maintenance, and increased home ownership will be cncouragcd

Maintain the existing RTD zone base density of 27 umts/acrc in the
Conservation Area.

Identify the area south of Kaye Street as a “New Development Area” in
which new construction and higher density of 36 units/acre is encouraged.

Strengthen the boundaries of the neighborhood through new multiple
family development along the perimeter of Third Street which will provide
significant new housing opportunity sites around the perimeter of the
Beach Flats.

Establish a strong sense of place, with edges which have a beginning and
an end, and with gateways and intimate residential streets clearly defined.

TS
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»  Limir access and ecress from the residential neighborhood to discourage
3 g

. tourist commercial traffic,

*  Enhance the entries to the neighborhood at gateway intersections

(Riverside/Liebrandt and Liebrandt/Beach) to strengthen the residential

. Af quality of the neighborhood and improve the appearance of the area.
. / A
](' gq'r; LJ A jf l 3. Design Guidelines
TR R (R
L,Q l/ ,I,//, A %P nservation Area
it v

m C g{} " \ *  Development shall adhere to the guidelines listed in the Gencral Design
Guidelines and the following guidelines.

\*  Driveways may be narrower than city standards in order to maximize land
use efficiency.

. \ Locate detached garages at the rear of buildings wherever possible.

\
*  Front and side yard fencing shall be decorative wood picker fencing in

tfgdidonal designs compatible with neighborhood character.
%
s Security is enhanced when residents are present and able to recognize one
another Design features such as front porches in proximity to the streer
encouragc residents to interact with one another.

* Useof mctal window and door security grilles should be minimized. If
grilles are' used, they must be decorative and in a style and scale that is
compauble with the building architecture.

*  Passive sec:unty, such as dense growing or thorny plant barriers and noisy,
crunchy gravel used under windows as a passive alarm should be used to
deter entry into private spaces.

* Thedominant Vcrnacuiar architectural styles related to California Bungalow
and Vicrorian shall be used to establish the Beach Flats design theme.
Architecture shall adl}::e to the following design guidelines:

*  Buildings shall be similar in scale and form to existing structures and
shall incorporare Vernacular characreristics, such as pitched gabled
roofs, proportionally large overhangs, exposed roof beams and rafter
tails,vertically oriented ml.ﬂ{:i’— paned windows, and front porches

Vemmldr Style Rmdm“ *  Buildings shall be wood fra.xf\;c{ construction with horizontal wood
siding.. .

*  Roofforms shall be typical of Bcach Flats with steeper pitches more similar
to Victorian than California Bungalow style.

* Roof materials shall be composmor} or wood shingle.

v
s
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. Build}Qgs shall be painted white, off-white, or pastel colors. Contrasting
colors shall be used to accentuate door and window frames, porch
railings and other distinctive features. Roof colors shall be subtle and
compatible with the selected building colors.

*  Where multiple color combinations are used, they shall be subtle and
* consist of a limited number of colors. Variations in shade or tone can
S . . .
be used to arriculate architectural features and heighten interest.

*  Wood sash or chsement windows shall be used to maintain historic
integrity and nci'ghborhood character. Vinyl clad wood or baked

enamel aluminum frame windows are acceptable if they duplicate the

Vernacular Style Residence

(L ,(; ... established nelghborhood style.

: ,4 b7 ' /(/‘
Pl Y s Colorful flowering annual and perennial plants are encouraged to
i Y enhance the character of the neighborhood and to promote individual
Yoy a0 residence identity y '

,{(, (:, \ *  Permanent containers for flowering plants, such as window boxes and

L X a planters, are encouraged for use in limited space areas, at entries and
-~ ‘h“ * (“
. &(XQ\ in courtyards and plazas. ‘

* The use of dense, landscape hedges and vine-covered fencing is

encouraged as an efficient way to provide more landscaping within

the limited available land area of the neighborhood.

*  Vines and climbing plants integrated with building design and used
on walls and trellises are encouraged to enhance structures, soften
blank walls, provide passive security barriers and deter graffiti.

New Development Areas

* Development shall adhere to the guidelines listed in the General Design
Guidelines and the following guidelines.

*  The siting and design of structures and Iandsca;;ing, particularly when
adjacent structures are single story, shall ensure that the development blends
into rather than dominating the neighborhood.

¢  Threestory buildings are encouraged in the perimerer of the Area. Multi-
story buildings shall step down to transition to the smaller scale
Conservation Area. '

* Multiple story developments shall minimize scale through upper story
setbacks, modular building units and other similar design tcchmqucs

*  Multdple family units shall be clustered to increase open ‘space. Large

developments shall be made up of groups of structures. \\

*  Courtyard style developments are encouraged for usable open s;\)acc. Open
hall b lidated -—
spaces shall be consolidated to create usable open space. Spanish Colonial Revival Style Mulsiple
Family Residence
) : oTe AR
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*  Parking shall be located within or at the rear of structures and parking lots
shall not be visible from the public right-of-way.

*  Large parking lots are not allowed. Parking shall be incorporated within
residential scructures and small parking courts wherever possible.

*  DParking courts shall be treated as landscape plazas with attention to paving

O\ \\\ surfaces, shade trees, landscape planters and pedestrian walkways.

rd

\ K “Spanish Resort” architectural styles shall be used to establish the design
theme for the New Development Area of Beach. While Spanish Colonial.

> \‘\ Revival is considered dominant, the architectural styles of the-Beach Area

\ includes a mix of characteristics of Mission Revival and Mediterranean
\ . . . « . n .
architecture resulting in a general “Spanish Resort” style. Architecture
sha.ll adhere to the following design guidelines:

. Bulldmgs shall be designed with stucco walls, courtyards, arches, towers,
baldonies, wood doors and windows, decorative iron and tile details or
othcr\features typical of the Spanish Colonial Revival style.

\

*  Building forms shall suggest thick masonry reminiscent of Spanish
Colomal Revival architecture and incorporate features such as recessed
doors and windows.

'\
\.

Spanub Colonial Revwal Style Multiple Famxly Rmdmce

*  Building walls shall be stucco and colored white, off-white or very
light to medium value, warm-toned hues.
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«  Muciple color combinations may be used provided they are subde and
consist of a limited number of colors. Variations in shade or tone can be
used to articulare architectural features.

A

* Roofs \sbaﬂ be hipped terra cotta tile roofs or flat roofs completely
surrounded by a parapet. ' o [,.,iK

5 ' RYat

Parapers shall incorporate curvilinear decorative shapes and molding. A <~ \

*  Flarroofed buildings shall incorporate porches, window overhangs, trellises, I ‘
wall and opc\qing articulation or other features to avoid a bare box Ca[ i / < [
appearance. Wall surfaces have decorative texture or ornament concentrated ) 3( H{
around doors and windows. 1 ( InJ

A\
*  Tile roof colors shﬁll be natural clay terra cotra tones.

*  Stained wood is prcferrcd however, trim may also be painted a darker
value color than the mam building color.

*  Wood sash or casemcnt‘ wxndows shall be used to maintain compatible
architectural character. Vinyl clad wood or baked enamel aluminum frame
windows are acceptable if they duplicate the established architectural style.

*  Landscaping shall be designed to enhance the development architectural
style. Bougainvillea, palms and other Mediterranean and tropical plants
are assaciated with the “Spanish Resort” style found in Beach Commercial.

*  Permanent containers for flowering plants are encouraged for use in limited
space areas, at entries and in courtyards and plazas. Containers may also
serve as seating.

*  Vines and climbing plants integrated with building design and used on
walls and trellises are encouraged to enhance structures, soften blank walls,
provide passive security barriers and deter graffiti.

*  Wall and fence materials, style and color shall complement the development
architecture. Decorative stucco and wrought iron are most appropriate
for Spanish Colonial Revival design themes. -

- !
*  View fencing is encouraged for “eyes on the street” passive security.

¢ Lighting type shall be suitable to the project architectural style, such as
wrought iron for the Spanish Colonial Revival style.

B. Beacs Hiut
1. Community Character

Beach Hill is a distincr promontory within the Beach Area. Steep cliffs define the westand
northern edges along Pacific Street and San Lorenzo River. Mature trees and Vicrorian ===
mansions on the hilltop are visual landmarks from northern portions of the city. Some of # M ¥
Beach Hill
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ctorian St}/Zt

the most attractive and picturesque views into the Beach Area are from the entry bridges
towards Beach Hill with the river in the foreground. On the south side of Beach Hill, the
topography slopes more gradually towards the ocean and the physical boundaries are less

distinct.

Like other neighborhoods in the Beach Area, the overall character is “dense” due to small
lot sizes and building separations and fairly large scale buildings in relation to lot sizes. The
mix of single and multiple family residences and hotels and motels also contributes to the

dense character,

The most notable characteristic of Beach Hill are the large scale Victorian residences. Many
of these are large mansions that give an overriding elegance to the eclectic neighborhood
mix. The City of Santa Cruz Historic Building Survey identifies numerous historic structures
within Beach Hill and the Historic Preservation Ordinance regulates alterations to such
structures. The quality of the neighborhood has warranted its designation as an Historic
Preservation District. Until the Historic Preservation District is formed, the design guidelines
for Conservation Districts shall be applied to enhance the setting of historic structures and
to preserve neighborhood character.

* Beadh Hill

. Conscrvation
3. Neighborhood

—-_ FE—
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Figure 6 Proposed Beach Hill Hisroric District

Beach Hill is almost entirely developed, so new developments will most likely be remodels
or replacement of existing structures. Renovations to historic buildings shall follow established
guidelines for historic preservation. In the Conservation Area (Future Historic District),
when non-historic buildings are remodeled or replaced, the Victorian architectural theme is
required. Developments on the perimeter of the Conservation Area are recommended to
use Victorian, Spanish Colonial Revival or other traditional architectural themes and may
be required to be a particular style to ensure comparibility with nearby buildings that
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exhibit distincr historical styles. “Victorian” is a term that encompasses a number of
architectural styles that were popular from the 1860’s to the early 1900s. Descriptions of
these styles and how their characteristics shall be used are provided in the architectural
guidelines section. Additional guidelines are provided in the General Design Guidelines
section and the Santa Cruz Historic Building Survey provides useful information on design

within the historic context of the neighborhood.

Another notable characteristic of Beach Hill are hotels and motels. These uses are located
primarily on the perimeters of the neighborhood, including the west side of Riverside
Avenue and the east side of Front Street. Additionally several smaller hotels are located
along the bluff off of Third Street. Most of the hotels and motels were built in the post war
years and do not exhibit distinctive architectural styles. The parking lots, signs and limited
landscaping associated with these uses contrast with the residential character of Beach Hill.
In order to improve the design cohesiveness of Beach Hill, new and remodeled hotel and
motel developments in the Conservation Areas are required to adhere to the Victorian
design theme. Developments outside the Conservation Area are required to contribute to
the overall design improvements for the area. Victorian, Spanish Colonial Revival and
other traditional architectural themes are recommended and may be required dependingon
the project’s proximity to nearby buildings that exhibit distinct architectural styles.
Additional design guidelines for commercial and hotel and motel developments on Riverside
Avenue are included in the Beach Commercial section.

Public open spaces within Beach Hill are limited to streetscapes, the Cliff and Front Street
stairways and the Carmelita Cottages garden. Heritage trees, such as the deodar cedar at
the Carmelita Cotrages, make a significant contribution to the historic character of the
neighborhood. Preservation of historic landscapes is an important goal for Beach Hill and
guidelines are provided in the General Design Guidelines Historic section. The stairways
also have historic importance and provide funcrional pedestrian access. The maintenance
and improvement of the stairways and all pedestrian spaces in Beach Hill will contribute to
area identity and enhancement. There is an opportuniry for streetscape improvements that

SRR POV T -

Appropriate new development
incorporates Victorian Architecture in
contrast to the less compatible 1950%
horizontal form and flat roof
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include a street tree plan and implementation program, street lights, and neighborhood

signage.

2. Goal and Objectives

Goal:

Objectives:

Preserve the historic quality of the Beach Hill subdistrict, enhance its
historic residential quality and maintain its prominence within the built
environment. ‘

Protect and enhance the unique historic and architectural qualities which
are present by establishing an Historic District.

Enhance the entries to the neighborhood at definable intersections to
strengthen the residential quality of the neighborhood and improve the
appearance of the area.

Enhance pedestrian and bicyclist safety and comfort with improved
streetscapes including bike paths, sidewalks, street trees, landscaping, and
other amenities.

Allow development at lower ranges of General Plan density designations.

Improve the pedestrian connection to Downtown by upgrading and
maintaining the two existing pedestrian stairways.

Implement traffic calming measures where appropnate to reduce traffic
speed and visitor entry into the neighborhood.

Promote rehabilitation of existing historic structures by pursuing Mills

Act funding options for residents.

3. Design Guidelines

Development shall adhere to the guidelines listed in the General Design
Guidelines and the following guidelines.

The siting and design of structures and landscaping shall ensure that the
development blends into rather than dominating the neighborhood and
shall not detract from landmark buildings.

Victorian historic architecrural styles shall be used to establish the Beach
Hill design theme. Building design shall be derived from one of the
following scyles and shall adhere to the traditional elements inherent in
that style. “Vicrorian” includes the following as described in the Santa
Cruz Historic Building Survey:
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Eastlake (1880’s) is probably the most common 19th century style in Santa
Cruz, found in very simple cottages and large elaborate houses, often in
combination with elements of the Stick Style. Principally a style of ornament
derived from the English farmhouse designer, Charles Eastlake, and easily
worked on machinery that was developed and made widely available in the
1880’s. Irregular in plan and outline with gabled roofs, sometimes with flaring
eaves and square bays. Frequently having profuse application of ornamental
detail including spindles, curved brackets, incised carving, grooved moldings,
sunbursts, and flash glass.

Stick-Eastlake (1880s) is rarely found in its pure form in Santa Cruz, but is
frequently used in combination with Eastlake. In addition to the Eastlake
ornament there is an overlay of plain or molded stick work that resembles half
timbering and suggest the balloon frame construction of the time, often by
extending window frames beyond the windows. Curved brackets are usually
replaced by diagonal brackets.

Queen Anne (1885-1900) is less formal than earlier Victorian styles. Irsought
to be picturesque with an asymmerrical plan, complex roof line, corner towers,
and gables. Frequently displaying a variety of textures and colors in bands of

different siding materials including brick, clapboard, and shingles. Having

bay windows of various shapes, porches, and balconies and a variety of
predominantly classical ornamental details. In Santa Cruz the Queen Anne,
Colonial Revival, Shingle, and Craftsman styles all blend together easily.

Buildings shall be wood Frame with traditional wood siding such as shiplap
or shingle. Foundations and first floors may be brick or stone if appropriate
to.the architectural style.

Hipped, gabled and other roof forms indicative of Victorian architecture
are preferred.

Roof materials shall be appropriate to the architectural style. Composition
or wood shingle roofs are most appropriate for Victorian styles.

Community compatibility can be achieved through replicaring the strong
volume and mass exhibited in historic structures. For example, bay
windows and porches can be used to provide the sculptural, three
dimensional qualities of Victorian architecture.

Wood sash or casement windows shall be used to maintain historic integrity
and neighborhood character. Vinyl clad wood or baked enamel aluminum
frame windows are acceptable if they duplicate the established neighborhood

style.

Recommended historic Victorian color schemes relate to three style
transitions that occurred from the 1870’ to the turn of the century:

Pre-1884 buildings were painted pale colors, usually tans or white with a
deeper toned trim of the same color. Window sashes were black or white
and wood roof shingles were stained green, red or black.

Chateau FEastlake

ST
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Exotic Victorian Landscape

*  From 1884 to 1895 darker colors were used and there was a trend to use
two exterior materials, such as shingles on the second story and wood
siding on the firststory Each material and its trim was painted a different
color, resulting in four colors. Second stories were usually lighter colors.
Trim sashes were usually black, deep red and sometimes white. Wood
shingle roofs were stained green, red or black.

*  About 1885 colors were affected by the classical influence. Main body
colors were lighter colors such as grays, yellows and tans. The trim was
often white and the window sashes were generally black. Wood shingle
roofs were stained green, red or black.

*  Plant materials shall be selected for compatibility with the neighborhood.
For example, the popularity of exotic flowering plants and specimen trees
in Victorian gardens are evident in the Beach Hill neighborhood.

»  Light fixtures shall be consistent in design and style of the architecture.

¢ Wall and fence materials, style and color shall complement the development
archirecture. Decorative iron fencing, wood picket, brick and stone are
the most appropriate for Victorian design themes

*  Where visible from the public right-of-way, the top edge of fencing shall
be treated as a design element. Suggested fencing treatments for the
Vicrorian design theme include:

*  Shaped boards, horizontal board caps or trellises for wood fences.

*  Decorative finials or metal framing integral to the design of metal
fences.

¢ Utilize traditional paving materials such as brick and stone.

C. BeacH CoMMERCIAL

1. Community Character

Beach Commercial is primarily the waterfront area south of Second Street between Pacific
and Riverside Avenues and Bay Street. Commercial uses on Riverside Avenue and the east
end of Beach Streert are also included as part of this community. The topography terraces
down towards the ocean from high points on the west at Bay Street and West Cliff Drive
and the north at Second Street berween Front and Main Streets.

Regional open spaces within the Beach Commercial area are of primary importance, since
this is a recreational use area. The Boardwalk, Wharf, Beach Promenade and Beach Street
are open spaces that create the opportunity for specialized, pedestrian-oriented commercial
uses. Less attractive open spaces are the large parking lots, which dominate the center of
the plan area. The lack of landscaping in the lots creates a barren, bleak appearance.
Typically, existing motels dating from the 1940s and 50’s are also designed with unattractive
parking lots located berween the buildings and the street. Improved landscaping, signage,
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lighting and attractive building facades will enhance pedestrian activities and create a more
vital commercial community.

The character of Beach Commercial is largely formed through the contrasts between various
development types and open spaces. The most expansive development in this community
is the Santa Cruz Beach Boardwalk. The amusement park buildings and rides are the
largest scale strucrures in the area and they occupy most of the waterfront. Historically, this
large scale was martched by the Casa del Rey Resort Hotel located on the north side of
Beach Street and the former grand Sea Beach Hotel. Remnants of the past seaside resort
grandeur are still evident in the core of the area, between Second Street and the amusement
park, where historic Spanish Colonial Revival style buildings closely mingled with simple
block-style commercial buildings and motels. Other remnants of the past grandeur are large
scale Victorian style seaside residences and resorts still evident in the surrounding West

Cliffand Beach Hill areas.

Development opportunities in the Beach Commercial area include new hotel and conference
facilities and improved visitor serving commercial development. These contemporary
opportunities shall emulate the past era when Santa Cruz was a prominent seaside resort.
Hortels, such as the Sea Beach, incorporated significant scale with unique architecture that
complemented the Victorian villas of Beach Hill. New development west and north of the
wharf towards Beach Hill may utilize Vicrorian architecture, as was exemplified by the Sea
Beach Hotel. New development in proximirty to the La Bahia Apartments and Casa Blanca
Hotel shall be derived from Spanish Colonial Revival style architecture. New developments
are encouraget to recreate the historic scale, architectural quality and distinction of the
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Beach Area at the trn of the century. The architectural guidelines section thar follows
describes how characteristics of these styles shall be used in the Beach Commercial Area.

= el g Rt e R sl X

Casa Del key Resort Hotel

Additional guidelines provided in the General Design Guidelines section on Conservation
Districts and the Santa Cruz Historic Building Survey provide useful information on
design within the historic context of the area. These design guidelines are intended to be
used in conjunction with specific Development Standards for the Beach Commercial area.
In addition, all projects within the Beach Commercial area will be subject to specific review
through the Design Permit process, except the existing Boardwalk facilities on the south
side of Beach Street.

e G . g LA,

o

Sea Beb Hotel
2. Goal and Objectives
Goal:

*  Recapture the former Ocean Resort grandeur, character and scale through
intensification of tourist oriented development that promotes year round
activities in the Beach area.
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Figure 7 Beach Commercial Area

Objectives:

*  Recapture the Ocean Resort through iritensification of uses.
P ;

:

*  Support maintenance and improvements to the amusement park and

boardwalk.

*  Encourage improvements to lodging facilities including development of a
quality, full service, hotel conference facility and redevelopment of older

facilidies.
*  Develop zoningand development regulations which ensures design flexibility
and encourages recreation of the Ocean Resort style. :
*  Encourage Bed and Breakfast lodging throughout the area.
*  Add and improve parking facilities,

* Enhance the wharf with landscaping, signage and other design
improvements.

*  Preserve the character of the area as demonstrated by historic buildings.

*  Establish a strong sense of place, with edges in the Beach Commercial area
which have a beginning and an end, and with gateways and intimate
residential streets clearly defined.

*  Develop physical design and transportation linkages with Downtown.
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*  Enhance the entries to the area at definable intersections to strengthen
and improve the appearance of the area.

*  Locate parking and urilitarian areas within or behind main structures and

not on major streets.

*  Enhance pedestrian and bicyclist safety and comfort with improved
streetscapes including bike paths, sidewalks, street trees, landscaping, and
other amenities.

3. Design Guidelines

*  Development shall adhere to the guidelines listed in the General Design
Guidelines section and the following guidelines.

*  Development shall utilize the natural topography to create stepped and
terraced muld-level buildings and open spaces and optimize view potential.

*  Muld-level development is encouraged to enhance the grand resort character
of the area. No new buildings shall be less than two stories.

*  Building articulation shall be used to create interest and reduce the visual
impact of large buildings. This can be achieved through varying heights
and setbacks within the same building, offsetting wall planes and adding
architectural interest with roof overhangs, awnings, trellises, windows,
moldings and other elements.

*  Roof design shall consider the natural topography and potential views of
roofs from higher elevations as well as characteristic area architecture.
Care shall be taken to ensure sensitive placement, pitch, style, marerials
and colors of roof designs. Views of flat roofs and roof top mechanical
equipment shall be screened. .

*  Flat roof forms that create a monotonous skyline are not allowed. Gable
roof forms are encouraged to create an attractive skyline. Towers, turrets,
spires, cupolas and other architectural forms are encouraged to create interest

in the skyline.

*  Whenever possible, new structures shall be clustered to create plazas and
pedestrian spaces. Such spaces shall provide amenities such as shade,
benches, and fountains. When multiple-structure projects cannot be
clustered, they shall be visually linked with arcades, trellises or similar

structures.

*  Balconies, terraces, courtyards and similar outdoor spaces shall be provided
along building street facades to take advantage of views, create street vitality
and enhance the resort atmosphere of the area.

* Standardized “corporate” architectural styles associated with chain-type
commercial and hotel and motel development shall be modified to be
compatible with the Plan Area design themes.

STC-MAJ-1-01 (B) &< 8!
Exhibit 5
pg. g of 100



City of Santa Cruz - Beach and South of Laurel Area Plan

Corporate color striping, wall logos, murals or other paint and color
combinations used to transform buildings or building elements into a sign
or advertising are not permirted.

The number of vehicular site access points on Beach Street shall be limited.
Site access and internal circulation shall promote safery, efficiency and
convenience. Avoid conflicts between vehicles and pedestrians and provide
adequate areas for maneuvering, stacking, truck staging and loading and
accommodating emergency vehicles on side streets and alleys.

Spanish Colonial Revival architecture shall be used to establish the Beach
Commercial design character in proximity to the La Bahia Apartments
and Casa Blanca Hotel. While Spanish Colonial Revival is considered
dominant, the architectural styles of the Beach Area includes a mix of
characteristics of Mission Revival and Mediterranean architecture resulting
in a general “Spanish Resort” style. Architecture shall adhere to the following
design guidelines for Spanish Colonial Revival:

Buildings shall be designed with stucco walls, courtyards, arches, towers,
balconies, wood doors and windows, decorative iron and tile details
or other features typical of the Spanish Colonial Revival style.

Building forms shall suggest thick masonry reminiscent of Spanish Colonial
Revival architecture and incorporate features such as recessed doors and
windows.

Building walls shall be stucco and colored whité, off-white or very light
value, warm-toned hues.

Multiple color combinations may be used provided they are subtle and
consist of 2 limired number of colors. Variations in shade or tone can be
used to articulate architecrural fearures.

Roofs shall be hipped terra cotra tile roofs or flat roofs completely
surrounded by a paraper.

Parapets shall incorporate curvilinear decorative shapes and molding.

Flat roofed buildings shall incorporate porches, window overhangs, trellises,
wall and opening articulation or other features to avoid a bare box
appearance. Wall surfaces have decorative texture or ornament concentrated
around doors and windows.

Tile roof colors shall be natural clay terra cotta tones.

Stained wood is preferred, however, trim may also be painted a darker
value color than the main building color.

Wood sash or casement windows shall be used to maintain neighborhood
character. Vinyl clad wood or baked enamel aluminum frame windows are
acceptable if they duplicate the established neighborhood style.

The Casa Del Rey is an excellm

example of an elegant Spanish Colonial
Revival Style building designed to fit the

site topography
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Victorian historicarchitectural styles are encouraged to recreate the seaside
resort theme west of the Municipal Wharf and north towards Beach Hill.
Building design shall be derived from one of the following styles and shall
adhere to the traditional elements inherent in that style. “Victorian”
includes the following as described in the Santa Cruz Historic Building

Survey:

Eastlake (1880’) is probably the most common 19th century style in
Santa Cruz, found in very simple cottages and large elaborate houses,
often in combination with elements of the Stick Style. Principally a style
of ornament derived from the English farmhouse designer, Charles Eastlake,
and easily worked on machinery that was developed and made widely
available in the 1880%. Irregular in plan and outline with gabled roofs,
sometimes with flaring eaves and square bays. Frequently having profuse
application of ornamental detail including spindles, curved brackets, incised
carving, grooved moldings, sunbursts, and flash glass.

Stick-Eastlake (1880’s) is rarely found in its pure form in Santa Cruz, but
is frequently used in combination with Eastlake. In addition to the Eastlake
ornament there is an overly of plain or molded stick work that resembles
half timbering and suggest the balloon frame construction of the time,
often by extending window frames beyond the windows. Curved brackets
are usually replace by diagonal brackets.

Queen Anne (1885-1900) is less formal than earlier Vicrorian styles. It
sought to be picturesque with an asymmetrical plan, complex roof line,
corner towers, and gables. Frequently displaying a variety of textures and
colors in bands of different siding materials including brick, clapboard,
sand shingles. Having bay windows of various shapes, porches, and balconies
and a variety of predominantly classical ornamental details. In Santa Cruz
the Queen Anne, Colonial Revival, Shingle, and Craftsman styles all blend
together easily.

Buildings may be metal or wood frame with traditional wood siding such
as shiplap or shingle. Foundations and first floors may be brick or stone if
appropriate to the selected architectural style.

Complex roof forms including hipped and gabled forms indicative of
Victorian architecture are required.

Roof materials shall be appropriate to the architectural style. Composition

or wood shingle and slate are most appropriate for Victorian styles. Fire
code-approved synthetic or treated roof materials shall replicate traditional

materials.

Compatibility can be achieved through replicating the strong volume and
mass exhibited in historic structures. For example, bay windows and
porches can be used to provide the sculptural, three dimensional qualities
of Victorian architecture.
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*  Wood sash or casement windows shall be used to maintain historic
integrityand neighborhood character. Vinyl clad wood or baked enamel
aluminum frame windows are acceptable if they duplicate the established
neighborhood style.

*  Historic Victorian color schemes shall be used, however, strong, multi-
colored, “painted ladies” styles that use more than four colors would be
overpowering in large scale developments. Large scale development shall
use light to medium value colors with a limited palette to minimize scale

and mass. )
Commercial

¢ Store fronts shall be locé.tcd along streets and sidewalks. Parking lots and
garages shall be located within or at the rear of structures or off site.

*  Commercial development shall be designed to create plazas and pedestrian
spaces fearuring amenities such as shade, benches, outdoor dining, fountains,
gardensand performance spaces.

*  Building facades shall be articulated with wall offsets, recesses, openings,
ornamentation, and appropriate colors and materials to add texture and
detail to the streetscape.

*  Streetlevel commercial spaces shall have 12-foot minimum floor-to-ceiling
height to encourage retail activity.

e V3 -

- Contemporary mixed use development references Spanish Colonial Revival Architecture.
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Streer level landscaping in the
Commercial District.
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*  The facades of commercial buildings shall provide transparent glass in the
entry street facing wall to promote visibility between the street and building

interiors.

*  Street fronting windows shall be no more than 30 inches above the sidewalk
level.

* Based on the Downtown model, building facades are encouraged to
intreduce architecrural variation at the pedestrian level in order to createa
diverse building edge between the public and private realms. Baywindows,
entry porticos, marquis, canopies, awnings, transparency, retractable
storefronts and similar elements are encouraged.

¢ Building entry porticos may project into the public right-of-way provided
there is adequate area for pedestrian circulation.

*  Colorful landscaping shall be provided to frame doorways or accent
windows. Landscaping may be sidewalk planters, containers or window
boxes.

Hotel and Motel

* New and remodeled developments shall utilize Spanish Colonial Revival
or Victorian architecture to recreate the Ocean Resort style.

*  Buildings three stories or higher shall step back from adjacent streets after
the second story. Standards will be developed for this guideline.

*  When located on sloping topography, multiple level buildings shall be
stepped or terraced for site compatibility and to provide solar access.

¢ Thedesign and orientation of buildings and open space shall take advantage
of available sunlight and, where possible, be sheltered from the noise of
traffic or other incompatible uses with walls or other screening.

*  Developments on primary thoroughfares shall orient common use facilities
such as the entry lobby, shops and services at street level to contribute to
the commercial resort mix of uses.

*  Openings, including courtyard entries, gates, doors, windows and balconies
shall be located along strect facades at closely spaced intervals o avoid
expanses of blank walls and to contribute to the pedestrian-oriented
commercial resort character of the area.

* Upper level terraces are encouraged for common open space areas and
outdoor restaurants.

*  Courtyard style developments are preferred. Courtyards shall be used as
hotel entries, outdoor café or common open space. Multiple building
unit developments shall be clustered to consolidate open space.
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*

Encourage development that provides a variety of unit layout, orientation
and entries.

Long monotonous access balconies and corridors which provide access to
five or more hotel/motel units are not allowed. Access points shall be
clustered in small groups.

Guest rooms shall be located to avoid noise generators such as mechanical
equipment, trash enclosures and adjacent incompatible uses. Architectural
measures such as masonry sound walls and noise attenuating building
marterials shall be used where exterior noise is excessive and unavoidable.

S ecurity is enhanced through visibility. Clear views shall be maintained to
parking areas and through pedestrian paths and landscape areas. Windows
shall be located so that guests have views into common areas.

Use of metal window and door security grilles should be minimized. If
grilles are used, they must be decorative and in a style and scale that is
compatible with the building architecture. Night security grilles shall be
designed to be completely retractable during daylight hours.

Pedestrian walkways shall be provided to link guest units with common
open space areas, recreational and support facilities, parking areas and the
street. Appropriate paving shall be used where pedestrians are likely to
cross landscaped area.

Recreational open spaces shall be centrally and conveniently located for
guests.

Private open spaces shall be directly accessible from guest rooms and shall
be defined by railings, trellises, canopies or other architectural features
designed as an integral part of the building,

Landscaping shall be lush, eclectic, colorful, and exotic to reflect the mild
climate and resort character. The use of flowering and scented shrubs and
trees, species with sculptural, bold forms and the use of a variety of palm
species is encouraged.

Commercial Recreation and Entertainment

*

The design and orientation of buildings and open space shall maintain and
encourage safe, convenient and aesthetic pedestrian-oriented development.

New buildings and entertainment facilities, such as amusement park rides,
shall be designed to minimize blockage of ocean views.

A unified character including architecture, colors, materials, lighting, signage
and landscaping shall be identified and implemented for all structures and

facilities within a development.
t

‘Gateways and entries shall be designed as focal points with exceptional
architecture and landscaping.

Spanish Style Hotel

Victorian Style Hotel
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“Fantasy Victorian” is encouraged as the preferred architectural style for

. recreational and entertainment development. This style is eclectic and
derives from Victorian fascinarion and interpretation of the exotic. Moorish

architecture themes such as peaked arches and domes were used historically
in the Beach Area.

»  Newenuries, signage, lighting, seating and other amenities shall be designed
to be consistent with the architectural style.

Parking Facilities

*  Parking shall not be the dominant visual element of the site. Parking
which is visible from the streer or other areas exposed to public view
must be screened and softened by landscaping, low screen wall or a
combination of elements.

*  Parking lots shall be planted with trees to reduce heat and glare and to
provide visual relief from broad expanses of paving. Shade tree shall be
planted around the perimeter and within the lot. The selected species,
size and location of the trees should provide adequate shade coverage
within five years of installation. Selected tree species shall be tolerant of
drough, salt, reflected heat and glare and minimal areas of exposed soil

surface.

*  Landscape perimeter planting shall enclose parking areas on all sides exposed

to public view. Recommended planter width is 20 feet on major
thoroughfares. Planter widths may be narrowed if screening walls are also

provided.
. *  Perimeter planting shall provide dense shrubbery or a combination of

shrubs and solid masonry wall adequare to screen the expanse of parking,
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car Headlights and reflective car surfaces. The screening shall be three to
four feet in height. Berming may also be appropriate.

*  Parkingstructure exteriors shall maintain the same high-quality architectural
design and construction standards as all other commercial buildings and
shall either incorporate uses, such as retail shops, in the building facade or

lush landscaping,

¢ Parking garage entries shall be located on side streets wherever possible.
The number and size of garage entries shall be minimized. Such entries
shall be integrated with the development architecture and incorporate
decorative elements and discreet signage.

* Parking structure architecture shall demonstrate comparibility with
Conservation Districtand Plan Area community character. Compatibilicy
can be demonstrated through architectural style, building scale, mass and
form, and building materials and colors.

*  Thelarge scale and mass of parking structures shall be alleviated through
wall offsets, pilasters, arched openings and other distinctive design elements.

*  Cars parked within structures and on open top levels shall be screened as
much as possible with architectural elements, trellises and landscaping.

*  Decorative elements such as cornices, balustrades, finish materials, colors
and lighting shall be used to add interest and integrate the structures
within the design character of the area.

*  Parking structures shall be densely screened with plants on all sides of the
structure exposed to public view except where uses such as rerail shops
occupy the ground floor. Recommended planter width is 15 feet minimum.

i - o

st

rge shade trees provide shade and

La
screen the parking lot form neighboring landscaping enclose the parking
multi-story buildings. .
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D. SOUTH OF LAUREL

1. Community Character

South of Laurel is a fairly flat land area between Downtown Santa Cruz and the Beach
Commercial community. The area is bordered by Downtown and Laurel Street on the
north, the San Lorenzo River on the east, Beach Hill on the southeast, the Municipal Pier
entry area to the south, Neary Lagoon to the southwest and Walii Streer and the Eastside
hills to the west. The river, lagoon, hills and waterfront are natural topographic features
that define the area boundaries. Another significant land feature is the railroad open space

that bisects the area. .

Development areas are fairly distinct in the community. Traditional design, and small scale
residential neighborhoods make up most of the northern part of the communicy. There are
a number of historic homes in those neighborhoods which warrant the formartion of
neighborhood Conservation Areas. Multiple family residences are located near the railroad
open space area, in the area south of Sycamore Street and near major circulation streets.
Commercial uses are located primarily along Pacific Avenue, in the northeast area near the
river, and sporadically, along Laurel Street. Commercial uses transition from Downtown
commercial in the northern areas to visitor commercial in the Beach Area.

Natural open spaces, such as Neary Lagoon and the San Lorenzo River contribute a sense of
spaciousness to the area and provide an important community ameniry. Access to the open
spaces and through the community will be maintained and enhanced with streetscape
improvements including pedestrian and bicycle paths, trees, and other amenities. Vacant
properties also contribute to spaciousness of the area, however, their bleak appearance is
not a positive characteristic of the community. South of Laurel has the most vacant Jand
area and development opporrunity sites within the Beach and South of Laurel Plan Area.
Multiple family residential, commercial, mixed-use, hotels and motels and neighborhood
park uses are proposed developments within the vacant lands.

San Lorenzo River Open Space
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ttial Development

dential development is expected to occur in different areas throughout the planning

a, both in areas designarted residential, as well as areas mostly designated to be commercial.
Jepending on the setting, the residential character will vary. The Plan envisions three
different residential densities: low medium, medium and high density. The Plan also
allows mixed use development including a percentage of development in residential areas
dedicared to commercial uses, or work-live arrangements; Residential development may
sr commercial purposes. This includas Pacific

A { I T}
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Avenue, where the plan requires two story development, similar to devclopmcnt regulations
in the Downtown Recovery Plan.

New residential development shall exhibit the high quality design and detail of traditional
architecture in the community. Developments within or in close proximity to the
_Conservation Areas shall be compatible and not overshadow historic buildings that create
the character of Santa Cruz. The character of new multiple family development shall be
derived from the adjacent neighborhoods which preserve primarily Vicrorian buildings.

Wmacular Architecture

Commercial Development

Another emphasis for the SOLA Plan is a connection between Downtown and the Beach.
This connection is manifested in the commercial development pattern and physical design
of the corridors berween the two areas. Because of their particular function, different
commercial areas will take on distinct and different characters. Pacific Avenue below Laurel
Street is a natural extension of the Downtown restaurant and entertainment district with
pedestrian focus and outdoor activity. The visitor serving area is concentrated near the
WashingtonfPacific intersection. Neighborhood serving commercial uses may occur
throughour the area and an existing neighborhood commercial concentration at Laurel/
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Chestnut may see some modest expansion. Front Street and adjacent land uses along the
San Lorenzo River will be mixed use residential.

Pacific Avenue and adjacent commercial and mixed use developments are planned as one of
theimportant linkages berween Downtown and the Beach. Pacific Avenue as it has developed
north of Laurel Street is the model. Not only will a similar treatment provide continuiry, it
will bring with it a similar emphasis on pedestrian amenities.

Land use intensification should produce development ranging from two to three stories in
height. Ground floor uses are most appropriately those which cater to pedestrians and
provide pedestrian interest and amenities, although complere residential projects would
also be appropriate to provide support for downtown businesses. Buildings with strong
architectural definition at major street intersections will mark the entrances to the beginning
of Pacific Avenue. Minimizing access driveways and locating parking areas to the rear or
within buildings will allow placement of buildings close to or at the property line of the
street and add 1o a pedestrian friendly environment. Reduction in parking requirements in
the area will allow greater intensification of land uses by not requiring standard on-site
parking requirements.

The Pacific Avenue streetscape will continue the strong pedestrian character of Pacific north
of Laurel. Similar outdoor eating areas and other outdoor activities can enliven the street.
Landscape and pedestrian amenities similar to the Downtown are proposed to extend to
the intersection of Front Street. Sidewalk width should be planned to allow the same
promenading widths as exist to the north. The streetscape design elements, such as lighting
and street trees, should also continue to the Beach.

Community Redevelopment
Hotel and Motel

Visitor serving uses are anticipated in the lower end of the planning area in the vicinity of
the intersections of Pacific Avenue, Center and Washington Streets. Several motels are
already existing in this area. 'Support services such as restaurants or entertainment and
additional lodging are also appropriate. This area also has served as a support area for
marine related uses. Such uses may continue in the future and, consistent with the mixed
use theme, residential development may also occur in this area.
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Revitalized Vernacular Motel

Contemporary Motel
Development Opportunity Sites

One vacant land parcel provides an opportunity for larger scale development: the “riangle”
bordered by Laurel and Front Streets. In order to maintain community character, these
larger scale developments will be designed to be sensitive to the smaller scale of surrounding
development. Buildings will be located close to the street with parking at the rear,
underground, or screened from the street. Large buildings will avoid a “bare box” appearance

through design thar reduces scale and mass.

The site at Laurel and Front Streets is encouraged to be a high density urban-style residential/
mixed use development. This type of development could incorporate structured or enclosed
parking, multi-level residential buildings that optimize views of the river and mountains,
and open spaces that connect to the river levee and surrounding streets to encourage pedestrian
connections to the Downtown and Beach Area. The site is a focal point within the city and
should be designed as a “signature” development that will generate pride within the

community.

The Southern Pacific Depot site is uniquely located between Downtown and the Beach
Area where it can become a primary destination point. As a focal point of communirty
activity, the site is envisioned as a premium public use facility. The site has the potential to
provide community serving uses such as 2 park, transit station and Beach Area parking
facility along with the potential for a museum. A master plan for the site will be created to
ensure that the site is planned and designed as another signature development in the

community.

-

Southern Pacific Depot Redevelopment Site

Development Opportunity Site
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South of taurel ~
Heighborhood Conservation areas .
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Figure 8 South of Laurel Conservation Areas

2. Goal and Objectives

Goal:

*  Improve the quality of life for the existing residents and businesses in the
area through integrating appropriate visitor serving and commercial uses
that serve to connect the Downtown and Beach Areas.

Objectives:

*  Establish the southern end of Pacific Avenue below Laurel Street as an
extension of the Downtown Recovery Plan polices for Pacific Avenue with
an emphasis on mixed residential development above ground floor rerail
and other uses. Create a CBD zone that uses the same village design and
use policies as the Cedar Street area of the Downtown Recovery Plan.

*  Establish a two story minimum for commercial development along Pacific
Avenue.

*  Establish the area adjacent to the river as a high density mixed use area
that will provide new market rate housing.

* Identify the Spruce/Sycamore, Washington Street and Myrtle Street
neighborhoods as “Conservation Areas” in which historic homes will be
preserved and new and remodeled homes will adhere to historic

compatibility guidelines.

*  Encourage mixed-use developments that will serve as a transition between
the residential neighborhoods and commercial areas.
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Establish a strong sense of place, with edges which have a beginning and
an end, and with gateways and intimate residential streets clearly defined.

Enhance the entries to the neighborhood at definable intersections to
strengthen the residential quality of the neighborhood and improve the
appearance of the area.

Maintain commercial buildings facing and in close proximity to the street
and locate parking and utilitarian areas behind main structures. '

Enhance pedestrian and bicyclist safety and comfort with improved
streetscapes including bike paths, sidewalks, street trees, landscaping, and
other amenities. '

3. Design Guidelines

Conservation Areas

Where new development is located adjacent to Conservation Areas,
structures. within 30 feet of the Conservation Area shall reflect the same
massing and scale as that of the adjacent Conservation Neighborhood.

Development shall adhere to the guidelines listed in the General Design
Guidelines, the Conservation Area Design Guidelines and the following
guidelines.

Locate detached garages at the rear of buildings wherever possible.

Front and side yard fencing shall be decorative wood picket or metal
fencing in traditional designs compatible with neighborhood character.

Security is enhanced when residents are present and able to recognize one
another. Design features such as front porches in proximity to the street
encourage residents to interact with one another.

Use of metal window and door security grilles should be minimized. If
grilles are used, they must be decorative and in a style and scale thar is
compatible with the building archirecture.

Passive security, such as dense growing or thorny plant barriers and noisy,
crunchy gravel used under windows as a passive alarm should be used to
deter entry into private spaces.

The dominant Vernacular architectural styles related to California Bungalow
and Victorian shall be used to establish the South of Laurel Conservation
Area design theme. Architecture shall adhere to the following design
guidelines:

Buildings shall be similar in scale and form to existing structures and shall
incorporate Vernacular characteristics, such as pitched gabled roofs,
proportionally large overhangs, exposed roof beams and rafter tails, vertically
oriented multi-paned windows, and front porches.

T MM
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¢ Buildings shall be wood frame construction with horizontal wood siding.

*  Roof forms shall be typical of Vernacular styles and should be compatible
with surrounding buildings.

*  Roof materials shall be composition or wood shingle.

*  Buildings shall be painted colors appropriate to the architectural style.
Contrasting colors shall be used to accentuate door and window frames,
porch railings and other distinctive features. Roof colors shall be subtle
and compatible with the selected building colors.

¢ Where multiple color combinations are used, they shall be subte and
consist of a limited number of colors. Variations in shade or tone can be
used to articulate architectural features and heighten interest.

*  Wood sash or casement windows shall be used to maintain historic integrity
and neighborhood character. Vinyl clad wood or baked enamel aluminum

He:;agc;;z. | House R ' ﬁaxlne windows are acceptable if they duplicate the established neighborhood
style.

+  Colorful flowering annual and perennial plants are encouraged to enhance
the character of the neighborhood and to promote individual residence

identity

*  Permanent containers for flowering plants, such as window boxes and
. planters, are encouraged for use in limited space areas, at entries and in
courtyards and plazas.

*  Vines and climbing plants integrated with building design and used on
walls and trellises are encouraged to enhance structures, soften blank walls,
provide passive security barriers and deter graffici.

New Development Areas
Multiple Family Residential

*  Development shall adhere to the guidelines listed in the General Design
Guidelines and the following guidelines.

*  The siting and design of structures and landscaping, particularly when
adjacent structures are single story, shall ensure that the development blends
into rather than dominating the neighborhood.

¢ Three story buildings are encourage&. Multi-story buildings shall step
down to transition to the smaller scale residential neighborhoods.

¢ Muliiple story developments shall minimize scale through upper story
setbacks, modular building units and other similar design techniques.

*  Multiple family units shall be clustered to increase open space. Large

. developments shall be made up of groups of structures.
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City of Santa Cruz - Beach and South of Laurel Area Plan

Architecture shall enhance the community with similar high quality design,
detail and marerials as exhibited in the City’s historic architecture.

Courtyard style developments are encouraged for usable open space. Open
spaces shall be consolidated to create usable open space.

Parking shall be locared within or at the rear of structures and parking lots
shall not be visible from the public right-of-way.

Large parking lots are not allowed. Parking shall be incorporated within

residential structures and small parking courts wherever possible.

Parking courts shall be treated as landscape plazas with attention to paving
surfaces, shade trees, landscape planters and pedestrian walkways.

Landscaping shall be designed to enhance the development architectural
style.

Permanent containers for flowering plants are encouraged for use in limited
space areas, at entries and in courtyards and plazas. Containers may also
serve as seating,

Vines and climbing plants integrated with building design and used on
walls and trellises are encouraged to enhance structures, soften blank walls,
provide passive security barriers and deter graffiri.

Wall and fence materials, style and color shall complement the development
architecture.

View fencing is encouraged for “eyes on the street” passive security.

Lighting type shall be suitable to the project architectural style.

Multi-level, large scale development is encouraged to optimize use of
opportunity sites in the area.

The number of site access points on primary thoroughfare streets shall be
limited. Site access and internal circulation shall promote safety, efficiency
and convenience. Avoid conflicts between vehicles and pcdcsmans and
provide adequate areas for maneuvering, stacking, truck staging and loading
and accommodating emergency vehicles on side streets and alleys.

Parking lots shall be located at the rear of structures. Wherever possible,
parking shall be located underground or within structures.

Building articulation shall be used to create interest and reduce the visual
impacr of large building scale. This can be achieved through varying
wheights and setbacks within the same building, offsetting wall planes and
adding architectural interest with roof overhangs, awnings, trellises,
windows, moldings and other elements.

Multzple ﬁzm:{y rzszdentwl over gmmd
Sloor commercial  Architecture
incorporates building modules, offiets,
bays, porches and balconies to minimize
scale.

(a0 VT Rl iR e e

Mulsi plz f&mz{y rmdm:zat' deve!epmen
entry feature sign and lush landscape
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City of Santa Cruz - Beach and South of Laurel Area Plan

*  Roof design shall be appropriate to the architectural style of the building.
All unsightly views of flat roofs and roof top mechanical equipment shall

be screened.

*  Balconies, terraces, courtyards and similar outdoor spaces shall be provided
along building street facades to takc advantage of views and create street

vitality.

*  The facades of commercial buildings shall provide appropriate proportions
of transparent glass in the entry sueert facing wall to promote visibility
between the street and building interiors.

*»  Street fronting windows shall be no more than 30 inches above the sidewalk
level.

*  Bay windows may project into the public right-of-way provided there is
adequate area for pedestrian circulation. Bay windows shall maintain
glazing on all projecting faces and may not exceed 15 feetin width. For

ifiztgiff;:;ﬁefjﬁp:m: zf!im : ground floor windows, there shall be a clearance of at least 12 inches

o . e eemen between the bottom of the projecting bay and the sidewalk.

including cornices, balconies, arches and

metal railings, and wall decoration.

Pedessrian amensies include awnings . tIiuﬂdmg c;:ntry pomcofs may cfcha into :lhe public right-of-way provided

benches, landscaping, and texsured ere is adequate area for pedestrian circulation.

paving *  Standardized “corporate” architectural styles associated with chain-type
. commercial and hote]l and motel development shall be modified to be

compatible with the Plan Area design themes.

*  Corporate color striping, wall logos, murals or other paint and color
combinations used to transform buildings or building elements into a sign
or advertising are not permitred.

*  Every strucrure or commercial complex shall incorporate sign design into
the overall project design plan. Signs shall complement the building scale,
proportions, architectural style, materials and colors. Where more than
onesign is allowed, all signs shall be designed using the same construction
methods and materials, colors, lettering and logo styles.

*  Sign design, materials and illumination shall complement the project
architectural style. Internally illuminated plastic signs are inappropriate
for tradirional architectural styles in the Plan Areas.

»  Commercial development on Pacific Avenue shall follow the Downtown
Recovery Plan design guidelines for the village street corridor.

*  Whenever possible, new structures shall be clustered to create plazas and
pedestrian spaces. Such spaces shall provide amenities such as shade,
benches, and fountains. When multiple-structure projects cannot be
clustered, they shall be visually linked with arcades, trellises or similar

. structures.
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Ciry o;fSama Cruz - Beach and South of Laurel Area Plan

Colorful landscaping shall be provided to frame doorways or accent
windows. Landscaping may be sidewalk planters, containers or window

boxes.

Permanent conuainers for flowering plants are encouraged for use in limited
space areas, at entries and in courtyards and plazas. Conrainers may also

serve as seating,

Vines and climbing plants integrated with building design and used on
walls and trellises are encouraged to enhance structures, soften blank walls,
provide passive security barriers and deter graffiti. )

Wall and fence matertals, style and color shall complement the development
architecture.

Lighting type shall be suitable to the project architectural srylé.

“Traditional paving materials such as brick, stone, tile and decorative concrete
shall be used to accent entries or other significant pedestrian paths.

Downtown Street Scene

Hotel and Motel

Standardized “corporare” architectural styles associated with chain-type
commercial and hotel and motel development shall be modified to be
compatible with the Plan Area design themes.

Corporate color striping, wall logos, murals or other paint and color
combinations used to transform buildings or building elements into a sign
or advertising are not permitted.
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City of Santa Cruz - Beach and South of Laurel Area Plan

*  Thedesign and orientation of buildings and open space shall take advantage
of available sunlight and, where possible, be sheltered from the noise of

. traffic or other incompatible uses.

*  Developments on primary thoroughfares shall orient common use facilities
such as the entry lobby, restaurants, shops and services ar streer level to
contribure to the commercial resort mix of uses.

*  Openings, including courtyard entries, gates, doors, windows and balconies
shall be located along street facades at closely spaced intervals to avoid
expanses of blank walls and to contribute to the pedestrian-oriented
commercial resort character of the area.

*  Upper level terraces with balcony street edges are encouraged for common
open space areas and outdoor restaurants.

*  Courtyard style developments are preferred. Courtyards shall be used as
hotel entries, ourdoor café or common open space. Multiple building
unit developments shall be clustered to consolidate open space.

* Long monotonous access balconies and corridors which provide access to
five or more hotel/motel units are not allowed. Access points shall be
clustered in groups of four or less. '

*  Guestrooms shall be located to avoid noise generarors such as mechanical
P equipment, trash enclosures and adjacent incompatible uses. Architectural
. measures such as masonry sound walls and noise atrenuaring building

materials shall be used where exterior noise is excessive and unavoidable.
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City of Santa Cruz - Beach and South of Laurel Area Plan

Security is enhanced through visibility. Clear views shall be maintained to
parking areas and through pedestrian paths and landscape areas. Site
design shall minimize blind corners and creation of potential “hiding places.”
Windows shall be located so that guests have views into common areas.

Use of meral window and door security grilles should be minimized. If
grilles are used, they must be decorative and in a style and scale thar is
compatible with the building architecture.

Pedestrian walkways shall be provided to link guest units with common
open space areas, recreational and support facilities, parking areas and the
street. Appropriate paving shall be used where pedestrians are likely to
cross landscaped area.

Recreational open spaces shall be centrally and conveniently located for

guests.

Private open spaces shall be directly accessible from guest rooms and shall
be defined by railings, trellises, canopies or other architectural features
designed as an integral part of the building,

Remodeled 1950 Hotel
incorporates Spanish Colonial
Revival architectural elements and
extensive landscaping,
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ORDINANCE NO.

2. Adoption of the Zoning Ordinance text and map amendments contained herein
serve and further the public necessity, the general community welfare, and good
zoning practice. (Municipal Code, Section 24.06.040).

3. The Zoning Ordinance text and map amendments contained herein are in general
conformance and intemally consistent with the principles, policies and land-use
designations set forth in the General Plan, the Local Coastal Plan, and the
B/SOLA Area Plan. (Municipal Code, Section 24.06.040; Government Code
Sections, 65300.5 and 65359.

4, Adoption of the Zoning Ordinance Map and Text Amendments implementing the
B/SOLA Area Plan is consistent with the goals and policies of the Coastal Act.
(Public Resources Code, Sections 30000 et seq.)

5. The public hearing process has been conducted as required by law.

BE IT ORDAINED by the City of Santa Cruz as follows:

Section 1. Chapter 24.10, Part 7D of the Santa Cruz Municipal Code is hereby
amended as follows [deletions are struclk-threugh; new language is underlined]:

Part 7D: R-T(D) SUBDISTRICT D - BEACH RESIDENTIAL

24.10.626 PURPOSE.

The purpose of Subdistrict D is to conserve, protect and enhance establish-standards-for
beach-residential-uses-which-premete-and-proteet-the beach residential characteristies of the
subdistrict and provide a suitable environment for residents. To preserve the small scale and
enhance the historic beach cottage character of this subdistrict, and to ensure that new residential
land uses are beth compatible, permanent and of a high quality, all new development will be
reviewed_in compliance with the Beach Flats Design Guidelines of the Beach and South of
Laurel Comprehensive Area Plan and the Conservation Neighborhood Overlay requirements.
(Ord. 85-05 § 1 (part), 1985).

24.10.627 PRINCIPAL PERMITTED USES.

1. The following uses are permitted, subject to a Demgg Permit, Conservation
Qverlay District Section 24.10.4000 and other requirements of the Municipal Code. (Numerical
references at the end of these categories reflect the general use classifications listed in the city’s
land use codes. Further refinement of uses within these categories can be found in the land use

codes, but they are not intended to be an exhaustive list of potential uses.)
a. Single Family and Duplexes; (800, 810)
b. Storage and equipment structures, if ancillary to principal residential use:
C. Small family dav care facility in single-family home or duplex (510a);
d. Accessory Uses. Other uses and buildings customarily appurtenant to a permitted

use, subject to the provisions of Section 24.12.140, accessory buildings:
(Ord. 85-05 § 1 (part), 1985).

24.10.628 USE PERMIT REQUIREMENT.
L The following uses are subject to approval of an Administrative Use Permit and a
Design Permit and other requirements of the Municipal Code. (Numerical references at the end

of these categories reflect the general use classifications listed in the city’s land use codes.

STC-MAJ-1-01 (B)
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ORDINANCE NO.

Further refinement of uses within these categories can be found in the land use codes, but they

are not intended to be an exhaustive list of potential uses.):

...... . aVakns Ve
oo ) ARG

e-a.  Small community care residential facilities.

f——Storage-and-equipment-struetures:
gb.  Temporary structures and uses.

h-
; :

&c.  Accessory buildings containing plumbing fixtures subject to the provisions of
Section 24.12.140.

2. The following uses are subject to approval of a Special Use Permit and a Design
Permit_and other requirements of the Municipal Code. (Numerical references at the end of these
categories reflect the general use classifications listed in the city’s land use codes. Further
refinement of uses within these categories can be found in the land use codes, but they are not

intended to be an exhaustive list of potential uses.)

a. Bed-and-breakfast inns, subject to the requirements contained in Part 9, Chapter
24.12.(300¢)

b. Community care facilities. (850e)

C. Large family daycare facilities. (510a)

ed. Multiple family dwellings, townhouses, tewsnheuse-and-dwelins-groups, and

condominiums, three tern units or more (840)

& -

€. Public and private noncommercial recreation areas, buildings and facilities such
as parks;. country-elubs;-golf courses;and-nding;-swimming-and-tennis-clubs:(710)

f Public and quasi-public buildings and uses including administrative, recreational,

educational, religious, cultural, public utility or public service uses; but not including yards,
storage or repair yards, and warehouses. (500,510,530,540,570)

g Retirement homes or centers. (8§50b)
(Ord. 96-39 § 11, 1996: Ord. 88-60 § 13, 1988; Ord. 88-25 § 8, 1988; Ord. 85-66 § 11, 1985:
Ord. 85-05 § 1 (part), 1985).

24.10.630 USE DETERMINATION.

Any other use or service establishment determined by the zoning administrator to be of
the same general character as the foregoing uses, and which will not impair the present or
potential use of adjacent properties, may be permitted. A use permit shall be required and
processed pursuant to Part 1, Chapter 24.08, Use Permits, of this title.

(Ord. 85-05 § 1 (part), 1985).
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ORDINANCE NO.

24.10.632 DISTRICT REGULATIONS.
1. General.
Dwelling Unit Type
Provision One-
family 4 or more Other
Detached Duplex Triplex units Uses
a. Height of Buildings
»_Principal (stories and feet) 2&22 2&22 216 & 38 22 & 30 2% & 30
« _Accessory (stories and feet) 1&15 | 1&15 1&15 1&15 1&15
b. Minimum lot area (net) (square . 7.200
feet) 3,000 3,600 4800 8,000 8,000
¢. Minimum lot area (net) per dwell-
ing unit (sq. ft.) - 1,800 1,600 1,600 -
d. Minimum lot width (feet) 40 40 40 80 50 80 56 80
e. Usable open space per dwelling '
unit (sq. ft.) - 150400 | 150400 400 -
Dwelling Units
Setbacks First One Story Second Fwe Story Other Uses
f. Front yard (feet) 5% 10* 10*
g. Rear yard (feet) 10 15 15
h. Side yard each side (feet) 4 4 4
or: one side (feet) 0 0 0
total both sides (feet 10 10 10
i. Exterior side yard (feet) 5% 5* 5*

*

For any attached or detached garage or carport fronting on a front or exterior side property line, the setback shall

be twenty feet from said property line,

-

2. Minimum Distance Between Buildings on the Same Lot. Between main buildings,
including accessory dwelling units, ten feet or one foot of setback for each two feet of height of
the tallest building, or portions thereof, whichever is greater; between main buildings and one-
story accessory buildings, six feet: between accessory buildings, six feet.

2:3.  Other Requirements/Standards:

a. Design: All development is subject to a Design Permit and must be in compliance
with adopted Design Guidelines. Other Rregulations which may be applicable to site design in
this zone are set forth in General Site Design Standards Part 2, Chapter 24.12. and the Design
Guidelines of the Beach and South of Laurel Comprehensive Area Plan.

(Ord. 99-04 § 6, 1999: Ord. 88-41 § 6, 1988; Ord. 88-24 § 8, 1988: Ord. 85-05 § 1 (part), 1985).

a.l. New buildings shall emp_loy California Bungalow or Vlctonan architectural style
as a basis for design.

a2. Buildings shall be smnlar in scale and form to existing structures and shall
incorporate Vernacular characteristics. such as pitched gabled roofs, proportionally large
overhangs, exposed roof beams and rafter tails, vertically oriented multi-paned windows and
front porches. '

a.3. Buildings shall be wood frame construction with horizontal wood siding.

ad4.  Roof forms shall be typical of the Beach Flats with appropriate steeper pitches for
Victorians and lesser pitches for California Bungalow style.

a.5.  Roof materials shall be composition or wood shingle.

STC-MAJ-1-01 (B)

Exhibit 7
Pg.Y of A ¢ o s

P:\packets\CCpkt2000109-19-00-Special Meeting\BSOLA Implementation Ord.doc




ORDINANCE NO.

b. Parking: All parking shall be located within the rear or at the rear of main
structures, if possible. Private multi-residential parking lots shall be screened from the public
right of way, and meet the requirements of Section 24.12.240, in addition to the following
requirements: A

b.1.  All garages and entrances to parking areas shall be set back at least 5 feet from the

adjacent front building setback.
b.2. Onlots of 40 feet or less in width of street frontage, parking access is limited to a

maximum of 12 feet of width. On lots of 40 feet to 65 feet in width, parking access is limited to
a maximum of 16 feet of width: and on lots with greater than 65 feet in street frontagg, parking

access is limited to a maximum of 20 feet.
b.3. Driveways shall be minimized in order fo maximize land use efficiency and the
provision of landscaping and open space.
b.4. City parking standard requirements may be reduced in the following manner: one
(1) parking space for a one bedroom unit; for two (2) or more bedrooms, the parking requirement
may be reduced 50% if the following provisions are met:
= At least 50% of new units are two bedrooms or more;
s  For units which meet the City’s definition of “affordable”; and
= If development is deemed compatible with surrounding neighborhood.
c. Siting: All development shall be sited to create a harmonious streetedge, and to
blend into rather than dominate the street.
c.l.  Entries to individual units and grouping of units shall be located on the ground

floor facing the street. These entries shall incorporate architectural and landscaping elements

such as porches and arbors that visually reinforce the presence of entries.
c.2.  Architectural elements, such as towers, balconies, stairs, decorative elements, eic.

may be allowed to project up to 50% of the front vard setback requirement.

d. Height: Multiple story developments shall minimize scale through upper story
setbacks,
individual building elements, and other similar design techniques.

d.1. The height of buildings shall be minimized at the street, in the following manner:
= one story elements of buildings (including porches) must be set back 5 feet

* second story elements of buildings must be set back 10 feet,
e. Landscaping, in compliance with the Design Standards, is required. Landscaping

shall be maintained in an attractive condition.

e.l. Landscaping shall be designed to enhance the architectural style. All front, rear
and side vards shall be fully landscaped except for areas devoted to driveways, patios, walkways
or porches. : _
e2. Permanent containers for flowering plants are encouraged for use in limited space
areas, at entries and in courtvards and plazas.

e3.  Vines and climbing plants integrated with building design and used on walls and
tretlises are encouraged. ‘

e4. Opaque garden walls are not permitted within the frontyards setback to maintain
the landscape continuity along the street. Fences limited to 3 feet in height are permitted as long

as the fence is at least 60% open.
4. All new development adjacent to a “CON — Neighborhood Conservation District”

overlay zone shall comply with Section 24.10.4060 standards for new construction on sites

abutting overlay district boundaries, to ensure compatibility with the established district.
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ORDINANCE NO.

24.10.633 CERTIFICATE OF OCCUPANCY REQUIRED.

In order to ensure safe and sanitary housing and rehabilitation of structures within the
RT(D) District, a valid Certificate of Occupancy shall be required for each transfer of the
roperty within the District. Certificates will not be issued for properties with a recorded Notice
of Violation. Certificates will be issued when units comply with applicable codes.

Section 2. Chapter 24.10, Part 7 of the Santa Cruz Municipal Code is hereby
amended to add a new Section, Par:t 7E, as follows:

Parf\JE: R-T(EY SUBDISTRICT E - BEACH MEDIUM/HIGH DENSITY RESIDENTIAL |

24.10. 6 PURPOSE. _ '
el The\ purpose of Subdistrict E is to encourage quality medium and/or high density
o ] ’ 'ﬁq’?_/g'*,{“:f multifamily residential uses in a manner which promotes excellence in building design,
WS e l ;i \  provides for family-oriented development, ensures compatibility with the adjacent
AN conservation overlay zone, and limits the need for parking by encouraging use of

24.10.636 PRINCIPAYL PERMITTED USES.

1. The following\uses are permitted subject to a design permit and other
requirements of the Municipal Eode: ‘

a Duplex dwellings.

b. Small family day-c

c. Accessory Uses. Otheruses and buildings customarily appurtenant to a permitted

use, subiect to the provisions of Section\24.12.140, accessory buildings.

24.10.637 USE PERMIT REQUIREMENT,
1. The following uses are subjectto approval of an Administrative Use Permit, a

Design Permit, and other requirements of the Mynicipal Code:

Educational and cultural institutions.

Community care facilities.

Multiple dwellings, townhouses and condominiums, six units or fewer.

Single family dwellings on substandard Ists.

The following uses are subject to approval bf a Special Use Permit, a Desi

Permit and other reqmrements of the Municipal Code. '

!‘9!9‘ o =

Large family day care facilities.
Recreational buildings and community centers.

. Public and private noncommercial recreation areas bt\ﬁ dings and facilities such
as parks, playvgrounds and basketball courts. g
€. Public and private commercial parking. subject to landscaping and desi
standards. Non-conforming parking lots must be brought into compliance’ é‘t}n 5 years of

adoption of this title.

2o =
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ORDINANCE NO.

l 24.10.641 FINDIEﬁS REQUIRED. k o .
Prior to approvalsf any Design Permit for development within this District, the following

additional findings must baxmade. The application: , ‘
ted with existing and proposed deyelopment of the surrounding

ing the issue of trans}tion to an adjacent
District; and A\

2. Shall meet the requir&nents listed above for the high amenity level of the
development, the quality of architecture, \fnd the landscaping. ‘

Section 3. Chapter 24.10, of the Santa Cruz Municipal Code is he el\)y amended to
add a new Section, Part 31, as follows: : \

n \ ) Part 31: CON - NEIGHBORHOOD CONSERVATION OVERLAY DISTRICT
RSN \,
TR L) 24.10.4000 PURPOSE. Y,
by ‘Q Ak H The purpose of the Neighborhood Conservation Overlay District is to conserve and
v enhance the residential quality of life within designated neighborhoods: to stimulate maintenance
and reinvestment in structures consistent with design guidelines; to facilitate homeownership;

and to ensure compatible develomﬁ;z_nt along district boundaries.
24.10.4010 APPLICABILITY,

. Application of this district to sp'eciﬁc neighborhoods may be initiated by the City to
ensure that a logical district is formed and that appropriate boundaries are drawn to accomplish

the stated goals. )

\
24.10.4020 GENERAL PROVISIONS.

The underlving zoning district shall establish the basic parameters of the building
coverage including setbacks, density, building height and floor area ratio within the Overlay
district. All new construction or renovations are required to demonstrate compatibility with
existing residential uses and will be subject to the architectural and landscaping requirements of
the design guidelines.

1. Permitted Uses:

a. Residential Uses. All residential uses permitted in the underlying zoning district
are permitted, with the same conditions, within the Neighbdrhood Conservation Overlay District.

2. Other Uses.

a. All multi-family uses and all other uses permitted in the underlying zoning districtv
are subject to a Special Use Permit and a Design Permit.
b. In addition to the requirements of the underlying district, other uses seeking to

locate in a Neighborhood Conservation District will be required to demonstrate compatibilit
with existing residential use and provide appropriate buffering betwéen the uses.

3. Siting: All development shall be sited to construct a hdrmonious street edge. No
building front yard setback, within a residential block, shall vary more than 5 feet from its

. adjacent neighbors.
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ORDINANCE NO.
S~

underlying zone. In addition, parking shall be located within or at the rear of structures, and
parking lots shall be screened from the public nght of way. In residential developments of three

units or less, driveways shall not exceed the minimum city standards in order to maximize land
use efficiency. In residential develogments of three units or more, or in the development of other
uses identified in the underlying zone, parking lots shall be treated as landscape plazas with
attention to paving surfaces, shade trees, landscape planters and pedestrian walkways. For these
projects, a landscaping plan must be submitted for approval by the Planning Diréctor, and must

v « . N N ge.s
be maintained in an attractive condxtmn

L)

24.10.4040 EXTERIOR MAINTENANCE DEMOLITION CONTROL: ORDERLY
CHANGE. \.\
The purpose pose of these provisions is to provide an administrative technique to ensure

preservation and maintenance of contributing residential housing stock within the Conservation

Overlay District in a manner which accér_nglishes public objectives, and provides for orderly
change within existing housing stock. A Status Report shall be prepared by the Planning

Department on the condition of the housing stock in the Conservation Districts within 24 months
of Conservation Overlay designation. 5

L Targeted Code Enforcement Area. Application of the Neighborhood
Conservation Overlay District to a specific neighborhood will concurrently designate the

neighborhood as a “targeted code enforcement area.”

a. Concentrated housing and zoning code enforcement is to be carried out within the
District. : \

b. An inventory of all vacant, boarded*up, and deteriorated exterior structures is to
be submitted to the Zoning Board as part of the Status Report. Notices shall be sent to all owners -

requiring compliance with applicable codes. Notices\requiring removal shall be sent to property
owners where storage or accumulation of household ifems, or large household appliances or
abandoned or inoperable cars are visible from a public Street, alley or sidewalk.

c. The City shall have the right of first refushl to purchase all residential properties
located within a Neighborhood Conservation District whith are offered at tax delinquency sales.

The City may make these properties available for purchase by qualified lower income first time

homebuyers.
2. Demolition Control. In order to ensure preservation of the neighborhood
character and ensure orderly change and rehabilitation, where "aggropriate, of existing structures,
the following demolition control procedures are required in the Nelggborhood Conservation

Overlay District. \

a. No demolition permit shall be issued ina Nexghborhood Conservation District,
until the structure has been evaluated for its contribution to the neighborhood historical and/or
architectural context by a appropriate professionals, either architects, code enforcement/buildin
inspectors and/or preservation staff as determined by the Planning Départment. This evaluation
shall be submitted to the Zoning Administrator who shall make the final determination whether

or not a demolition is appropriate. \
\
'\

24.104050 HOMEOWNERSHIP.
»  To ensure residential stablhtg within designated Neighborhood Conservatton Overlg,x
Districts, each neighborhood so designated shall be eligible for participation in the City’s HOME

fund program for lower income first-time home buvers, and other homeownérsw_m (B)
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g.<\ of 40
P:\packets\CCpkt2000\09~19-00-Special Meeting\BSOLA Implementation Ord.doc ' Rage 136747




ORDINANCE NO.

24.10.4060 NEW\EONSTRUCTION ON SITES ABUTTING OVERLAY DISTRICT
: BOUNDARIES.

The purpose of the %ollowmg provisions is to ensure that new development which occurs
on the boundaries of a desig%ated Neighborhood QOverlay District is compatible and supportive
of the public policy goals established for these districts. These provisions apply to all sites
abutting a Neighborhood Conservation Overlay District.

In addition to the reszuﬁtlons of the underlying zoning districts, all develogmen \

redevelopment and building expensions on sites abutting Neighborhood Conservation Overlay

Districts shall comply with the following: . A
1. Siting: All development shall be designed in a manner that is compatible, to the

extent possible, with the existing reSidential structures in the abutting Neighborhood
Conservation Qverlay District.

2. Design: All development shall be subject to a Design Permit and must be in
compliance with adopted Desien Guiddlines. o
3. Height: While the reglaiicns of the underlying zoning district will control

height, all development, redevelopment ahd building expansions on sites abutting the
Neighborhood Conservation District and within 30 feet of existing adjacent Conservation
District residential structures, shall transitioh in height and bulk to create a visually compatible
relationship with existing structures. Distinctive architectural features may be allowed additional
height if permitted by the underlying district. and if compatible with the neighboring district.

4. Parking: All parking must be screened from view from the first floor of existin

residential structures in the Conservation District. This screening may be accomplished b

walls, trellises, fencing, and/or landscaping. All development must submit a parkin

landscaping plan.
S, All lighting must be designed so thatithe light source is not visible from the

adjacent residential properties nor are the light rays directed or reflected into or on adjacent
residential properties.

24.10.4065 CERTIFICATE OF OCCUPANCY REQUIRED.
In order to ensure safe and sanitary housing and rehabilitation of structures within the
Neighborhood Conservation Overlay District, a valid Certiﬁcate of Occupancy shall be required

for each transfer of the property within the District, Certificates will not be issued for properties

with a recorded Notice of Violation, Certificates will be issuéd when units comply with
applicable codes. i

Section 4. Chapter 24.10, Parts 7 and 7A of the Santa Cruz Mun1c1pa1 Code are
hereby amended as follows:

Part 7: R-T TOURIST RESIDENTIAL DISTRICT

24.10.600 PURPOSE.

The purpose of the R-T Tourist Residential D1stnct is to establish a zoning district to
accommodate a mix of residential, motel, and commercial land uses and to preserve historical
buildings and trees within the district. Recognizing this variety of land uses and the desire to
utilize existing land uses, the R-T District is divided into four five subdistricts: Medium High-
Density Residential, Motel Residential, Beach Commercial, and Beach Residential, and

High/Medium Density Residential. Each subdistrict is designed to ensure comgtEhiftA 9:1uees(B)
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ORDINANCE NO.

upgrade the area by ensuring a high quality of new developments, and promote a suitable
environment for residential and tourist-oriented uses. This section of the Zoning Ordinance is
also part of the Local Coastal Implementation Plan.

(Ord. 94-33 § 32, 1994: Ord. 85-05 § 1 (part), 1985).

Part 7A: R-T(A) SUBDISTRICT A - MEDIUM HIGH-DENSITY RESIDENTIAL

24.10.602 PURPOSE.

The purpose of Subdistrict A is to establish standards for medium high-density residential
uses which promote and protect the residential characteristics of the subdistrict and provide a
suitable environment for its residents. To preserve the architectural and historic character of this
subdistrict, all new development will be reviewed to ensure high-quality design compatible with
surrounding residential uses, in compliance with the Beach Hill Design Guidelines of the Beach
and South of Laurel Comprehensive Area Plan.
(Ord. 85-05 § 1 (part), 1985).

-

24.10.603 PRINCIPAL PERMITTED USES.

1. The following uses are subject to approval of a Design Permit and other
requirements of the Municipal Code. (Numerical references at the end of these categories reflect
the general use classifications listed in the city’s land use codes. Further refinement of uses
within these categories can be found in the land use codes, but they are not intended to be an
exhaustive list of potential uses.)

a. Duplexes: (810}

b. Small family day care facility in single-family home or duplex (510a);

c. Accessory Uses. Other uses and buildings customarily appurtenant to a permitted
use, subject to the provisions of Section 24.12.140, accessory buildings;

24.10.604 USE PERMIT REQUIREMENT.
1. The following uses are subject to approval of an Administrative Use Permit and a
Design Permit_and other requirements of the Municipal code. (Numerical references at the end
of these categories reflect the general use classifications listed in the city’s land use codes.
Further refinement of uses within these categories can be found in the land use codes, but they
are not intended to be an exhaustive list of potential uses.):

»,
o noha ad A raa a
- HO3¥d oY 21s ana-¥oo oy oY

.....

b
condominums pine-units-or-fower:

d&-a. Single-family and-duplex-dwellings; (810)
STC-MAJ-1-01 (B)
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ORDINANCE NO.

#b.  Accessory buildings containing plumbing fixtures subject to the provisions of
Section 24.12.140.

c. Multiple dwellings, townhouses, and condominiums (4-9 units); (830)

2. The following uses are subject to approval of a Special Use Permit and a Design

Permit_and other requirements of the Municipal code. (Numerical references at the end of these
categories reflect the general use classifications listed in the city’s land use codes. Further

refinement of uses within these categories can be found in the land use codes, but they are not
intended to be an exhaustive list of potential uses.):

a. Bed-and-breakfast inns, subject to the requirements contained in Part 9, Chapter
24.12,(300¢)

b. Large community care facilities; (§50¢)

c. Large family daycare facilities; (510a)

ed.  Group care homes; (850e)

d-e.  Multiple dwellings, townhouses, townhouse and dwelling groups, and
condominiums, ten units or more; {(840)

ef.  Public and private commercial parking;
£g.  Public and private noncommermal recreatlon areas, bulldmgs and facilities such
as parks;; eoun 5 37 PR abs; (710)
gh. Pubhc and qua51-pub11c buﬂdmgs and uses mcludmg recreatxonal educational,
religious, cultural or public utility or service nature; but not including corporation yards, storage
or repair yards, and warehouses; (500,510,530,540,570)

ki.  Retirement homes or centers. (850b)
(Ord. 96-39 § 7, 1996: Ord. 88-60 § 10, 1988; Ord. 88-25 § 5, 1988; Ord. 85-66 § 9, 1985: Ord.
85-05 § 1 (part), 1985).

24.10.606 USE DETERMINATION.

Any other use or service establishment determined by the Zoning Administrator to be of
the same general character as the foregoing uses, and which will not impair the present or
potential use of adjacent properties, may be permitted. A Use Permit shall be required and
processed pursuant to Part 1, Chapter 24.08, Use Permits, of this title.

(Ord. 85-05 § 1 (part), 1985).

STC-MAJ-1-01 (B)
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24.10.608 DISTRICT REGULATIONS.

1. General.
Provision Dwelling Unit Type
One-Family 3 or more Other
Detached Duplex units Uses

a. Maximum Height of Buildings

¢ Number of Stories 2 2 ' 53 53

o Principal buildings (feet) 3530 3530 5536 5536

e  Accessory buildings (feet) 2515 2515 2515 2515
b. Minimum lot area (net) (square feet) 5,000 ., 5,000 8,000 8,000
¢. Minimum lot area (net) per dwelling 1450

unit (square feet) 5,000 2,500 | 1600-0r -
d. Minimum lot width (feet) 50 50 65 65
e. Usable open space per dwelling unit :

(square feet) - - 400° -

2. Setback Requirements.

a. The minimum front yard setback shall be fifteen feet or one foot of setback for
each three feet of height, or portion thereof, of a structure, whichever is greater, except that the
front yard may be reduced to not less than six feet for a portion not to exceed fifty percent of the
building frontage, providing that a total of ten square feet of front yard is provided for each lineal
foot of total lot frontage. Such reduction of front yard depth shall not be permitted on a corner
lot, within twelve feet of any side street lot line.

b. The minimum rear setback shall be ten feet, or one foot of setback for each three
feet of height, or portion thereof, of structure, whichever is greater.

c. The minimum side yard setback shall be five feet for the first story and;-er one
foot of setback for each three feet of height, or portion thereof, of structure, whichever is greater
for the second story and above.

d. There shall be no side yard required for townhouses, or interior lots except there
shall be a minimum side yard setback at the interior end of a townhouse group of five feet or one
foot of setback for each three feet of height, or portion thereof, of a structure, whichever is
greater.

e. The minimum exterior side yard setback shall be eight feet, or one foot of setback
for each three feet of height, or portion thereof, of a structure, whichever is greater.
f. The Minimum Distance Between Buildings on the Same Lot. Between main

buildings, including accessory dwelling units, shall be ten feet, or one foot of setback for each
two feet of height, or portion thereof, ef-a-structure, whichever is greater; between main
buildings and one-story accessory buildings, six feet; between accessory buildings, six feet.

g For any attached garage or carport fronting on a front or exterior side property
line, the setback shall be twenty feet from said property line.

STC-MAJ-1-01 (B)
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ORDINANCE NO.

3. Other Requirements. Other regulations which may be applicable to site design in
this zone are set forth in General Site Design Standards, Part 2, Chapter 24.12, and the Design
Guidelines of the Beach and South of Laurel Comprehensive Area Plan.

4, All new development adjacent to a “CON — Neighborhood Conservation District”
overlay zone shall comply with Section 24.10.4060 standards for new construction on sites
abutting overlay district boundaries, to ensure compatibility with the established district.

(Ord. 88-41 § 2, 1988; Ord. 88-24 § 5, 1988: Ord. 85-05 § 1 (part), 1985).

Section 5. Chapter 24.10, Part 7B of the Santa Cruz Municipal Code is hereby
amended as follows:

Part 7B: R-T(B) SUBDISTRICT B - MOTEL RESIDENTIAL

24.10.610 PURPOSE.

The purpose of Subdistrict B is to establish and control uses to ensure a compatible
mixture of uses addressing the needs of residents and tourists. Dominant uses contemplated are
motel and medium high-density residential uses. To encourage a-mixture development which is
attractive to both permanent residents and tourists, emphasis will be placed on compatibility # of

design, landscaping, and a comprehensive review of use-siting site planning in compliance with

the Design Guidelines of the Beach and South of Laurel Comprehensive Area Plan.
(Ord. 85-05 § 1 (part), 1985).

24.10.612 USE PERMIT REQUIREMENTS.

1. The following uses are subject to approval of an Administrative Use Permit and a
Design Permit_and other requirements of the Municipal code. (Numerical references at the end of
these categories reflect the general use classifications listed in the city’s land use codes. Further
refinement of uses within these categories can be found in the land use codes, but they are not

intended to be an exhaustive list of potential uses.)

e-a. Multiple dwellings, townhouses, townhouse and dwelling groups, and
condominiums, nine units or fewer (830).

é:b. Single-family and duplex dwellings (800.810).

e-c.  Single-room occupancy (SRO) housing, fifteen units or fewer (860).

£d. Storage and equipment structures.

g-e. Temporary structures and uses.

k-f.  The providing of board and room for not more than two paying guests per
dwelling unit, when located within principal building.

g  Accessory buildings containing plumbing fixtures subject to the provisions of
Section 24.12.140. A

2. The following uses are subject to approval of a Special Use Permit and a Design
Permit_and other requirements of the Municipal code. (Numerical references at the end of these
categories reflect the general use classifications listed in the city’s land use codes. Further
refinement of uses within these categories can be found in the land use codes, but they are not
intended to be an exhaustive list of potential uses.) '

' a. Coffee shops. (280g)
b. Large community care facilities. (850e)
C. Large family daycare facilities. (510a)

STC-MAJ-1-01 (B)
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ORDINANCE NO.

ed. Motel, hotel and bed-and-breakfast inn uses tﬁe-}uémg—beﬁa—peﬁmaem-feséeaa&l
and-transient residential-uses— subject to annual business license review. (300)

de. Multiple dwellings, townhouses, townhouse and dwelling groups, and
condominiums, ten units or more. (840)

e:f.  Public and private commercial parking. (940,950)

£g. Pubhc and pnvate noncommercxal recreatxon areas, bulldmgs and facilities such
as parks-count: etubs. (710)

gh. Pubhc and qua51-publ1c bmldmgs and uses of an admmlstratzve recreational
religious, cultural or public utility or service nature; but not including corporation yards, storage
or repair yards, and warehouses. (500,510,530,540.570)

hi.  Retirement homes or centers. (850b)

#.  Single-room occupancy (SRO) housing sixteen units or more.(860)
(Ord. 96-39 § 8, 1996: Ord. 93-21 § 1, 1993; Ord. 88-60 § 11, 1988; Ord. 88-25 § 6, 1988; Ord.
85-66 § 10, 1985: Ord. 85-05 § 1 (part), 1985).

24.10.614 USE DETERMINATION.

Any other use or service establishment determined by the zoning administrator to be of
the same general character as the foregoing principal permitted uses, and which will not impair
the present or potential use of adjacent properties, may be permitted. A use permit shall be
required and processed pursuant to Part I, Chapter 24.08, Use Permits, of this title.

(Ord. 85-05 § 1 (part), 1985).

24.10.616 DISTRICT REGULATIONS.

1. General.
_Dwelling Unit Type
Medium High Density Residential
Provision One-Family 3 or more Other
Detached Duplex units Uses
a. Maximum Height of Buildings
e Number of Stories 2 2 53 53
e Principal buildings (feet) 3530 3530 5536 5536
e Accessory buildings (feet) 1525 1528 1525 1525
b. Minimum lot area (net) (square feet) ,000 ;000 8,000 8,000
¢. Minimum lot area (net) per dwelling
unit (square ft.) 5,000 2,500 1,450 -
1;600-er
1:060*
d. Minimum lot width (feet) 50 50 65 65
e. Usable open space per dwelling unit .
(square ft.) - - 400 -

STC-MAJ-1-01 (B)
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ORDINANCE NO.

2. Setback Requirements.

a. The minimum front yard setback shall be fifteen feet or one foot of setback for
each three feet of height, or portion thereof, of a structure, whichever is greater; except that the
front yard may be reduced to not less than six feet for a portion not to exceed fifty percent of the
building frontage, providing that a total of ten square feet of front yard is provided for each lineal
foot of total lot frontage. Such reduction of front yard depth shall not be permitted on a corner
lot, within twelve feet of any side street lot line.

b. The minimum rear setback shall be ten feet, or one foot of setback for each three
feet of height, or portion thereof, of a structure, whichever is greater.

c. The minimum side yard setback shall be five feet for the first story and;-er one
foot of setback for each three feet of height, or portion thereof, of structure, whichever is greater,
for the second story and above. , X

d. There shall be no side yard required for townhouses on interior lots except there
shall be a minimum side yard setback at the interior end of a townhouse group of five feet or one
foot of setback for each three feet of height, or portion thereof, of a structure, whichever is

greater.

e. The minimum exterior side yard setback shall be eight feet, or one foot of setback
for each three feet of height, or portion thereof, of a structure, whichever is greater.

f. The Minimum Distance Between Buildings on the Same Lot. Between main

buildings, including accessory dwelling units, shall be ten feet, or one foot of setback for each
two feet of height of the tallest building, or portion thereof, efa-strusture, whichever is greater;

between main buildings and one-story accessory buildings, six feet; between accessory
buildings. six feet.

g. For any attached or detached garage or carport fronting on a front or exterior side
property line, the setback shall be twenty feet from said property line.
3. Other Requirements. Other regulations which may be applicable to site design in

this zone are set forth in General Site Design Standards, Part 2, Chapter 24.12._and the Design
Guidelines of the Beach and South of Laurel Comprehensive Area Plan.

4. All new development adjacent to a “CON - Neighborhood Conservation District’
overlay zone shall comply with Section 24.10.4060 standards for new construction on sites
abutting overlay district boundaries, to ensure compatibility with the established district.

(Ord. 88-41 § 3, 1988; Ord. 88-24 § 6, 1988: Ord. 85-05 § 1 (part), 1985).

Section 6. Chapter 24.10, Part 6A of the Santa Cruz Municipal Code is hereby
amended as follows:

Part 6A: R-H MULTIPLE RESIDENCE - HIGH-DENSITY DISTRICT

24.10.560 PURPOSE.

To promote the development of multifamily apartments, townhouses and condominiums
at a high residential density of 30.1 to 55 units per acre in order to increase the supply of
affordable and rental housing, and provide new market rate infill housing opportunities. This
district provides a suitable environment for higher density households. This section of the
Zoning Ordinance is also part of the Local Coastal Implementation Plan.

(Ord. 96-36 § 1 (part), 1996).

STC-MAJ-1-01 (B)
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24.10.565 PRINCIPAL PERMITTED USES.

The following uses are permitted subject to a Design Permit for new structures in
compliance with the Beach and South of Laurel Design Guidelines and other requirements of the
Municipal Code. (Numerical references at the end of these categories reflect the general use
classifications listed in the city’s land use codes. Further refinement of uses within these
categories can be found in the land use codes, but they are not intended to be an exhaustive list of
potential uses.) Additionally, environmental review must be conducted in accordance with city
and state guidelines:

1. Apartments, townhouses, row houses and condominiums in one or more
structures that meet minimum density requirements; (830,840)

2. Small community care residential facilities including daycare, foster homes,
retirement homes, with six or fewer persons; (510a)
3. Small family daycare; (510a)

4. Large family daycare in single-family dwelling or duplex. (510a)
(Ord. 96-36 § 1 (part), 1996).

24.10.570 ACCESSORY USES.
Accessory uses are Drmcmallv permitted subject to a Design Permit when they are a
subordinate use to the principal use of the lot:
1. Garages and parking areas, private;

2. Home occupations subject to home occupancy regulations as provided in Section
24.10.160; . L . .
3. Residential accessory uses and buildings customarily appurtenant to a permitted

use, subject to the provisions of Sections 24.12.140 and 24.10.575.
(Ord. 96-36 § 1 (part), 1996).

24.10.575 USE PERMIT REQUIREMENT. B
1. The following uses are subject to approval of an Administrative Use Permit and a

Design Permit in compliance with the Beach and South of Laure] Design Guidelines and other
requirements of the Municipal Code. (Numerical references at the end of these categories reflect

the general use classifications listed in the city’s land use codes. Further refinement of uses
within these categories can be found in the land use codes, but thev are not intended to be an
exhaustive list of potential uses.):

a. Expansion of any existing single-family dwelling; (800)
b. Two-family dwelling if the lot area allows only two. New single-family
development is not permitted: (810)

C. Temporary structures and uses;

d. Accessory buildings containing plumbing fixtures subject to the provisions of
Section 24.12.140;

€. Single-room occupancy (SRO) housing, fifteen units or fewer. (860)

2. The following uses are subject to approval of a Special Use Permit and a Design
Permit in compliance with the Beach and South of Laurel Design Guidelines and other
requirements of the Municipal Code. (Numerical references at the end of these categories reflect
the general use classifications listed in the city’s land use codes. Further refinement of uses
within these categories can be found in the land use codes, but they are not intended to be an
exhaustive list of potential uses.):

a. Bed-and-breakfast inns subject to requirements contained in Part 9, Chapter

24.12; (300¢c)

STC-MAJ-1-01 (B)
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b. Community care facilities including daycare, foster homes, nursing and retirement
homes for seven or more persons:(850e)

C. Health facilities for in-patient and out-patient psychiatric care and treatment;

(410b)

d. Off-street parking facilities accessory and incidental to a contiguous commercial
property with said parking not to exceed one hundred feet from the boundary of the site it is

intended to serve; (930)

€. Public and private noncommercial recreation areas, buildings. and facilities such
as parks; (710)

f. Public and quasi-public buildings and uses including recreational, educational,

religious, cultural, public utility or public service uses;-but not including corporation vards,

storage or repair yards, and warehouses; (500.510,530,540)
g. Social halls, lodges, fratemal organizations, and clubs, except those operated for a

profit; (570)

h. Single-room occupancy (SRQO) housing, sixteen units or more. (860)
(Ord. 96-36 § 1 (part), 1996).

24.10.580 USE DETERMINATION.

Any other use or service establishment determined by the Zoning Administrator to be of
the same general character as the foregoing uses, and which will not impair the present or
potential use of adjacent properties, may be allowed by Use Permit.

(Ord. 96-36 § 1 (part), 1996).

STC-MAJ-1-01 (B)
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24.10.585 DISTRICT REGULATIONS.

1. General.
Dwelling Unit Type

Provision Duplex 3 or More Units
a. Maximum Height of buildings

e Principal: Number of Stories (feet) 2% &30 4 & 48

e  Accessory: (stories & feet) 1&15 1&15
b._Min. lot area (net) (sq. ft.) 4,000 3,000
¢._Min. lot area (net) per dwelling unit (sqg. ft.) 2,000 790
d. Minimum lot width (feet) ., 30 30
e. Usable open space per dwelling unit (sq. ft. - 250
f. Lot Coverage 45% 70%

2. Setback and Height Requirements.

a, The minimum front yard setback shall be fifteen feet or one foot of setback for
each three feet of height, or portion thereof, of a structure, whichever is greater, except that the
front vard may be reduced to not less than six feet for a portion not to exceed 50% of the
building frontage, providing that a total of ten square feet of front yard is provided for each lineal
foot of total lot frontage. Such reduction of front vard depth shall not be permitted on a comer
lot, within twelve feet of any side street lot line. Setback requirements may not be reduced for
those portions of buildings that are three stories or taller. .

b. The minimum rear setback shall be ten feet. or one foot of setback for each three
feet of height, or portion thereof, of structure, whichever is greater.

c. The minimum side yard setback shall be five feet, or one foot of setback for each
three feet of height, or portion thereof, of structure, whichever is greater.

d. Where a parcel abuts a public right-of-way on opposite sides of the parcel, the
front vard setback requirements shall apply to the major street and the rear yard setbacks shall
apply to the secondary street; however, in the case of the rear vard setback. the setback shall not
be less than the average of the two adjacent lots.

e. The minimum exterior side vard setback shall be eight feet, or one foot of setback
for each three feet of height, or portion thereof, of a structure, whichever is greater.

f. Minimum Distance Between Buildings on Same Lot. Between main buildings,
ten feet or one foot of setback for each two feet of height of the tallest building, or portions
thereof, whichever is greater; between main buildings and accessory buildings, six feet; between
accessory buildings, six feet. ' _

g For any attached or detached garage or carport fronting on a front or exterior side
property line, the setback shall be twenty feet from said property line.

h. To preserve the view to Beach Hill down Front Street, the height of the first 25
feet of depth along Front Street shall be limited to 24 feet.

3. Design.
a. The site and building design shall conform to the General Site Design Standards,
Part 2, Chapter 24.12 and the Beach and South of Laurel Design Guidelines.

b. The building facades that abut streets, public rights-of-way, or %ublic O%en slgace1 B)
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such as a river levee, shall have an articulated facade that creates a designed, three-dimensional

rhythm to the building face. Architectural elements such as roof overhangs, roof slopes, building

step backs and projections, bay windows, covered porches, entryways. decks and balconies,

dormers, and single-story elements may be used to create the required three-dimensional

architectural interest in the facade. In addition to the above, the front side and rear building
facades that are visible from streets, public rights-of-way or public open space shall be composed
of at least two separate building planes. A separate building plane is distinguished by an average
horizontal difference of 4 feet measured perpendicular to the plane closet to the street or property
line. These building planes shall occupy at least 20% of the total building elevation area but not
exceed 60% of that area.

c. Maintain views to Beach Hill by creating view corridors through new structures.
Portions of the building(s) shall not occupy more than 60 percent of the top 10 feet of the height
limit, as viewed from the center of the Soquel Bridge. The minimum 40% open view to Beach
Hill shall be reasonably distributed over the length of the building,

d. All open space, except balconies, shall be fully landscaped. To soften the

massing of high density buildings, the building landscape shall include tree massing and/or

landscape elements attached to the building such as trellises, arbors, espalier structures, etc.

e. All parking shall be fully screened from the roadways, pedestrian ways, and open
space by building elements, walls, and landscaping.
4. All new development adjacent to a “CON — Neighborhood Conservation District”

overlay zone shall comply with Section 24.10.4060 standards for new construction on sites
abutting overlay district boundaries, to ensure compatibility with the established district.

24.10.590 FINDINGS REQUIRED.

In addition to required Use and Design Permit findings, any development permit must
also meet all the following findings:

1. The amenity level of the development, the quality of the architecture, and the
landscaping provided substantially enhance the site;

2. The bulk, massing, height, and rooflines of the proposed development are found
to be consistent with the Design Criteria and add to the architectural quality of the neighborhood:
and

3. The siting, landscaping, access, and design of the proposed development
demonstrate a sensitive relationship to the San Lorenzo River and maximize the natural attributes
of this riverside location.

Section 7. Chapter 24.10, Part 7C of the Santa Cruz Municipal Code is hereby
amended as follows: '

Part 7C: R-T(C) SUBDISTRICT C - BEACH COMMERCIAL

24.10.618 PURPOSE.

The purpose of the R-T(C) Subdistrict is to establish standards for development of
residential uses mixed with neighborhood commercial, motel, and regional tourist commercial
use. These standards are designed both to improve existing uses and encourage new
developments in a manner that maintains a harmonious balance between residential and regional
commercial uses. [t is the intent of this zoning that preservation of la Bahia be conducted in
accordance with the measures described in the certified final Environmental Impact Report for
the Beach and South of Laurel Comprehensive Area Plan. STC-MAJ-1-01 (B)
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(Ord. 93-21 § 2, 1993: Ord. 85-05 § 1 (part), 1985).

24.10.619 PRINCIPAL PERMITTED USES.

1. The following uses are allowed-eutright, subject to a Design Permit and other
requirements of the Municipal Code. (Numerical references at the end of these categories reflect
the general use classifications listed in the city's land use codes. Further refinement of uses
within these categories can be found in the land use codes, but they are not intended to be an
exhaustive list of potential uses.)

b; a. Food and beverage stores (except liquor stores) (240);

e:b. Toedging(300); Motel, hotel, and bed-and-breakfast inn uses subject to annual
business license review (300);

e-c. One or two multiple-family units when located above the first floor of permitted
commercial uses with no additional parking required (820);
£d. Off site parkmg fewer than ﬁve spaces (930)

€. Small famﬂy day care fac1llty in smgle-famxly home or duglex,

f Eating and Drinking Establishments without alcohol sales (280).

2. Accessory Uses. Other uses and buildings customarily appurtenant to a permitted
use, sub_]ect to the prov1S1ons of Sectxon 24.12. 140 accessory bulldmgs and Sectlon 24.10.620.

(Ord. 96-39 § 9, 1996: Ord. 93-21 § 3, 1993).

24.10.620 USE PERMIT REQUIREMENT.

¢} The following uses require an Administrative Use Permit and Design Permit and
are subject to other applicable requirements of the Municipal Code. (Numerical references at the
end of these categories reflect the general use classifications listed in the city's land use codes.
Subcategories of uses within these use categories can be found in the land use codes, but they are
not intended to be an exhaustive list of potential uses.)

(a) Accessory buildings containing plumbing fixtures subject to provisions of Section
24.12.140;

(b)  Acting/art/music/dance/studios/schools (610);

(c) Apparel and accessory stores (250);

(d) Churches (500);

(e) Community organizations, associations, clubs and meeting halls (570);

® Convenience stores, subject to alcohol regulations in Part 12 of Chapter 24.12
(240B);

(g)  Developed parks (710);

(h)  Undeveloped parks and open space (700);

¢) (1) Eating and drinking establishments (except bars and fast-food restaurants) subject
to alcohol regulations in Part 12 of Chapter 24.12 (280);

; 74! Educational facilities (public/private) (510);
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& (k) General merchandise stores (drug and department stores) (230);
&) (1) Government and public agencies (530);

&) (m) Home furnishings (270);
(e} (n) Liquor stores, subject to alcohol regulations in Part 12 6f Chapter 24.12 (240B);

¢ (0) Mixed residential, and commercial developments when multiple family units are
located above first floor of commercial uses, subject to the R-T(A) District regulations (830);

@ (p) Multifamily 30+ (3-9 units) units subject to the R-T(A) District regulations (840);

¢s) (@) Museum and art galleries (600);

@ () Professional offices (400); associated with a visitor-serving use;

(&) (s) Repairs, alterations, maintenance services to household items (except boat repair)

(340);

&9 () Single-room occupancy (SRO) housing, fifteen units or fewer (860);

&%) (u) Specialty retail supply stores (290);

€9 (v) Temporary structures and uses;

——VYndeveloped-parks-and-open-space{700);

&) (w) Video rental (360B)-;

€2 (x) Sports and Recreation facilities, without alcohol sales (720)

@) The following uses require a sSpecial #Use pPermit and Design Permit and are
subject to other applicable requirements of the municipal code. (Numerical references at the end
of these categories reflect the general use classifications listed in the city's land use codes.
Subcategories of uses within these use categories can be found in the land use codes, but they are
not intended to be an exhaustive list of potential uses.)

(a) Bars/taverns subject to alcohol regulations in Part 12 of Chapter 24.12 (280C);

(b) Communication and information (550);

(c) Large family daycare facilities;

()(d) Fast-food restaurants er-drive-in-eating-facilities-subject-to-performance standards
r-Section24-14:290-and subject to alcohol regulations in Part 12 of Chapter 24.12 (280H)

te)——Group-quarters{850);
(e) Professional offices (400), except as associated with a visitor-serving use;
63) Multifamily 10+ units subject to the R-T(A) District regulations (840);
€d (g) Marine facilities and related uses (560E):
(i) Related research facilities (400L),
(i1)  Related storage and warehousing (330),
(iii)  Fish/seafood wholesale sales (200F);
¢g) (h) Mixed residential and commercial developments with non-commercial uses on
the ground floor, subject to the R-T(A) District regulations (830);
@) (1) Nightclubs (live amplified music), subject to alcohol regulations in Part 12 of
Chapter 24.12 (630);
@ (1) Off-site public/private parking facilities, five or more spaces (930);
&) (k) Single-family residences if lot size does not allow multifamily development

(800);

@ (1) Single-room occupancy (SRO) housing, sixteen units or more (860);

) (m) Sports and recreation facilities subject to alcohol regulations in Part 12 of Chapter
24.12 (720);

@) (n) Theaters (620);

n) (o) Utilities and resources (540);

) (p) Duplexes (810);
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(@) Personal services (except contractors vards and mortuaries) (310);
() Triplexes (820);
S Educational facilities (public/private) (510);

(t) - Financial, insurance, real estate offices (420);
(w) Medical/health offices (410).

(Ord. 96-39 § 10, 1996: Ord. 96-08 § 1, 1996: Ord. 95-04 § 1, 1995: Ord. 93-21 § 4, 1993; Ord.
89-39 § 3, 1989; Ord. 88-60 § 12, 1988; Ord. 88-41 § 4, 1988; Ord. 88-26 § 1, 1988; Ord. 88-25
§ 7,1988; Ord. 87-22 § 1, 1987; Ord. 85-66 § 12, 1985: Ord. 85-05 § 1 (part), 1985).

24.10.622 USE DETERMINATION.

Any other use or service establishment determined by the Zoning Administrator to be of
the same general character as the foregoing principal permitted uses, and which will not impair
the present or potential use of adjacent properties, may be permitted. A Use Permit shall be
required and processed pursuant to Part 1, Chapter 24.08, Use Permits, of this title.

(Ord. 85-05 § 1 (part), 1985).

24.10.624 DISTRICT REGULATION S.

1. General.
Dwelling Unit Type
Provision One-Family 3 or More | Other
Detached Duplex Units Uses
a. Maximum Height of Buildings
o Number of Stories 2 2 3 3
¢ Principal buildings (feet) 3530 3530 3536 3536
e Accessory buildings (feet) 2515 | 2515 2515 2515
b. Minimum lot area (net) (square feet) 5,000 | 5,000 :;ggg 5,000
¢. Minimum lot area (net) per dwelling 5,000 2,500 1,450 -
unit (square feet) ’ mﬁf
d. Minimum lot width (feet) 50 50 65 65
e. Usable open space per dwelling unit .
(square feet) - - 400 -

2. Other Reqmrements

a. When located across a street from Subdistrict A, parkmg and loading facilities
shall be at least ten feet distant from said property line, and buildings and structures at least
fifteen feet from said property line.

b. The minimum distance between buildings on the same lot shall be ten feet, or one
foot of setback for each two feet of height of, or portion thereof, a structure, whichever is greater.

c. For any attached garage or carport fronting on a front or exterior side property
line, the setback shall be twenty feet from said property line:, to the entrance of the garage.

d. Other regulations which may be applicable to site design in this zone are set forth

in General Site Design Standards, Part 2, Chapter 24.12.
(Ord. 88-41 § 5, 1988; Ord. 88-24 § 7, 1988: Ord. 85-05 § 1 (part), 1985). STC-MAJ-1-01 (B)
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e. Height:
e.l  Maximum Building Height: Uninhabitable mechanical penthouses shall be
limited to 10% of the roof area and will be permitted an additional 10 foot height allowance, -

provided that thev are set back from the face of the building by a_minimum of 20 feet so as not
to be visible by pedestrians.

« Architectural elements such as bell towers, spires, turrets, cupolas, chimneys,
dormers, flag poles. etc. are limited to 15% of the roof area and may extend 10 feet above the

height limitation, subject to Design Permit review.

e.2  Minimum Building Height: Not less than two stories, of which the first floor
retail. restaurant and entertainment uses must have a minimum floor to floor height of 15 feet.

f Design: All development must be in compliance with adopted Design Guidelines.
Regulations which may be applicable to site design in this zone are set forth in General Site
Design Standards Part 2, Chapter 24.12. and the Design Guidelines of the Beach and South of
Laurel Comprehensive Area Plan.
(Ord. 99-04 § 6, 1999: Ord. 88-41 § 6. 1988: Ord. 88-24 § 8, 1988: Ord. 85-05 § 1 (part), 1985).

fl The design of all new structures shall be based upon “Spanish Colonial Revival”
architecture as well as Mission Revival and Mediterranean architecture as described in the
Design Guidelines. “Fantasy Victorian” is encouraged for recreational and entertainment
development.

2 Buildings shall be designed with stucco walls, courtyards, arches, towers,
balconies, wood doors and windows, or appropriate materials that emulate the scale, proportions
and look of wood, decorative iron and tile details or other features typical of Spanish Colonial

Revival style.
3 Building forms shall suggest thick masonry reminiscent of Spanish Colonial

Revival architecture and incorporate features such as recessed doors and windows.

f4  Building walls shall be stucco and colored white, off-white or very light value,
warm-toned hues. Multiple color combinations may be used provided they are subtle and consist
of a limited number of colors. Variations in shade or tone can be used to articulate architectural
features.

£5 Roofs shall be hipped terra cotta tile roofs or flat roofs completely surrounded by
a parapet. This parapet shall incorporate curvilinear decorative shapes and moldings.
' f6 Flat roofed buildings shall incorporate porches, window overhangs, trellises, wall
and opening articulation or other features to avoid a bare box appearance.

g Siting: :

.1 Development shall be designed to create plazas and pedestrian spaces featuring
amenities such as shade, benches, outdoor dining, fountains, gardens and performance spaces.
2 All store fronts, theater entries, hotel lobbies shall be located along streets, plazas,

courtyards, or sidewalks in order to create visual interest to the pedestrian,

g3  Building facades shall be articulated with wall offsets, recesses, openings.,
omamentation, and appropriate colors and materials to add texture and detail to the streetscape.

h. Accessibility:

h.l1 Al retail uses must be directly accessible from a sidewalk, plaza, courtyard or
other public open spaces.

h.2  Access must be aesthetically integrated within the development.

i Setbacks: Development on this site should be designed to encourage and support
activities which unify both sides of Beach Street. For that reason, development shall be required

to build to the property line adjacent to Beach Street. Significant planter boxes and other

narrowscape concepts should be used to sofien this edge but provide active pedestrian access.
STC-MAJ-1-01 (B)
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i Parking:

i1 Surface or structured parking may be constructed if the parking is visually
screened and/or separated from the street by commercial developmernt of at least 50 feet in depth.

2 Parking structure exteriors shall maintain the same high-quality architectural
"design and construction standards as all other commercial buildings.

» The large scale and mass of parking structures shall be alleviated through wall
offsets, pilasters, arched opening and other distinctive design elements.

» Decorative elements such as cornices, balustrades, finish materials, colors and
lighting shall be used to add interest and integrate the structures within the design character of
the area.

j:3  Parking shall not be the dominant visual element of the site. Existing and/or
expanded surface parking which is visible from the street or other areas exposed to public view
must be screened and softened by landscaping, low screen wall or a combination of these
elements.

i.4 Surface lots must be planted with trees to reduce heat and glare, that include at
least 15% of the surface area to provide visual relief from broad expanses of paving. Shade trees
shall be planted around the perimeter and within the lot.
1.5 Off-site parking may be permitted within this subdistrict if;
» the city establishes a parking district for the area, the district develops a suitable
parking facility, and the development pays an in-lieu parking fee: or
+ the development identifies and develops a suitable permanent parking facility;

or
» the development secures and provides evidence of a long-term lease from a
suitable permanent parking facility.

k. Landscaping:
k.1  Interior courtyards and passages are encouraged and shall be planted with

colorful, perennial and annual plant species. A combination of trees, shrubs and groundcovers
shall be used to frame, soften and embellish the guality of the development, to screen undesirable
views and to define development boundaries. Landscaping shall be maintained in an attractive
condition.

k.2  Permanent containers for flowering plants, such as window boxes and planters,
are encouraged for use in limited space areas, at entries and in courtyards and plazas, and along
the frontages of Beach Street and Riverside Avenue.

L Transit: All development proposals within the RTC shall:
* discourage employee automotive use by instituting one or more of the

following: carpooling requirements, transit subsidies, employee shuttle service, and/or
+_provide a contribution and/or cost-sharing for shuttle and/or parking such as on
the Depot site. , ;
3. All new development adjacent to a “CON — Neighborhood Conservation District”

overlay zone shall comply with Section 24.10.4060 standards for new construction on sites
abutting overlay district boundaries, to ensure compatibility with the established district.

24.10.624.1 FINDINGS REQUIRED.

In addition to required Use and Design Permit findings, any development permit must
also meet the following findings. The proposed project:

1. Can be coordinated with existing and proposed development of the surrounding
areas, and, if appropriate, particularly addressing the issue of transition to the adjacent RTA and

RTB neighborhoods; and

STC-MAJ-1-01 (B)

Exhibit 7
P:\packets\CCpk12000\09-19-00-Special Meeting\BSOLA Implementation Ord.doc pg. ) obAdssorer




ORDINANCE NO.

2. Shall provide the amenity level of the development, the quality of architecture,

and the landscaping to meet the requirements listed above.

3. Shall be found to contribute to the overall economic health, vitality and general
mix of uses in the beach area by providing diverse retail and merchandising for the area.

Section 8. Chapter 24.10, Part 7 of the Santa Cruz Municipal Code is hereby
amended to add a new Section, Part 7C.1, as follows:

Part 7C.1: R-T(C)/PER: SUBDISTRICT C - BEACH
COMMERCIAL/PERFORMANCE OVERLAY ZONE

24.10.625.0 PURPOSE.
The purpose of the Beach Commercial Performance Overlay Zone is to identify areas of

critical public interest in the Beach Commercial Area. and to provide regulations and standards

necessary to achieve planning goals for development and/or redevelopment in a manner which

protects neighborhood integrity while stimulating appropriate economic development.
The goal of RTC/PER is to promote the General Plan policy for the development of

regional visitor serving uses in the Beach Area while accomplishing the directives of the adopted
Beach and South of Laurel Comprehensive Area Plan. The Beach Commercial Performance
Overlay zone establishes the requirement that a master plan for the entire 7.5 acre site developed
under the Planned Development process before any new buildings are constructed on the site.

24.10.625.1 INTENT OF THE ZONE. :
The RTC/PER is designed to accomplish the following:

(3) to incorporate a public process to ensure that development meets adopted public

policy goals in terms of uses, design and public benefits; _

(b) to permit a flexible development response to the local market as well as the
regional visitor market, and to allow for the development of a variety of land uses and public
activities to meet the needs and requirements of visitors, residents and workers:

() to provide a density of development which will be compatible with uses adjacent
to the Beach Commercial Area;

(d) to encourage design which produces a desirable relationship between the
development on this site and adjacent residential and commercial areas;

(e) to ensure conformance with the approved “Beach Commercial Design

Guidelines” regarding facades, public spaces, location of store fronts, architectural variation,

height, rooflines, and landscaping; and

® to allow change of use of existing buildings on the site that comply with the

following permit requirements.

24.10.625.2 APPLICABILITY.

The RTC/PER overlay zone shall be applied to all the parcels that comprise the Main
Beach Parking lot, which is bounded by Beach Street, Riverside Ave. Second and CIiff Streets

and shall be subject to a community based planning process that is carried out to review the
proposed uses, densities and design of proposed development within the Overlay district through
a Planned Development process subject to the criteria and standards established by the
Performance Overlay Zone. This process should take into account the proposed development’s
potential to meet the City’s adopted economic development goals as well as neighborhood

STC-MAJ-1-01 (B)

: Exhibit 7
P:\packets\CCpkt2000109-19-00-Special Meeting\BSOLA Implementation Ord.doc pg.)‘kaf’aém




ORDINANCE NO.

conservation goals for the area; its compliance with Local Coastal Zone policy and adopted
design guidelines, and identify the benefits of the proposed project.

24.10.625.3 USE PERMIT REQUIREMENT.

1. The following uses are permitted subject to an Administrative Use Permit, a
Design Permit and other requirements of the Municipal Code. The goal is to provide a
continuity of activity and interest which will integrate existing commercial uses along Beach
Street and the Boardwalk more fully. (Numerical references at the end of these categories reflect
the general use classifications listed in the city’s land use codes.)

a. Retail uses, including stores. shops, specialty shops, and neighborhood

convenience retail, excluding department stores or discount malls up to a total of 125,000 square

feet for the district, (230,250.290)

b. Eating establishments, not including drive-up or drive-in services, subject to
alcohol regulations in Part 12 of Chapter 24. (280)

c. Off-site parking with fewer than five spaces (930).

d. Food and beverage stores (except liquor stores) (240).

e. Acting/art/music/dance/photography studios/schools (610) if such establishments
are in compliance with the design guidelines and active people-orient uses are located adjacent to
the street. ‘ ;

f. Administrative offices ancillary to a permitted use, if:
+_offices in new structures are screened on street frontage by retail/recreational,

and/or active people-oriented uses of at least 25 feet in depth. or
«_offices in existing structures do not create a significant break in pedestrian
activity and storefront continuity along the street, and are landscaped according
to the Design Guidelines.
£ Indoor recreational uses and sports and health clubs, provided that the storefront
adjacent to the street is designed in compliance with the guidelines, and active people oriented
uses are located adjacent to the street. (720)
h. Temporary structures and uses.
2. The following uses are subject to approval of a Special Use Permit, a Design
Permit and other requirements of the Municipal Code:

a. Public performance space, art galleries and/or museums which are open to the
public, (600,610) .

b. Lodging, hotel development provided it incorporates specialty boutiques and/or
restaurant(s) on the ground floor, and does not create a significant break in pedestrian activity

and storefront continuity along the street, (300),

c. Off-site public/private parking facilities, five or more spaces (930), so long as the
total width of access to the facility is not more than 50 feet in width on any one street frontage,
provided the parking is visually screened and separated from the street, and that access is
designed in a manner not to disrupt retail continuity along Beach Street,

d. Residential development, located above the first floor of commercial uses. not to
exceed 30 dwelling units/acre, if it includes a mixture of unit types (e.g. variety of unit sizes) and
if 15% of the total number of units are affordable in accordance with Chapter 24.16 of the zoning
regulations. |

e. Theater and cinemas; exhibit space and libraries, auditoriums and conference
space, providing significant pedestrian activity and storefront continuity is provided along the

streets, (5502,570b.570¢.600.620)
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{. Live performing arts theaters or nightclubs, establishments providing
entertainment or permitting dancing and establishments serving alcoholic beverages provided
that the storefront is designed in compliance with design guidelines and to include active people-

oriented activities of visual interest to the pedestrian and subject to acoustical studies indicating
that such uses can achieve the City’s existing noise standards. (630)

24.10.625.4 _USE DETERMINATION.
Anv other use or service establishment determined by the zoning administrator to be of

the same general character as the foregoing uses, and which will not impair the present or
potential use of adjacent properties, may be permitted. A use permit shall be required and
processed pursuant to Part 1, Chapter 24.08, Use Permits, of this title. Ord. 85-05 § 1 (part),

1985).

24.10.625.5 DISTRICT REGULATIONS.

These regulations apply to all development within the RTC/PER overlay district.

1. General.

a. Maximum allowable development of uses other than structured parking within the
RTC/PER Overlay District may not exceed 125.000 square feet.

b. Maximum lot coverage by building development, exclusive of facilities meeting
parking requirements, may not exceed 50% of lot area.

C. Minimum Public Use and/or Open Performance Space (percent of lot area): not

less than 10% of the gross site area. Publicly accessible space in courtvards and plazas may be
included in this calculation.

2. Other Requirements/Standards.
a. Height:

a.l Maximum Building Height: Not to exceed 36 feet, unless twenty-five percent
(25%) of the net lot area is dedicated public use and/or public performance space, then the
maximum building height may not exceed 48 feet. Uninhabitable mechanical penthouses shall -
be limited to 10% of the roof area and will be permitted an additional 10 foot height allowance,
provided that they are set back from the face of the building by a minimum of 15 feet so as not
to be visible by pedestrians.
+ Architectural elements such as bell towers, spires, turrets, cupolas, chimneys,
dormers, flag poles, etc. are limited to 15% of the roof area and may extend 10
feet above the height limitation, subject to Design Permit review.
¢ Development eligible for additional height must step back a minimum of 15
feet from the face of the base height of 36 feet except for architectural
elements at the street intersections, so as to maintain the visual impression of a
three story facade on the street.
a.2 ___Minimum Building Height: Not less than two stories, of which the first floor
retail, restaurant and entertainment uses must have a minimum floor to floor height of 15 feet.
b. Design: All development must be in compliance with adopted Design Guidelines.

Regulations which may be applicable to site design in this zone are set forth in General Site
Design Standards Part 2, Chapter 24.12. and the Design Guidelines of the Beach and South of

Laurel Comprehensive Area Plan.
(Ord. 99-04 § 6, 1999: Ord. 88-41 § 6, 1988; Ord. 88-24 § 8, 1988: Ord. 85-05 § 1 (part), 1985).
b.l. _ The design of all new structures shall be based upon “Spanish Colonial Revival”

£
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architecture as well as Mission Revival and Mediterranean architecture as described in the

Desien Guidelines. “Fantasy Victorian” is encouraged for recreational and entertainment

development. ' .
b.2.  Buildings shall be designed with stucco walls, courtvards, arches, towers

balconies, wood doors and windows, or appropriate materials that emulate the scale, proportions

and look of wood, decorative iron and tile details or other features typical of Spanish Colonial

Revival style. : .
b.3  Building forms shall suggest thick masonry reminiscent of Spanish Colonial

Revival architecture and incorporate features such as recessed doors and windows.

b.4.  Building walls shall be stucco and colored white, off-white or very light value,
warm-toned hues. Multiple color combinations may be used provided they are subtle and consist

of a limited number of colors. Variations in shade or tone can be used to articulate architectural
features. :
b.5 ___ Roofs shall be hipped terra cotta tile roofs or flat roofs completely surrounded by
a parapet. This parapet shall incorporate curvilinear decorative shapes and moldings.

b.6.  Flat roofed buildings shall incorporate porches, window overhangs, trellises, wall
and opening articulation or other features to avoid a bare box appearance.

C. Siting:

c.l Development shall be designed to create plazas and pedestrian spaces featuring
amenities such as shade, benches, outdoor dining, fountains, gardens and performance spaces.

c.2  All store fronts, theater entries. hotel lobbies shall be located along streets, plazas,
courtyards, or sidewalks in order to create visual interest to the pedestrian.

c.3 Building facades shall be articulated with wall offsets, recesses, openings,
ormamentation, and appropriate colors and materials to add texture and detail to the streetscape.

d Accessibility; : .
d.l All retail uses must be directly accessible from a sidewalk, plaza, courtyard or
other public open spaces. -
d.2 __ Access must be aesthetically integrated within the development.
€. Setbacks: Development on this site should be designed to encourage and support
activities which unify both sides of Beach Street, integrating the Boardwalk/Casino with the

Main Beach lot development. Development shall be required to build to the property lines
adjacent to Beach Street and Riverside Avenue. Significant planter boxes and other narrowscape

concepts should be used to soften this edge but provide active pedestrian access.

e.l On Beach Street and Riverside Avenue front line setbacks, not to exceed 15 feet
in depth, may be permitted if it is designed to incorporate active outdoor uses. such as outdoor
dining or public seating and/or landscaping.

e.2 A 15 foot landscaping setback/buffer is required on Second Street.

(K] A 10 foot landscaping setback/buffer is required along CIiff Street.

f. Parking:

fl On Beach Street, Cliff and Riverside Avenue, surface or structured parking may
be constructed if the parking is visually screened and separated from the street by commercial
development of at least 50 feet in depth.

f2 On Second Street, surface or structured parking may be constructed if the parking

is visually screened and separated from the street by a 15 foot landscape buffer in conjunction
with, or in place of, commercial development.
£3 Parking structure exteriors shall maintain the same high-quality architectural

design and construction standards as all other commercial buildings.
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¢ The large scale and mass of parking structures shall be alleviated through wall
offsets, pilasters, arched opening and other distinctive design elements.

¢ Decorative elements such as comices, balustrades, finish materials, colors and
lighting shall be used to add interest and integrate the structures within the
design character of the area.

f.4 Parking shall not be the dominant visual element of the site. Existing and/or
expanded surface parking which is visible from the street or other areas exposed to public view
must be screened and softened by landscaping, low screen wall, or a combination of these
elements.

f.5 At least 15% of the surface area of surface parking lots must be planted with trees
to reduce heat and glare and to provide visual relief from broad expanses of paving. Shade trees
shall be planted around the perimeter and within the lot.

g Landscaping:

g.l Interior courtvards and passages are encouraged and shall be planted with
colorful, perennial and annual plant species. A combination of trees, shrubs and groundcovers
shall be used to frame, soften and embellish the quality of the development, to screen undesirable
views and to define development boundaries. All landscaping shall be maintained in an
attractive condition.

g2 Permanent containers for flowering plants, such as window boxes and planters,
are encouraged for use in limited space areas, at entries and in courtyards and plazas, and alon
the frontages of Beach Street and Riverside Avenue.

h. Transit: All development proposals within the Performance Overlay Zone shall;

¢ discourage employee automotive use by instituting one or more of the
following: carpooling requirements; transit subsidies; employee shuttle service:
and

+ provide a contribution and/or cost-sharing for shuttle and/or parking such as on
the Depot site.

Within the requirements above, certain exceptions may be considered as part of the
design review process in order to encourage quality development and the provision of public
facilities and amenities only if all relevant permit findings can be made.

3. All new development adjacent to a “CON — Neighborhood Conservation District”
overlay zone shall comply with Section 24.10.4060 standards for new construction on sites
abutting overlay district boundaries, to ensure compatibility with the established district.

24.10.625.6 PROCEDURE.

It is the intent of the RTC/PER overlay to encourage comprehensive master planning,
following either the Planned Development or Area Plan process outlined in the City Zoning
ordinance. For this reason, all new development in the RTC/PER overlay shall require a pre-
application review by City staff prior to submittal of a formal application. The intent is to review

proposed plans at the conceptual stage, thereby enabling City staff to provide feedback on
recommended site design elements, compatibility with other existing and planned uses within the
RTC/PER overlay, and to identify other land use issues which may arise. Following the

preapplication process the applicant shall submit for either an Area Plan or a Planned
Development subject to the design criteria listed in the RTC/PER overlay zone, to achieve the

desire to accommodate a community based planning process identified in the Beach and South of

Laurel Comprehensive Area Plan.
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24.10.625.7 _FINDINGS REQUIRED.

In addition to required Use and Design Permit findings any development permit, must
also meet the following findings. The application:

1. Can be coordinated with existing and proposed development of the surrounding
areas, and, if appropriate, particularly addressing the issue of transition to the adjacent RTD, and

RTE neighborhoods.
2. Provides an amenity level of the development, the quality of architecture, and the

landscaping required by the above standards .

Section 9. Chapter 24.10, Part 7 of the Santa Cruz Mumclpal Code is hereby
amended to add a new Section, Part 7B.1, as follows:

Part 7B.1: R-T (BYPER - MOTEL RESIDENTIAL PERFORMANCE OVERLAY

24.10.617.1 PURPOSE.
The purpose of the Motel Residential Performance Overlay district is to establish and
control uses to ensure development which protects neighborhood integrity while supporting

appropriate uses. The goal of the RTB/PER District is to limit the future development of hotel or
motel rooms in the district, but to allow ancillary hotel support facilities as well as additional

residential development.

24.10.617.2 USE PERMIT REQUIREMENT.

The overlay district allows all of the uses identified in the underlying RTB zone with the
exception that new motel or hotel rooms will not be allowed. )

The following uses are allowed in the overlay district subject to a Special Use Permit and

a Design Permit, in compliance with the Design Guidelines of the Beach and South of Laurel
Comprehensive Area Plan.

a. Indoor and outdoor recreation facilities and other facilities related to existing
hotel or motel facilities.

b. Bed and Breakfast Inns.

24.10.617.3 DISTRICT REGULATIONS.

1. General
Dwelling Unit Type
Provision One- 3 or More Other
Family Duplex Units Uses
‘Detached
a. Maximum Height of Buildings
e Number of Stories A 2 2 3 3
e Principal buildings (feet) 30 30 36 36
e Accessory buildings (feet) 15 15 15 15
b. Minimum lot area (net) (sq. f.) 3,000 3,000 8.000 8.000
¢. Minimum lot area (net) per dwellin
unit (sq. ft.) 5.000 2,500 1,450
d. Minimum lot width (feet) 50 30 65 65
¢. Minimum open space per dwelling 400
unit (sq. ft.) T STC-MAR-04-(B)
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ORDINANCE NO.

2. Setback Requirements.

a. The minimum front yard setback shall be fifteen feet or one foot of setback for
each three feet of height, or portion thereof, of a structure, whichever is greater; except that the
front vard may be reduced to not less than six feet for a portion not to exceed fiftv percent of the
building frontage, providing that a total of ten square feet of front vard is provided for each lineal
foot of total lot frontage. Such reduction of front yard depth shall not be permitted on a corner

lot, within twelve feet of any side street lot line.
b. The minimum rear setback shall be ten feet, or one foot of setback for each three

feet of height, or portion thereof, of a structure, whichever is greater.

c. The minimum side yard setback shall be five feet for the first story and one foot
of setback for each three feet of height, or portion thereof, of structure, whichever is greater, for
the second story and above.

d. There shall be no side yard required for townhouses on interior lots except there
shall be a minimum side vard setback at the interior end of a townhouse group of five feet or one
foot of setback for each three feet of height, or portion thereof, of a structure, whichever is
greater.

€. The minimum exterior side vard setback shall be eight feet, or one foot of setback
for each three feet of height, or portion thereof, of a structure, whichever is greater.

f The Minimum Distance Between Buildings on the Same Lot. Between main

buildings, including accessory dwelling units, shall be ten feet, or one foot of setback for each

two feet of height of the tallest building, or portion thereof, whichever is greater; between main

buildings and one-story accessory buildings, six feet; between accessory buildings, six feet.

g For any attached or detached garage or carport fronting on a front or exterior side

property line, the setback shall be twenty feet from said property line.

3. Other Requirements. Other regulations which may be applicable to site design in
this zone are set forth in General Site Design Standards, Part 2, Chapter 24.12. and the design

guidelines of the Beach and South of Laurel Comprehensive Area Plan. In addition,
development on sites located within the district which fronts on West Cliff Drive shall conform
to design standards governing development on West CIiff.

4. Siting

a. Development shall be designed to create plazas and pedestrian spaces featuring
amenities such as shade, benches, outdoor dining, fountains, gardens and performance spaces.

b. Building facades shall be articulated with wall offsets, recesses openings

ornamentation, and appropriate colors and materials to add texture and detail to the streetscape.

c. Any third story element of residential or support development shall be stepped

back from the two story element by at least 15 feet, from the property lines at the streets.

d. Buildings design shall be encouraged to include significant bmldmg modulation
and roof form articulation as specified within the design guidelines.

€. All required front setback areas shall be landscaped in accordance with the
standards or the design guidelines. ; ‘
5. All new development adjacent to a “CON — Neighborhood Conservation District”

overlay zone shall comply with Section 24.10.4060 standards for new construction on sites
abutting overlay district boundaries, to ensure compatibility with the established district.
(Ord. 88-41 § 3, 1988; Ord. 88-24 § 6, 1988: Ord. 85-05 § 1 (part), 1985).

i

STC-MAJ-1-01 (B)
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ORDINANCE NO. v

Section 10. Chapter 24.10, Part 24(A) of the Santa Cruz Municipal Code is hereby
amended as follows: , , .

Part 24(A): CBD SUBDISTRICT E - LOWER PACIFIC AVENUE

24.10.2360 __PURPOSE.

The purpose of the Lower Pacific Avenue Subdistrict Zone is to enéourage the

development/redevelopment of the Lower Pacific corridor between Laurel and Front Streets as
an important linkage between the Downtown and the Beach. Its intent is to extend the

commercial and mixed use developments of the Downtown along Lower Pacific Avenue in a
manner that is compatible with and linked to the regioﬁal tourist serving uses of the Beach,

24.10.2361 PRINCIPAL PERMITTED USES.

1. The following uses are allowed outright in the Lower Pacific Avenue Subdistrict,
subject to a Design Permit and other requirements of the Municipal Code. (Numerical references
at the end of these categories reflect the general use classifications listed in the city’s Land Use
Codes. Further refinement of uses within these categories can be found in the Land Use Codes,
but they are not intended to be an exhaustive list of potential uses.)

a. Acting/art/music/dance school and studios (610);

b. Apparel and accessory stores (250);

c. Eating and drinking establishments (excepts bars, fast food), subject to alcohol
regulations in Part 12 of Chapter 24.12.(280);

d. Educational facilities (public/private) (510);

g e. Food and beverage stores (except liquor and convenience stores) (240); .
k- f. General retail merchandise (drug and department stores) (230); not exceeding

16,000 square feet per individual store;
4-g. Home furnishing stores (270);

Fh Lodgmg (300),

ki Multxfamﬁy residential umts or mxxed use pfejee%s resxdentxal and commermal
developments when multiple family units are located above the first floor of commercial uses,
subject to the minimum land area (net) per dwelling unit of the R-M District (840);

#-]. Museums and art galleries (600);

p-k. Repaxr aiteratxons and xnamtenance services for househoid items (except boat
repair) (340);

1.  Small community care residential facilities;

r=m. Small preschool/childcare (12 or fewer) (510A);

s=n. Specialty retail supply stores (290);

0. Theaters (620);

#-p. Video rental (360B), (Ord. 96-06 § 2 (part),1996).

| ' o
STC-MAJ-1-01 (B)
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ORDINANCE NO.

24.10.2365 ACCESSORY USES.
Other uses and buildings customarily appurtenant to a permitted use, subject to the
provisions of Section 24.12.140, Accessory Buildings and Section 24.10.730. (Ord. 96-06 § 2

(part),1996).

24.10.2370 USE PERMIT REQUIREMENT.

1. The following uses are subject to approval of an Administrative Use Permit in the
Lower Pacific Avenue Subdistrict and possibly other requirements of the Municipal Code.
(Numerical references at the end of these categories reflect the general use classifications listed
in the city’s Land Use Codes. Further refinement of uses within these categories can be found in
the Land Use Codes, but they are not intended to be an-exhaustive list of potential uses.)

a. Auto supply stores (260C);

b. Bakery, micro-brewery (subject to alcohol regulations in Part 12 of Chapter
24.12), handicrafts or similar light manufacturing and assembly uses associated with retail sales,
if floor area is less than 7,000 s¢—ft square feet and retail sale or service area occupies at least
30% of the floor area:

C. Brew pubs, subject to alcohol regulations in part 12 of Chapter 24.12;

d Churches (500);

e Communication and information services (550);

f. Community organizations, associations, clubs, and meeting halls (570);

g Developed parks (710);

h. Fast-food restaurants or drive-in eating facilities subject to performance standards

in Section 24.14.290 and subject to alcohol regulations in Part 12 of Chapter 24.12 and Section
24.14.290 (280H);

I Foster family homes;

j. Government and public agencies (530);

k. Off-site public/private parking facilities (930);

1 Recychng collection facilities;

f# m. Sponzs recreation and entertainment facﬂmes subject to alcohol regulations in
Part 12 of Chapter 24.12 (720);

e-n. Temporary structures and uses;

p-o0. Utilities and resources (540);

¢ p. Veterinarians (410A).

q. Financial, insurance, real estate offices (420);

r Financial services (320);
s. Medical/health offices (except veterinarians and ambulance services)(410);

t. Professional offices (400);

u Professional/personal services (except contractors yards and mortuaries)(310).

2. The following uses are subject to approval of a Special Use Permit and Design
Permit in the Lower Pacific Avenue Subdistrict and possibly other requirements of the Municipal
Code. (Numerical references at the end of these categories reflect the general use classifications
listed in the city’s Land Use Codes. Further refinement of uses within these categories can be
found in the Land Use Codes, but they are not intended to be an exhaustive list of potential uses.)

a. Bar and cocktail lounges, subject to alcohol regulations in Part 12 of Chapter
24.12 (280C);

eb. Community care facilities;

STC-MAJ-1-01 (B)
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ORDINANCE NO.

dc. Community care residential facilities;

ed. Contractor/building (310E);

fe.  Convenience/liquor stores, subject to alcohol regulations of Part 12 of Chapter
24.12 (240B);

gf  Night clubs (amplified live entertainment), subject to alcohol regulations of Part
12 of Chapter 24.12 (630);

kg Single-room occupancy (SRO) heusingsixteen-units-er-meore (860):;
h. General retail merchandise (drug and department stores) exceeding 16,000 square

feet (230).
(Ord. 96-06 § 2 (part), 1996)

24.10.2375 USE DETERMINATION.

Any other use or service establishment determined by the Zoning Administrator to be of
the same general character as the established uses and which will not impair the present or
potential use of adjacent properties may be permitted. An Administrative Use Permit will be
required.

{Ord. 96-06 § 2 (part), 1996).

24.10.2380 LOWER PACIFIC AVENUE SUBDISTRICT REGULATIONS.

1. Height and Stepback Requirements. The maximum height of development
throughout this subarea shall be thirty-five 35 feet or three stories with a minimum height of two
stories for buildings along Pacific Avenue. Provision for sloping roofs and mechanical
penthouses will be allowed to a maximum height of ferty 40 feet, provided that penthouses are
stepped back at least twenty 20 feet out of sight from pedestrian view. The second story shall be
at least 50% of the first floor and shall be located toward the street frontage.

2. Build to Lines and Setbacks. New development along Pacific Avenue shall be set
back from the property line to create a side-walk depth of at least twelve 12 feet. New
development along Front Street shall be set back from the property line to create a sidewalk
depth of at least ten 10 feet. Additional setbacks are permitted to provide landscaped or paved
extensions of the side-walk area, gardens, out-door seating, or cafes. No sideyard setbacks are
required. Building design at the corners of Pacific Avenue and Front Street should include strong
architectural elements (such as a tower) at the corners to emphasize the entrance to Pacific
Avenue.

3. Parking. Parking requirements set forth in Part 3 of Chapter 24.12 of the Zoning
Ordinance shall apply, with the exception noted in subsection *“c” below.

a. Surface parking lots within the South of Laurel subarea shall be well landscaped,
and parking shall be visibly screened from the public sidewalk with low walls, planters, or
hedges, and shall comply with other landscaping requirements of the zoning regulations.

b. Surface parking should be located to the rear of buildings or facing eeHestor side
streets. Driveways should be consolidated as much as possible, and cooperative easements
should be formed to allow parking access at the rear of buildings.

C. Parking Waiver Provision. Undeveloped lots, 40 feet in width or less located
along Lower Pacific Avenue, may meet established parking requirements off-site, based on
specific building permit review and approval, identification of receiving parking resource, and
payment of a yearly parking deficiency fee. The fee structure may reflect the deficiency fees
established for the adjacent CBD.

4, All new development adjacent to a “CON — Neighborhood Conservation District”

overlay zone shall comply with Section 24.10.4060 standards for new construction on sites
STC-MAJ-1-01 (B)
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ORDINANCE NO.

abutting overlay district boundaries, to ensure compatibility with the established district.”
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24.10.2385 LOWER PACIFIC AVENUE DESIGN GUIDELINES.

1. Store Front Treatment. The ground-level treatment of buildings and parking
structures within the Lower Pacific Avenue subarea should generally comply with the guidelines
for the Pacific Avenue retail subarea listed on pages 41-45 of the Downtown Recovery Plan, in
terms of: storefront access, transparency, and variation; and the use of ldndscaping, awnings, and
canopies. However, it is recognized that the Lower Pacific Avenue subarea has a more informal
character than Pacific Avenues, and as such, more variation of ground-level treatment is
envisioned and encouraged. The use of porches and terraced gardens as an intermediate space
between the ground floor use and the sidewalk is permitted, as long as the finished floor
elevation of the ground floor use is no more than feur 4 feet above or below the sidewalk level
and accessibility requirements are met.

2. Ground Level Residential. Within the Lower Pacific Avenue subarea, ground
level residential uses are permitted in all areas and floors. Direct access between individual units
and the street is strongly encouraged through the uses of porches and front “stoops.”

3. Upper Level Facade Treatment. The treatment of upper level facades should
generally comply with the guidelines of the Pacific Avenue retail district in terms of building
rhythm, corner treatment, windows, roof treatment, building materials, colors, and planting. In
recognition, however, of the area’s village character, several special conditions are noted:

a. Architectural Elements. The use of architectural elements that promote the

. village character of the street is encouraged. Such elements could include, sloping roofs,
chimneys, bay windows, dormers, recessed loggias, balconies, and porches.

b. Articulations. Facades should be highly articulated and varied; the introduction of
moldings and trims, and changes in horizontal and vertical planes are strongly encouraged to
create visual interest and variation in light and shadow. Residential development should be
highly articulated and expressive of the individual units within the complex.

c. Wood. Building material can be more diverse and residential in character than
those recommended for the Pacific Avenue District. The use of wood as a siding material is
encouraged.

d. Flowers and Planting. The use of significant planters, trellises, and topiary
treatment of buildings is encouraged to further enliven the area and to promote its unique village
qualities. (Ord. 96-06 § 2 (part), 1996). ,

4. Parcels that are undeveloped at the time of the ordinance shall be well maintained;
including landscaping and/or appropriate screening subject to the approval of the Director of

Planning at the street frontages, within six months of adoption of this title.

Section 11. Chapter 24.10, Part 12 of the Santa Cruz Municipal Code is hereby
amended as follows:

PART 12: C-B BEACH COMMERCIAL DISTRICT

STC-MAJ-1-01 (B)
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ORDINANCE NO.

24.10.1100  Purpose.

To provide for commercial uses which are primarily coastal-dependent in nature and
which serve tourists and visitors to the Santa Cruz coastal recreational areas. Also, to provide
commodities and services to residents of such areas. The C-B District shall be applied only in
areas designated in the General Plan and the Local Coastal Program. This section of the Zoning
Ordinance is also part of the Local Coastal Implementation Plan. ’

(Ord. 94-33 § 37, 1994: Ord. 93-21 § 7, 1993: Ord. 85-05 § 1 (part), 1985).

24.10.1110  Principal Permitted Uses.

1. The following uses are allowed outright, subject to other applicable requirements
of the municipal code. (Numerical references at the end of these categories reflect the general use
classifications listed in the city's land use codes. Subcategories of uses within these use
categories can be found in the land use codes, but they are not intended to be an exhaustive list of
potential uses.)

a. Acting/art/music/dance schools and studios (610);

b. Apparel and accessory stores (250);

<. Eating and drinking establishments (except fast-food restaurants), subject to
alcohol regulations in Part 12 of Chapter 24.12 (280);

d. Financial, insurance, real estate offices above first floor (420);

€. Food and beverage stores (except convenience/liquor stores) (240);

f General merchandise (drug and department stores) (230),

g Handicraft shops and workshops;

h. Lodging (300);

i Marine facilities {(560E);

j- Mechanical contrivances for amusement purposes, such as Ferris wheels, and
roller coasters, south and east of Beach Street only; B

k. One or two multiple-family units when located above the first floor with no

additional parking required (830);
Museums and art galleries (600);
m Off-site public/private parking facilities, five or fewer spaces (930);
n Personal/professional services (except contractors yards and mortuaries) (310);
o. Professional offices above first floor (400);
p. Small family davycare facilities, in single-family home or duplex;
p-q. Specialty retail supply stores (290); except thrift stores (290m);
&r.  Sports and recreation facilities, subject to alcohol regulations in Part 12 of
Chapter 24.12 (720);
5.  Theaters (620);
s:t.  Video rental (650).
(Ord. 97-17 § 5, 1997: Ord. 96-39 § 18, 1996: Ord. 95-04 § 6, 1995: Ord. 93-21 § 7, 1993; Ord.
88-26 § 10, 1988: Ord. 85-05 § 1 (part), 1985).

"1
.

24.10.1120  Accessory Uses.

Other uses and buildings customarily appurtenant to a permitted use, subject to the
- provisions of Section 24.12.140, Accessory buildings and Section 24.10.1130.
(Ord. 93-21 § 7, 1993; Ord. 88-60 § 2, 1988: Ord. 85-05 § 1 (part), 1985).

STC-MAJ-1-01 (B)
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24.10.1130  Use Permit Requirement.

1. The following uses require an administrative use permit and are subject to other
applicable requirements of the municipal code. (Numerical references at the end of these
categories reflect the general use classifications listed in the city's land use codes. Subcategories
of uses within these use categories can be found in the land use codes, but they are not intended
to be an exhaustive list of potential uses.)

a. Accessory buildings containing plumbing fixtures subject to the provisions of
Section 24.12.140;

b. Community organizations, associations, clubs and meeting halls (570);

c. Convenience store, subject to alcohol regulations in Part 12 of Chapter 24.12
(240B); .

d. Churches (500);

e. Educational facilities (public/private) (510);

f. Financial services (320);

g. Fish/seafood/wholesale (200F);

h. Government and public agencies (530);

1. Home furnishings (270B);

] Liquor stores, subject to alcohol regulations in Part 12 of Chapter 24.12;

k. Mixed residential and commercial development involving permitted or

administrative uses on the ground floor and from three to nine dwellings above the first floor,
subject to the minimum land area (net) per dwelling unit of the R-M District (830);

L Multifamily, three to nine units, subject to the minimum land area (net) per
dwelling unit of the R-M District (830);

m. Parks and open spaces (700);

n. Repairs, alterations, maintenance services for household items (340);
o. Single-room occupancy (SRO) housing, fifteen units or fewer (860);
Srnall . \dential facilities:

¢p. Temporary structures and uses;

£q.  Thrift stores (290m).

2. The following uses require a special use permit and are subject to other applicable
requirements of the municipal code. (Numerical references at the end of these categories reflect
the general use classifications listed in the city's land use codes. Subcategories of uses within
these use categories can be found in the land use codes, but they are not intended to be an
exhaustive list of potential uses.)

a. Bars/taverns, subject to alcohol regulations in Part 12 of Chapter 24.12;

b. Large family daycare facilities;

b-c.  Fast-food restaurants or drive-in eating facilities subject to performance standards
in Section 24.12.290 and subject to alcohol regulations in Part 12 of Chapter 24.12 (280H);

ed.  Group quarters (850);

éde.  Mixed residential and commercial developments with ten or more dwellings,
either above the first floor or on the same parcel, subject to the minimum land area (net) per
dwelling unit of the R-M District (840);

ef.  Multifamily, ten+ units subject to the minimum land area (net) per dwelling unit
of the R-M District (840); :

£g.  Nightclubs/dance halls (live amplified music), subject to alcohol regulations in
Part 12 of Chapter 24.12 (630); ,

&h.  Off-site public/private parking facilities, five or more spaces (930);

STC-MAJ-1-01 (B)
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ki. Refreshment stands and vehicles, when located on private property, in locations
clearly incidental and adjacent to beach, park, campgrounds, or other major recreational and
tourist facilities or activities; ‘
H. Single-room occupancy housing (SRO), sixteen units or more (860).
(Ord. 97-17 § 6, 1997: Ord. 96-39 § 19, 1996: Ord. 95-04 § 7, 1995: Ord. 93-21 § 7, 1993; Ord.
89-21 § 5, 1989, Ord. 88-60 § 23, 1988; Ord. 88-26 § 11, 1988; Ord. 87-22 § 6, 1987; Ord. 86-12
§ 3, 1986: Ord. 85-05 § 1 (part), 1985).

24.10.1140  Use Determination.

Any other use or service establishment determined by the zoning administrator to be of
the same general character as the foregoing principal permitted uses, and which will not impair
the present or potential use of adjacent properties may be permitted. A use permit shall be
required and processed pursuant to Part 1, Chapter 24.08 of this title.

(Ord. 93-21 § 7, 1993: Ord. 85-05 § 1 (part), 1985).

24.10.1150  District Regulations.

1. General.
Provisions Requirement

a. Height of Building — Maximum
e Commercial and Mixed Use (stories and feet) 3&40
e Accessory 1&20
b. Lot area minimum (net) (square feet)

e Commercial or residential ' 5,000

e Mixed Use 8,000
c. Setbacks 5

e Front yard - 01

e Rear yard 0

Sideyard )

e Interior 0(;)(2)‘ ,

s Exterior e
d. Open (Residential Only) Space Per Unit 100

e Private (sq. ft.)

e Common (sq. ft.) and easily accessible to residential units 150
e. Distance between buildings on same lot 10

o

Except where abutting an R- District, then not less than the minimum yard required for the adjacent yard in the R- District.
2.  Except where special street setback requirements for designated streets apply, then the setback shall not be less than the
minimum setback listed in Section 24.12.115 for affected streets.

2. Additional Setback Requirement. In any C-B District directly across a street or
thoroughfare, but not including a freeway, from an R- District, parking and loading facilities
shall be at least ten feet distant from the property line, and buildings and structures at least
twenty feet from the street; said setback space shall be permanently landscaped.

3. Other Requirements.

a. All uses shall be conducted wholly within a completely enclosed building, except
far parking facilities, or other outdoor uses when appropriately screened and as approved by the .
zoning administrator,

STC-MAJ-1-01 (B)
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@

4. The following regulations are applicable to site design in the CB Zone north of
Beach Street as set forth in General Site Design Standards, Part 2, Chapter 24.12, and the
a. Height:

a.l  Maximum Building Height: Maximum building height shall be 36 feet.
Uninhabitable mechanical penthouses shall be limited to 10% of the roof area and will be

permitted an additional 10 foot height allowance, provided that they are set back from the face of
the building by a_minimum of 20 feet so as not to be visible by pedestrians.
» Architectural elements such as bell towers, spires, turrets, cupolas, chimneys,

dormers, flag poles, etc. are limited to 15% of the roof area and may extend 10
feet above the height limitation, subject to Design Permit review.
a2  Minimum Building Height: Not less than two stories, of which the first floor
retail, restaurant and entertainment uses must have a minimum floor to floor height of 15 feet.

b. Design: All development must be in compliance with adopted Design Guidelines.

Regulations which may be applicable to site design in this zone are set forth in General Site
Design Standards Part 2, Chapter 24.12. and the Design Guidelines of the Beach and South of

Laurel Comprehensive Area Plan.

(Ord. 99-04 § 6, 1999: Ord. 88-41 § 6, 1988: Ord. 88-24 § 8, 1988: Ord. 85-05 § 1 (part), 1985).
b.1 The design of all new structures shall be based upon “Spanish Colonial Revival”

architecture as well as Mission Revival and Mediterranean architecture as described in the

Design Guidelines. “Fantasy Victorian” is encouraged for recreational and entertainment

. development.
b.2  Buildings shall be designed with stucco walls, courtyards, arches, towers,

balconies, wood doors and windows, or appropriate materials that emulate the scale, proportions

and look of wood, decorative iron and tile details or other features typical of Spanish Colonial

Revival style. '
b.3  Building forms shall suggest thick masonry reminiscent of Spanish Colonial

Revival architecture and incorporate features such as recessed doors and windows.

b.4  Building walls shall be stucco and colored white, off-white or very light value,
warm-toned hues. Multiple color combinations may be used provided they are subtle and consist
of a limited number of colors. Variations in shade or tone can be used to articulate architectural
features.

b.5  Roofs shall be hipped terra cotta tile roofs or flat roofs completely surrounded by

a parapet. This parapet shall incorporate curvilinear decorative shapes and moldings.

b.6  Flat roofed buildings shall incorporate porches, window overhangs, trellises, wall
and opening articulation or other features to avoid a bare box appearance.

C. Siting: :

c.l Development shall be designed to create plazas and pedestrian spaces featuring
amenities such as shade, benches, outdoor dining, fountains, gardens and performance spaces.

c.2 All store fronts, theater entries, hotel lobbies shall be located along streets, plazas,

courtyards, or sidewalks in order to create visual interest to the pedestrian.

c.3 Building facades shall be articulated with wall offsets, recesses, openings,

ornamentation, and appropriate colors and materials to add texture and detail to the streetscape.

STC-MAJ-1-01 (B)
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d. Accessibility:
d.1 All retail uses must be directly accessible from a sidewalk, plaza, courtvard or

other public open spaces.

d.2  Access must be aesthetically integrated within the development.

[ Setbacks: Development on this site should be designed to encourage and support
activities which unify both sides of Beach Street. For that reason, development shall be required
to build to the property line adjacent to Beach Street. Significant planter boxes and other
narrowscape concepts should be used to soften this edge but provide active pedestrian access.

£ Parking:

f1l Surface or structured parking may be constructed if the parking is visually
screened and/or separated from the street by commercial development of at least 50 feet in depth.

f2  Parking structure exteriors shall maintain the same high-quality architectural
design and construction standards as all other commercial buildings.

+_The large scale and mass of parking structures shall be alleviated through wall
offsets, pilasters, arched opening and other distinctive design elements.

* Decorative elements such as cornices, balustrades, finish materials, colors and
lighting shall be used to add interest and integrate the structures within the design character of
the area.

£3  Parking shall not be the dominant visual element of the site. Existing and/or

expanded surface parking which is visible from the street or other areas exposed to public view
must be screened and softened by landscaping, low screen wall or a combination of these

elements.

f4 Surface lots must be planted with trees to reduce heat and glare, that include at
least 15% of the surface area to provide visual relief from broad expanses of paving. Shade trees
shall be planted around the perimeter and within the lot.

5 Off-site parking may be permitted within this subdistrict if:
» the city establishes a parking district for the area, the district develops a suitable

parking facility, and the development pays an in-lieu parking fee: or »
 the development identifies and develops a suitable permanent parking facility:

or
+_the development secures and provides evidence of a long-term lease from a
suitable permanent parking facility.
g Landscaping:

.1 Interior courtyards and passages are encouraged and shall be planted with
colorful, perennial and annual plant species. A combination of trees, shrubs and groundcovers
shall be used to frame, soften and embellish the quality of the development, to screen undesirable
views and to define development boundaries. All landscaping shall be maintained in an
attractive condition.

.2 Permanent containers for flowering plants, such as window boxes and planters,
are encouraged for use in limited space areas, at entries and in courtyards and plazas, and along -
the frontages of Beach Street and Riverside Avenue.

h. Transit: All development proposals within the RTC shall:
»_discourage employee automotive use by institilting one or more of the
following: carpooling requirements, transit subsidies, employee shuttle service, and/or

+_provide a contribution and/or cost-sharing for shuttle and/or parking such as on
the Depot site.

STC-MAJ-1-01 (B)
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ORDINANCE NO.

5. All new development adjacent to 2 “CON — Neighborhood Conservation District”
overlay zone shall comply with Section 24.10.4060 standards for new construction on sites
abutting overlay district boundaries, to ensure compatibility with the established district.

24.10.1160 Findings Required.

In addition to required Use and Design Permit findings, any development permit must
also meet the following findings. The proposed project:

1 Can be coordinated with existing and proposed development of the surrounding
areas, and, if appropriate, particularly addressing the issue of transition to the adjacent RTC and

RTE neighborhoods; and
2. Shall provide the amenity level of the development, the quality of architecture,

and the landscaping to meet the requirements listed above.
3. Shall be found to contribute to the overall economic health, vitality and general
mix of uses in the beach area by providing diverse retail and merchandising for the area.

Section 12. Chapter 24.10, Sections 24.10.450(4), 24.10.550(4), and
24.10.1790(3)of the Santa Cruz Municipal Code are hereby amended as follows:

Chapter 24.10 Zoning District regulations for districts adjacent to the new “CON- ‘
Neighborhood Conservation” zones shall be amended to acknowledge the need to comply with
the “CON” district standards for projects within 30 feet of that zone, by inserting the following
text at the end of the “DISTRICT REGULATIONS.” Section for all Districts described above
and for Part 5: “Section 24.10.450(4) — RL-Multiple Residence Low Density,” Part 6: “Section
24.10.550(4) — RM-Multiple Residence Medium Density,” and Part 18b: “Section 24.10.1790(3)
— PF-Public Facility.”

“All new development adjacent to a “CON — Neighborhood Conservation
District” overlay zone shall comply with Section 24.10.4060 standards for new
construction on sites abutting overlay district boundaries, to ensure compatibility
with the established district.”

Section 12. The official Zoning Map of the Santa Cruz Municipal Code is hereby amended as
shown on Attachments 1 and 2:

Section 13. This ordinance shall be in force and take effect thirty (30) days after its final
adoption.

STC-MAJ-1-01 (B)
Exhibit 7

Prpackets\CCpkt2000\09-19-00-Special Meeting\BSOLA Implementation Ord.doc ng)LgOfP&Oéﬁ-ufﬁ




- AW
B/SOLA n.

ZONING SUMMARY

character
threatened by
large
development
—-up to 55
DU/A.

require guidelines

. need valid occupancy

permit to sell

requires demolition
control

City 1* right in tax sale

RESIDENTIAL ZONING =
-
A
Zone Goal - roposed Standards - | Policy Issues” ~ . 2% e
e Incentives . ccoov|s o o oo o =g O
RTD: Beach Conserve o allows up to 55 DU/A e require consistency with No commercial uses allowed 3“-5. —
Residential - neighborhood: to | e no landscaping required Conservation Overlay e Restrict building envelope iy o
Beach Flats ensure that new ¢ no bldg. articulation required |  requirements s Require design and scale
Conservation development is * reduce to compatible comformance to standards
Neighborhood compatible with density - 27 DU/A s Need occupancy permit to sell to
[REVISED] existing ¢ require design permit ensure health and safety
nelghborhoqd; ¢ Dbldg height setbacks standards of housing stock.
Issues reduce density; e require landscaping '
eNeed to preserve | limit large new * require parking and siting
small scale development; standards

RT :Beaéh

Issues

eDeteriorated
housing stock

eNeed for new
units

Encourage
construction of
new affordable &
market rate
housing

Cﬁ(h%ﬁ&

W i A
Replace RTD which a

S1C- MAx4

IR EIRE SRR
Hlows up to
55 DU/A

- no landscaping required

- no bldg. articulation required

4Rt

of 30-36 DU/A

Establish 36’ height

1 pking space/unit — may
be off-site

require design
compliance

require bldg. articulation
require landscaping

Reduce density to range

Incentives provided:

- 30-36 DU/A

- allows off-site parking to be

provided within 500 feet.

» existing parking — required to
phase in landscaping
flexible side yard setbacks
landscaping required
blding articulation
blding style — Sp. Colonial

P:(P 1ad\NT Data\BSOLA COASTAL\Description #2 of Zone District Amendments.doc
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B/SOLA Plan

- need to preserve
character &
unigqueness

- deteriorated
housing stock

-Need to ensure
compatible
development on
boundaries of

Codkitred
{uvulfe/

S1C. maS- 10l
( Parth)

pking within or behind
bldg.

3-+units pking land-
scaping plan reqd.
housing condition status
report within 24 months
becomes targeted
neighborhd of City’s
housing stock improve-
ment programs
regulations for new

program

occupancy permit required to

sell or transfer property

ZONING SUMMARY ?_«
RESIDENTIAL ZONING (continued) <
22
| Goal ... | ~Proposed Standards | - ' .. PolicyIssues . (3
ﬁﬂm\ e Sl & Incentives: - e e e
" CON: Conserva- | Conserve: e no conservation standards - require compatibility inventory of all boarded o
tion Neighbor- neighborhood: only standards of underlying with existing structures up/vacant housing in 24 months
hood Parking -encourage zones require buffering notice to owners to comply
Overlay multifamily rehab; between uses city rt. to purchase tax
[NEW ZONE] - restrict all residential uses of delinquent sales
commercial, underlying zone no demolition permit without
Issues - promote permitted assessment by Planning Dept.
maintenance of frt yd setbk needs to be eligible for City’s 1% time
-Neighborhoods\ | existing residential compatible homebuyer/homeownership
at risk & homeownership

res:u}elx)ltx;ﬂ d construction on sites
NEIBAbOFIoo within 30° abutting

overlay district
PAPlad\  ata\BSOLA COASTALDescription #2 of Zone District Amendments.doc
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?‘.B/S DLA I’:.

ZONING SUMMARY
RESIDENTIAL ZONING (continued)

Zone

T Goal

JIncentives '

osed Standards | -

“Policy Issues -~

TC-MAJ-1-01 (B)

-maximum height
=55

RTA: Beach Hill | Existing goal “high | « allows up to 55 DU/A General Plan states area reduced density to be consisterfl 4
High (Medium) density ¢ allows special density bonus should be medium with General Plan.
Density residential™: e some inappropriate uses density = 30 DU/A: Reduced building height i
[REVISED] promote « single family & duplex units: recommend reduction to Deleted inappropriate uses sucﬂ’
neighborhood up to 35" height medium density as family animal farms.
Issues characteristics. o 3+ unils: up to 55° height delete density bonus Require conformance with
-high density ' provision Design Guidelines
incompatible with | Proposed goal: delete inappropriate uses :
existing residentl. | medium density require conformance with
| -due to density, residential: design guidelines &
| pressure for “tear | promote unique historic requirements
downs” to replace | neighborhood reduced permitted height
with larger characteristics to 36°, with flexibility for
structure Victorians & their
-mszx’lmum height architectural elements
RTB: Beach Hill | Existing goal: s allows up to 55 DU/A General Plan: medium reduced density to be consistent
Motel-Residential | compatible mix of | & allows special density bonus density = 30 DU/A: with General Plan
[REVISED] motel and “high” |« allows permanent & transient recommend reduction to reduced building height
Issues - density residential uses in motel, hotel medium density. require conformance with design
-Need to ensure uses. e some inappropriate uses delete inconsistent guidelines
campanhﬂxty o 1-2 units: up to 35° helght definitions for motel, require annual licensing renewal
between resid. & | Proposed goal: e 3+ units: up to 55° height hotel and b&bs - for all lodging to health/safety &
motel uses. d protect medium delete inappropriate uses fire code compliance
~20NINg t00 Aense | density residential require conformance with
up to 55 DU/A . .y
allows df:SLgI} gmdc}mes &
permanent uses - historic reqmr.cmcnts‘
reduced permitted height
motel/hotel -

to 36’

PAPlad\NT Data\BSOLA COASTAL\Description #2 of Zone District Amendments.doc
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B/SOLA Plan

bend for Regional
Visitor Serving &
Sycamore
housing site for
High Density
residential

- B/SOLA states
need high density
housing in South
of Laurel — not at

Sycamore but at
Riverbend

place adjacent to
River to increase
residential rental/
ownership supply

- 55 DU/A

increase height of 3+
units from 44 to 48’
require use permit and
design permit

require design guidelines

ZONING SUMMARY _
RESIDENTIAL ZONING (continued) o
Y
)
Zone Goal roposed Standards ' Policy Issues <L, -.;
‘ : N e “&Incentives - P N =8
RH/MU: High Ex1stmg Goal to Existing zoning, RM/MU o eliminate country clubs, preserves General Plan desne K
Density promote housing at | ¢ allows 20 - 30 DU/A golf courses, riding, and create “high” density residentiff {
Residential/ density of 20.1t0 | e 3+ units; up to 35’ height swimming and tennis in SOLA — but removes it from
Mixed Use 30 DU/A e allows commercial uses clubs. low scale neighborhoods
Commercial e Delete duplexes & encourages creation of live/work
[REZONE From | Proposed Goal: to smaller units ~ environment in SOLA
| RM/MU] remove high e Maintain commercial
density from uses to encourage
Issues borders of SOLA live/work
- General Plan conservation o Add market rate housing
designates River- | neighborhoods & to encourage live/work

P:APladV

54 »
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ZONING SUMMARY
COMMERCIAL ZONING

Zone

‘Yo‘uﬁ”wi’aéé

> Goal .
’i¢>€ T

——

-
%

posed Standards .
& Incentives

 Policy Issues

RTC: Beach
Commercial
[REVISED]

Issues
- no development
standards/design
controls for
principal Regional
Visitor serving uses

Existing Goal:
regional & tourist
commercial use
mixed with
residential

Proposed Goal:
establish standards
to ensure
harmonious balance

»

no design standards

no bldg articulation or
architectural style required

no landscaping

no allowance of public
performance space, art galleries
and/or museums

no requirement for public
spaces _

allows visible surface parking
allowable height 36’: PD =45’

require conformance with design
guidelines

_require bldg. articulation and

architectural controls

permit performance space/art
galleries, etc.

require public spaces & plazas
require landscaping for all surface
parking

require landscaping for all
development

maintain existing height with
exception of strictly limited
architectural elements

stringent development

controls

findings required
encourages creation of pub
spaces & requires
landscaping

encourages quality
architecture

pg.{ of 84

B

RTC/PER: Beach

Existing Goal: to

no design standards

require public process

detailed design and use

Commercial encourage regional no blg articulation or encourages street level retail, controls
Performance serving uses architectural style required restaurant, enter-tainment, arts, retail required on 1* floor at
Overlay: Main no landscaping museum street frontages
Beach Lot Proposed Goal: to no allowance of public creates pedestrian environment minimum bldg height 2
[NEW] reduce density & to performance space, art galleries allows 2™ floor residential stories

Issues provide standards and/or museums development require transit/carpooling
-need to ensure which protect no requirement for public makes distinction between &/or contribution to
compatible neighborhood spaces character of surrounding streets & shuttle/depot.
development on integrity & allows visible surface parking allowable uses
Main Beach Lot | appropriate allowable height 36: PD = 45 allows 125,000 sf development
-need fo control | economic allows up to 400,000 sf maintain existing height with
density & bulk development development exception of strictly limited

architectural elements

P:Plad\NT Data\BSOLA COASTAL\Description #2 of Zone District Amendments.doc Page 7 of 9
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B/SOLA Plan
- ZONING SUMMARY
COMMERCIAL ZONING (continued)
Zone “Goal roposed Standards - Policy Issues -
e & Incentives Bt e o
RTB/PER : West | Existing Goal: to encourage motel/hotel & Not allow hotel/rooms Encourages residential
Cliff Overlook encourage mix of residential rooms development,
Performance motel/hotel and allows up to 55 DU/A Reduce residential limits commercial development
Zone “high” density allows special density bonus density to 30 DU/A Requires development/design
[NEW] residential uses. allows permanent & transient Allows hotel support standards
uses in motel, hotel facilities, i.e. recreational Restricts density & scale
Proposed Goal: to some inappropriate uses facilities
Issues limit future 1-2 units: up to 35 height New design and siting
hotel/motel rooms 3+ units: up to 55" height requirements
-Need to ensure | but allows residen- Reduces height to 36
compatible tial & hotel support Require public spaces
development facilities. Reduce and landscaping
TNecd o reduce | to r'nedu‘lm density Require bldg. articulation
impact of residential

commercial uses - |

on residential
West Cliff area

Step back 3" story by 15

P:\_r}’lad\?‘ ‘ Vuta\BSOLA COASTAL\Description #2 of Zone District Amendments.doc
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B/SOLA u. . :

ZONING SUMMARY
COMMERCIAL ZONING (continued) ‘

MAJ-1-01 (B)

bit 3
pg.f]of&l

~ Zone o :,,Goal -~ Policy Issues -

CBD/E: Lower Existing goal:to permit retail, office and . encdurage cohtinuation ﬁif

Pacific Avenue | continue CBD residential up to 30DU/A and auto uses retail/pedestrian environment

[REVISED] down Pacificata |e use permit for auto supply s encourage live/work from CBD to Beach
smaller scale stores, recycling facilities, environment ¢ restrict surface parking lots and

Issues , e setbacks for sidewalks-no | e continue stringent design permit off-site parking for small

Proposed goal: to side yard setbacks standards lots

- small, narrow implement goal o on-site parking required e permit flexibility in e require stringent design

lots cannot above angi tocreate | o design guidelines like CBD location of off-site standards compatible with

develop an attractive o permit grd level residential parking downtown on a smaller scale
pedestrian :

.| - need to continue | environment &
pedestrian linkage between

streetscape & CBD & Beach
restrict surface

parking lots

PAPIad\NT Data\BSOLA COASTAL\Description #2 of Zone District Amendments.doc ; ' Page 9 of 0
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Zone Goal Existing Standards Proposed Standards & Policy Issues
Incentives
CB: Beach Commercial | Goal: to provide no design standards prohibit ferris wheels encourages
opportunity for primarily no building and roller coasters development
Issues: to ensure coastal-dependent and articulation or north and west of standards and design
compatible development | tourist serving uses, architectural style Beach Street controls
and provide while maintaining required require conformance findings required
development standards | compatibility with the no landscaping w/ design guidelines encourages creation
on a design control adjacent neighborhoods. requirements require building of public spaces and
similar to the rest of the no requirerdent for articulation and requires landscaping

B/SOLA area, north of
Beach Street

public spaces
permits visible
surface parking
allows heights to 45°
w/ PD

allows ferris wheels
and roller coasters

architectural controls
require public spaces
and plazas

require landscaping
for all surface
parking (15% of the
land area)

require landscaping
for all development
allow professional
offices associated
with a visitor serving
use

encourages quality
architecture
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