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SUBJECT: CITY OF SANTA CRUZ: LOCAL COASTAL PROGRAM MAJOR 
AMENDMENT NO. 1-02 (Part B). For public hearing and Commission action at its 
meeting of June 11, 2003, 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 amend the Implementation Plan (Zoning Ordinance) of the Local 
Coastal Program to: 1) create a West Cliff Drive Overlay District to establish development standards and 
Design Permit requirements for structures in this overlay district; 2) clarify the requirements for the 
development of Single Room Occupancy (SRO) residential units; 3) amend the Downtown Recovery 
Plan to establish development standards and design guidelines for the Central Business District, and; 4) 
create an Administrative Historic Alteration Permit for minor alterations to historic structures. 

This amendment constitutes the majority of a larger amendment submittal. The Planning Commission 
and the City Council held noticed public hearings regarding the amendment components. The 
Commission approved part A of the amendment submittal, regarding nonconforming uses and solar 
panels, at the May 2003 hearing. 

SUMMARY OF STAFF RECOMMENDATION 

Staff has reviewed the proposed amendments to the Zoning Ordinance for consistency with the certified 
Land Use Plan. Issues raised by the proposed amendments include protection of public views and 
parking requirements. As discussed in detail below, Staff recommends approval of Zoning Ordinance . 
Major Amendment No. 1-02 (Part B), with modifications. 

ANALYSIS CRITERIA 

The relationship between the Coastal Act and a local government's Local Coastal Program (LCP) can be 
described as a three-tiered hierarchy with the Coastal Act setting generally broad statewide policies. The 
Land Use Plan (LUP) portion of the LCP incorporates and refines Coastal Act policies for the local 
jurisdiction, giving local guidance as to the kinds, locations, and intensities of coastal development. The 
Implementation Plan (IP), or zoning portion of an LCP typically sets forth zone districts and site 
regulations which are the final refinement specifying how coastal development is to proceed on a 
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particular parcel. The IP must be consistent with, and adequate to carry out, the policies of the LUP. The 
LUP must be consistent with the Coastal Act. 

In this case, the proposed LCP amendment affects only the IP (Zoning Ordinance) component of the City 
of Santa Cruz LCP. Thus the standard of review for the amendment is consistency with the policies of the 
LUP. 

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 resolution: 

Resolution I. (Resolution to approve City of Santa Cruz Implementation Plan Major Amendment 
No. 1-02 (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 #1-02(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 #1-02 
(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 
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• 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. 

• 

• 

Resolution II. (Resolution to approve City of Santa Cruz Implementation Plan Major Amendment 
No.l-02 (Part B), if modified) 

Staff recommends a YES vote on the motion below. Passage of this motion will result in certification 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. 

II. 

Motion. I move that the Commission certify Major Amendment #1-02(Part B) to the City of Santa 
Cruz Local Coastal Program Implementation Plan if modified as suggested by modifications #1-2 
in this staff report. 

Resolution to certify. The Commission hereby certifies Major Amendment No. 1-02 (Part B) to 
the Implementation Plan of the City of Santa Cruz Local Coastal Program, as modified by 
suggested modifications #1-2, and adopts the findings set forth below on grounds that the 
Implementation Plan amendment with the suggested modifications will be in conformity with and 
adequate to carry out the certified land use plan. Certification ofthe 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. 

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 
Amend Zoning Ordinance Section 24.22.438 (Historic Alteration Project, Minor) as follows: 

A small project involving an historic building located on the city's Historic Building Survey or 
within an historic district but not including a landmark building. Such projects include, but are 
not limited to, re roofing, gutter and downspout replaeement, and windovl replaeement proj eets 
the replacement, addition or deletion ofwindows and doors and minor additions/alterations to the 
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rear of the property, as approved or amended by resolution of the historic preservation • 
commission. 

Modification #2 
Add Historic Preservation Commission (HPC) Resolution No. 02-001, regarding policy direction for 
minor historic alteration projects which may be approved under administrative historic alteration permit 
regulations, to the LCP. See Exhibit 7 for full text ofHPC Resolution 02-001. 

Ill. FINDINGS AND DECLARATIONS 
The Commission finds and declares as follows: 

A. West Cliff Drive Overlay District & Design Guidelines 
The following City of Santa Cruz LCP policies provide for the protection of important public views and 
require design standards for development in visually important areas: 

Community Design Policy 2.1.3: Protect the Monterey Bay National Marine Sanctuary and the 
shoreline and views to and along the ocean, recognizing their value as natural and recreational 
resources. 

Community Design Policy 2.2: Preserve important public views and viewsheds by ensuring that 
the scale, bulk, and setback of new development does not impede or disrupt them. 

Community Design Policy 2.2.1: Develop siting, scale, landscaping and other design guidelines 
to protect visually sensitive areas and ensure that development is compatible with the character of 
the area. Areas to be protected include: ... scenic coastal areas ... 

Community Design Policy 2.2.2: Identify important vistas and view corridors of community
wide value to be preserved and require development to provide visual and physical breaks to 
allow access to these areas. 

Community Design Policy 3.6: In pedestrian areas, require building design to be responsive to 
the pedestrian environment. These areas include but are not limited to ... the ... shoreline ... 

i 

Land Use Policy 1.6: Minimize, when practical, obstruction of important views and viewsheds by 
new development. In the Coastal Zone, development shall be sited and designed to and along the· 
ocean and in scenic coastal areas, to minimize the alteration of natural land forms, to be visually 
compatible with the character of surrounding areas, and to restore visual quality in visually 
degraded areas. 

Land Use Policy 3.5.1: Protect coastal bluffs and beaches from intrusion by non-recreational 
structures and incompatible uses and along the shoreline require new development or remodeling 
to be sited and designed so as to avoid a "wall" of buildings. 
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Parks and Recreation Policy 1.7.6: Develop and implement an integrated design, land use, 
recreation, cliff stabilization, and landscaping plan for West Cliff and East Cliff Drives to 
enhance public access, safety, and recreational enjoyment in these areas. 

The City of Santa Cruz is proposing to amend the certified Zoning Ordinance to add a West Cliff Drive 
Overlay District that applies to properties in the R-1-5 zoning district on West Cliff Drive between Bay 
Street and Swanton Blvd., as well as properties on intersecting streets generally within 100 feet of West 
Cliff Drive (see Exhibit 1 for map). The amendment would establish development standards (height 
limitations, setbacks, floor area ratio limitations, building envelopes) and require a design permit for 
structures in this overlay district (see Exhibit 2 for full text of the amendment). The standards are 
intended to control the bulk, massing, and configuration of homes on West Cliff Drive in order to 
preserve public views, including streetscape views and views of the ocean and the sky from West Cliff 
Drive and streets that intersect West Cliff Drive. The City applies design standards and design permit 
requirements to other specific areas of the City including Beach Hill, Beach Flats, and the Beach 
Commercial and South of Laurel areas. 

The 2.5-mile stretch of West Cliff Drive is a highly scenic route that is popular for residents and visitors 
alike. The City's LCP recognizes the importance of West CliffDrive and its streetscape as an important 
part of the public viewshed. LCP Community Design Map 3 defines West Cliff Drive as a scenic drive. 
In recent years, there have been a number of proposals to build very large homes along West Cliff Drive. 
The residential development along the inland side of West Cliff Drive has the potential to negatively 
impact public views through the development of a continuous ''wall of buildings" constructed to the 
current zoning limits, which would be detrimental to the West Cliff Drive experience. The provisions in 
the amendment will set specific standards for development along West Cliff Drive, including a building 
envelope from the front and rear of the lot with an overall maximum height in the middle of the lot, 
specific building setback requirements, a floor area ratio to relate the amount of building developed on a 
lot to the lot size, a maximum building height of two stories and 30 feet, off-street parking requirements 
to minimize the visual impacts of automobiles, and front yard landscaping and paving requirements (see 
Exhibit 2 pp. 6-10 for specific West Cliff Drive Overlay regulations). These standards in the amendment 
will allow development that is reasonable in size and scale to the lots along scenic West Cliff Drive, and 
positive to the surrounding public area. 

The Community Design and Land Use policies of the City of Santa Cruz LCP call for the protection of 
important public views and viewsheds to and along the ocean and also allow for development of design 
guidelines and other standards to ensure that development is visually compatible with the character and · 
scenic value of the surrounding area. The proposed amendment provides development standards 
adequate to implement the land use policies. Staff recommends approval of the amendment as submitted. 

B. Single Room Occupancy Units 
The following City of Santa Cruz LCP policies encourage creative infill development that provides 
incentives for alternative transportation: 

Housing Policy 5.3.3: Reduce parking and other requirements for developments that reduce 
living cost by emphasizing shared facilities and alternative transportation. Examine the needs for 
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deed restrictions and permit parking in such developments to ensu~e that parking does not • 
become a problem. 

Community Design Policy 1.1: lnfill and intensify land uses consistent with existing 
neighborhood or commercial district patterns in developed areas currently served by municipal 
services. 

Community Design Policy 1.1.1: Focus development in the Central Core, and along arterial and 
mass transit corridors. 

Community Design Policy 1.1.2: Develop design criteria to ensure compatibility of infill 
development with existing neighborhoods and proposed development patterns (including 
intensities and land uses). 

Land use Policy 2.6.4.3: Allow and encourage residential development in non-residential 
districts and develop appropriate design guidelines and incentives for this type of development. 

Land Use Policy 2.9.1: Identify areas where mixed-use development opportunities exist and 
develop appropriate guidelines and incentives to encourage that type of development. 

Land Use Policy 5.3: Provide for high-density development and mixed uses, where appropriate, 
as well as transit- and pedestrian-oriented land use patterns to reduce dependence on the 
automobile and support the use of mass transit and other alternative transportation modes. • 

Circulation Policy 1. 7.1: Reduce automobile parking requirements for developments/land uses 
that provide effective incentives for alternative transportation (mixed-use/neighborhood 
commercial areas, bus passes, subsidies, preferential carpool parking and shuttle services) and 
investigate ways to mitigate potential impacts on neighborhoods, possibly through residential 
parking permit programs. 

The City of Santa Cruz is proposing to amend the certified Zoning Ordinance to clarify the requirements 
for the development of Single Room Occupancy (SRO) residential units. SROs are residential units of a 
smaller size than normally found in multiple dwellings, in which sanitary facilities and kitchen/cooking 
facilities may be provided within the unit or may be shared among units. The amendment addresses 
development standards including unit size, common area requirements, parking, and unit amenities. The 
amendment eliminates SROs as an allowable use in three zoning districts: R-H (Multiple Residence/High, 
Density), R-T(B) (Motel/Residential), and C-B (Beach Commercial). Additional criteria are established 
for SRO's in the 1-G (General Industrial) zoning district. See Exhibit 3 for full text of the amendment. 

The City wishes to amend the existing zoning standards for SROs to fully address impacts such as 
density, neighborhood compatibility, and parking. The existing ordinance requires 0.5 parking spaces per 
SRO unit. Given that automobile ownership in SRO developments is typically higher than this (e.g., 2/3 
of the residents of the Saint George, an SRO residential building in Santa Cruz, own automobiles), the 
amendment would increase the parking requirement to 1.0 space for units 220 square feet or larger, and to 
0.75 spaces for units smaller than 220 square feet. The amendment would allow these parking 
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requirements to be reduced by 0.25 spaces per unit to reflect location factors affecting automobile. 
ownership, such as proximity to public transportation or availability of alternative parking facilities. This 
is consistent with certified Housing Policy 5.3.3 and Circulation Policy 1.71, which allow for reduced 
parking requirements for developments that emphasize shared facilities and alternative transportation. 

SROs would continue to be an allowable use in the C-C (Community Commercial) and CBD (Central 
Business District) zoning districts. These zoning districts are located in the central core of the City, along 
major arterial and mass transit corridors and near grocery stores and other amenities. The amendment, 
however, would eliminate SRO developments in the R-H (Multiple Residence/High Density), R-T(B) 
(Motel/Residential), and C-B (Beach Commercial) zoning districts of the City. These zoning districts 
tend not to be within easy walking distance of amenities such as full service grocery stores, which are 
desired to support successful SRO use. In addition, efficiency apartments, which have a minimum of 220 
square feet, already provide for smaller unit sizes in the R-H zoning district. Disallowing SROs in these 
zoning districts is consistent with the City's Community Design policies, which call for infill and focused 
development in the central core of the City and along arterial and mass transit corridors. Under the 
amendment, SROs would continue to be an allowable use in 1-G zoning district subject to certain 
conditions, including that the site is located within one-quarter mile of a grocery store and is part of a 
mixed-use development, consistent with Land Use policy 2.9.1. 

The Housing, Community Design, Land Use, and Circulation policies of the City of Santa Cruz LCP 
provide for infill development in the City's core and along major transportation corridors and allow for a 
reduction in automobile parking requirements for mixed-use developments and those that provide for 
alternative transportation. The proposed amendment provides standards for Single Room Occupancy 
units that are adequate to implement the land use policies. Staff recommends approval of the amendment 
as submitted. 

C. Downtown Recovery Plan 
Applicable City of Santa Cruz LCP design and development policies regarding the City's Downtown 
include: 

Community Design Policy 1.1: Infi/1 and intensity land uses consistent with existing 
neighborhood or commercial district patterns in developed areas currently served by municipal 
services. 

Community Design Policy 1.1.1: Focus development in the Central Core, and along arterial and · 
mass transit corridors. 

Community Design Policy 2.2: Preserve important public views and viewsheds by ensuring that 
the scale, bulk, and setback of new development does not impede or disrupt them. 

Community Design Policy 3.4: Develop and maintain physical and visual linkages between key 
areas in the City. 

• Downtown - South of Laurel- Wharf- Beach 
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Community Design Policy 3.6: In pedestrian areas, require building design to be responsive to 
the pedestrian environment. These areas include, but are not limited to, Downtown ... 

Community Design Policy 3.7: Require development to incorporate features to promote 
pedes.trian use including new linkages to the pedestrian system. 

Land Use Policy 2.6.3: Prioritize development of high-density mixed residential and commercial 
development in the City's Downtown Central Business District ... 

Land Use Policy 2.6.3.1: Use the high-density residential (overlay) district in areas of the North 
River Street ... and ... Downtown [areas which have] sufficient services. 

Land Use Policy 2.9.1: Identify areas where mixed-use development opportunities exist and 
develop appropriate guidelines and incentives to encourage that type of development. 

Land Use Policy 5.3: Provide for high-density development and mixed uses, where appropriate, 
as well as transit- and pedestrian-oriented land use patterns to reduce dependence on the 
automobile and support the use of mass transit and other alternative transportation modes. 

The City of Santa Cruz is proposing to amend Chapter 4 of its Downtown Recovery Plan, which is 
incorporated into the Zoning Ordinance by reference. The Downtown Recovery P~an was developed after 
the 1989 Lorna Prieta earthquake, which virtually decimated the City's Central Business District. The 
purpose of the Downtown Recovery Plan was to provide a coherent framework for public and private 
actions related to the rebuilding of downtown Santa Cruz after the earthquake and to establish policies, 
standards, and guidelines to direct the recovery process toward the rebuilding of downtown that would 
meet multiple community objectives. A small portion of the Downtown Recovery Plan area is in the 
coastal zone (see Exhibit 4 for map). 

Since the Downtown Recovery Plan was adopted in 1991, the downtown area has been redeveloped into a 
healthy and attractive mixed-use neighborhood that reflects an appropriate scale and density, features 
streetscape amenities that are pedestrian-friendly while accommodating vehicular and bicycle parking, 
and provides a diverse set of shopping/entertainment and public gathering experiences. To· make the 
downtown area fully functional for all aspects of the Santa Cruz community, the amendment provides for 
development of a greater mix of businesses to make the downtown an efficient, self-sufficient shopping 
district for those who live and work in the City, as well as those within the region who come to 
downtown for entertainment or as a gathering place. In addition, the amendment refines the height, bulk,. 
and streetscape requirements in the downtown area and provides revised development and design 
standards for gateways into the downtown area to create a welcoming visual environment into downtown 
Santa Cruz. Please see Exhibit 5 for the full text of the amendment. 

The Community Design and Land Use policies of the City of Santa Cruz LCP provide for the 
development of high-density mixed residential and commercial development in the City's Downtown 
Central Business District. These policies also require that development incorporate features to promote 
pedestrian use, and require the development and maintenance of physical and visual linkages between key 
areas in the City. The proposed amendment provides design and development standards for the 
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downtown area that are adequate to implement the land use policies. Staff recommends approval of the 
amendment as submitted. 

D. Administrative Historic Alteration Permit 
The following City of Santa Cruz LCP policies provide for the protection and rehabilitation of historic 
buildings in the City of Santa Cruz: 

Cultural Resources Policy 2.1: Protect and encourage restoration and rehabilitation of historic 
and architecturally significant buildings and landmarks. 

Cultural Resources Policy 2.3: Ensure that City administrative and review procedures 
effectively recognize and protect historic and architectural resources and coordinate preservation 
activities with local, State, and federal agencies. 

Community Design Policy 3.5: New or renovated development shall add to, not detract from 
City-identified landmarks, historic areas and buildings, and established architectural character 
worthy of preservation. 

The City of Santa Cruz is proposing to amend the certified Zoning Ordinance to create an Administrative 
Historic Alteration Permit for the review and approval of minor alterations to historic buildings (see 
Exhibit 6 for amendment text). Currently, modifications to historic buildings in the City require a public 
hearing (except for re-roofing and gutter and downspout replacement, which are evaluated under a 
building permit), even if the proposed modification is minor in nature. Under the Administrative Historic 
Alteration Permit, the Zoning Administrator would approve minor modifications (such as window and 
door replacement) to historic buildings without a public hearing. Such approval would be appealable to 
the Historic Preservation Commission and to the City Council. The Administrative Historic Alteration 
Permit would streamline the permitting process for minor alterations to historic structures and would be 
consistent with the design permit process for similar-sized projects on non-historic buildings. 

The amended definition regarding what constitutes a minor historic alteration project includes re-roofing 
and gutter and downspout replacement (see Exhibit 6, pg. 4). Since this definition was approved by the 
City Council, the Historic Preservation Commission (HPC) has amended its policy direction regarding 
which types of minor historic alterations may be approved under the administrative historic alteration 
permit (see Exhibit 7). Thus, the submitted definition is no longer accurate. Modification #1 amends the 
minor historic alteration definition to be consistent with the HPC's current policy direction, which 
includes replacement of windows and doors and minor additions/alterations to the rear of the property. In 
addition, Modification #2 incorporates the HPC's current policy direction regarding what constitutes a 
minor historic alteration project into the LCP. In the future, if the HPC further amends its policy 
direction regarding minor historic alteration projects, the City will need to apply for an LCP amendment. 
With these modifications, the proposed Zoning Ordinance amendment is consistent with the City of Santa 
Cruz LCP policies provide protection for historic buildings . 
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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. Approval of the amendments, as 
modified, will not have significant environmental effects, consistent with the California Environmental 
Quality Act. 
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1. Part 5: DESIGN PERMIT. Section24.08.410. General Provisions. 
A design permit shall be required for the following types of projects: 
1. Multiple dwellings and dwelling groups containing three or more dwelling 

units; 
2. New structures intended for commercial use; 
3. New structures intended for industrial use; 
4. Commercial or industrial uses ofland not involving a building; 
5. Accessory structures and u8cs except those accessory uses of structures 

associated with a single-family dwelling; 
6. Any structure on, or use of, a substandard residential lot, except for 

structures which provide access to the first floor for the physically challenged; 
7. Any exterior remodeling and/or site alteration of either $50,000.00 or 

twenty-five percent additional floor area to any existing conunercial or industrial building or . . }oi.011 
structure, except within the Downtown Recoyery Plan (DRP) area within which a Design 'J· D11 l)-JC' ,. 
Pennit shall be required for any exterior alteration or remodeling. including signage, for \:2 e.u::J e\ \ 
which the construction costs of such worts exQeedS $10,000---the design of such exterior "\ \\ y 
improvements shall provide an attractive. vi§ually-interesting. and pedestrian- scale facade ? (}

1
,r_f\: 

~~~: ~~ 
8. All signs except the following;. ' 
a. Any permanent freestanding .sign or signs five feet in height or lower as 

measured from grade and containing an aggregate area of thirty square feet or less; 
b. Real estate signs of six square feet or less in area, placed on a property and 

advertising that property for sale, lease or rent; · 
c. Signs placed within windows; 
d. Any sign required by law or placed to protect health and safety; 
e. Public art; 
f. Construction project signs confonning to other requirements of Part 6 of this 

chapter. 
9. Short-term signs; 
10. Banners; 
11. Any project where the applicant is a public agency over which the city may 

exercise land use controls; 
12. Public projects in the Coastal Zone, including but not limited to buildings, 

roads, bridges, wharf structures, shoreline riprap, and port district projects; 
13. 'Any project which requires a design pennit as a result of a specific city 

action or as a result of a condition of a prior project approval; 
14. Parking lots with capacity for five or more spaces; 
15. Any project which requires a plarmed development permit; 
16. Single-family homes over four thousand square feet in R-1-10, three 

thousand five hundred square feet in R-1-7, and three thousand square feet in 
R-1-5 zoning districts. . (', 

Any structures in the West Qij[J;!rjv~ QverlayDistriclj u;;;"'t:~:l ~ "-17 . 
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ORDINANCE NO. 

Section 3. Section 24.08.430 of Chapter 24.08, Land Use Permits & Findings, of • 
the Santa Cruz Municipal Code is hereby amended to read as follows: 

24.08.430 Findings Required - General. 
All applications for design permits shall be reviewed in relation to established criteria for 

design review. Applications for design review shall be approved if proposed buildings, 
structures, streets, landscaping, parking, open space, natural areas and other components of the 
site plan conform with the following criteria, as applicable. 

1. The site plan shall be consistent with physical development policies of the General 
Plan, any required or optional element of the General Plan, any area plan or specific plan or other 
city policy for physical development. lflocated in the Coastal Zone, a site plan shall also be . 
consistent with policies of the Local Coastal Program. 

2. The exterior design and appearance ofbuildings and structures and the design of the 
site plan shall be compatible with design and appearance of other existing buildings and 
structures in neighborhoods which have established architectural character worthy of 
preservation. 

3. Design of the site plan shall respect design principles in terms of maintaining a 
balance of scale, form and proportion, using design components which are harmonious, materials 
and colors which blend with elements of the site plan and surrounding areas. Location of 
structures should take into account maintenance of view; rooftop mechanical equipment shall be 
incorporated into roof design or screened from adjacent properties. Utility installations such as 
trash enclosures, storage units, traffic-control devices, transformer vaults and electrical meters 
shall be accessible and screened. 

4. Where a site plan abuts, or is in close proximity to, uses other than that proposed, the 
plan shall take into account its effect on other land uses. Where a nonresidential use abuts or is in 
close proximity to a residential use, the effect of the site plan should maintain the residential 
quality of adjacent or nearby areas. 

5. The orientation and location ofbuildings, structures, open spaces and other features 
of the site plan shall be such as to maintain natural resources including significant trees and 
shrubs to the extent feasible, maintain a compatible relationship to and preserve solar access of 
adjacent properties, and minimize alteration of natural land forms, building profiles, location, 
and orientation must relate to natural land forms. 

6. The site plan shall be situated and designed to protect views along the ocean and of 
scenic coastal areas, Where appropriate and feasible, the site plan shall restore and enhance 
visual quality of visually degraded areas. 

7. The site plan shall minimize the effect of traffic conditions on abutting streets through 
careful layout ofthe site with respect to location, dimensions of vehicular and pedestrian 
entrances, exit drives and walkways; through the adequate provision of off-street parking and 
loading facilities; through an adequate circulation pattern within the boundaries of the 
development; and through the surfacing and lighting of off-street parking facilities. 

8. The site plan shall encourage alternatives to travel by automobile where appropriate, 
through the provision of facilities for pedestrians and bicyclists, including covered parking for 
bicycles and motorcycles where appropriate. Public transit stops and facilities shall be 
accommodated as appropriate, and other incentive provisions considered which encourage 
nonauto travel. 

9. The site shall provide open space and landscaping which complement buildings and 
structures. Open space should be useful to residents, employees, or other visitors to the site. 0 

• 

• STC-MAJ-1-02 {Part B) · Exhibit c.._. 
Pg 3 of IO 
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ORDINANCE NO. 

Landscaping shall be used to separate and/or screen service and storage areas, separate and/or 
screen parking areas from other areas, break up expanses of paved area, and define open space 
for usability and privacy. 

10. The site plan shall reasonably protect against external and internal noise, vibration 
and other factors which may tend to make the environment less desirable. The site plan should 
respect the need for privacy of adjacent residents. 

11. Signs shall complement the site plan and avoid dominating the site and/or existing 
buildings on the site or overwhelming the buildings or structures to which they are attached. 
Multiple signs on a given site should be of a consistent theme. 

12. Building and structures shall be so designed and oriented to make use of natural 
elements such as solar radiation, wind, and landscaping for heating, cooling and ventilation. 

13. The site plan shall incorporate water-conservation features where possible, including 
in the design oftypes of landscaping and in the design ofwater-using fixtures. In addition, water 
restricting shower heads and faucets shall be used, as well as water-saving toilets utilizing less 
than three gallons per flush. 

14. In all projects in Industrial (I) Zones, building design shall include measures for 
reusing heat generated by machinery, computers and artificial lighting. 

15. In all projects in Industrial (D Zones, all buildings and structures shall be so designed 
and oriented to make use of natural lighting wherever possible. 

16. Heating systems for hot tubs and swimming pools shall be solar when possible but in 
all cases energy efficient. 

1L Enhance the West Cliff Drive streetscape with appropriate building mass, modulation, 
articulation, coloring and landscaping that is compatible with and would not diminish the visual 
prominence of the public open space. 
(Ord. 85-05 § 1 (part), 1985). 

Section 4. Section 24.10.010 of Chapter 24.10- Land Use Districts of the Santa 
Cruz Municipal Code is hereby amended to read as follows: · 

Part 1: ESTABLISHMENT AND DESIGNATION OF DISTRICTS 
24.10.010 General. 

The districts hereby established, and into which the city of Santa Cruz is or may be 
divided, are designated as follows: 
R-1 Single-Family Residence District 
R-L Multiple Residence- Low Rise District 
R-M Multiple Residence - Medium Rise District 
R-S Residential Suburban 
R-T Tourist Residential District 
C-C Community Commercial District 
C-T Thoroughfare Commercial District 
C-N Neighborhood Commercial District 
C-B Beach Commercial District 
CBD Central Business District 
SC-H Small Craft Harbor District 
C-DIR Coastal Dependent/Related District 
P-A Professional and Administrative Office District 

STC-MAJ-1-02 (Part B) 
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ORDINANCE NO. 

I-G General Industrial District 
PF Public Facilities District 
PK Parks District 
E-A Exclusive Agricultural District 
OF-R Ocean Front (Recreational) District 
F-P Floodplain District 
FP-0 Floodplain Overlay District 
H-0 Historic Overlay District 
GB-0 Greenbelt Overlay District 
HD-0 High-Density Overlay District 
SP-0 Shoreline Protection Overlay District 
CZ-0 Coastal Zone Overlay District 
SOL South of Laurel Interim Overlay District. 
WCD West Cliff Drive Overlay District. 
(Ord. 94-33 § 26, 1994: Ord. 85-05 § 1 (part), 1985). 

Section 5. Section 24.10.300 of Chapter 24.10- Land Use Districts of the Santa 
Cruz Municipal Code is hereby amended to read as follows: 

Part 4: R-1 SINGLE-FAMILY RESIDENCE DISTRICT 
24.10.300 Purpose. 

. . 

• 

To stabilize and protect the residential characteristics of the district, and to promote and • 
encourage a suitable environment for family life and single persons; and intended for single-
family detached dwellings and the services appurtenant thereto. This section ofthe Zoning 
Ordinance is also part of the Local Coastal Implementation Plan. Please also see Part 32. 
Sections 24.10.3200 et al for properties within the West Cliff Drive Overlay District. Please also 
see Section 24.08.440 for substandard lots and Section 24.08.450 for Large Home developments. 

Section 6. Chapter 24.10, Part 32- Land Use Districts of the Santa Cruz 
Municipal Code is hereby added to the Santa Cruz Municipal Code to read as 
follows: 

Part 32: WEST CLIFF DRIVE OVERLAY DISTRICT 

24.10.3200 PURPOSE. 
The purpose of the West Cliff Drive Overlay District is to promote quality residential 

development on and adjacent to West Cliff Drive that positively enhances the public space or 
realm along West Cliff Drive. The West Cliff Drive Overlay District will preserve. protect and 
enhance West Cliff Drive as an important social and environmental City and community space; 
reinforce the residential neighborhood character of the north side of West CliffDrive; preserve 
the public view toward the ocean from streets which intersect with West Cliff Drive; and 
enhance the streetscape by requiring landscaping and modulation of building forms on buildings • 
facing West CliffDrive. This section ofthe Zoning Ordinance is also part ofthe Local Coastal 
Implementation Plan. Please also see Part 25, Sections 24.10.2400 et al for properties lying 
within the Shoreline Protection Overlay ~MAJ-1-02 (Part B) Exhibit ? 
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24.10.3210 APPLICABILITY. 
The West Cliff Drive Overlay District regulations shall apply to the areas so designated on 

the official zoning map of the city (attached hereto) and shall be combined with the underlying 
zone for such area. This district generally includes all properties with frontage along West Cliff 
Drive from Bay Street to Swanton Road and properties on intersecting streets lying within 100 
feet of the northerly West CliffDrive right-of way line. 

24.10.3220 PERMIT REQillREMENTS. 
All principal permitted and use permit required uses shall be those of the underlying 

24.10.3230 DISTRICT REGULATIONS. 

1. Development standards shall be those of the underlying zone, except as modified by this 
section. 

2. Building Height. The maximum permitted height for the principal building shall be two 
stories and 30 feet. The maximum height for an accessory structure shall be one story and 15 
feet. The height shall be measured from the top of the structure to the existing or created finished 
grade, whichever is lower. 

3. Building Envelope. In addition to meeting the building height requirements, no portion of 
the principal or accessory buildings, with the exception of chimneys not more than six square 
feet in horizontal dimension, shall encroach in a building envelope plane defined by a line 
beginning at a point six feet above the lowest point along the front property line and extending 
over the property at an angle of35 degrees from the horizontal plane. Architectural elements 
such as bell towers, spires, turrets, widow walks, cupolas, flag poles, etc. may extend 10 feet 
above the height limitation, subject to Design Permit review (see diagram). 

fE--Front Pronertv Line 

Back Line 

Rear Pronertv Line ____ __;~ 

I 
Reari Set 
Bacl{ Line 

'----- The lower of existing or 
Building Envelope finished grade 
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ORDINANCE NO. 

4. Building Setbacks. • 
a. Front Yard Setback. 

(1) 20 foot minimum front yard setback with no more than 60 percent of the width 
of the lot at the setback line occupied by the building. The remaining portions of the building 
must be setback a minimum of five feet from the front setback line (see diagram). 

r·-··-··-··-··-··-··-··-··-

Balance of the structure 
must be setback a 
minimum of 5' from 
face ofbuilding located 
on the front setback line 

front setback : 5' 
--~ -!1--

i · ·dh f 1 : maximum WI t o structure at 
l setback line is 60% bf the lot width 

··-··-··-··...l··-··-··-··-··-··-··-··-··L··-··-··-··-· 

(2) If a garage is provided within the front portion of the property, the face of the 
garage shall be setback a minimum often feet behind the closest front facade of the 
residential building toward the street. 

b. Side Yard Setbacks. 
(1) Lots 100 feet or less in width: 
(i) The combined width of the first floor side setbacks shall be a minimum of20 

percent of the lot width. The minimum interior side yard setback shall be five feet and minimum 
exterior side yard shall be eight feet; 

(ii) The second floor and above. the combined width of the sideyards shall be a 
minimum of 30 percent of the lot width. The minimum interior side yard setback at seven and .a 
half (7 .5) feet and minimum exterior side yard shall be 10 feet. 

(iii) The setbacks for accessory buildings shall be the same as the principal building. 
(2) Lots with more than 100 feet width: 
(i) The combined width of the first floor side setbacks shall be a minimum of30 

percent of the lot width. The minimum interior side yard setback shall be ten feet and exterior 
side yard shall be 20 feet; 

(ii) The second floor and above. the combined width of the side yards shall be a 
minimum of35 percent of the lot width. The minimum interior side yard setb.ack at 15 feet and 
the minimum exterior side yard shall be 25 feet. · 

(iii) The setbacks for accessory buildings shall be the same as the principal building. 
c. Rear Yard Setbacks. 

(1) 20 feet minimum rear setback for the principal building. 

STC-MAJ-1-02 (Part B) Exhibit 2.. 
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5. Height of First Floor or Grade. The height of the first floor of any structure shall not be 
greater than five feet above the average elevation of the top of the ct.irb parallel to the front yard 
property line. (see diagram) 

I 

Property lins+j 
I 

20'front yard 
setback ---+' 

Open fences only in front yard except if 
setback 5' -limited to maximum height 
of 3.5'3.5' 

6. Floor Area Ratio. 
a. The gross floor area ratio for lots 12,500 square feet and less located in the West Cliff 

Drive Overlay District shall be as follows: 

.50 - (A X .02)/1 000 = B 

A is the amount of square footage over 5,000 square feet 
B is the gross floor area ratio 

b. The gross floor area ratio for lots greater than 12,500 square feet shall be FAR .35. 

c. Garages located in the rear 50 percent of the lot shall be granted floor area ratio credit 
up to 500 square feet. 

7. Off-Street Parking. 
a. Not more than 25 percent of the lot width can be devoted to driveway access within 

the front yard setback and in no case may the driveway access be less than 10 feet in width nor 
exceed 18 feet in w!dth. 

b. All driveways shall lead to covered parking equipped with garage doors. 
c. No carports are permitted that are visible from the public right-of-way. 

8. Landscaping. All unpaved portions of the front and exterior side yards shall be improved 
and maintained with appropriate landscaping materials. Not more than 35 percent of the front 
and exterior side yard setback area may paved or developed in non-plant materials. 

9. Fencing. The maximum height of a fence located within the front setback is three and one
half feet. All fencing within the front yard shall be visually open such as a picket or wrought iron 
style fence. No opaque walls are permitted unless the fence or wall is setback from the front 
property line (or exterior side yard) a minimum of six feet (6') and the property between the wall 
and the property line is fully landscaped. 

STC·MAJ-1-02 (Part B) 
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ORDINANCE NO. 

10. Nonconforming Structures. A reconstruction permit shall not be required to repair or • 
reconstruct a nonconforming structure except if the proposed reconstruction varies in any way in 
exterior design from the previous building being repaired or replaced. 

24.10.3240 DESIGN REGULATIONS. 

1. All projects involving exterior construction or remodeling resulting in any increase ofthe 
floor area developed under this part will require a design permit pursuant to Chapter 24.08 Part 
5. 

Section 7. Chapter 24.22 -Definitions of the Santa Cruz Municipal Code is 
hereby amended to read as follows: 

24.22.366 Floor Area. 
The sum of the gross horizontal real floor area within the perimeter of the outside walls of 

all buildings, including accessory buildings and accessory dwelling units, on a lot as measured 
from the exterior surface of the exterior walls, with no deduction for hallways, stairs, closets, 
wall thickness tar· The area includes covered residential parking~ and is the total of all stories. 
each story, where Stairways shall count only once for floor area. however, any portions of 
buildings, including stairwells, over 17 feet in interior height, are counted twice for the purposes 
of computing floor area. Uncovered courtyards or atriums whieh are opOB to the sky abov:e 
enclosed by three sides and with the space open to the street above the first floor do not count as 
floor area. Unenclosed porches, balconies, decks, patios, roof overhangs and similar architectural 
features and non-habitable basements that are fully subterranean below finished grade do not 
count as floor area. 
(Ord. 93-19 § 11, 1993: Ord. 85-05 § 1 (part), 1985). 

17' or 
under 

Example 1 

Ifthe height of a space 
is 17' or less the area 
is counted once 

Example 2 

Ifthe height of a space 
is over 17' the area is 
counted twice 

STC-MAJ-1-02 (Part B) 
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of a space is over 17' 
the area over 17' is 
counted twice 
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I 

--+- i---
I 

Courtyaid that is open to 
1 ward W ~st Cliff does not 

_____________ L_ _________________ ~~~.!.~c;>jvard FAR area 

West Cliff Drive 

Example 4 

__ ,_ 

1 open 

I 

I 

! 
I 

I 

i 
i 
! 
i 
i 
i 1---

L------·-----------~£.~~-!9ward FAR area 

Example 5 

Section 8. This ordinance shall apply to applications submitted on or after 
November 28,2000. 

Section 9. This ordinance shall be in force and take effect thirty (30) days after its 
final adoption. 

PASSED FOR PUBLICATION this _____ day of _____ ,, 2000, by 
the following vote: 

AYES: Councilmembers: 

NOES: Councilmembers: 

ABSENT: Councilmembers: 

DISQUALIFIED: Councilmembers: 

APPROVED: __________ _ 

ATTEST: ___________ _ 
City Clerk 

STC-MAJ-1-02 (Part B) 
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REDLINED VERSION PROPOSED TITLE 24 ZONING 
ORDINANCE AMENDMENTS 

Part 6A: R-H MULTIPLE RESIDENCE- HIGH DENSITY DISTRICT 

24.10.575 Use Permit Requirement. 

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 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. 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; (81 0) 
c. Temporary structures and uses; 

• 

d. Accessory buildings containing plumbing fixtures subject to the provisions of • 
Section 24.12.140; 
- __ e-: Single room occupancy (SRO) housing, fifteen units or fuwer. (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 ofthe 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; (300c) 

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) 

e. 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 yards, storage or repair yards, and warehouses; (500, 510, 530, 540) • 

STC-MAJ-1-02 (Part B) Exhibit 3 
P:\ Public\Ostaffmembers\Laura\Coastal\2002 amendments\2002-1 submittal\ord- SRO Redline.doc Pg ~ \ of\4 



• 

• 

• 

g. Social halls, lodges, fraternal organizations, and clubs, except those operated 
for a'profit; (570) 
-__ fl.: Single room occupancy (SRO) housing, sixteen units or more. (860) 

(Ord. 2000-18 § 6 (part), 2000: Ord. 96-36 § 1 (part), 1996). 

Part 7B: R-T(B) SUBDISTRICT B -MOTEL RESIDENTIAL 

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.) 

a. Multiple dwellings, townhouses, townhouse and dwelling groups, and 
condominiums, nine units or fewer (830). 

b. Single-family and duplex dwellings (800, 810). 
__ e-; Single room occupancy (SRO) housing, fifteen units or fewer (860). 
__ de, Storage and equipment structures. · 

eg. Temporary structures and uses. 
~f. The providing of board and room for not more than two paying guests per 

dwelling unit, when located within principal building . 
fg. 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 ofthe 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. (51 Oa) 
d. Motel, hotel and bed-and-breakfast inn uses subject to annual business license 

review. (300) · 
e. Multiple dwellings, townhouses, townhouse and dwelling groups, and 

condominiums, ten units or more. (840) 
f. Public and private commercial parking. (940, 950) 
g. Public and private noncommercial recreation areas, buildings and facilities 

such as parks. (710) 
h. Public and quasi-public buildings and uses of an administrative, 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) 

i. Retirement homes or centers. (850b) 
--J; Single room occupancy (SRO) housing sixteen units or more.(860) 

STC-MAJ-1·02 (Part B) 
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(Ord. 2000-18 § 5 (part), 2000: 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). 

Part 12: C-B BEACH COMMERCIAL DISTRICT 

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); 
J. 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); 

I. 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); 
&.- Single room occupancy (SRO) housing, fifteen units or fe>.ver (860); 
~Q. Temporary structures and uses; 
Q.EJ:. Thrift stores (290m); 
rg. Professional offices associated with a visitor-serving use. 
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 ofthese 
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; 

' . 

• 

• 
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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); 

d. Group quarters (850); 
e. 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 ofthe R-M District (840); 

f. 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); 
i. 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; 
__ J-; Single room occupancy housing (SRO), si)cteen units or more (860). 

(Ord. 2000-23 § I, 2000: Ord. 2000-18 § 11 (part), 2000: 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). 

, ,• •·"·:.'t-.·-··"~·;·.· ~~-.-,l"""•"-t'''''''' '''"':\.""'·.•""·n.· 
--~·-.< .'.·,,;.,,,,,.,...,,,.>4~.·'·t ·- ,,;';,; •. "' ,,;.o,•.,..i.u' 0 • ' '-' '" ·,.;,.,; ~-.!;,_;;,';N<' •• 

Part 16: I-G GENERAL INDUSTRIAL DISTRICT 

24.10.1510 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. Agriculture (000); 
b. Auto services and repairs, including trucks, heavy equipment and auto towing, 

subject to performance standards in Section 24.12.900 (350); 
c. Boat repairs (340D); 
d. Churches (500); 
e. Communication and information services (550); 
f. Community organizations, associations, clubs and meeting halls (570); 
g. Eating and drinking establishments, subject to alcohol regulations in Part 12 

of Chapter 24.12 (280); 
h. Educational facilities (public/private) (51 0); 
1. Fabricated metal products (150); 
J. Food and beverage stores (except liquor and convenience stores) (240); 
k. Forestry services (010); 
1. Government and public agencies (530); 
m. Leather tanning (110); 
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n. Off-site public/private parking facilities, five or more spaces (930); • 
o. Other manufacturing and processing industries (except bulk petroleum, scrap 

and waste materials) (155); 
p. Parks (700); 

--Ef:: Siagle room oeeupaney (SRO) hoHsiag, fifteea 1.-lflits or fevter (860); 
rg. Stone, clay, glass products (140); 

_sr. Temporary structures; 
__ t§. Transportation facilities (560); 

H!. Utilities and resources (540). 
2. The following uses require a special use permit and are subject to other 

applicable requirements of the municipal code. All industrial classifications from 125 to 
145 shall comply with all performance standards listed in Part 2 of the Environmental · 
Resource Management provisions. (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. Chemicals and allied products, subject to performance standards (130); 
b Large family daycare; 
c. Group quarters (850); 
d. All multifamily dwellings subject to R-M district regulations (840); 
e. Nightclubs/music halls (amplified live music), subject to alcohol regulations 

in Part 12 of Chapter 24.12 (630); 
f. Paper and allied products subject to performance standards (125); 
g. Parks and recreation facilities, subject to alcohol regulations in Part 12 • 
of Chapter 24.12 (720); 
h. Primary metals and material subject to performance standards (145); 
i. Rubber, plastic, miscellaneous materials and products subject to 
performance standards (135); 
j-; Siagle room oeeHpaney (SRO) hoHsiag, sbtteea Haits or more (860). 
1. Single room occupancy (SRO) housing (860) under the following conditions: 

(1) The site is located within one-quarter mile. (1,320 feet), of a grocery 
store. 
(2) The lot size is less than 6,000 square feet. 
(3) The SRO is part of a mixed use project, sharing the site and/or building 
with a use that is allowed under Section 24.10.1505, Principal Permitted 
Uses. is in conformance with Section 24.10.1540.2. and complies with the 
following requirements: 

(a) The SRO development and the mixed use business are under one 
ownership. 
(b) The amount of building space occupied by the non-residential use is 
either equal to the SRO or residential use or the non-residential use 
occupies the entire ground floor of the development. 

(4) Ambient interior noise levels can be mitigated below 45 decibels. 
(5) Air quality on and around the site, including odors resulting from adjacent 
land uses, is not considered a potential health hazard and/or objectionable to 
~~~~ • 
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(Ord. 2000-12 § 4, 2000: Ord. 96-39 § 23, 1996: Ord. 95-04 § 8, 1995: Ord. 93-21 § 10, 
1993; Ord. 89-37 § 2, 1989; Ord. 88-26 § 14, 1988; Ord. 87-22 § 8, 1987: Ord. 85-05 § 1 
(part), 1985). 

Part 3: OFF-STREET PARKING AND LOADING FACILITIES 

24.12.240 Number of Parking Spaces Required. 
Where the computation of required parking spaces produces a fractional result, 

fr f h If h 11 . fi 11 ki actions o one- a or greater s a reqmre one u par ng space. 
Use Spaces Required 

a. Automobile or machinery sales and service 1 for each 400 square feet floor area 
garages 

b. Banks without automatic teller machines 1 for each 400 square feet floor area 

c. Banks with automatic teller machines 1 for each 400 square feet floor area; plus 1.5 
for each machine 

d. Business and professional offices, excluding 1 for each 300 square feet floor area 
medical and dental offices .-

e. Billiard parlors 1.5 for each table. 

f. Boarding homes for the aged 1 for each 5 beds, plus l for each employee 

g . Children's homes 1 for each 5 beds, plus 1 for each employee 

h. Houses ofworship 1 for each 3.5 seats in the sanctuary 

I. Dancehalls and assembly halls without fixed 1 for each 3 persons of design occupancy 
seats, exhibition halls, except church assembly load 
rooms in conjunction with auditoriums 

J. Family daycare and foster family homes 1 for every 5 guests, plus 1 for the resident 
owner or manager 

k. Funeral homes, mortuaries 1 for each 5 seats of the aggregate number of 
seats provided in all assembly rooms 

I. Furniture and appliance stores, household 1 for each 800 square feet of sales floor area 
equipment 

m. Community care residential facilities 1 for each 5 guests, plus 1 for the manager, 
plus 1 for each employee on the shift with the 
maximum number of personnel 

n. Hospitals 1 for each bed, plus 1 for each employee on 
the shift with the maximum number of 
personnel 

0. Hotels, motels 1 for each unit intended for separate 
occupancy, plus 1 for the resident owner or 
manager 

p . Institutions for the aged I for every 5 guests, plus 1 for each 
employee on the shift with the maximum 
number of personnel 
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q. Manufacturing plants, bottling plants, processing 1 for each 500 square feet of floor area 
plants, packaging plants, furniture repair • r. Medical and dental clinics and offices 1 for each 200 square feet of floor area 

s. Medical (or convalescent) hospitals 1 for each 5 beds, plus 1 for each employee 
on the shift with the maximum number of 
personnel 

t. Nursing homes 1 for every 5 guests, plus 1 for the resident 
manager, plus 1 for each employee on the 
shift with the maximum number of personnel 

u. Physical fitness facilities 

Multi-program: 1 space for each 100 square feet of floor area 

Single-program: 

• aerobics: 1 space for each 50 square feet of floor area 

• basketball; volleyball 1 space for each 3 persons of occupancy 

• lap pool: 2 spaces per lane plus 1 space for each 300 
square feet of non-pool floor area 

• weightlifting 1 space for each 250 feet of floor area 

Physical fitness facilities with more than 15,000 square feet of floor area shall provide an 
additional 10 percent of the total number of required parking spaces 

v. Physical therapy 1 space per 200 square feet of floor area. In 
addition, 1 space per 50 square feet of pool 
(water) area • w. Residential Uses 

Number of Bedrooms 

Type Efficiency 1 2 3 4 or more 

Single-family 
*(including townhouses) 1.0 1.0 2.0 2.0 3 + 1 for ea. addl. 

bedroom 

Houseboat, duplex, triplex, 
multiple mobilehome. 1.0 1.5 2.0 2.0 3 + .5 for ea. addl. 

bedroom 

Lodging, rooming houses and 2 spaces, plus 1 for each bedroom 
bed-and-breakfast inns 

Residence halls, dormitories . 75 space for each guest or occupant 

Senior housing development 1 for each 3 dwelling units or rooms 
intended for separate occupancy, plus an 
area of land equal to the required off-street 
parking for apartnients, not including 
required open space, which could be 
converted to parking should the retirement 
center change to a multifamily residential 
use. • Exhibit 3 111 · Pg '\of q 
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Single-room occupancy li¥ffig .zs for each living dwelling unit 
dwelling unit, less than 300 
S_Quare feet.** 
Single-room occuQancy 1 for each dwelling unit 
dwelling unit2 300 sguare feet 
or more.** 

Accessory dwelling unit 1 parking space, covered or uncovered shall 
be provided on site for each bedroom in 
addition to the required parking for the 
primary residence. 

Community housing projects. In addition to meeting above residential 
parking requirements, 1 additional parking 
space for each 4 dwelling units shall be 
provided. 

Covered Parking. At least~ of the required parking spaces for each dwelling unit shall be 
covered, within a carport or a garage. Each standard-size parking space required to be located in 
a garage or carport for a residential unit shall be not less than nineteen feet in length by eight and 
one-half feet in width (19ft. x 8\.-'2 ft.) 

Covered Parking Exception. Exceptions to parking requirements may be granted to publicly 
subsidized units where such requirements are in conflict with state or federal regulations or 
funding policies. 

* Tandem parking may be utilized for the required uncovered parking spaces pursuant to Section 
24.12.280, subsection (4) . 

** 1. SRO Parking reguirements max be reduced bx .25 snaces for each dwelling unit at 
the discretion of the annroving authority if the nroject is either located: 
a) within one auarter (1/4) mile or 1320 feet of an alternative oarkimz facilitv and soace 

are available and can be committed to residents; or 
b) within one quarter (1/4) mile or 1320 feet of access to oublic transoortation such as a bus 

ston and a grocery store. 
2. Parking reguirements max be further reduced bx .25 snaces if the nroject allows 
onlx senior residents excent in an I-G District. 
3. Parking requirements for mixed use develooments in the I-G District as oermitted und r 

Section 24.10.151 0.2.1 (3). mav be reduced bv a maximum of .4 soaces for each dwelling un tat 
the discretion of the aooroving authority as apart of an on site shared_])arking_pjan. 

Use Spaces Required 

X. Restaurants and other establishments selling 1 for each 120 square feet of floor area 
food and beverages on the premises (including 

·bars and nightclubs without live entertainment) 
y. Restaurants with counter and/or take-out 1 for each 120 square feet of floor area, plus 

service or drive-in facilities 1 for each 50 square feet of floor area 
devoted to counter/take-out service 

z. Research and development facilities 1 for each 325 square feet of floor area, or 1 
for every 2 employees (maximum shift), 
whichever is greater 
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aa. Retail stores, shops, service establishments, 1 for each 250 square feet of floor area 
including shopping centers other than furniture 
and appliance stores 

ab. Schools: 
• Elementary and junior high 1 for each employee 

• High schools 1 for each employee, plus 1 for each 10 
students 

ac. Colleges (business, beauty, etc.) and 1 for each employee, plus 1 for each 3 
universities students 

ad. Self-service laundry and dry cleaning 1 for each 200 square feet of floor area 
establishments 

ae. Service stations 3 for each lubrication or service bay, plus 1 
for each employee on the day shift 

a f. Sports arenas, auditoriums, assembly halls, and 1 for each 3.5 seats of maximum seating 
meeting rooms capacity 

a g. Theaters 1 for each 3.5 seats for the first 350 seats; 
plus 1 for each 5 additional seats 

a h. Wholesale establishments, warehouses, service 1 for each 1,000 square feet of floor area 
and maintenance center, communications 
equipment buildings 

ai. Recycling collection facilities .-
• Independent 2 spaces 

• In conjunction with other uses that 0 spaces 
provide required parking 

aj. Unspecified uses ofbuildings structures, or Where the parking requirement for a 
premises particular use is not specifically established 

in this section, the parking requirements for 
each use shall be determined by the zoning 
administrator, and such determination shall 
be based upon the requirements for similar 
uses. Public uses not specifically established 
in this section shall meet the parking 
requirement as established by the zoning 
board. The board shall take into account the 
proposed use and parking availability in the 
vicinity of the use 

(Ord. 91-14 § 5, 1991; Ord. 90-38 § 1, 1990; Ord. 89-38 § 1, 1989; Ord. 87-22 § 10, 
1987; Ord. 85-46 § 1 (part), 1985). 

• 

• 

• 
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24.12.290 Variations to Requirements. 

The off-street parking requirements of this part may be satisfied or modified in alternate 
ways: 

1. If the property being occupied is in a parking district and the decision-making 
body finds that the parking district is capable of providing adequate parking for the new 
use and existing uses in the vicinity and the district; the downtown commission shall 
advise the decision-making body on the required finding. 

2. Off-Site Parking. Required parking spaces may be provided within three 
hundred feet of the principal entrance of a use. A permanent maintenance and 
management plan including signage at the parking facility and at the use indicating the 
useful functioning of such parking must be approved by the hearing body. No more than 
sixty percent of the required parking may be provided off-site. 

3. Parking Plan. An approved specific plan or an approved parking management 
plan for a project within an R-T District may supersede those parking standards contained 
in this part, if the purpose of this part is met and the required number of spaces is met. A 
parking management plan must be found consistent with the following standards: 

a. It must provide the same overall number of parking spaces as is required 
under Section 24.12.240 for the proposed use. 

b. It must be able to properly function, allowing for convenient maneuvering, 
and compatible relationship to adjacent uses. 

c. All parking stalls shall be marked . 
d. The parking arrangement shall not create safety problems for persons parking 

or walking within the parking area. 
e. Any valet parking program must operate full-time during established business 

or operating hours. 
f. Any off-site parking program. 
e. Any off-site parking program located beyond a quarter-mile radius from the 

subject site shall include a permanent and effective means of transporting employees or 
patrons from the parking parcel(s) to the subject site. 

4. Cooperative Parking Facilities. The parking requirements for two or more 
uses of the same or different types on the same parcel may be reduced by the zoning 
board as part of a special use permit procedure if it can be demonstrated that the nature of 
the uses of the facility will result in multipurpose trips being made to the site or trips 
being made to individual uses at different times of the day or week. The zoning board 

· may permit no more than a ten percent reduction ofthe total number of spaces than 
would be required if each use was assessed independently. 

5. Shared Parking Facilities. Off-site parking facilities may be shared by two or 
more commercial uses if their entrances are located within three hundred feet of the 
parking facility and if their hours of operation do not coincide, provided they: 

a. Receive special use and design permits so that design criteria are met and 
conditions of use may be established along with periodic review; 

b. Submit a written document guaranteeing maintenance, hours of operation and 
specifying length of agreement; 
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c. Submit a signage program to notify users at alllocation(s) of shared parking 
facilities; 

d. Demonstrate how the shared parking arrangement will fulfill the intent of this • part. 
e. The use permit upon which the shared parking proposal depends shall 

terminate upon lapse of written agreement specified in subsection (5)(b) above unless 
otherwise modified by the zoning board. 

6. Parking Requirements for Nonconforming Structures or Uses. In the case of 
structures in any district, which are reconstructed, enlarged, structurally altered, changed 
in occupancy to a more intensive use category, or otherwise increased in capacity, off
street parking shall be required only for that portion of structures or use constituting the 
increase in capacity; except that no additional parking need be provided for 
nonresidential uses, if the increased capacity results in an increase of four or fewer 
parking space requirements. 

7. Reduction in Parking Requirements for Nonautomobile Use Programs. The 
zoning administrator or zoning board may allow up to a ten-percent reduction in parking 
requirements for commercial or industrial developments if such developments include 
measures such as staggered work hours, provision of employee bus passes, provision of 
van/car pool programs or the like and provide enforceable permanent agreements to carry 
out the program. 

8. Parking Requirements on Lots of Less than Fifty Feet. The zoning 
administrator or zoning board may permit one required uncovered off-street parking 
space to be located in a required front yard of single lots less than fifty feet wide if it is 
determined that the proposal otherwise meets Section 24.08.440 pertaining to substandard • 

. residentiai.lot development standards, is consistent with the existing pattern of the ..ac} 1~ 
neighborhoods, and where landscaping is provided, to minimize visual impacts. )f-:' (,\~ 

9:------Reduction ofPadcing Required fur SRO Living Unit De•,zelopments. The 
zoning board may allo•.v up to a tv.·enty percent reduction in pB.Tking requiretnen-t.s fur 
SRO living unit developments if such developments include a parking management plan 
•.:vhich includes measures such as proYision oftenant bus passes or provision of tenant 
shuttle service or similar measures and enforceable permanent agreements to carry out 
the program. 

142. Reduction of Parking Requirements for Historic Building Survey Buildings 
and Landmarks. The normal parking requirement for (a) use(s) in a building that is listed 
on the Historic Building Survey, or a landmark, may be modified in order to maintain the 
value of the listing or designation; Prior to modifying the requirement, the approving 
body shall find that the modification is necessary in order to allow appropriate findings 
per Section 24.08.930, findings for historic alteration permit, and that such modification 
will not significantly adversely affect traffic and parking on adjacent and nearby streets ~ 
and properties. u.l · 

H-10. .Reduction ofParking Reguirements for Dwelling Units Within th ~~(l\r 
Downtown Recovery Plan area of the Central Business District. (a) The parking e 0 
requirement for multiple unit developments within the area subject to the.P.~~n_!~~- '? \ o]v'- J:' 

-Recovery Plan within the Central Business District (CBD), in addition to the one space j,.;,_9 
required for a studio or one bedroom unit, shall be reduced to 1.5 spaces fQ!_eacJc1Jiljt __ f\J''~ • 
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with two or more bedrooms, provided that one enclosed, secured bicycle parking space is 
provided on-site for each bedroom within the dwelling unit. 

(Ord. 2000-20 § 3, 2000: Ord. 90-34§ 1, 1990; Ord. 90-22 § 1, 1990; Ord. 89-38 § 2, 
1989; Ord. 88-41 § 7, 1988; Ord. 88-22 § 1, 1988; Ord. 85-46 § 1 (part), 1985). 

Part 11: SINGLE-ROOM OCCUPANCY HOUSING 

J 24.12.1000 Purpose. 
The purpose of these regulations is to allow the development of reduced-size lWffig 
dwelling units, defined as single-:-room occupancy (SRO) units, with limited parking 
requirements to provide additional options for affordable housing opportunities. 
(Ord. 93-21 § 11 (part), 1993). 

24.12.1010 Regulations. 
Single room occupancy units (SRO) are a cluster of residential units in vihich sanitary 
facilities may be provided within the unit and/or shared, and kitchen or cooking facilities 
may be provided ·.vithin the unit and/or shared within the housing project. 
(Ord. 2l.1.l § 11 (part), 1993) . 

24.12.!-(P-()1010 Unit Size. 
~ nThe net area of a SRO unit may range from a minimum of one hundred fifty square 
feet to a maximum of three-four hundred t\venty five square feet, with the average unit 
size being no greater than three hundred forty-five square feet. 
~ Units bet\veen one hundred fifty square feet and t\vo hundred nineteen square feet 
may not have both a full kitchen and a full bathroom. 
-(Ord. 93-21 § 11 (part), 1993). 

24.12.~1020 Par-tial KitehenPrivate Facilities. 
1. SRO Units of220 square feet or more are required to have a kitchen and a full 

bathroom. · 
b._Partial kitchens are limited to single room occupancies (SRO) units that are less than 

two hundred nineteen square feet in area. Partial kitchens must have at least t\vo of 
the three appliances required for food preparation facilities (kitchens) (see definition 
in Section 24.22.372). In SRO occupancies, individual units may make use of 
community shared facilities such as refrigerators, ovens, etc.Any area that may be 
used for food preparation must be defined in building plans and meet the 
requirements ofthe State of California Health and Safety Code. 

(Ord. 2l.1.l § 11 (part), 1993) . 

24.12.1024~ 
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-h.~.: .. J~ffih-A full bathroom shall contain at least a toilet, sink and bathtub, shower or 
bath/shower combination. 
~. Partial. A partial (or half) bathroom shall have at least a toilet and sink._ In single 
room occupancy (SR:O) units, a communal bathiBg facility may be employed proYided 
they are either single oceapant use with proYisions for privacy or mffiti oeeapant use with 
separate provisioBs for men and women. 
5. All SRO units must have a closet. 
_(Ord. 93-21 § 11 (part), 1993). 

--· 24.12.1030 Open SpaeeCommon Facilities. 
L_SRO projects shall have at least ten square feet of common usable open space per unit 

however no SRO project shall provide less than two hundred square feet of common . 
outdoor open space and two hundred square feet of common indoor open space. 
Maintenance areas, laundry facilities, storage (including bicycle storage). and 
common hallways shall not be included as usable indoor common space. Landscape 
areas that are less than eight feet wide shall not be included as outdoor common 
space. 

2.. Common Open Spaces shall be designed to accommodate appropriate furnishings and 
shall be furnished for use by residents. Appropriate furnishings for indoor spaces 
may include such items as lounge chair(s) and/or couch(es), table(s) with chairs, 
writing desk(s), and television(s). Outdoor furnishings may include such items as 
outdoor bench(es), table(s) with chairs, barbecue(s), and shade umbrella(s). 

3. Laundry facilities that have a minimum of two washers and two dryers must be 
provided in a separate room. Additional washers and dryers must be provided for any 
development that has more than twenty units at the ratio of one washer and one dryer 
for every additional twenty units 

4. Common bathrooms must be located on any floor with units that do not have full 
bathrooms. Common bathrooms shall be either single occupant use with provisions 
for privacy or multi-occupant use with separate provisions for men and women. 
Common bathrooms shall have shower or bathtub facilities at a ratio of one for every 
seven units or fraction thereo£ Each shared shower or bathtub facility shall be 
provided with an interior lockable door. 

5. Complete common cooking facilities/kitchens must be provided if any unit within the 
project does not have a kitchen. One complete cooking facility/kitchen shall be 
provided within the project for every twenty units or portion thereof or have one 
kitchen on any floor where units without kitchens are located. 

6. All SRO units must have access to a separate usable storage space within the project. 
7. With the exception ofprojects that allow only senior residents, projects that have less 

than one automobile parking space per unit shall provide one (1) easily accessible 
space for storing and locking a bicycle space per unit. For projects that provide one 
parking space per unit. at least one (1) bicycle storage space for every two units shall 
be provided. 

(Ord. 93-21 § 11 (part), 1993). 

24.12.1040 Management. 

• 

• 

• 
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.L_An SRO project with sixteen twelve or more units shall provide twenty-four-hour on
site management, and include a dwelling unit designated for the manager. 

2. All SRO projects must have a management plan approved by the City of Santa Cruz 
Director of Planning and Community Development. The management plan shall 
contain management policies, maintenance plans, rental procedures, tenant rules, and 
security procedures. 

(Ord. 93-21 § 11 (part), 1993). 

24.22.747 Single Room Occupancy Units (SRO). 

A cluster of residential units of a smaller size than normally found in multiple dwellings 
within a residential hotel, motel, or facility providing sleeping or living facilities in which 
sanitary facilities may be provided within the unit and/or shared, and kitchen or cooking 
facilities may be provided within the unit or shared within the housing project. The net 
size of a SRO unit shall be a minimum of one hundred fifty square feet and a maximum 
of three hundred twenty five square feet. 

Units between one hundred fifty square feet and two hundred nineteen square feet may 
not have both a full kitchen (food preparation facility) and a full bathroom. 

(Ord. 93-21 § 12, 1993; Ord. 89-47 § 1, 1989; Ord. 89-38 § 3, 1989) . 
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regulations in the proposed ordinance do not substantially change the Downtown Recovery Plan 
project. Furthermore, there have been no substantial changes in the environmental circumstances 
under which the Downtown Recovery Plan was adopted and which the Downtown Recovery 
Plan Program Environmental Impact Report analyzed that would require further environmental 
review for the regulations set forth in the proposed ordinance. Finally, there is not neW 
information of substantial importance which was not known, or could not have been know, as the 
time the Downtown Recovery Plan Program Environmental Impact Report was certified that 
would require further environmental review for the regulations set forth in the proposed 
ordinance. Accordingly, no further environmental review over and above the review which was 
conducted in the certified Downtown Recovery Plan Program Environmental Impact Report is 
required as a prerequisite to adoption of the ordinance. 

NOW, THEREFORE, BE IT ORDAINED by the City of Santa Cruz as follows: 

Section I. Amending Chapter 4 of the Downtown Recovery Plan as follows: 

Please note: Additions are noted by double underlined text and deletions 
are noted by strike through text. Please further note that some strike 
through text has not been deleted but moved to other locations in the 
ordinance. 

Development Standards and Design Guidelines 4 

Much of the character of downtown Santa Cruz has come from its incremental development and the 
individual stylistic expressions that have occurred over an extended period of time. As a result of 
the earthquake, much of downtown will be rebuilt in a single generation. This puts a particular 
burden on the Recovery Plan to guide p1ivate development in a way that maintains and promotes the 
unique townscape character of the downtown. 

In the year 2000. the Downtown functions as a central social and cultural gathering place for 
City residents and workers and is an important entertainment destination and shopping district 
for visitors to the City. Together. the local and visitor "foot traffic" creates a critical mass of 
consumers for the district that sustains an impressive array of local. independent retailers which 
convey a spirit and character that reflects a unique "Santa Cruz" identity. Eleven years after the 
Lorna Prieta earthquake and nine years after the adoption of the Recovery Plan. there remain 
some vacant parcels that can accommodate new development and there remain some land uses 
that are needed in the district to foster greater economic vitality. The regulations. incentives. 
standards and guidelines presented herein are designed to protect and nurture the "character 
defining" elements that make the Downtown an inviting. attractive. dvnamic and diverse 
gathering place. In addition to these standards and guidelines. the City has adopted a Downtown 
Retail Strategic Plan which describes a four-prong strategy for revitalizing the Downtown: these 
elements include (1) land use and design controls. many of which are contained herein: (2) 
parking. financing and pem1it processing incentives for identified. targeted business activities: 
(3) proactive recruitment of targeted businesses as well as various marketing activities for the 
Downtown; and ( 4) an on-going coordinated management and maintenance program for the 
Do,vntown. 

STC-MAJ-1-02 (Part B) 
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The principal mechanism for guiding the design of private buildings and open space in the 
downtown is through design and development standards and urban design guidelines. Design and 
,Qevelopment standards are mandatory; they confirm or modify the existing zoning ordinance, and • 
govern allowable and conditional ground-level and upper-level uses, height, setbacks, stepbacks, 
architectural design. landscaping. parking and service area requirements. Design gui~elines, on the 
other hand, are intended as strongly urged ·recommendations for the architectural treatment and 
configuration of buildings and private open space, and are intended as the basic criteria to be 
utilized by the Zoning Administrator. Zoning Board and Planning Commission in the design review 
process and. when applicable. by the City Council in determining the public benefits of allowing 
large ground floor retail users or taller buildings within the Downtown. 

The intent of the guidelines is to encourage high quality design that is in keeping with the 
character of the downtown; the intent is also to encourage creative and innovative solutions. To 
this end, the guidelines should be viewed as a flexible framework within which a diversity of 
expressions can occur. Guidelines in themselves cannot ensure good design. Good design will 
result rather from the creative application of the guidelines. During the design review process, 
reviewers should evaluate submittals not only for their conformance with specific guidelines but 
also for their overall application and the resulting quality of the entire design. For instance, 
creative solutions that depart from some of the specific provisions but that maintain the spirit and 
intent of the guidelines should be evaluated seriously. In some cases, these solutions may be 
preferable to submittals that achieve total conformance. 

The design guidelines call for buildings that respect the incremental pattern of development in the 
downtown and that are reflective of the charm and lifestyle of Santa Cruz-:-. The "character 
defining" elements of the Downtown include: Buildings that are built to the front oropertv line and • 
engage the pedestrian visuallY. through transparent windows. pedestrian-oriented displavs and 
signage. plantings. building material textures and complementary colors: buildings that have a 
unique rhythm and variation created by elements including balconies, loggias, and bay windows; 
buildings and storefronts that reinforce and extend the landscape quality of Pacific Avenue with 
planting beds, flower boxes and trellises; buildings that enrich the public realm with public 
courtyards, minor setbacks, extension areas and passages; and buildings that are not hermetically 
sealed but reflect an open and energy-efficient approach. Although. !+he Plan does not recommend 
a single architectural style as a predominant theme, but rather emphasizes a humanistic scale and 
warmth as the common architectural vocabulary. the Plan strongly asserts that the district maintain 
and nurture a unique Santa Cruz identity and authenticity with a preponderance of local tenants. 
The City is entitled to regulate facade treatments. such as signage or colors. to assure that they meet 
the design and development standards and guidelines ofthe Downtown Recovery Plan CDRP). 

Design and development standards and design guidelines are provided for the four subareas 
described in the previous chapter (Pacific Avenue Retail District. Front Street!Riverfi:ont Corridor. 
Cedar Street Village District. and North Pacific Area). The general approach of this chapter parallels 
Zoning Ordinance procedures. Reference to conditional uses shall mean administrative use pennit 
uses or special use pennit uses. h1 addition, accessory uses and use determinations (made by Zoning 
Administrator) shall be provided for. 

A. Land Uses 

Exhibit s- • 
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1. Prohibited Uses · 
The uses described in subsection (a) below. are deemed inconsistent with the goals. policies and 
objectives of the Downtown Recovery Plan and are. therefore. prohibited within the Downtown 
Recovery Plan CDRP) portion of the Central Business District as either a stand-alone use or an 
accessory or temporary use. Such uses that lawfully existed within the DRP area prior to the 
adoption of thfs provision are deemed non-conforming and may continue only at the same 
location at the same intensity or less for a period of no more than 20 years from the effective date 
of this Zoning Ordinance amendment (month. day. 2000). after which time the use shall be 
completely removed or converted to a conforming use. The uses described in subsection (b) 

below shall be deemed a public nuisance and shall be immediately abated according to the 
provisions ofthe Zoning Ordinance or other applicable City Codes or Ordinances. 

Uses that are prohibited within any of the Downtown Recovery Plan subdistricts. 
(a) Uses not permitted include. but are not limited to. the following: Tattoo parlors: rent. sales or 
service of automobiles. trucks. recreational vehicles. motorcycles or trailers: sale of firearms: 
general advertising signs: sale of alcoholic beverages for off-site consumption requiring ABC liquor 
license Numbers 20 or 21 (liquor stores): drive-up facility: or drive-through facilitv. 

Nuisance Activities 
(b) No use. even though listed as a permitted use or otherwise allowed. shall be permitted which. by · 
reason of its nature or manner of operation. is deemed by the Zoning Administrator to be creating a 
condition that is hazardous. noxious. or offensive through the emission of odor. fumes. smoke. 
cinder. dust. gas. vibration. glare. refuse. water-carried waste. or excessive noise. Such use shall be 
subject to violation abatement procedures which may result in revocation of the use permit. 

2. Accessory Uses . 
In addition, a Accessory uses . as defined in Section 24.22.013 of the Zoning Ordinance. shall be 
limited to the use of no more than one quarter C%4) of the total floor area occupied by the permitted 
use. aru:i use detem1inations (made by Zoning Administrator) shall be provided for. 

3. Temporary Uses 
Temporary uses. as defined in Section 24.22.879 ofthe Zoning Ordinance. shall be limited to the 
following activities and standards: (a) The following activities if they are sponsored bv a . 
government entity or an organized group of businesses. property owners or residents of the CBD: 
(1) Neighborhood. District or Citvwide-oriented carnival. circus. street fair. exhibition. 
celebration or festival: (2) booth for educationaL charitable. patriotic or welfare pumoses: (3) 
QJ?en air sale of agricultural products. including seasonal decorations: ( 4) open air sporting event: 
(5) arts or crafts sale or miistic performance event: or (6) surface parking open to the public. (hl 
The following activities if they secure the prooo __ pern1its. if applicable. from City agencies: 
Parades. civic events. and advertised citizen gatherings__ 

B. Pacific Avenue Retail District Development Standards 

STC-MAJ-1..()2 (Part B) 
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1. Ground-Level Principally Permitted Uses 
(Pacific Avenue and East-West Streets) 

Principal permitted uses for the ground level of development along Pacific Avenue and the side 
streets to the mid-block are limited to relatively high volume pedestrian-oriented uses that reinforce 
the Pacific Avenue Retail District as an active public place. It is critical that ground-level uses 
provide a continuity of activity and interest along the entire length of PaCific Avenue and the side 
streets. Office use and medical offices and clinics are not penn,itted along Pacific Avenue or east
west street "frontage" spaces. "Frontage" spaces shall be defined as the area within 75 feet 
pemendicular to Pacific Avenue frontage propertv line and within 40 feet pemendicular to the east
west street propertv line. Personal service space is not pennitted along Pacific Avenue frQntage 
from Water to Cathcart Streets and is permitted only on a verv limited basis along Pacific Avenue 
frontage from the southside of Cathcart Street to Laurel Street or along the frontage of the east-west 
streets. To this end, principal ground-level pem1itted uses shall be limited to the following: 

a. Retail uses including stores, shops, general retail establishments, department stores 
and specialty shops, not including thrift stores or pawn shops driYe up or drive in 
serviCes; 

b. Eating establishments, not including drh•e up or dii·1e in services; service of 
alcoholic beverages must be clearly ancillary to food service and must meet the 
provisions Part 12 of the Zoning Ordinance (for High Risk or Low Risk Alcohol 
Outlets). When applicable. all fast food and/or beverage establishments (defined 
in Section 24.22.661 of the Zoning Ordinance) shall be conducted in accordance 
with the following conditions: (i) Sufficient trash receptacles for customers shall 
be provided and shall be regularly maintained: (ii) all debris boxes shall be 
screened and kept in designated or approved locations on the oremises: (iii) the 
operator shall be responsible for cleaning the sidewalk within fifty (50) feet 
horizontal distance from the nremises during the hours of operation to maintain 
the sidewalk free of paper. spillage or other litter: and Civ) noise. glare and odors 
shall be contained within the premises so as not to· be a nuisance to neighbors. 
Under no circumstance shall the ventilation outlets or motors cause emission of 
objectionable odors or noise toward neighbors: 

.. 
c. Art galleries or museums that are oriented and open to the public; 

d. Theaters and cinemas. 

Any of the above uses in space greater than 16.000 gross square feet per single-tenant/establishment 
requires Special Use Permit authorization by the City Council. 

Entry lobbies to upper-level uses shall be pennitted, but should be situated to the maximum extent 
practicable on the east-west streets; if situated on Pacific Avenue, frontage devoted to such use shall 
not exceed 15 feet; if situated on a side street, frontage shall be pennitted to 25 feet. 

• 

• 

• 
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2. Ground-Level Administrative Conditional Uses 
(Pacific Avenue and East-West Streets) 

The following ground level uses @uire an Administrative Use Pennit and will be allowed on a 
conditional basis, if they can sufficiently demonstrate that they will generate people-oriented 
activity and streetside ·interest compatible ·with the desired pedestrian environment for Pacific 
Avenue, and if they are in compliance with the criteria listed below. Ground floor space greater 
than 16.000 gross square feet per single-tenant/establishment requires Special Use Petmit 
authorization by the City Council. 

a. Personal service enterprises such as barber shops, laundry and clothes cleaning 
establishments; administrative, executive and financial services; telecommunications 
and computer-related offices: professional, editorial, real estate, insurance and other 
general business offices including space for non-profit organizations of less than 
16.000 gross square feet per application; medical and dental offices; and medical, 
optical and dental clinics will be considered for the ground level, if it can be 
demonstrated that: 

b. 

c. 

1. 

1. Such establishments are not located along Pacific Avenue frontage or along 
east-west street fi:ontage from Water Street to the northside of Cathcart Street 
and are. therefore. limited to the interior ground floor space: or &ieh 
establishments '.vill not create a significant break (i.e., more than 50 feet) in 
pedestrian activity and storefront continuity along the street; 

n. Such establishments are located along east-west street frontage from the south 
side of Cathcart Street to Laurel Street: and 

fr. iii. Such establishments are compatible with existing and planned ground-level 
and upper-level pennitted uses; and 

ffi.:.--iv. Such establishments are in compliance with the storefront and building 
facade guidelines and standards described below, and capable of being 
transfonned into retail use in the future. 

Banks will be considered for the ground level of this district if !lLthey meet the 
above ctiteria, (2) they meet the design standards and guidelines of the DRP, and ill 
if there is no other existing bank within the same contiguous block. 

Nightclubs, establishments providing entertainment or pe1mitting dancing, and 
establislm1ents serving alcoholic beverages not ancillary to food service will be 
considered for the ground level of this district, subject to the following operating 
conditions: (1) acoustical studies indicating that such uses can achieve the City's 
existing noise abatement standards; (2) the provisions Part 12 of the Zoning 
Ordinance (for High Risk or Low Risk Alcohol Outlets) are met: (3) the 
establishments shall be conducted in accordance with the following "good 
neighbor operating procedures": (i) Sufficient trash and recycling receptacles 
shall be provided and shaii be regularly maintained: (ii) ail debris boxes shall be 
screened and kept on the premises in a designated or approved location: (iii) the 
operator shall be responsible for cleaning the sidewalk within fifty (50) feet 
horizontal distance from the premises during the hours of operation to maintain 
the sidewalk free of paper. spillage or other litter: and Civ) noise, glare and odors 
shall be contained withilft[CCMA!kets.fto .pam B) be a nuisance to neiglibctQtmd q;-
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under no circumstance shall the ventilation outlets or motors cause emission of 
objectionable odors or noise directed toward neighbors: (4) the storefront adjacent • 
to the street is designed in compliance with the storefront and building facade 
standards and guidelines below and includes active people-oriented activities of 
visual interest to the pedestrian (e.g., restamant seating or retail frontage ~ 
service seating. queuing· areas or art work) and in no case shall the storefront 
occupy more than 50 linear feet of street fnmtage. combined. if the space fronts 
on a comer lot: (5) such establishments are compatible with adiacent resideritial 
uses: and (6) such space is capable of being transformed into retail use in the future. 

d. Indoor recreational uses (e.g., health club, bowling alley) will be considered for 
ground-level use, provided that ill the storefront adjacent to the street is designed in 
compliance with the §torefront and building facade standards and guidelines below 
and active people-oriented uses are located adjacent to the street (e.g., retailing 
component) ; (2) in no case shall the storefront occupy more than 50 linear feet 
street frontage. combined. if the space fronts on a comer lot: (3) such 
establishments are compatible with adjacent residential uses: and (4) such space is 
capable of being transformed into retail use in the future. 

e. Business and technical schools; child care facilities; schools and studios for arts and 
crafts, photography, music and dance provided that such establishments are not 
located along Pacific Avenue frontage or east-west street frontage. provided that the 
storefront adjacent to the street is designed in compliance V<'ith the guidelines below, 
and that people oriented uses of visual interest to the pedestrian are located adjacent 
to the street. 

3. Ground Level Special Uses. 
The following conditional uses shall require a Special Use Permit: 

W Personal service entemrises such as barber shops. laundry and clothes cleaning 
establishments. photocopying services and computer software consulting and internet 
services to the general public: business and technical schools: child care facilities: 
schools and studios for arts and crafts. photographY. music and dance (1) when located 
along Pacific A venue frontage between the southside of Cathcart Street to Laurel 
Street or (2) if located along east-west street frontage from Water Street to the 
northside of Cathcart Street, provided the following conditions are met: 
ill Any such establishment. combined if more than one. will not occupy more than 

50 linear feet of frontage space. combined if on a comer lot: 
fill Such establishment is compatible with nearby residential uses: 
(iii) Such space is in compliance with the storefront and facade design and 

development standards described below: and 
Civ) Such space is capable of being converted into retail use in the future. [See also 

subsection (c) below. ifapplicable.l 

!hl Thrift stores or pawn shops provided the following conditions are met: 
1. The thrift store or pawn shop is located south of Cathcart Street or along east-west 

• 

side streets from Water to Laurel Streets: and • 
2. Such space is in compliance with the storefront and facade design and 

development standards described below [See also subsection (c) below. if e;-
gpplicablel. STC-MAJ-1-02 (Part B) Exhibit J i/) 
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££1 Ground-level use exceeding sixteen thousand 06.000) gross sauare feet. The 
Special Use Permit provided for in this subsection shall be issued or denied by the 
City Council after review and recommendation by the Zoning Board. In addition to 
the findings for Special Use Pennit issuance required under Section 24.08.050. a 
Special Use Permit required by this subsection shall not be issued unless the 
following additional criteria. findings and conditions are made by the City Council. 
The proposed Application would provide a public benefit by demonstrating how it . 
would: 

ill Add a desired. "targeted" business to the Downtown. which would serve to diversify the 
Downtown Recovery Plan area ground-level business base: 

(2) The application shall provide a public benefit by demonstrating how it would contribute 
to an appropriate balance of local or non-local businesses. For the pumoses of this 
finding. it shall be presumed that local businesses serve to sustain the authenticity and 
unique retail character of the DRP business mix. However. non-local businesses may add 
to retail draw and contribute to overall Downtown vitality in certain circumstances: 

(3) Contribute to an apnropriate balance of smalL medium and large-sized businesses in the 
DRP area to diversify the DRP's ground-level business mix: to insure the "Santa Cmz" 
identity. unique character and authenticity: to seek to reduce economic "leakage" of 
profits out of the City and County: and to induce local investment and employment to the 
DRP area: 

(4) The design ofthe facade ofthe proposed use meets the design standards and guidelines of 
the DRP and is not restricted by comorate standardized or trademarked exterior design. 
sign age. materials. color or other visual treatments: · 

(5) The proposed use would be a good neighbor and contribute to the community life of the 
Downtown by pmiicipating in such community activities as: (i) Membership in 
Downtown merchant. resident. neighborhood improvement organizations and/or 
assessment districts: (ii) to the greatest extent feasible. hiring local residents: and (iii) 
hosting or patiicipating in Downtown festivals. fairs. benefit events and similar 
neighborhood activities: and 

(6) If applicable. all food and/or beverage service activities shall be conducted in accordance 
with the "good neighbor operating procedures" for such uses described above. 

4. Principally Pem1itted Upper-Floor Uses 

I 

New commercial buildings shall be required to submit a Retail Tenant Recruitment Plan with the 
Design Permit application for the construction of the new building. The Plan shall describe the 
good faith measures proposed by the Applicant to secure quality ground floor tenants in a timely 
nianner. The Plan shall outline the proposed tvnes of tenants that will be sought. the methods that 
will be used to secure the tenants. the procedures to be used to cooperate and coordinate with the 
City in meeting the mission of the Downtown Retail Strategic Plan and· the Downtown Recovery 
Plan. and shall identify the milestones and reporting measures that will allow the City to monitor the 
retail leasing and implementation progress. including City review of advertising and offer letters and 
any rejection letters from prospective tenants. 

PrincipaiJy pennitted upper-level uses include the following: 

a. Residential and hotel development up to 60 units in size. Care shall be taken to 
incoroorate sound attenuaS<JiOO&JeWir(fiiriiB}s and constmction matEDiibittd c;;-
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methods such that noise from nearby commercial activities do not unduly disturb 
occupants ofnew dwelling units or hotel rooms; 

b. Retail uses including stores, shops, general retail establishments, department stores 
and specialty shops, not including EirP.~e up or drive ia services thrift shops or pawn 
~; . 

c. Eating establishments; service of alcoholic beverages must be clearly ancillary to 
food service and must meet the provisions Part 12 of the Zoning Ordinance (for 
High Risk or Low Risk Alcohol Outlets). When applicable. all fast food and/or 
beverage establishments (defined in Section 24.22.661 of the Zoning Ordinance) 
shall be conducted in accordance with the previously described "good neighbor 
operating procedures": 

d. Art galleries or museums; 

e. Theaters and cinemas; 

£ Personal service enterprises such as barber shops, laundry and clothes cleaning 
establishments. administrative. executive and financial services: telecommunications 
and computer-related office uses: professional. editorial. real estate. insurance and other 
general business offices: medical and dental offices: and medical. optical and dental 
clinics: 

g. Banks when meeting the design standards and guidelines of the DRP; 

h. Business and technical schools; child care facilities; schools and studios for arts and 
crafts, photography, music and dance 

Conditional Upper-Floor Uses 

5. Upper Level Administrative Uses 
The following uses require an Administrative Use Permit: 
Conditional uses for all levels of development above the ground floor include the following: 

a. Residential development exceeding 60 units will be considered for upper-level uses, 
if it can be demonstrated that such a development includes a mixture of unit types 
(e.g., variety of unit sizes) that will be attractive to a wide range of potential 
residents. Care shall be taken to incomorate sound attenuation space planning 
designs and construction materials and methods such that noise from nearbY 
commercial activities do not unduly disturb occupants of new dwelling units or hotel 
rooms; 

b. 

• 

• 

• 
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described "good neighbor operating orocedures": and ( 4) such establishments are 
compatible with nearby residential: 

c. Indoor recreation uses provided such establishments are compatible with nearby 
residential uses.~ 

d. Space greater than 16.000 square feet per application to be occupied by 
administrative services and direct-services delivery to the public provided by non
tax-paying entities provided that the Applicant oroyides a fiscal impact analysis 
which would identify to what extent the proposed use. individuallY. and combined 
with the amount of existing non-tax-paying entities within the CBD. would have 
an adverse impact on the City's and/or Redevelopment Agency's ability to service 
existing CBD Redevelopment debt and/or to incur additional indebtedness 
deemed necessary by the City Council for revitalization efforts within the CBD. 

6. Upper Level Special Uses. 
The followin£ uses shall require a Special Use Permit: 

(a) Thrift stores or pawn shops. 

C. Pacific A venue Retail District Height and Step back Requirements. 

1. Building Height. 
The following height and stepback standards shall apply to all development within the Pacific 
Avenue Retail District, including frontage along Pacific Avenue and the east-west streets within 
the subarea. All buildings must conform to the Base Height requirements. except for provisions 
for additional height within the "Additional Height Zone A" or "Additional Height Zone B". 
Requests for building hei£hts above the Base Height limit are discretionary and require a Design 
Permit with the for recommendation of the Plmming Director to the City Council for approval. 
No additional height bonuses will be considered bevond the maximum allowable heights 
described in this section. The intent of the standards is not to create a five-story downtown, but 
rather to preserve the overall character and scale ofthe historic core while allowing some 
intensification and increased height on larger parcels where it can best transition to the 
predominantly two to three-story structures. No additional height bonuses will be considered 
beyond the maximum allo·.vable heights described in this section. 

a. Btiilding Base Heights 

The following are the requirements relating to the Base Height ofbuildings in the Pacific 
Avenue Retail District. 

No new building shall be less than two stmies in height. The second story shall be at 
least 50 percent of the first floor area and shall be located toward the street fi·ontage. 
An exception may be made, and a one-story building may be constructed, in an area 
along a property line where otherwise a fence or wall would be used to separate the 
principal use of a parcel from an adjacent public street. The depth of such a building 
shall not exceed 15 feet. 

The first floor uses must have a minimum floor-to-floor height of 18 feet, and must 
meet all applicable accessl:Jitit?.MM~u:d2~B)below. Any mezzanirExtlltiit>e-:)' 
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set back at least 30 feet from the building line on the street and shall occupy no more 
than one-third ofthe area of the first floor. 

.:L v. No new development shall exceed a Base Height of 50 feet (measured to the top 
of parapet or eaves) except as provided for in the "Additional Height Zone A or 
IL. Within this Base Height, no more than 2._~ stories of commercial uses 
(including ground level retail) shall be permitted above the ground floor retail 
use; if upper-level residential or hotel uses are included, a maximum of3 floors of 
such uses above the ground-level retail use will be permitted within the maximum 
50 feet Base Height of 50 feet. 

~-4 Uninhabitable mechanical penthouses will be permitted above the Base Height to a 
maximum height of 55 feet, provided that such penthouses are set back from the face 
of buildings by a minimum of20 feet from any exposed face ofthe buildings and are 
te---&e-out of the pedestrian's view. 

5.--e-, Sloping roofs shall be permitted up to a maximum height of 55 feet (5 feet above 
the Base Height), provided that they do not penetrate a 42 degree angle measured 
back from the 50-foot Base Height eaves line. (The 42 degree angle has been 
established to achieve solar access objectives for Pacific Avenue and is applied 
equally to both the east and west sides of the street, as well as to all side streets.) 

6. Any site that is located where the east-west street does not cross Pacific Avenue 
(sites with frontage on Locust. Church. Walnut Lincoln. Soquel. Eln1 and Maple 
Streets) must prepare a visual impact study to detennine how the proposed building 
would be viewed from the east-west street. 

b. Additional Height Zones f 

Properties on Pacific Avenue and within 150 feet of Pacific Avenue ,(as measured 
perpendicular from the property line along the street) between Water and Elm Street and the 
Metro Center shall be considered within the an "Additional Height Zone A" or "Additional 
Height Zone B:-". within which buildings meeting certain criteria may request additional 
height above the 50 feet Base Height limit. It is not the intent of the standards to create a 
higher density or taller downtown. but. rather. to preserve the overall character and scale of 
the historic 'core while allowing a discretionary intensification of use and an increased 
height. The Additional Height Zones have been established to concentrate the highest
density development along Pacific A venue with the intention of creating a compact urban 
core that transitions down in scale to the east and west and the north and south. The granting 
of building height above the 50 foot Base Height limit is discretionary and requires a Design 
Permit with the recommendation of the Director of Planning to the City Council who must 
approve the additional height. To achieve approval. the applicant must demonstrate that the 
proposed project meets the criteria described below. Development within the Additional 
Height Zones may request additional height as indicated below. if one of the following 
conditions is met: This zone has been established to concentrate the highest density 

• 

• 

development along Pacific Avenue 'Nith the intention of creating a compact urban core that • 
transitions dov.n in scale to the east and west. De¥elopment within this area shall be 
pmmitted tea maximum height of 75 feet (as measured to the parapet), if one of the 
follo•.ving conditions is met: STC-MAJ~1..()2 (Part B) . Exhibit t>" 
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1. The parcel is greater in size than 20,000 square feet; 
2. The frontage along Pacific Avenue is greater than 150 feet, or 100 feet with 150 

feet frontage along an east-west street; or 
3. The parcel is located between adjacent structures of four or more floors in 

height. 

i. Additional Height Zone A. 
Within the "Additional Height Zone A" located from Water to Cathcart Streets and including 
Parcels 005-152-19. 005-152-20 and 005-152-21 located south of Cathcart Street east of Pacific 
Avenue. the maximum building height limit for eligible properties is 75 feet. Development eligible 
for height above 50 feet Base Height limit is discretionarv and subject to the apnroval qf the City 
Council. Pmposals for additional height above: 50 feet must prepare a detailed visual analysis of the 
proposed building to determine the visual impact o~ the development. The visual impact analysis 
must consider the views from key locations within the City. the views from Pacific A venue and 
from the east-west streets. Building height above 60 feet requires the recommendation of the 
Director of Planning to the City Council. with the finding that the proposed building provides an 
extraordinary contribution to the aesthetic goals of the Downtown Recovery Plan. fu addition to the 
finding of extraordinary design, further consideration for the additional building height may be 
given for public benefit attributed to the project. Public benefit may include the provision of 
housing. 

Within the Additional Height Zone A. no more than 4 stories of commercial uses above the 
ground-level retail space shall be permitted: or. no more than 5 stories of residential or hotel uses 
shall be permitted above the ground level retail space. 

11. Additional Height Zone B. 
The Additional Height Zone B includes certain prope1iies located within the area from the south 
side of Cathcart Street to Elm Street or. on the east side of Pacific A venue. from the south side of 
Cathcmi Street to the Metro Center. These properties are identified by parcel numbers 005-152-01 
and 005-152-30 on the east side of Pacific Avenue and parcel numbers 005-142-01. 005-142-04. 
005-142-05. 005-142-06. 005-142-07. 005-142-13 and a portion of 005-142-11. The additional 
lmililing height limit for such properties, if they meet the eligibility criteria stated above. is 60 feet. 
Proposals for additional height above 50 feet must prepare a detailed visual analysis of the proposed 
building to detemJ,ine the visual impact of the development. The visual impact analysis must 
consider the views'fi·om key locations within the City, the views from Pacific Avenue and from the 
east-west streets. Building height above 60 feet requires the recommendation of the Director of 
Planning to the City Council. with the finding that the proposed building provides an extraordinary 
contribution to the aesthetic goals of the Downtown Recovery Plan. In addition to the finding of 
extraordinary design, further consideration for the additional building height may be given for 
public benefit attributed to the project. Public benefit may include the provision of housing. 

Within the Additional Height Zone B from Cathcart Street to Elm Street Cor Metro Center on the 
east-side of the street), no more than 3 stories of commercial uses above ground-level retail space 
shall be pem1itted: if upper-level residential or hotel uses are included. a maximum of 4 floors of 
such uses above the ground-level retail use will be pem1itted . 

INSERT HEIGHT MAP Exhibit :) 
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D. Building Massing. Step Backs. Setbacks & Encroachments 

1. Building Massing & Step Backs 

Development eligible for additional height n1ust comply ·.vith the stepback provisions described 
in (i.) belo=w. 

\l/ithln the maximum additional height of 75 feet, no more than 5 stories of commercial 
uses (including ground level retail) shall be pennitted; if upper level residential or hotel uses 
are included, a maximum of 5 floors of such uses above the ground level retail use will be 
pennitted within the maximum additional height of75 feet. 

b. Uninhabitable mechanical penthouses will be permitted above the 75 foot height limit to 
a maximum height of 80 feet, provided that such penthouses are set back from the face of 
buildings by a minimmn of20 feet to be out of the pedestrian's viev1. 

i. All development within the Pacific Avenue Retail District shall be subject to the following 
massing controls: and stepback standards: 

a.-i-A cornice or parapet line shall be established no more than 5 feet above the 
parapet line of an adjoining building of architectural or historic value (see 
Buildings of Historical/Architectural Value map), or at 50 feet, whichever is 
lower. 

,:., 

• 

b.-ii-Step backs from this cornice line shall be made so that no more than 30 percent • 
of additional height is visible from the opposite sidewalk (assuming eye level at 

CPC B-186 

5'-6" and the reference point 15 feet from the property line as indicated in the 
attached diagram). From tllis viewpoint, the visible portion of the additional 
height should include distinctive roof treatment (e.g., sloping roof, cornice 
detailing) that creates a well-proportioned top to the building, and an attractive 
silhouette against the sky. 

c. Hi-Step backs should ensure that solar access on December 21 between 11:00 a.m. 
and 1:00 p.m. results in a mi1limum of20 feet of sun on the surface of the west
facing sidewalks along Pacific A venue to promote the comfort of pedestrians 
and the diversity of activities along the street. To achieve this, all buildings 
~llong the west side of Pacific A venue eligible for additional height must step 
back in a way that does not penetrate a 42 degree plane projected back from the 
established cornice line (see attached diagram). 

d.w Step backs should alse-facilitate maintaining the visual impression of a two to 
three-story street wall along the east-west streets, and ensure that solar access on 
March 21 results in a mhlimum of20 feet of sun on the surface of south-facing 
sidewalks. To achieve tllis, all buildings along east-west streets shall step back 
from the established parapet line in a way that does not penetrate a 52 degree 
plane projected back from the established conlice line (see attached diagram). 

e. Step backs shall maintain the visual impression of a two- to three-story wall 
along the north-south alleys or in locations where the rear wall of a building 
abuts a north-south property line. All buildings backing to an alley (or north- • 
south property line) and eligible for additional height must step back in a way 

STC-MAJ-1-02 (Part B) . Exhibit s--
Pg ().of )b 

Page 15 of 53 



•• 

• 

• 

that does not penetrate a 42 degree plane projected back from the established 
comice line (see attached diagram) . 

f. In accordance with the Downtown Recovery Plan. uninhabitable mechanical 
penthouses will be permitted above the 50 foot Base Height to a maximum of 
55 feet. provided that such penthouses are set back a minimum of 25 feet from 
any perimeter facade-of the upper story of the building. 

g. Due to Santa Cruz's varving topography in the vicinity of the Downtown. the 
design of roof tops is an important aesthetic consideration. The arrangement of 
rooftop equipment. elevator penthouses. mechanical penthouses and enclosures. 
safety rails. inside faces of parapets. roofing surfaces. architectural elements. and 
other mechanical or electrical equipment. including telecommunications 
equipment. shall be designed. installed and painted to be visually in-obtrusive 
and to create a unified. coherent whole. 

INSERT Pacific Avenue Additional Height Standards Diagram 

INSERT East-West Streets Additional Height Diagram 

h. ~All other building facades not subject to the above provisions but exceeding the 
Base Height shall step back by a minimum of 10 feet above the Base Height of 
50 feet. 'fbSidewalls for additional floors above the Base Height shall have 
windows and be architecturally treated in a similar manner as the front-facing 
facade . 

1. Within the above height and step back requirements, certain exceptions ~be 
considered where the resulting design would add significantly to achieving the 
Downtown Recovery Plan design goals as part ofthe design review process. 

Flatiron Building. The Flatiron Building may exceed the othenvise established height limit 
of 3 conunercial stories by one story. The project shall be designed in ways which enhance 
its landmark and focal point location. The fourth story shall be massed at the northern end 
of tbe building, and the building shall transition from a four stm)' to a tlu·ee at its southem 
end, in order to create appropriate transition to the St. George. Building materials and 
building det'ailing shall reflect the importance of the site. Building materials and details 
shall be approved specifically in cmmection witlt-approval of development. 

Ground floor uses shall be of the type which encourage pedestrian passage through the 
building, or v.11ich are conducive to expansion outside of the building on extension areas 
adjacent to the building. 

The additional floor is granted in part as-an-ffieentive to\vm·ds early construction, in order to 
facilitate downtovm recovery and streetscape completion. In approving the design pem1it, 
the City Council may specify a time for exercising the pennit. 

STC-MAJ-1-02 (Part B) 
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2. Build-to Lines and Setbacks 

To ensure that Pacific Avenue and the east-west streets are spatially well defined, all development • 
must be built to the property line of the street. The following exceptions to this condition are noted: 

a. Setbacks of up to 12 feet.in depth are pennitted along the northern property line of 
Cathcart Street. if such setbacks are intended to provide active outdoor uses (e.g .. 
outdoor dining or public seating) oriented to the street. 
A setback at the location of the former Cooper House (southeast corner of Pacific 
and Cooper) to create an outdoor cafe area of at least 800 square feet in size. This 
setback shall be oriented to the corner of Pacific and Cooper in a way that reinforces 
the intersection as a major activity node, and that ensures mroeimum solar access. 

b. A .. setback at the location of the former Ford's Department Store (north·.vest comer of 
Pacific and Cathcart) is strongly encouraged to ereate an outdoor cafe area of at least 
800 square feet in size. This setback should be oriented to the corner ofPacific and 
Cathcart in a way that reinforces the intersection as a major activity node and 
gateway, and that ensl:lfes mrodmum solar access. 

c. Setbacks of up to 12 feet in depth are permitted along the northern property line of 
Cathcart Street, if such setbacks are aimed at proYiding active outdoor uses (e.g., 
outdoor dining or public seating) oriented to the street. 

~d. Minor ground-level storefront setbacks are pennitted within the provisions of the 
storefront and building facade standards and guidelines discussed below. Recessed • 
storefronts up to six feet in depth and twenty-five feet in length may occur where a 
designated outdoor use. such as an outdoor cafe. is an integral part of the retail 
business. 

3. Pennanent Projections into the Public Right-of-Way 

It is not the intent of the Plan to create a hard edge between the public and private realms. Rather, 
building facades and storefronts that are varied and that promote activity and interest are 
encouraged. Projections into the 1ight-of-way are allowed within the guidelines described below. 

4. Retail Extension Zones 

Pacific Avenue and some of the east-west streets (e.g., Church Street, Walnut Avenue, Cathcart 
Street) will include opportunities for the extension of retail and restaurant activities into the public 
right-of-way. These extension areas will be managed by the City and its designated agent through 
revocable licenses. [See Section 24.10.2340 of the Zoning Ordinance] The following guidelines 
shall govern the physical design ofthese extension areas: 

a. Types of Uses. Designated extension areas shall be confined to uses that add activity 
and color to the street; pe1111itted uses shall be limited to outdoor cafes. food kiosks or carts, or the 
selling of flowers, produce, and newspapers/magazines, unless otherwise approved by the City • 
Council or its designated agent. · 
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b. Outdoor Cafes. The extension area for cafes shall project no more than 12 feet from 
the property line into the public right-of-way, and in no case shall a cafe extension area result in a 
public walk way of promenade (i.e., the dimension between the curb and the cafe) less than 12 feet. 
The elevation of the extension area shall be the same as the public sidewalk, and shall meet AI2A 
accessibility standards outlined below. No permanent structures will be allowed within the public 
right-of-way. with the exception of ADA-complying barriers. If a separation between the cafe and 
the promenade is desired, tllis shall be achieved through low planters that could contain colorful 
flowers or a low hedge not permanently affixed to the sidewalk; the maximum height of such 
planters (including the planting) shall be no more than four feet. Planters shall consist of high 
quality durable materials of a weight and mass that will discourage theft, vandalism or easy 
movement. A canvas awning will be permitted to extend over the full depth of the cafe extension 
area; no columns or supporting poles will be permitted within the public right-of-way. Awnings 
shall comply with the design and height guidelines prescribed below. The use of removable 
umbrellas within sidewalk extension areas is also encouraged, provided that seven feet of clearance 
is provided from the sidewalk. Removable wind screens that are of a transparent material and that 
are an integral part ofthe planter will be permitted to extend the seasonal use of the cafe area. Such 
screens shall not exceed a height of six feet and shall be separated from the awning to provide for 
air movement. 

c. Retailing Uses. Retailing uses within extension zones shall be limited to the sale of 
newspapers and magazines, flowers and produce, unless otherwise approved by City Council or its 
designated agent. Such extension areas should not exceed 6 feet in depth, unless it is determined that 
such depth is necessary to achieve the desired pedestrian objectives for the street, and in no case 
shall an extension area result in a public promenade that is less than 12 feet in depth. Merchandise 
shall be displayed against the shopfront and be oriented toward the street on tables or stands that do 
not exceed four feet in height. No separation (e.g., planters or low walls) between the merchandise 
and the street shall be permitted. 

d. Furniture. All furniture (e.g., tables, chairs, retailing stands) shall be durable, well-
maintained, and of a high quality, suitable for outdoor use; such furniture should be light, not heavy 
or massive in nature, to ensure that it does not visually dominate the street. All fumiture shall be 
approved by City Council or its designated agent. 

e. Design Afaterials. The design materials and colors used for chairs, tables, display 
stands, lighting, and other fixtures (including umbrellas and awnings) shall be generally consistent 
with both the architectural style and colors used on the building facade and the quality of fixtures 
along Pacific A venue. 

f. Lighting. Lighting shall be incorporated into the facade of the building and shall 
complement the style of the building. Lights on buildings shall not be glaring to pedestrians and 
should illuminate only the extension area and the activities within. General illumination should be at 
5 footcandles, with a maximum of 10 footcandles. Table lamps or candles are encouraged in cafe 
areas. Wired electrical fixtures will be allowed outside the face of the building, if contained within 
the semi-pem1anent banier allowed for cafe extension areas and if instailed by a licensed 
electrician. A lighting plan must be approved by the City Council or its designated agent. 

g. Sidewalk Cleaning. The sidewalk area within the Retail Extension Zone shall be 
cleaned and maintained by the licensee. The area shall be cleaned. at a minimum. daily and shall be 
steam cleaned as needed and appropriat's~~i14 ~etfaMXWfY and attractive envir~ifilt ~ 
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a. Such elements occur . at significant locations within the downtown . (e.g. key 
corners, street termini, downtown gateways), and provide landmarks that will 
reinforce the overall sense of place; 

b. Such.elements have been architecturally integrated within the building design and 
contribute positively to the overall harmony, composition and articulation of the 
facade and building mass; 

c. Such elements do not significantly affect solar access objectives for tlie west
facing sidewalk of Pacific Avenue or the south-facing sidewalks of east:west 
streets; and 

d. Such elements do not add habitable space above the prescribed height limits set 
forth above. 

E. Building Facade Guidelines 

I. Building Facade Guidelines. The intent of the urban design guidelines for the 
Pacific Avenue Retail District is to reinforce the unique townscape qualities of the downtown. to 
introduce diversity and variety that will enhance the visual interest and comfort of the pedestrian. 
and to extend the landscape qualities of the ·streetscape into the private realm. The building facades 
of the downtown have a significant effect on the public identity and character of the doWntown apd . 
as such. need to be carefully considered. 

Building facades should respond to the character and composition of historic commercial 
buildings along Pacific A venue. More specifically. facades should be composed with 3 clearly 
distinct zones: the storefront. up to 18 feet in height: the upper two to three stories ofthe facade to 
the established parapet height (e.g,, 50 feet): and the roof and cornice treatment. which includes the 
visible portions of any additional height permitted above the Base Height of 50 feet. This 
compositional approach is consistent with the historic building facades along Pacific Avenue. as 
well as the desire to reinforce the pedestrian realm and avoid the creation of monolithic vertical 
walls along the street edge. A separation of treatment should be clearly established between the 
ground-level storefr.Qntand the upper building levels. utilizing a strong belt course or architectural 
line. and through the specific storefront treatment described below. Similarly. a strong cornice line 
or roof treatment is encouraged to promote variety and a distinctive silhouette along the street. 

The composition of building facades should also be considered in relation to adjacent buildings of · 
historic or architectural value. While it is not the intent to maintain a consistent treatment along the 
street edge. the composition of new development should seek to be hannonious and compatible with 
elements of adjacent structures. such as window proportions. the design of horizontal belt courses 
and cornice treatments. building materials and architectural elements. 

Upper-level facades (i.e .. the two to three levels of building wall up to the 50-foot Base Height) 

• 

should provide a counternoint to the storefronts below. and provide a visually interesting and varied • 
edge to the public space of the street. fu general. the upper-level facade should be built to the 
property line and consist of carefully composed "punctured openings" within a richly detailed wall. c--
A variety of treatments should be introd&IC~A~S~oth the horizontal ancEIXblhif ...} 
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planes. including balconies. bay windows. flower boxes. awnings. cornice and belt courses. etc. To 
create a visually interesting "streetwall" with a rhythm and cadence that is reflective of the historic 
and incremental pattern of development along Pacific A venue. building facades should introduce 
variation in fenestration. architectural elements. building materials. and/or building planes at geMral 
intervals of25 to 50 feet. Large uninterrupted expanses of horizontal or vertical wall surface should 
be avoided. Regardless of property lines: the appearance should be of a street with varving 
architectural treatments at intervals of no more than 50 to 75 feet. · 

2. Cornices and Belt Courses. Overhead horizontal projections Cnroviding at least eight feet of 
clearance above grade) of a purely architectural or decorative character such as cornices. eaves. sills 
and belt courses are encouraged. provided that they do not project more than: 

a. At rooflevel. three feet into the public right-of-way or a designated setback area: 

b. At every other level. one foot into the public right-of-way or designated setback 

3. Windows. Building walls should be punctured by well-proportioned openings that provide 
relie£ detail. and variation on the facade. Variation in rhythm should be provided both horizontally 
and vertically. Large expanses of glass on the upper levels should be considered only where 
activities of interest to the pedestrian can be highlighted. and in such cases. the design of these 
openings should be carefully integrated within the overall facade composition. Windows should be 
inset generously from the building wall to create shade and shadow detail. The use ofhigh-qualitv 
window products that contribute to the riclmess and detail of the facade is encouraged. Bay or 
projecting windows are also encouraged. within the standards described above. Windows should be 
predominantly operable. to promote a strong connection between inside and outside and to avoid the 
creation of hermetically-sealed buildings. Window moldings and/or shutters with projections up to 
six inches are encouraged to provide detail. shade and articulation to building facades. 

4. Bav Windows and Balconies. Bay or projectimz windows and balconies may be pern1itted on 
upper levels of buildings. provided that a minimum of 10 feet of clearance is provided to grade and 
that the following provisions are met: 

a. The projection into the public Iight-of-way or designated setback area is no more 
than 3 feet: where sidewalks are less than 10 feet in depth. this projection shall be 
limited to 2 feet: along alleys, no projection shall be closer than 8 feet to the 
centerline of any alley. 

b. The glass area of the bay window. and the open portions of each balcony. shall not 

c. 

be Jess than 50 percent of the total area of the ve1iical surfaces of the projection. 

Bay windows and balconies should "punctuate" rather than dominate the facade: to 
this end. it is recommended that the maximum length ·ofbay windows be 15 feet at 
the prope1iy line or setback line: this width should be reduced to a maximum width 
of 9 feet at the full projection of 3 feet. by means of 45 degree angles at the sides of 
all projecti1~g bay windows. Pemendicular bay windows and balconies Cor 
projections at a different angle) may be permitted. provided that they remain within 
the outside dimensions described above. Unless balconies are used as a means of 
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d. 

distinguishing the storefront area from the uppet-level facades. they should be 
generally 15 feet in width or less. 

The minimum horizontal separation between bay windows. between balconies. and 
between bay windows and balconies shall be three feet as measured from the face of 
the building wall along the property line or setback line. A bay window or balcony 
shall not occur within two feet of the building edge. The intent ofthis guideline is to 
ensure that bay windows and balconies do not dominate the building wall. 

5. Roo(s. Special attention should be paid to the articulation of the top portion of buildings. 
through the introduction of horizontal bands. cornices and/or decorative parapets. Rooflines should 
be broken at intervals no greater than 50 to 60 feet by roof elements or step backs tO reinforce the 
predt'>minant building increment along Pacific Avenue. Interesting and varied roof fonns are 
encouraged. Rooftop equipment shall be completely concealed from view and integrated within the 
architectural vocabulary of the building. The use of landscaped roof terraces and gardens is also 
recommended. particularly on buildings that are required to step back from the street. 

6. Building Materials. To extend the character of the existing downtown. building materials 
should evoke honesty and solidity. Stone. brick and stucco. richly detailed to provide visual interest 
and variation. are encouraged as the predominant building materials. While wood and metal are 
desirable materials for window casings and trim. large expanses of wood or metal siding are 
discouraged as the predominant building materials. Such materials are considered appropriate for 
ornamental elements on the facade. Applied brick tiles that attempt to give the appearance of 

• 

genuine masonry are also discouraged as the predominant building material. Decorative ceramic • 
tiles are encouraged. however. as accent features. Reflective glass is prohibited. 

7. Colors. Materials should be relatively light in color. To create a lively visual environment. 
earthtones. terra-cotta. pastels or whites. accented with dark or bright colors. are recommended. 
Roofing materials and accenting features such as canopies. cornices. tile accents. etc. should also 
offer color variation. 

8. Landscaping. To promote a unique image and identity of downtown in its lush coastal 
setting. it is recommended that buildings incornorate provisions for planting. including flower 
boxes. topiary planting. and climbing vines. Trellis structures are encouraged. particularly on upper 
portions of the buil~.ing that are stepped back from the street. 

Flower boxes may be pennitted to project into the public right-of-way up to 18 inches. Flower 
boxes also may be pennitted to project :fi:om bay windows and balconies by 18 inches. Flower 
boxes shall provide internal and concealed drains connected to roof drains. to avoid overflow to the 
street: they should also be designed with high quality durable materials that are compatible and 
integral with the building facade. Trellis structures above 8 feet in height may be pennitted to 
oroject into the right-of-way by 18 inches. 

9. Rear Service Alleys. Uoper-level facade treatments adjacent to the rear service lanes shall 
be consistent in quality and design with treatments adiacent to public streets and rights-of-way. The 
use of planting (e.g .. flower boxes. trellises. topiary) on building facades adjacent to the service • 
lanes is particularly encouraged to enhance the visual and pedestrian character of the alley. 

STC-MAJ-1-02 (Part B) 
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F. Building Facade Standards 

All new buildings in the Pacific Avenue Retail District are required to conform to the following 
design standards: 

1. Cornices and Belt Cornices - Decorative architectural belt-cornices. cornices and eaves that 
project from the building shall define the building ele~ents (base. middle and top) and 
create three-dimensional interest in the facade. · 

2. Facade Rhythms - Building facades shall incorporate multiple rhythms or cadences 
(rather than a single repetitive rhythm) that is reflective of the pattern found in the 
historic and traditional buildings along Pacific A venue. The multiple rhythms should be 
created through the careful design of building elements and three-dimensional 
articulation of building elements sufficient to mitigate the presence of long. blank walls 
along Pacific Avenue. the east-west streets. and the alleys. Elements that make up the 
rhythmic variation may include. but are not limited to: Recessed windows: projecting 
windows: bay windows: structural elements: textures. patterns and colors: trim elements: 
balconies: belt-cornices: cornices: awnings and shutters: and landscape elements. The 
design intent is to incorporate sufficient offsets in the building facade and to use other 
architectural elements and devises that will create a facade that is in scale with the 
traditional pattern of small buildings on Pacific A venue. Regardless of the property 
lines. the building should contribute to the creation of a streetscape with varving 
architectural treatments or building segments at intervals of no more than 50 to 75 feet. 

3. Windows - Building walls shall be punctured by well-proportioned window openings that 
provide three dimensional relie£ detail. interest and rhvthmic variation in the wall. 
Windows shall be recessed a minimum of six inches from the face of the wall to emphasize 
the thickness of the wall consistent with the historical and traditional buildings on Pacific 
Avenue: or windows may project from the wall six inches maximum into the public right
of-way or three feet into the public right-of-way for bay windows. Windows shall be of 
hi2:h quality and shall be operable at the unper level and composed of elements that emulate 
the size and detail of the windows in the traditional or historical buildings on Pacific 
Avenue. 

4. Exterior Lighting- Buildings shall provide warm (color temperature equal to incandescent). 
low-level lighting rrom sundown to 10:00 PM nightly as an integral part of the facade 
design to add to the nighttime ambient light level in the Downtown and to add nighttime 
visual interest to the buildings. Accent lighting. using warm low-level incandescent light 
sources. is encouraged as an integral part of the facade design. 

5. Propertv Line Walls- Where a building shares a property line with an adjacent prope1iy or 
building. mitigate the potential for large blank walls as follows: 

a. \Vherethe adjacent building is lower than the proposed building. the nrope1iy line 
\Vall shall be set back fi·om the property line sufficient to allow windows in the new ~ 
wall: or STC-MAJ-1-02 (Part B) Exhibit S 

Pg /~of~ 

r'lnr" n 1 oe: 



b. The applicant shall seek an easement from the adjacent property owner to allow 
windows (subject to the future redevelopment of the adjacent propertv). Mitigation 
measures should be incornorated to allow-windows under the Building Code. • 

c. This provision may be modified by the Planning Director. subject to the preparation 
of a visual conmuter simulation of the building in context of the building viewed 
from key points down Padfic A venue and key int~rsecting streets. 

6. Landscape Provisions - At least two of the following landscape concepts shall be 
incornorated into each storefront design Cor 30 foet of retail frontage). In general. the 
landscape should aggregately cover a minimum of 25 percent of the length of the 
storefront: 

a. landscape setbacks up to 18 inches in depth: 

b. landscape planters recessed into Pacific A venue sidewalk. up to 18 inches into the 
public right-of-way: 

c. flower boxes Climited to 24 inches above the sidewalk) that may project up to 18 
inches into the public right-of-way: 

d. hanging flower pots that may proiect up to 18 inches into the public right-of-way: 

e. trellis structures supporting climbing vines that may proiect up to six inches into the 
public right-of-way or. where more than eight feet above the sidewalk. may proiect 
up to 18 inches into the public right-of-way. Plant materials within the planters. 
planting beds. flower boxes and flower pots should proyide color ·and variety • 
throughout the year. The use of artificial plants shall not be permitted. 

7. Colors - The color scheme for the building shall be compatible in color and value with the 
adjacent structures and shall be compatible with and svmpathetic to the overall color palette 
.of the buildings in the block and the downtown. 

G. Storefront Guidelines 

The intention of the storefront guidelines is to promote variety and individuality along the street 
while complementing the scale anq __ ~sign character of the streetscape. reinforce the pedestrian 
environment. and a1low for the landsr,:jl__pe character of the downtown to extend into the private 
realm. The storefront guidelines encourage both setbacks from. and encroachments into. the public 
right-of-way, where such measures will serve to enrich the visual diversity and life ofthe street. 

1. Storefront Projections and Setbacks - In addition to landscape elements. storefronts are 
encouraged to introduce architectural variation at the pedestrian level in order to create a 
diverse building edge between the public and private realms. More specifically: 

CPC B-186 

a. Storefront bay windows may project up to 12 inches into the public 1ight-of-wav. if 
such windows maintain glazing on all projecting faces. and if the windows do not 
exceed 15 feet in width. A clearance of at least 12 inches between the bottom of the 
projecting bay and the sidewalk is recommended. 

b. Entry porticos may proiect up to 12 inches into the public light-of-way. 

c. En tty setbacks may be pe81Tl6ilftlnhd Cl{fhuttB)n the oroperty line. Exhibit :;
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d. Permanent marauis structures or canopies that project from the buildings are 
encouraged. but should be confined to entry lobbies leading to upper-level 
residential or office uses. or to public-oriented passages that provide for pedestrian 
access through the block. They should be designed as an attractive and integral part 
ofthe overall facade design: they should proiect no more than 6 feet from the face 
of the building. take up no more than 10 feet of frontage. and maintain a clearance 
of at least 8 feet above the sidewalk surface. No column supports shall be permitted 
within the public right-of-way. 

e. Projecting signs are encouraged on storefronts up to a height of 14 feet. with a 
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. CNote: All other sign requirements must comply with the 
existing Zoning Ordinance and the guidelines set forth in the original Pacific 
Avenue Design Plan.) 

f. Awnings overhanging the sidewalk are also encotlraged to further enhance the life 
and variety of the street. The preferred material for awnings is canvas. but other 
materials will be considered if they are light in character and can be architecturally 
integrated with the building facade. Awnings should be maintained at least eight 
feet above the sidewalk surface. and shall be carefully designed to complement the 
overall facade design. Under standard conditions (e.g .. · not within retail extension 
zones). storefront awnings shall not project more than 6 feet into the public right-of
way. and generally should not be higher than 14 feet above the sidewalk. Awnings 
above 14 feet in height should not project more than 3 feet into the public right-of
way. (Specific provisions for extension zones are discussed above.) 

2. Storefi·ont Variation and Craftsmanship- The visual experience of moving along the street 
should be enjoyable and varied. Changes in treatment (e.g .. the use of porticos. setbacks. 
architectural elements. landscape treatments. etc.). within the standards and guidelines 
outlined above and below. Particular attention should be given to the craftsmanship and 
detailing within the pedestiian's range of touch and view. The use of special materials (e.g .. 
stone. brass. bronze. te1Ta cotta. ceramic. wood) for storefront omamentation is strongly 
encouraged. pmiicularly around windows and entries and at the base ofbuilding walls. 

3. Retractable Storefronts - Where appropriate. the use of retractable storefronts is 
encouraged to create a direct relationship between sidewalk activity and the commercial 
establishment: this treatment is particularly encouraged for restaurants where outdoor 
seating is proposed. or for retail establishments that include an extension area within the 
public right-of-way. 

4. Storefront Landscape Elements - The introduction of plant materials on the building face 
and storefi·ont is strongly encouraged to reinforce and extend the landscape identity of 
Pacific A venue and the downtown. More specifically: 

rPr lL1 Rh 

a. Storefi·ont setbacks of up to 18 inches may be permitted for the introduction of low 
planters of up to 12 inches in height below storefront windows . 

b. 



Such planting beds shall include durable curbing Cup to 3 inches in height) to 
provide a clear visual separation. 

c. Flower boxes mav be allowed to project into the public right-of-way up to 18 
inches; with a maximum height of 24 incbes above the sidewalk level. It is 
recommended that flower boxes maintain a clearance of 12 inches above the 
sidewalk. not including decorative support braces. Flower boxes should be desimed 
as a compatible and integral extension of the storefront window casing: materials 
shall be durable and of high quality. Flower boxes shall also provide for internal 
drainage connecting to roof drain lines. 

• 
d. Hanging flower pots may proiect into the public right-of-way up to 12 inches. 

e. Trellis structures supporting climbing yines are encouraged against blank building 
walls. both at the storefront and upper levels. At the storefront level. trellises shall 
be allowed to project into the public right-of-way up to 6 inches: above 8 feet in 
·height. overhanging arbor or trellis structures will be allowed to proiect up to 18 
inches into the right-of-way. 

£ Plant materials within planters. planting beds. flower boxes and flower pots should 
provide color and variety throughout the year. The use of non-flowering shrubs or 
plant materials is discouraged. unless they are part of a planned pattern of landscape 
to that creates interest on the street. . · 

H. Storefront Standards 

All storefronts in a new building or re-developed building shall confmm to the following storefront' 
design standards. All storefront improvements with an improvement cost of more than $10.000 
require a Design Permit: 

1. All buildings with frontage along Pacific A venue shall have a primary entrance on Pacific 
Avenue. 

2. All buildings with frontage on Pacific Avenue or the East-West streets shall not have blank 
walls exceeding ten (1 0) feet in length. Blank walls shall be mitigated with trellises and/or 
climbing plants. or other architectural or landscape elements. 

3. Establishments with :fi·ontage along Pacific Avenue shall provide door entries no further 
distant than 50 feet along the Pacific A venue frontage. 

4. Establishments with :fi·ontage along east-west streets shall provide door entries no further 
distant than 50 feet along the frontage. 

5. Street :fi·ont entries shall remain unlocked and unblocked and shall remain in use during 
store hours. 

6. The ground floor frontage along Pacific A venue shall be modulated. articulated. textured. 
colored and given such other architectural treatment to provide a visually differentiated 
store "front" every twenty-five (25) feet. 

• 

7. Storefi·onts shall incomorate at least two of the following design concepts into the • 
storefi·ont designs. 
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a. Provide bay windows up to 12' in length that may project up to 12" into the public 
ROW- where the bay window has glazing on all projecting faces . 

b. Provide porticos around the entry door that may project up to 12" into the public 
ROW. 

c. Provide awnings that may overhang the sidewalk (awnings to be below 14' in height 
and project a maximum of 6' into the public ROW). 

d. Provide permanent marquis structures or canopies that project from the building at 
entries (maximum 1 0' in length. minimum height 8' above the sidewalk and 
maximum projection of 6' into the ROW). 

e. Provide decorative signs that project into the ROW (Minimum height of 14' and 
maximum projection of 4'. 

8. The use of reflective or tinted glass in ground level show windows is prohibited. 

9. Roll-down gates on storefronts shall not be pem1itted. whether solid or not. 

10. Store displays shall be configured in such a way as to allow pedestrians to see into the store 
fi:om the sidewalk. Goods. posters. photos or other visual images shall be placed a 
sufficient distance from the store windows to enable pedestrians to see clearly into the 
store. 

I. Other Conditions 

1. Special Conditions Guidelines 

New buildings are encouraged to respond to special conditions that may occur on individual sites in 
a way that will reinforce the structural clarity and townscape characte1istics of the downtown. More 
specifically: 

a. Pedestrian Passages - While sideyard spaces are discouraged in favor of contiguous 
building facades. public-oriented passages that provide pedestrian access through a 
development parcel to parking faCilities. interior courtyards. and/or other 
developments are encouraged. These passages should comply with Uniform 
Building Code dimensional requirements. and include provision of natural Cas well 
as electrical) light and active uses along their length. To the ·maximum extent 
practicable. adjacent development should establish a relationship to these passages 
with entries and storefronts. to promote a secure and interesting environment. 

b.Jnterior CourD1ards- Santa Cruz has a tradition of interior courtyards and gardens that 
provide attractive places to sit and relax. and a spatial countemoint to the street 
¥XJ?erience. If provided. courtyards or interior gardens should be designed to include: 
direct public-miented linkages to Pacific Avenue and/or to other public streets or 
lanes: activities that do not reduce the principal objective of activating Pacific 
A venue: and generous solar access throughout the year. 

c.Intersection Treatment- High activity-generating uses are especially encouraged at the 
Pacific Avenue intersections. Minor comer setbacks in conjunction with storefi·ont 
entries are also encouraged at these locations. Entries to elevator lobbies should not 
be located at intersections. r-
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d. Corner Treatment - Corner parcels are encouraged to incoroorate special features such 
as rounded or cut comers. articulated comer entrances. displav windows. comer roof • 
features. etc. 

e. "T" Intersections - New development tl}at occurs at the "T" intersections along Pacific 
Avenue CCooper-Church.-Locust; Soguel-Wa1nut-Lincoln: Elrn~Maple-Pacific) are 
encouraged to accentuate the unique snatial cbaracteristics of this condition. through 
corner treatments as described above. and through special facade treatments at the 
visual terminus of the east-west streets (e.g .. towers. distinctive change in 
fenestration. roof profile. building material. etc.). Buildings located at the "T" 
intersections are required to prepare a visual imoact analvsis to d.etennine the visual 
impact from the east-west street. 

Ground Level Treatment Along Rear Parking Lots and Service Lanes - Rear alleys are envisioned as 
attractive pedestrian places as well as service spaces. Where development is adiacent to a public 
alley or surface parking lot. the ground level should be designed to include architectural interest and 
detail. To the maximum extent practicable. views into the retailing activity should be provided. and 
a usable and operable entrance provided. 

2. Accessibility 

The Recovery Plan recognizes that accessibility permeates all elements of urban design, and 
requires that access be aesthetically integrated within all public and private development in the 
downtown. The Americans with Disability Act, passed by Congress in 1990, confirms that 
accessibility is a civil right and not a luxury or option. The Recovery Plan endorses this position, • 
and requires that new development strive to achieve an "optimum state" of accessibility, beginning 
with compliance with both the State of California's Title 24 Accessibility Requirements and the 
Uniform Federal Accessibility Standards (UFAS). This requirement shall govern all subdistricts 
within the downtown. 

3. Parking 

The Pacific A venue Retail District subarea is· within the downtown Parking District, and as such 
shal1 comply with all parking requirements set fmih within that district. On-site parking will not be 
pem1itted unless it meets one or more of the following conditions: 

a. Parkirig is provided completely below grade, and access driveways to the parking 
facility do not conflict with the movement of pedestrians or vehicles within the area. 
No driveways shall be petmitted along Pacific Avenue. 

b. Surface or above-grade structured parking can be provided, if the parking is visually 
screened and separated from Pacific Avenue and east-west streets by retail 
development, and if such parking can be accessed from an east-west street or rear 
service lane. 
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. Service Access 

Parcels adjacent to rear alleys must maintain service access from the rear and provide attractive rear 
entrances. Trash storage areas shall be internal to the building or completely enclosed and screened 
from view, as required by City ordinance. Trash or loading areas shall, to the maximum extent 
practicable, not be located adjacent to Pacific' Avenue. 

Required grease trap interceptors shall be maintained within the property. On a conditional basis, 
the City will consider their location within public alleys or within the street right-of-way, if there is 
no feasible alternative within the property. 

Pacific Avenue Retail District Design Guidelines 

The intent of the urban design guidelines for the Pacific 1\venue Retail District is to reinforce the 
unique tovmscape qualities of the downto•.vn, to introduce diversity and variety that ·;;ill enhance the 
visual interest and comfort of the pedestrian, and to extend the landscape qualities ofthe streetscape 
into the private realm. The building facades of the do\vntovm have a significant effect on the public 
identity and character of the downtovm and, as such, need to be carefully considered. 

Facade Composition 

Building facades should respond to the character and composition of historic commercial buildings 
along Pacific Avenue. More specifically, facades should be composed with 3 clearly distinct zones: 
the storefront, up to 1 g feet in height; the upper t\vo to three stories of the facade to the established 
parapet height (e.g., 50 feet); and the roof and cornice treatment, ·.vhich includes the visible portions 
of m1y additional height pennitted above the base height of 50 feet. This compositional approach is 
consistent \Vith the historic building facades along Pacific Avenue, as well as the desire to reinforce 
the pedestlian realm and avoid the creation of monolithic vertical ·.valls along the street edge. A 
sepm·ation of tfeatn-1ent shoald be clearly established bet\veen the ground level storefi:ont m1d the 
upper building levels, atilizing a strong belt course or architectural line, and through the specific 
storefront treatment desc1ibed belov;. £imilarly, a strong cornice line or roof treatment is 
encouraged to promote vmiety and a distinctive silhouette along the street. 

The composition ofbuilding facades should also be considered in relation to adjacent buildings of 
histo1ic or architec,>tural value. \~Thile it is not the intent to maintain a consistent treatment along the · 
street edge, the composition ofnev,r development should seek to be ham1onious and compatible with 
elements of adjacent structures, such as window propmiions, the design of horizontal belt courses 
and cornice treatments, building materials and architectural elements. 

Sffirefr-Gnt-Gu-idclin es Treat-men-t 

The intention of the storefi'ont guidelines is to promote vm·iety m1d individuality along the street 
while complementing the scale and design chm·acter of the streetscape, reinforce the pedestrian 
enviromnent, and to allow for the landscape character of the downtown to extend into the private 
realm. The storefi'ont guidelines-encourage both setbacks fi:om, and encroachments into, the public 

• right of way, '.Vhere such measures '.vill sen·e to em·ich the visual diversity and life of the street. 
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LandseRpe Ef, • • . · Cdre.tts. The 1ntroduct' strongly encouraged t . Ion of plant materials on th a . . 
dw.•ffl!B',.,. More -sp .. ;:;e':J':'roe and OJdend the laadseape ~"'~;7 ~e ~ s!oreffeB! is 

a. 

a. 

. c. 

d. 

e. 

f. 

. • Lr an e . acl c "enue d th 

Storefront seteael·..s of up to 18 . . 
plan-ters of up to 12 inches in hei:t::l ':!~ ee permitt~d for the introduction of 1 • r o " storefront ·.vmdo"~ on 

Th<> sidewalk paving aloBg PaeiHe , .. . . " · 
eeds .at sidewalk le>lel to encroach i~;' entle w~ll ~e designed to allow for lena 
planting beds shall ffielade dHrahle ~~ p~he n~ of Wf!Y "!> te 18 ~s S ~ 
elear Vl""" sspBfatien. ell£ mg Ill' to 3 mehes ;, height) te pro~':' 8 

Flovt'er emces mill a l1 . mitfi . ..e a owed to project into the el' . " a mronmum heioht of ?4 · ~ pu 
16 

nght of way up to 12 · · ~ 
that llewer g.,,.. ~ 

8 
':e: above the si~ewalk level. It is reeemm":a"~ 

mell!dmg deeorati¥e su anee of 12 mehes above the si ,. e 
eOffijla!Hlle and iEtegral ::.~:~~ ~ewer h~es shoald be des~;~ asaot 

=!~· aad of high EjUality. Flower a:.~.~"'!: ~ow ?asiBg; materials shall a: 
.u. c mg to roof drain lines ' a so proYide for internal dr . · . arnage 

Hanging flower pots shall also ee U . to 12 inches. a mved to project into the puhl1·0 n'ght f . 1:1 - o-wayup 

Trellis structures supporting clime. . 

; , e eo or aHd verioty lh<eughffill tho , -, -;,;• ero*es BDd !lower pets sheuld 
p ant matenals is discouraged. )i3ar.le use of nonflmvering shrubs or 

Plant mateiials 'Nithin plante 1 . pro"id 1 rs, P an-tmo beds flam b 

Arcltiteetural Dro:eetio d . :O.:J llS flit SetiJ l II . . 
encouraged to intr d .ae.cs.1 addition to land hllil<liRg edge beW.:~ae~ areh~teetural variation at the pedestri:j~. ~lO!ftents, s!orelftmts wiY he 

n e pu he and private realms. More specific:l;;: m order to create a diverse 

n n onrs mil1 b 11 a. Storefi-ont aay "'i d . · 1 f " '7 e a omed to · ~.~ o- way, if Sllah windows maiH;~ l pr9Jeel "'' to 12 ffiahes iB!o the pllhHo 

b. 

c. 

d. 

; m b ews do Hot Olieeed 15 feet iH v;idth g' "";"g oa all proj eetiag !Bees, aad if the 
1e ottom of the projecting bay and the ~id L .~. e~ce of at least 12 inches betv,reen 

ev. a;: iS recommended. 

Entfj' porticos mill b U ..e a o"·ed t · n 0 prOject u t 1;! . po mches into the public right of ma r 

Entry sotbaeks will 1 b . "") · a so e pelmitted u t 48 . p o mches from the prop eli)' line. 

PenHanent marquis structures or ca . 
but should be confined to entry l::~iesl th~ project from the buildings m·e allo ... ed 
uses •• t bl' . Ies ea mg to · 1 · ~ 

• 

• 

• ,o ptr lC onenteE8rcsMA1Jtlta()~ upperevel residential or office ~~ BJ pedestrian access t~- _s-
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e. 

f. 

bleak. They she~. should ;ojeet no more than 6. feet fre:earanoe of at least 8 feet 
faGade deSJgn; ~ 10 feet of frelllage, and m~ a permitted withiH the p!!lolie 
take up no ~ore U rface No column supports s a e above the Sidevra c su . . 

right of wey. · · f 14 feet with a 
· :§: nts up to a height o ' 

. . e encourao:ed on store o : 'lEI' Clearance of at least 8 ~ ectmg SignS ar fe.; Hom the faGe of tlie b~!·;Hg. . shall net '"'seed 
mil*imum pf<Jjeehon of 4 . d , .. Y· The overall SiZe ofthe Sign . .· f 

. maintained to the Slt:tO"' cr c. • must comply With the eJds mg ~et,::e b~et. (Note: All ~~=.:~"'::,":, origi!ill! Pacifio Avenue Design 
Zoning Ordmanee and the gu> e . 

Plair.:) . d te furth.,. I!!JbanGe the life 
· 1 ·de" ·alk are also encom age . · "as eut other 

above 14 feet in hm t s lou~ . zones are discussed above. 
EC' • c 0 nrovisions for OJ<tensiOn · 

. O"erhano:mg tle 51 Vi t . 1 for a"'nmc:xs 15 can r ' A\vrung~ , f tl1; street The preferred ma ena t rr and can eo architecturally and «anety o · h light in eharao er . 

1 

U 

1 
~erials will be eonsidered if H)'!':·~ ;honld be maintained at least O>gr : 

~·~~: :::-.=n:::.~;!"·,;.:;t~:;::u~.gd~~::!:. s:::;:::.io; 

:,.::an faeade design. Under standard e:~ ~ore than 6 feet illlo the p!ilohe ~ght o 
' s) sterelfelll awniags shall notj>fOJO 14 feet above the sidewalk. '.wmngs 

zone, d generally should not be lugh~r than than 3 feet into the puelic nght of . 
way, an 'gh I ld not prOJect more l 

Storefront E:ztnes. A:ll .es:a 1~- t should eo avoided ey placmb usa f . eti, ·e bmldmg on age . 
OJ<panses 0 ma " II r ££eater than 50 feet. 

"·ay -opeClrt r t f, g 

" . £rectlv to the stree .on · _, · ary access ttt J . ~r hments must proVIt:te pnm . o:ble and operaele street 

doors at inteivals genera j no ~ . £ t along the street and, as 
d 10 feet m tlOH age I d , Blmtl· "'ails should not eJ<cee. . !ants to extend thean scape 

Storeji'Oftl ll·anspa•·enCJ .b m;;i;ated with trellises and ehmbrng p3o inabes above the sidewalk 
discussed above, sho~:to;efrent windows should be no mor~an slaHdards, and should be of a 
eharacter of the sl!ee : I Erner•eney Management Ageney (P • d .)the interior aetivities. Transom 
level, subject to Fode!~ I " Is ~of visibility between the street and I the full height of the ground 
size that promotes lug 1 . e ' e , , I . torefi:ont ',:vindov,rs that eJcten o 

b tl a"'nmo: le. e m s t t 
'•vindows a ovele ~·a ~bto provide vruiation along the s reo . 

level space are encouraoe . aloi1g tile street should 
· fmo"mo: , ' . The visual eJtpenenee o ! ~ baehs arehiteetural 

Storeji·oot Variation ami 0~';!:."7:':-ent (e.g., the use of pome=~·~=~are ~ouraged at 

eo enjoyable and vaned. C t b etc' "'ithin the gu~·4d~el~ii~le~s~o-tuto-h-t:nhee-d-enlift~;~n~;aHn~s~ru~·p~ru:ld:d:et~a:il:in:,g landscape treatmen s, ·7• Vi I ,d b o:i"en to Ge era b 
eleme!!ls, Partieulw- attention S10U•e b ' . aterials (e. g., stone, -rass, 
illlervals of at least 2? feet. f touab and ,;ew. The use of SJ!Omal ml 'O!!eouraged, particularly 
within the pedestnan s ~~:g'~':od~ for storefront ornamentatiOn IS strong) . 

Retractable Storeji·onts.l .'' b t>·•een sidewalk activity and the eo"': , proposed OF fer Fetail 
create a direct relatwns lip ~ n d B restaurants \vhere outdoor seatmg 1S ' 

eronze, teiTa cotta, coram~ ' ~· d 4 the base ofeuilding 'Nalls. 
> 'ndo"'' and entnes an a > to 

amun" WI- " . fr Is is encou;age" 
f ·etractable store on tl . urhere appropriate, tl1e use o Imercial establisluHent;1:ls 

treatment is particularly encomagt e :oonr a·I·ea "'ithin the public right of way. E h"lb"lt r; · 1 de an ex enS! ~ x 
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Upper Le'\'el Facade and Roof Treatment 

· he ~ .. 0 to three levels of building vrall up to the 50 foot base height) 
Upper le•rel.:acades ~.e., t:4 ;~·the storefronts belmv and provide a visually interesting aad varied 
should pro"ll e a COllE: erpmn 1 the u er leuel facade should be built to the 
edge to the public sp~ce of the~ ~r~et. In g~e:;;~:ture:P openi~gs" within a richly detailed ·.vall. 

rty 1· ne and consist of care;J- ) compose · a1 a prop~u t h ld be introduced to create this richness in. both the honzont an 
A "arlety of treatmen s s ou · · · d belt courses 2 

L '. . • 1 d' balconies baj' mindov.'S flower boxes, avm:mgs, cornice em, yertlcal planes, me u mg . • IF ' 

etc., ·.vithin the guidelines descnbed belov,r. 

· · ..,· d "'S aad balconies shall be permitted on upper 
B«y Windows tmd BRle~nies. Bay or ~F?Jectmg ;;:~o ;~of ~;arance is provided to grade .and that 
levels of buildings, provided that a mmunum o ~ . . 
the following provisions are met: 

a. 

b. 

c. 

d. 

The projection into the public right of Waj' or aesignated se~ack a:rea. is n~ 7Io:e 
than 3 feet' where sidev.·alks are less than 1 0 feet in depth, this PFOJ ection s a the 
limited to ,2 feet; along alleys, no projection shall be closer than 8 feet to e 
centerline of any alley. 

The lass area of the bay window, and the open portior:s of each balco?y, .shall not 

thi~ ~ it is reeemmeruled that the m""imum leaglh ef Say wmdows ~· 15 ~':'.:: 
the ro 'efty line or setback line; this width should be reduced to a maximum. ~11 
ef ,J' re! ; the full proj eetieH ef 3 feet, 1ly meBBS ef 4 5 .degree BI>g~s ;:\the ~!des;! 

. d' 1 ba)' ... u.n.do·"s an~ ~a--comes · f b · nrmdo..,s Perpe111mrar ~ n 
all prOJeC mgay w " · . d .. · ded that they remain \vithin the rejections at a different angle) are perm1tte • provl f 
:;.ide dim01l5iens de<eribed above. UB!ess b&leeaies are used: ~ ::: :e 
d' f . h'na the storefront area from the upper level facades, e) s IS mgu1~1 0 

generally 15 feet in ·.vidth or less. 

. b ~ b ' mindonrs between balconies, and The minimum hmizontal separatione Neenaj ~v•, .. d fr th face of 
betv'een bay "'indo..,s and balconies shall be three feet as measure. om eb 1 

.. Vi II I r A b ' ""IndO"' or ~a- cony •t..-. 1,~,;1Aing "'all along the property line or setbae cme. 2 ,ay vr ~ vr.d ,. . t 
=--t: .n-:ttt · " • • · Th · t t of this gBI~etlfle IS -o 
shall not oceur within two feet of the bulldrng edg~.e m en~ . ""~l 
ensure that bay ·.vindov,rs and balconies do not dommate the bmldmg h a . 

. 1 · t' EPro"iding at least eight feet of Cemices Rnd Belt Courses. Overhead honzonta prOJ~C Io~s t ~ has cornices eaves, sills 
clearance abo"e erade) of a purely architectural or decorativ'e C·larRC er sue ' 

' o d t · tmore than· and belt courses are encouraged, provided that theyo no prOJ ec · 

a. . bl' . lt f nraj' or a designated setback area; At rooflevel, three feet Into the ptr 10 ng r o " 

b. . h bl' · ht of "'aj' or designated setback A t e"eF)' other level one foot mto Ge pu 1C ng " 

• +' H-1'\ to snc Winduw-M-oldilws. Window moldings and/or shutters ·.vith J.3rOJ ections r 

eneeuraged to pr:\·ide detail, shade and a&l'Qehb\J~HJes. 
inches are) 
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. elic right of way . tted to project mto the pu . e . 
Flo"'er emws shall ee penni . t fi: m eay "'indov,rs and balcorues) . ml -erllfJXes. " . <I I preJee e w f Elf . te L•Htiseapn•gu ""~ - . , • .-II also be pemutte- -a . a. . eanneete<l Ia •••- ~as, 

. l l'le"'Of bm.es ... a eeale<l 4ffil5ll • l tb ! 
liJl te 12 HlC10S. " re·•iQe iR!ernal a<r eaR---~ . ualil , <~arable ma!OHft& -• 
12 inehes. Fle-wer hexes shallh p , ;,..uld also be designed Wltb high \.V(; 8 teet in height will be 
" id overflow to the street, ~~ths k "lding. facade. Trellis structures a a ' o . . al "'Ith e m 

are eeflijla!ible ~d lft!egr w_ cftt of way by 18 inebes. . . . 

permitted to pre] OS! Iilla tbe flo " m'tb a ffiytbm a!til ee<IOBGO ~IS 
. 4e a "isually interesting "streetv;all .. : along Pacific Avenue, bwlding 

lluiltling Rhythm._ To srea <I -~enlal pattem of El6¥elliJl7";' ORts bailding materials, an<llef 
relleetive of tb7 lustene ::" Fi~en in Jeries!retiaa, are!Hteetura. ~ emllf!t..i "*!'IIH5es of ftal'ii!9!11al or 
faeades should •Btroduee ;:-; ruals af25 to 50 teet. Large~-"" tbe appel!ra!lGe should be of a 
bailding planes a! g"';"':' 1:;,:.:V.,i<le<l. R<>garEiless afpflijlerty 19~~ 

100 

fuel. 
"ertical wall surface s l~U I t eatments at intervals ofno more 
• · 1 tootura r · f 
street "itb "ai)'ng "'""" . d sninas tba! provide rehe, 

d b , "·ell propmiwne op o h . tally and . · , heul<l be punetar~) " re•ri<led betb -en;oe~~~ IVimlmvs. Building "ails s li d ''ariatien in rh)<hm should be P. d a only where •-es of 
· · an tbe ;~ea 0

• ' 1 1 ·!<I be eensi ere h ld detail and vanat!oe f l OH tbe llJlP"' !eves SlOJr . ftbese lijlenings""' 
' . ses o " ass . h tbe dOSig!l 

0 
1 · 

''eitieally. Large "*!'atlfl be highlighted, llllll m sus-oases;,;;;,;.,,,. should be inset genereus ) 
interest to lhe pedestn~, :in tbe overall face<le SOfliJlOSIIIen. ,. ' f b;gh quality windew preduets 
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Fl9wel's and Planting. To promote a unique image and identity of do'Nntovrn in its lush coastal 
setting, it is recommended that buildings incorporate provisions for planting, including flower • 
bmces, topiaT)' planting, and climbing vines. Trellis structures are encol:H'B:ged, particularly en upper 
portions of the building that are stepped baclc fi:om the street. 

Facade Liglrti11g. Accent lighting, using v;aim low level incandescent light sources, is encouraged 
as an integral part of the facade design. 

Rea,. Set~;iee Alleys. Upper level facade treatments adjacent to the rear sef'lice lanes shall be 
consistent in quality and design with treatments adjacent to public streets and rights of way. The use 
of planting (e.g., flower boxes, trellises, topiary) on building facades adjacent to the senriee lanes is 
particularly encouraged to enhance their visual and pedestrian character. 

Special Conditions 

Ne\v buildings are encouraged to respond to special conditions that may occur on individual sites in 
a v:ay that will reinforce the structural clarity and tov;nscape characteristics of the dovnltown. 'Mere 
specifically: · 

>..D.edestrian P-assages. Vn1ile sideyard spaces are discouraged in favor of contiguous building 
facades, public oriented passages that prmride pedestrian access through a development parcel to 
parking facilities, interior courtyards, and/or other developments are encol:H'B:ged. These passages 
should comply with Uniform Building Code dimensional requirements, and include provision of 
natural (as •.veil as electrical) light and active uses along their length. To the maximum extent 
practicable, adjacent development should establish a relationship to these passages with entries and • 
storefronts, to promote a secure and interesting environment. 

Interior Courtyards. Santa Cruz has a tradition of interior courtyards and gardens that provide 
attractive places to sit and relax, and a spatial counterpoint to the street experience. If provided, 
courtyards or interior gardens should be designed to include: direct public oriented linkages to 
Pacific A.venue and/or to other public streets or lanes; activities that de not reduce the principal 
objective of activating Pacific Avenue; and generous solar access throughout the year. 

Intersection Treatment. High activity generating uses are especially encouraged at the Pacific 
Avenue intersections. Miner comer setbacks in conjunction 'Nith storefront entries are also 
encouraged at these'locations. Entries to elC'rator lobbies should not be located at intersections. 

Corner Treatment. Comer parcels are encouraged to incorporate special fea-tt:lres such as rounded or 
cut comers, articulated comer entrances, display windows, comer roof features, etc. 

"T" Intersections. New development that occurs at the "T" intersections along Pacific l\venue 
(Cooper Church Locust; Soquel ',Valnut Lincoln; Elm Maple Pacific) shou~d be designed to 
accentuate the unique spatial characteristics of this condition, through corner treatments as 
described above, and through special facade treatmetlts at the visual terminus of the east 'Nest streets 
(e.g., towers, distinctive change in fenestratien, roof profile, building material, etc.). 

Ground Lel·e! TreatHwut Al-ong Rear Parki:zg Lots and SeAiee Lanes. Rear alleys are envisioned • 
as attractive pedestrian places as well as service spaces. 'Where dC'lelopment is adjacent to a public 
alley or surface parking lot, the ground lesi"~~ftEittf!i~eB)1clude architectural intl!ifiltilf ~ 
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Jetail. To the maximum ex:tent practicable, views into the retailing activity should be provided, and 
a usable and operable entrance provided . 

Front Street Riverfront Conidor Development Standards 

Ground-Level Principally Permitted Uses 
(Front, River, Water Streets and East-West Streets) 

Principal permitted uses for the ground level of development along the Front Street Corridor, River 
Street, and the side streets to the mid-block are limited to the following: 

a. All ground-level principaiiy permitted uses allowed in the Pacific Avenue Retail 
District as described above; and 

b. Personal service enterprises such as barber shops, laundry and clothes cleaning 
establislm1ents; administrative, executive and financial services; banks; professional, 
editmial, real estate, insurance and other general business offices; medical and dental 
offices; and medical, optical and dental clinics provided they do not exceed 16.000 
gross square feet per application: 

c. Hotels, motels, and bed and breakfast i1ms not exceeding 16.000 gross square feet 
per application; 

d . Indoor recreational uses not exceeding 16.000 gross square feet per application (e.g., 
health clubs, bowling alleys; 

e. Business and technical schools; child care facilities; schools and studios for arts and 
crafts, photography, music and dance, provided that (1) such uses do not exceed 
16.000 gross square feet per application: and (2) the storefront adjacent to the street 
is designed in compliance with the guidelines below, and {lLthat people-oriented 
uses of visual interest to the pedestrian are located adjacent to the street. 

Ground-Level Pem1itted Uses 
(Riverfront Levee: Soquel A venue to Laurel Street) 

Prope1iies that abut the San Lorenzo River levee will have the rear of the prope1iy approximately 
ten feet, or one level. below the top of the levee pathway or promenade. As such. land uses at 
the ground floor oflevee-facing properties will most likely be parking or some building 
mechanical service use. The second floor of the levee-facing properties would be highly visible 

. to levee passers-by. In the spirit of the San Lorenzo Riverfront Plan. uses facing the levee 
promenade should provide people-oriented activities that will maintain and reinforce the public 
nature ofthe river. including: 

a. Retail uses not exceeding 16.000 square feet per application. including stores. shops. 
general retail establishments and specialty shops: 

b. Eating establishments not exceeding 16.000 square feet per application: service of 
alcoholic beverages must be clearly anciiiary to food service: -Exhibit :, 
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c. 

d. 

Art galleries or museums not exceeding 16.000 square feet per application that are 
oriented and open to the public: 

Business apd technical scbools: child care facilities: schools and studios for arts and 
crafts. photographY. music and dance. provided that (1) such use does not exceed 
16.000 square feet Per application and (2) the storefront adiacent to the levee is 
designed in a way that promotes visual transuarency and pedestrian interest. 

Beyond these levee-level uses. residential uses shall be the only other peunitted wund-level use 
adjacent' to the riverfront levee between Laurel Street and Soquel Avenue. with the exception of 
frontage within 75 feet of Laurel and Soquel. which could include residential and all of the principal 
permitted uses described for the ground level of the Front Street Corridor above. It is further 
recommended that a few opportunity sites for appropriate public-serying commercial us.es be 
developed in connection with public access points and park space: in which case the levee-facing 
commercial use may physically connect with the public space of the levee. 

If development occurs prior to the completion of riverfront levee improvements. the design should 
allow for these active river-oriented uses to be incoroorated and connected to the promenade upon 
completion. On an interim basis (i.e .. prior to the completion of the riverfront improvements). levee
level uses could include: cinemas. administrative. executive and financial offices: medical and 
dental offices: professional. editorial. real estate. insurance and other general business offices. 
Development occurring prior to the completion of the riverfront improvements will be permitted 
subject to the condition that compliance with the permitted ground-level uses be achieved within 
five years of the completion of riverfront improvements. 

Ground-Level Conditional Uses 
(Front, River, Water Streets and East-West Streets) 

Ground Level Administrative Uses. 
The following uses require an Administrative Use Permit. 
Conditional uses for the ground level of development along Front Street and the side streets to mid
block include: 

a. Nightclubs, establishments providing entertainment or permitting dancing, 
and .establislm1ents serving alcoholic beverages not ancillary to food service llQ1 
exceeding; 1.6..000 gross square feet per application will be considered for the 
ground level of this district, subject to acoustical studies indicating that such uses 
can achieve the City's existing noise abatement standards, and if the storefront 
adjacent to the street is designed in compliance with the guidelines below and to 
include active people-oriented activities of visual interest to the pedestrian (e.g., 
restaurant seating or retail frontage). 

Ground Level Special Uses. 
The following uses require a Special Use Pennit: 

• 

• 

Any ground floor space greater than 16.000 gross square feet per single-tenant space shall • 
require a Special Use Pennit CSUP). The SUP provided for in this subsection shall be issued or 
denied by t~1e City Counci.l after review. and recommendation by the Zoning Board .. In additio.n s-
to the findmgs for SUP Issuance requimtLJW'fll.ftRQ<(JP2d.'tl050. a SUP reqmredf:&bj1liii 
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subsection shall not be authorized unless the following additional criteria. findings and 
conditions are made by the City Council demonstrating how the proposed application would 
provide a public benefit to the City and Downtown Recovery Plan CDR.P) area. The proposed use 
would: 

(1) 

(2) 

(3) 

(4) 

(5) 

(6) 

Add a desired. "targeted" business to the Downtown which would serve to diversify the 
DRP's ground-level business base: 
The application shall provide a public benefit by demonstrating how it would contribute 
to an appropriate balance of local or non-local businesses. For the pumoses of this 
finding. it shall be presumed that local businesses serve to sustain the authenticity and 
unique retail character of the DRP business mix. However. non-local businesses may add 
to retail draw and contribute to overall Downtown vitality in certain circumstances: 
Contribute to an appropriate balance of small. medium and large-sized businesses in the 
DRP to diversify the DRP's ground-level business mix. to insure the ''Santa Cruz" 
identity. character and authenticity. to seek to reduce economic "leakage" of profits out 
of the City and County. and to induce local investment and employment in the DRP area: 
The design of the facade of the proposed use would meet the design standards and 
guidelines of the DRP and would not be restricted by comorate-required standardized 
exterior design. signage. materials. color or other visual treatments: 
The proposed use would be a good neighbor and contribute to the community life of the 
Downtown by participating in such community activities as: (i) Membership in 
Downtown merchant. resident. neighborhood improvement organizations and/or 
assessment districts: (ii) to the greatest extent feasible. hiring local residents: and Ciii) 
hosting or participating in Downtown festivals. fairs. benefit events · and similar 
neighborhood activities: and 
If applicable. all food and/or beverage service activities shall be conducted in accordance 
with the following conditions: (i) Sufficient trash and recycling receptacles shall be 
provided and shall be regularly maintained: (ii) all debris boxes shall be screened and 
kept at a designated or approved location on the premises: (iii) the operator shall be 
responsible for cleaning the sidewalk within fifty (50) feet horizontal distance from the 
premises during the hours of operation to maintain the sidewalk free of paper. spillage or 
other litter: and Civ) noise. glare and odors shall be contained within the premises so as 
not to be a nuisance to neighbors. Under no circumstance shall the ventilation outlets or 
motors cause emission of objectionable odors or noise toward neighbors. 

Principally Pennitted Upper-Floor Uses 

All of the above permitted ground floor uses are allowed on the upper levels within this district. In 
addition, residential and hotel uses are also peimitted. 

Upper-level residential shall be a required use to be included within mixed-use building prototypes 
between Laurel Street and Soquel Avenue east of Front Street and the Long's-Zanotto's prope11y 
north of Soquel; portions of this area within 75 feet of Laurel and Soquel are exempt from this 
requirement and can include all of the permitted upper-floor uses. Sixty percent of development 
square footage within the area requiring upper-level residential shall be provided in residential use . 
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ldl of the above permitted ground floor uses are allmved on the upper levels ·.vithin this district. In 
addition, residential and hotel uses are also permitted . 
Upper level residential shall be a required use to be included within mhced use building prototypes 
bet\veen Laurel Street and Soquel Avenue east of Front Street and the Long's Zanotto's property 
north of Soquel; portions of this area within 75 feet of Laurel and Soquel are exempt from this 
requirement and can include all of the permitted upper floor uses. Sixty percent of development 
square fuotage ~vithin the area requiring upper level residential sh_all be provided in residential use. 

Height and Stepback Requirements 

The following height and stepback standards shall apply to all development within the Front 
Street/Riverfront Corridor: 

a. No new development shall exceed a base height of 50 feet (measured to the top of 
parapet or eaves on the highest floor). Within this base height, no more than 3 stories 
of conunercial uses (including ground-level retail) shall be permitted; if upper-level 
residential or hotel uses are included, a maximum of 3 floors of such uses above the 
ground-level retail use will be pennitted within the maximum base height of 50 feet. 

b. Uninhabitable mechanical penthouses and sloping roofs will be permitted above the 
base height to a maximum height of 55 feet, provided· that such penthouses are set 
back from the face of buildings by a minimum of20 feet to be out ofthe pedestrian's 
view and that sloping roofs meet the provisions of c. below . 

c. In order to promote solar access to the street, and to create a visual transition in 
scale, development above 35 feet in height will be required to step back from Front 
Street, River Street and the east-west streets by at least 10 feet at an angle not to 
exceed 42 degrees (see attached diagram). 

d. Along the riverfront levee, development shall be required to step back from one 
stmy, to create a transition to the river and to provide solar access to the surface of 
the levee promenade on December 21 at 1:00 p.m. To achieve this, all development 
above the first story shall be stepped back so as not to penetrate a 42 degree solar 
plane projected back from the first stmy parapet (see attached diagram). 

e. In order to avoid the creation of a consistent wall of development along the 
riverfi·ont between Soquel and Front Street, a sideyard step back of 10 feet shall be 
required for all development above the first floor. 

Build-to Lines and Setbacks 

In order to promote well-defined streets, development shall generally be req11ired to build to the 
property line adjacent to public streets. The following exceptions to tllis condition are noted: 

a. 

1""'1nrtn 10c 

In locations where the sidewalk is less than 12 feet, development shall be set back 
fi·om the prope1iy line to create a 12-foot sidewalk. 
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b. Within this subarea, new development along Water Street (south side) and Laurel 
Street shall be set back from the street by 10 feet to allow for generous gateway 
landscaping treatment. On Soquel A venue the setback shall be 7 feet. 

c. Development along the riverfront promenade shall not encroach beyond the property 
line ofthe parcel. except in cases where levee-facing "people oriented" commercial 
activities incornorate public access points to the levee. Structured and encapsulated 
parking will be permitted to be built to the property lirie adjacent to the levee, 
provided that it is completely screened from view, and that the top of the deck is 
below the level of the promenade. 

Parking 

The Front Street/Riverfront Corridor subarea is within the downtown Parking District and, as such, 
shall comply with all parking requirements set forth within that district. All residential parking shall 
be provided on site within the parking standards of the zoning ordinance. 

Public and private parking facilities shall comply with the following conditions: 

a. Above-grade structured parking should be visually separated at the ground level 
from all public sidewalks and streets by means of active- storefront uses as described 
above. Such parking should be accessed, to the maximum extent possible, from east
west streets or rear service lanes. Access driveways along Front Street should be 
avoided. 

b. Existing and/or expanded surface parking lots within the Front Street/Riverfront 
Corridor should be well landscaped. In addition to the landscaped area requirements 
for surface parking provided in the zoning ordinance, surface lots shall provide at 
least one tree for every four parking spaces, distributed throughout the lot. Surface 
lots shall be screened from the public sidewalk with low walls, planters, or hedges. 

Service Access 

Parcels adjacent to rear alleys must maintain service access from the rear and provide attractive rear 
entrances. Trash storage areas shall be internal to the building or completely enclosed and screened 
from view, as required by City ordinance. To the maximum extent practicable, no trash or loading 
areas shall be pem1itted adjacent to Front Street. New access driveways along Front Street shall be 
strongly discouraged. 

Front Street Riverfront Corridor Design Guidelines 

Storefront Treatment. While it is recognized that the Front Street/Riverfront Corridor subarea is 
less pedestrian intensive than the Pacific Avenue District, the ground-level treatment of commercial 
buildings and parking stmctures within the area should generally comply with those for the Pacific 
A venue retail subarea, in terms of: storefi:ont access, transparency and variation; and the use of 
awnings and canopies. Special attention should be given to the treatment of intersections, to 
reinforce their gateway role to Pacific Avenue and to create a high level of interest and activity 
along the street. 

STC-MAJ-1-02 (Part B) Exhibit 5 
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Riverfront Promenade. Residential or commercial uses adjacent to the levee promenade shall be no 
closer than 10 feet from the western edge of the promenade. except where "people-oriented" 
commercial uses incoroorate public access points to the levee. This setback area along the western 
slope of the levee (which will include both public and private property) should be filled in to create 
a level condition between the levee promenade and the adjacent ground-level use. In the case of 
commercial development, the setback area should be designed to accommodate outdoor eating or 
public seating, and should be generally at the same level as the promenade. In the case of residential 
development, the setback should be designed as a visually accessible garden space that provides a 
transition to the public promenade. All conditions shall be in compliance with the accessibility 
requirements described above (Pacific Avenue Retail District Development Standards). If 
development occurs prior to the completion of the riverfront improvements, the design should allow 
for the ultimate condition described above to take place in the future. Entries, either to individual 
residential units or common entrances, or to commercial establishments, should be provided· along 
the river:fi:ont promenade at intervals no greater than 75 feet. 

Riveifront Access. Between Soquel and Laurel Streets along Front Street, new development shall 
provide pedest1ian access between the levee promenade and the Front Street sidewalk. Such access 
shall be open to the public during daylight hours, and shall comply with accessibility standards 
described above. 

Upper-Level Facade Treatment. The treatment of upper-level facades should generally comply 
with the guidelines for the Pacific A venue Retail District in tem1s of building rhythm, corner 
treatment, windows, roof treatment, building materials, colors and planting, and rear service lanes. 
The following exceptions and special conditions are noted: 

Gateway Treatments. New development that occurs at key gateway intersections to the downtown 
(e.g., River-Water; Pacific-Front; Cooper-Front; Soquel-Front; Cathcart-Front; Laurel-Front) should 
be articulated to accentuate this condition. Treatments could include corner towers or turrets, 
setbacks, distinctive changes in fenestration and materials, etc. 

Riverfront Residential. Residential development occurring along the Front Street Corridor, or future 
residential development that may occur as part of a mixed-use development within the Long's
Zanotto's site, should be highly articulated and expressive of the individual units within the 
complex. The use of sloping roofs, recessed loggias and balconies, bay windows, dmmers and 
chimneys should b~ carefully composed to create an intricate composition that expresses individual 
unit modules to the maximum extent practicable. Clapboard wood siding is encouraged, in addition 
to the building materials recommended for the Pacific A venue district above (e.g., stucco, brick, 
stone). To avoid the creation of a "wall" of development along the riverfront between Soquel and 
Laurel Streets, development should be highly articulated with variation in height. The required 10-
foot sideyard setbacks shall also serve to break up the mass of development along this important 
edge. 

Public Parkiug Stmctures. Parking structure facades should be designed as compatible visual 
extensions of other multi-story buildings. Sloping floor elevations should not occur adjacent to 
public streets. Where parcel depth permits, the face of the parking structure should be set back from 
ground floor commercial uses. Openings should be carefully composed within the building wall to 
appear as well-propmiioned windows, rather than continuous strips; variation in the dimension and 
propmiion of openings and in the horizontal and vertical planes of the facade should be provided to 
create visual interest and to reduce the r$ljGl1fi!A$-i>f02C(Pif~Structure. Decorative e>Mibft1d 5 
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trellis elements of durable high quality materials are also encouraged to provide variation and 
interest on the facade. Special attention should also be given to the design of parking structure • 
facades adjacent to rear service lanes, to reinforce their attractiveness for pedestrian use. The use of 
integrated trellis structures and planters along the service lanes is recommended. Entryways and 
stairways should be l~cated along the street edge; they should be well lit and visible from the street 
to promote security and a feeling of comfort. · 

Cedar Street Village Corridor Development Standards 

Ground-Level Principally Permitted Uses 

Principal permitted uses for the ground level of development within the Cedar Street area (inch.iding 
side streets and the east side of Center Street) shall include the following: 

a. All ground-level principal permitted uses allowed in the Front Street Riverfront 
Corridor as described above; and 

b. Residential uses along the east-west streets and Center Street only. 

Ground-Level Conditional Uses 

Ground Level Administrative Uses. 
The following uses require an Administrative Use Penuit: 

Conditional uses for the ground level of development within the Cedar Street Corridor: 

a. Nightclubs, establishments providing entertainment or permitting dancing, and 
establishments serving alcoholic beverages not ancillary to food service. provided 
the space is less than 16.000 square feet per application. will be considered for the 
ground level of this district subject to acoustical studies indicating that such uses 
can achieve the City's existing noise abatement standards, and if the storefront 
adjacent to the street is designed in compliance '+vith the guidelines belO'.J:,' and to 
include active people-oriented activities of visual interest to the pedestrian (e.g., 
restaurant seating or retail frontage). 

· Ground Level Special Uses. 
The following uses shall require a Special Use Petmit: 

For any ground-level pennitted or conditional use exceeding sixteen thousand 
Cl6.00Q) gross square feet per single-tenant space. the Special Use Pennit 
provided for in this subsection shall be issued or denied by the City Council after 
review and recommendation by the Zoning Board. In addition to the findings for 
SUP issuance required under Section 24.08.050. a SUP required by this 
subsection shall not issue unless the following additional criteria. findings and 
conditions are made by the City Council. The Proposed Application would 
provide a public benefit by demonstrating how it would: 

(1) 

• 

• Add a desired. "targeted" business to the Downtown which would serve to <"'" 
diversify the Do~&M&k1r0i\CRIQB))RP)'s ground-level i!Ailil .J 
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(2) 

(3) 

(4) 

(5) 

(6) 

base: 
The application shall provide a public benefit by demonstrating how it 
would contribute to an appropriate balance of local or non-local 
businesses. For the pumoses of this finding. it shall be oresumed that local 
businesses serve to sustain the authenticity and unique retail character of 
the DRP business mfx. However. non-local businesses may add to retail 
draw and contribute to overall Downtown vitality in certain 
circumstances: 
Contribute to an appropriate balance of small. medium and large-sized 
businesses in the DRP to diversify the DRP's ground-level business mix. 
to insure the "Santa Cruz" identity. character and authenticity. to seek to 
reduce economic "1e!ikage" of profits out of the City and County. and to 
induce local investment and emplovment in the DRP area: 
Th~ design of the facade of the proposed use would meet the design 
standards and guidelines of the DRP and would not be restricted by 
comorate-required standardized exterior design. signage. materials. color 
or other visual treatments: 
The proposed use would be a good neighbor and contribute to the 
community life of the Downtown by participating in such community 
activities as: (j) Membership in Downtown merchant. resident. 
neighborhood improvement organizations and/or assessment districts: (ii) 

to the greatest extent feasible. hiring local residents: and (iii) hosting or 
participating in Downtown festivals. fairs. benefit events and similar 
neighborhood activities: and 
If applicable. all food and/or beverage service activities shall be conducted 
in accordance with the following conditions: (i) Sufficient trash 
receptacles for customers shall be provided regularly maintained: (ii) all 
debris boxes shall be kept on the premises: (iii) the operator shall be 
responsible for cleaning the sidewalk within fifty (50) feet horizontal 
distance from the premises during the hours of operation to maintain the 
sidewalk free of paper. spillage or other litter: and (jv) noise. glare and 
odors shall be contained within the premises so as not to be a nuisance to 
neighbors. Under no circumstance shall the ventilation outlets or motors 
cause emission of objectionable odors or noise toward neighbors. 

b. Surface parking lots or parking structures. 

Pennitted Upper-Floor Uses 

Pennitted upper-level uses include all pennitted ground-level uses listed above. In addition, upper
level residential is pennitted throughout the subarea. 

Height and Stepback Requirements 

The following height and stepback standards shall apply to all development within the Cedar Street 
Village Corridor: 

STC-MAJ-1-02 (Part B) 
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a. The maximum height of development east of Cedar Street shall be 50 feet (3 floors 
of commercial, or 1 floor of commercial with 3 floors of residential, or 5 levels of 
parking). h1 order to promote solar access to the street and to create a visual 
transition in scale, all development above 35 feet shall step back from street faces in 
a way that does not penetra~e a 42 degree plane projected back from the 35-foot 
parapet or eaves. 

b. The maximum height of development throughout' the rest of this subarea shall be 35 
feet (two floors of commercial; one floor of commercial and two floors of 
residential; or three floors of residential). Provision for sloping roofs and mechanical 
penthouses will be allowed to a maximum height of 40 feet, provided that 
penthouses are set back at least 20 feet out of sight from pedestrian view, and that 
sloping roofs comply with the step back angles described in a. above. · 

Build-to Lines and Setbacks 

New development should be set back from the property line to create a sidewalk depth of at least 12 
feet. Additional setbacks are permitted to provide landscaped or paved extensions of the sidewalk 
area, gardens, outdoor seating, or cafes. 

Parking 

The Cedar Street Village Corridor subarea is within the downtown Parking District and, as such, 

• 

shall comply with all parking requirements set forth within that district. Public and private parking • 
facilities shall comply with the following conditions: 

a. Above-grade structured parking should be visually separated at the ground level 
from all public sidewalks and streets by means of active storefront uses, as described 
above under ground-level pennitted uses. Such parking should be accessed, to the 
maximum extent possible, from east-west streets or rear service lanes. New access 
d1iveways along Cedar Street should be avoided. 

b. Existing and/or expanded surface parking lots within the Cedar Street Village 
Corridor should be well landscaped, with at least one tree for every four parking 
spac.es, and screened from the public sidewalk with low walls, planters, or hedges. 

Service Access 

Parcels adjacent to rear alleys must maintain service access fi-om the rear and provide attractive rear 
entrances. Trash storage areas shall be intemal to the building or completely enclosed and screened 
from view, as required by City ordinance. To the maximum extent practicable, no trash or loading 
areas shall be pennitted adjacent to Cedar Street. . ' 

Cedar Street Village CmTidor Design Guidelines 

Storefront Treatment. The ground-level treatment of bt~ildings and parking structures within the • 
Cedar Street subarea should generally comply with guidelines for the Pacific Avenue retail subarea, 
in ten~s of: storefi·o1~t ~ccess, tr~nsparency and variation; and the u~e of landscaping, awnings. and _s--
canopies. However, 1t 1s recogmzed thatSTdaaM~-82s(l?artS~nformal character thaEXIaitiDt co 
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Avenue 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 
four feet above or below the sidewalk level, and accessibility requirements are met. 

Ground-Level Residential. Within the ·Cedar Street subarea, ground-level residential uses are 
permitted on the side streets west of Cedar Street and along Center Street. Direct access between 
individual townhouse units and the street are strongly encouraged through the use of porches and 
front "stoops." 

Upper-Level Facade Treatment. The treatment of upper-level facades should generally comply 
with the guidelines for the Pacific A venue Retail District in terms of building rhythm, comer 
treatment, windows, roof treatment, building materials, colors and planting. In recognition, 
however, of the area's village character, several special conditions are noted: · 

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. 

Articulation. 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 mticulated and 
expressive of the individual units within the complex . 

Wood. Building materials can be more diverse and residential in character than those recommended 
for the Pacific Avenue Retail District. The use of wood as a siding material is encouraged. 

Flowers and Planting. The use of planters, trellises and topiary treatment of buildings IS 

encouraged to further enliven the area and to promote its unique village qualities. 

Public Parking Structures. Parking structure facades should be designed as compatible visual 
extensions of other multi-story buildings. Sloping floor elevations should not occur adjacent to 
public streets. Where parcel depth pem1its, the face of the parking structure should be set back fi:om 
ground floor commercial uses. Openings should be carefully composed within the building wall to 
appear as well-proportioned windows, rather than continuous stlips; variation in the dimension and 

· propmtion of openings and in the horizontal and vertical planes of the facade should be provided to 
create visual interest and to reduce the massiveness of the parking structure. Decorative screen and 
trellis elements of durable high-quality materials are also encouraged to provide variation and 
interest on the facade. Special attention should also be given to the design of parking structure 
facades adjacent to rear service lanes, to reinforce their attractiveness for pedestrian use. The use of 
integrated trellis structures and planters along the service lanes is recommended. Entries and 
stai1wells within parking structures should be located adjacent to public streets and designed to be 
visually open, to promote a feeling of security and comfort. 

N011h Pacific Area Development Standards 

STC-MAJ-1-02 (Part B) 
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1. Ground-Level Principally Permitted Uses 

Principal permitted uses for the ground level of development along all streets within this subarea 
include the following: 

a. All principally permitted ground-level uses allowed in the Front Street/Riverfront 
Corridor as described above. with the exception that the wund floor is limited (1) 

retail space or personal service-tvne retail space along the frontage along North 
Pacific Avenue. River Street and Water Street. the minimum depth of which shall 
have a pemendicular depth of forty ( 40) feet: however. such use may vary in depth 
along these streets provided that each street maintains an average retail depth of 30 
feet: and (2) office. parking or building seryice uses may be provided at the ground
level along Bulkhead and/or Knight Streets . ..... 

Ground-Level Conditional Uses 

2. Ground Level Administrative Uses. 
The following uses require an Administrative Use Pennit: 
Conditional uses for the ground level of development within this subarea include: 

a. Nightclubs, establishments providing entertainment or permitting dancing, and 
establishments serving alcoholic beverages not ancillary to food service will be 
considered for the ground level of this district, subject to acoustical studies 
indicating that such uses can achieve the City's existing noise abatement 
standards, and if the storefront adjacent to the street is designed to include active 
people-oriented activities of visual interest to the pedestrian (e.g., restaurant 
seating or retail frontage) .. provided the space is less than 16.000 square feet per 
.application. will be considered for the ground level of this district subject to the 
following operating procedures: ill acoustical studies indicating that such uses 
can achieve the City's existing noise abatement standards: (2) the provisions Part 
12 of the Zoning Ordinance (for High Risk or Low Risk Alcohol Outlets): (3) all 
such establishments shall be conducted in accordance with the "good neighbor 
operating procedures" described in the Pacific Avenue Retail District section: and 
~f the storefront adjacent to the street is designed in compliance with the 
guidelines below and to include active people-oriented activities of visual interest 
to the pedestrian (e.g .. food-service seating. queuing areas or art work). 

a. Residential dwellings. 

c. Surface parking lots or parking stmctures. 

3. Ground Level Special Uses. 

The following uses require a Special Use Petmit: 

• 

• 

~y ground-level nrincipally pennitted or conditional non-resi~ential use ex~eeding • 
sixteen thousand C16.000) gross square feet per single-tenant space. The Special Use 
Pem1it CSUP) provided for in ttif'C'lfiMtif2t~-pJ.l..f<&jssued or denied by ~Miff ~ 
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4. 

Council after review and recommendation by the Zoning Board. In addition to the 
findings for SUP issuance required under Section 24.08.050. a S~ required by this 
subsection shall not issue unless the additional criteria. findings and conditions for large 
retail uses described in the Pacific A venue Retail District section are made by the City 
Council 

Principally Permitted Upper-Floor Uses 

Principally permitted upper-level uses include all permitted uses listed above. fu addition, 
residential, office and parking uses are also permitted. 

5. Height and Stepback Requirements 

a. Building Height 
The following height and stepback standards shall apply to all development within the North Pacific 
area. 

1&.- The maximum height of all development within the North Pacific subarea shall be 
35 feet (2 floors of commercial, or 1 floor of commercial and 2 floors of residential). 
EHowever. within this 35 foot Base Height. east of North Pacific Avenue, 
development may will-be allowed on a discretionary basis to a maximum height of 

· 50 feet (3 floors of commercial, or 1 floor of commercial and 3 floors of residential) 
on a conditional basis, subject to the following criteria: 

a. The granting of additional height above thirty-five (35) feet is discretionary and 
requires a Design Pem1it with the recommendation of the Director of Planning 
to the City Council who must approve the additional height: 

2. Proposed development above 35 feet up to 45 feet must prepare a detailed visual analysis 
of the building to detem1ine the visual impact. The visual impact analysis must consider 
the views from the mid-point of the Water Street Bridge looking toward the Mission Hill. 
from Mission Hill and other key locations within the City. The additional building height 
shall not obstruct views of the profile of the top of the grade of Mission Hill as viewed 
from the crest of the Water Street B1idge: A visual analysis (utilizing accurate three 
dimensional computer simulation techniques) must be undertaken to demonstrate that the 
additional building height is not obstructing vievvs to, and the character of, the Mission Hill 
escarpment as vie\ved from the crest of the Water Street bridge. 

3. Additional height above 45 feet up to a maximum of 50 feet. must demonstrate that the 
building creates a superior gateway entrance to Pacific Avenue and the Downtown: and 

4. The building height above 35 feet shall be st@ped back a minimum of ten (1 0) feet from 
the 35 foot Base Height. the additional height shall be highly articulated and the upper level 
shall gently transition to surrounding development. 

5. The first floor uses must have a minimum floor-to-floor height of 14 feet. 
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n The additional height is highly articulated to create an interesting· and ,;aried 
silhouette, stepped back from the property line by at least 10 feet (above fue 35 • 
foot or 2 story height), and fuat fue o:r;erall massing is oH:e that transitioos gently 
to surrounding d9Y,relopmeffi, vlhioh is predominantly 2 stories in height 

b. Build-to Lines and Setbacks 

In order tio promote well-defined streets, development shall generally be required to build to the 
property line adjacent to public streets. The following exceptions td this condition are noted: 

l.a. In locations where the sidewalk is less than 12 feet,. development shall be set back 
from the property line to create a 12-:foot sidewalk. 

Z.b. Within this subarea, new development along Water Street (north side) and River 
Street (south side) shall be set back from the street by 10 feet to allow for generous 
gateway landscaping treatment. Buildings along River Street may project into this 
setback with approval of a landscape plan provided that the average setback along 
that street remains 1 0 feet 

3. Along Pacific Avenue and Water Street. ground level uses shall not be located 
more than one foot above the elevation of the adiacent curb. 

4. Along River Street. the first occupied floor level shall not be higher than five feet 
above the adiacent curb. For each one foot above the adiacent curb. an additional 1.0 feet • 
of landscape setback shall be required 

6. Parking 

The North Pacific subarea is not within the downtown Parking District, and therefore new 
development must comply with the City's general standards related to parking. On-site parkin,& 
when authorized. must 'meet the following conditions: 

,l-:-a: Above-grade structured parking facing River Street. Water Street or North Pacific 
A venue should be visually separated at the ground le¥el from all public sidewalks 
aH:d streets at the ground level by means of active ground-level uses as described 
above. (This pertains to River Street, \Vater Street, and North Pacific Avenue.) Such 
parking should be accessed, to the maximum extent possible, from east-west streets 
(i.e., Bulkhead Street). New access ddveways along North Pacific A venue, River 
and Water Streets should be avoided. 

Z-:--lr. Existing and/or expanded surface parking lots within the North Pacific area should 
be well landscaped, with at least one tree for every four parking spaces, and screened 
from the public sidewalk with low walls, planters or hedges. · 

7. Service Access 

To the maxi.mum ~xtent possible, new development should achieve .service and garbage access from • 
the rear or, 1f applicable, from Bulkhead Street, and provide attractive rear entrances. Trash storage 
areas shall be intemal to the building or ~l~,ff.ij~~~reened from view, as~1~ ~ 

· Pg Cf'1 of 5? 
CPCB-186 Page 47 of 53 



• 

• 

• 

by City ordinance. To the maximum extent practicable, no trash or loading areas shall be permitted 
adjacent to North Pacific Avenue, River or Water Streets . 

8. North Pacific Area Design Guidelines Standards 

A. Design Standards 

I. Building Facades. The treatment of upper-level facades should generally comply with the 
guidelines and standards for the Pacific A venue Retail District in terms of building rhythm. 
articulation. comertreatment. windows. roof treatment. building materials. colors and planting. 

2. Ground-Level Storefronts. .\forth Pacific and W~ter. The design of the groun~-level 

treatment of buildings facing North Pacific Avenue. River Street and Water Streets should generally 
follow the guidelines and standards described for the Pacific A venue Retail District to the south 
(e.g., access and transparency, storefi'ont variation and treatment, awnings, canopies). 

3. Town Clock Park/Scope Park. New development occurring adjacent to Town Clock Park 
(Knight Street right-of-way) or Scope Park should have a strong ground-level mientation to these 
public open spaces. Buildings along Knight Street should be built to the property line to maintain 
the spatial quality of Town Clock Park and to reinforce the civic importance of the Water-Pacific
Front intersection. Ground-level uses should be pedestrian-oriented, and the treatment of storefront 
facades should correspond with the guidelines described for the Pacific A venue Retail District. 

4. River Street. The 10 foot setback area described above for River Street should include a 
well-designed landscaped fi:ontage adjacent to the building. concept to enhance the gateway role 
and appearance ofRiver Street and to create a transition between private development and the street. 
This landscaped area should be broken at intervals to provide entrances to adjacent ground-level 
uses. 

5. Gateway Intersections. The intersections of Water and River Streets, and River Street and 
North Pacific Avenue, are important gateways to the downtown. New development that occurs at 
these key gateway intersections should be designed to accentuate this condition. Treatments should 
include comer towers or turrets. setbacks. distinctive changes in fenestration and materials. The 
design of the ground level of the buildings at these intersections should be articulated to reinforce 
the gateway significance utilizing comer setbacks. small plazas. large display wiiJdows. distinctive 
entrance features and canopies. The treatment of the ground floor at tllis intersection should be 
articulated to reinforce its gatev;ay significance. Large display v,rindO'tvs, distinctive entrance 
features, and comer setbacks are potential ·.vays of treating these key comers. 

Upper Lel'el Facade Treat;'lle>'lt. The treatment of upper level facades should generally comply 
•.vith tl'1:e guidelines for the Pacific 1\venue Retail Disttict in tem1s of building rhythm, comer 
treatment, windo\vs, roof treatment, building mate1ials, colors and planting, and rear sen'ice lanes. 
The following exceptions and special conditions are noted: 

Gateway Treatments. Nev,' development that occurs at key gateway intersections to the downtovm 
(e.g., River ¥later; River Nmih Pacific) should be articulated to accentuate this condition . 
Treatments could include comer towers or tmTets, setbacks, distinctive changes in fenestration and 
mate1ials, etc. 
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6. River Street ResidentiaL If residential development occurs along the River Street Corridor, 
it should be highly articulated and expressive of the individual units within the complex. The use of • 
sloping roofs, recessed loggias and balconies, bay windows, dormers, and chimneys should be 
carefully composed to create an intricate and pleasing composition. Clapboard wood· siding is 
encouraged, in addition to the building materials recommended for the Pacific A venue district 
above (e.g., stucco, brick, stone). · 

7. Parking Structures. Parking structures in the North Pacinc Area should be an integral part 
of the development that it serves, either in below-grade structures or above-grade structures that are 
sensitively encapsulated within the overall building form. Exposed parking structures should be 
limited to the interior of the block or to Bulkhead Street. Where parking is exposed as a facade, such 
facades should be designed as an integral extension of the overall building facade. Sloping floor 
elevations should not occur adjacent to public streets. Openings should be carefully composed 
within the building wall to appear as well-proportioned windows, rather than continuous strips; 
variation in the dimension and proportion of openings and in the horizontal and vertical planes of 
the facade should be provided to create visual interest and to reduce the massiveness of the parking 
structure. Decorative screen and trellis elements of durable high-quality materials are also 
encouraged to provide variation and interest on the facade. 

Exhibit ) 
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1. Part 5: DESIGN PERMIT. Section24.08.410. General Provisions. 
A design permit shall be required for the following types of projects: 
1. Multiple dwellings and dwelling groups containing three or more dwelling 

units; 
2. New structures intended for cop'JIIlercial use; 
3. New structures intended for industrial use; 
4. Commercial or industrial uses of land not involving a building; 
5. Accessory structures and uSes except those accessory uses of structures 

associated with a single-family dwelling; 
6. Any structure on, or use of; a substandard residential lot, except for 

structures which provide access to the first floor for the physically challenged; 
7. Any exterior remodeling and/or site alteration of either $50,000.00 or 

twenty-five percent additional floor area to any existing commercial or industrial building or . }o~~ 
structure, except within the Downtown Recoverv Plan (DRP> area within which a Design'] Dot.U" 
Pennit shall be required for any exterior alteration or remodeling. including signage, for Rec.ovqfl 
which the construction costs of such work exceeds $1 0,000---the design of such exterior . v 
improvements shall provide an attractive. vi§y@y-interesting. and pedestrian- scale fas;ade ?\~~/\0 
~~~: ~~ 

8. All signs except the following;. _ 
a. Any pennanent freestanding sign or signs five feet in height or lower as 

measured from grade and containing an aggregate area of thirty square feet or less; 
b. Real estate signs of six square· feet or less in area, placed on a property and 

advertising that property for sale, lease or rent; 
c. Signs placed within windows; 
d, Any sign required by law or placed to protect health and safety; 
e. Public art; 
f. Construction project signs confonning to.other requirements of Part 6 of this 

chapter. 
9. Short-term signs; 
1 0. Banners; 
11. Any project where the applicant is a public agency over which the city may 

exercise land use controls; 
12. Public projects in the Coastal· Zone, including but not limited to buildings, 

roads, bridge~, wharf structures, shoreline riprap, and port district projects; 
13. Any project which requires a design permit as a result of a specific city 

action or as a result of a condition of a prior project approval; 
14. Parking lots with capacity for tlve or more spaces; 
15. Any project which requires a planned development pennit; 
16. Single-family homes over four thousand square feet in R-1-10, three 

thousand five hundred square feet in R-1-7, and three thousand square feet in 

17. 
R-1-5 zoning districts. . 
Any structures in the West QitfDrive Overlay Distric;-( GJ .~ t- ~ l ;t-~ (} "'-· 

-J ~{flwA.Jf 
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Section 3. Section 24.12.290. VARIATIONS TO REQUIREMENTS. · 
The off-street parking requirements of this part may be satisfied or modified in alternate 

ways: 
1. If the property being occupied is in a parking district and the decision-making 

body finds that the parking district is capable of providing adequate parking for the new use and 

existing uses in the vicinity and the district; the downtown commission shall advise the decision
making body on the required finding. 

2. Off-Site Parking. Required parking spaces may be provided within three hundred 
feet of the principal entrance of a use. A permanent maintenance and management plan including 
signage at the parking facility and at the us~ indicating the useful functioning of such parking 
must be approved by the hearing body. No more than sixty percent ofthe required parking may 
be provided off-site. 

3. Parking Plan. An approved specific plan or an approved parking management 
plan for a project within an R-T District may supersede those parking standards contained in this 
part, if the purpose of this part is met and the required number of spaces is met. A parking 
management· plan must be found consistent with the following standards: 

a. It must provide the same overall number of parking spaces as is required under 
Section 24.12.240 for the proposed use. 

b. It must be able to properly function, allowing for convenient maneuvering, and 
compatible relationship to adjacent uses. 

c. All parking stalls shall be marked. , . 
d. The parking arrangement shall not create safety problems for persons parking or 

walking within the parking area. 
e. Any valet parking program must operate full-time during established business or 

operating hours. 
£ Any off-site parking program. 
e. Any off-site parking program located beyond a quarter-mile radius from the 

subject site shall include a permanent and effective means of transporting 
employees or patrons from the parking parcel(s) to the subject site. 

4. Cooperative Parking Facilities. The parking requirements for two or more uses of 
the same or different types on the same parcel may be reduced by the zoning board as part of a 
special use permit procedure if it can be demonstrated that the nature of the uses of the facility 
will result in multipurpose trips being made to the site or trips being made to individual uses at 
different times of the day or week. The zoning board may permit no more than a ten percent 
reduction of the total number of spaces than would be required if each use was assessed 
independently. 

5. Shared Parking Facilities. Off-site parking facilities may be shared by two or 
more commercial uses if their entrances are located within three hundred feet of the parking 
facility and if their hours of operation do not coincide, provided they: 

a. Receive special use and design permits so that design criteria are met and 
conditions of use may be established along with periodic review; 

b. Submit a written document guaranteeing maintenance, hours of operation and 
specifying length of agreement; 

c. Submit a signage program to notify users at alllocation(s) of shared parking 
facilities; 

d. 
part. 

Demonstrate how the shared parking arrangement will fulfill the intent of this 

e. The use permit upon which the shared parking proposal depends shall terminate upon 

• 

• 

• laps.e of written agreement specified in s~bfc~\WiJ~1~a(19~ft: i}ess otherwise modifi~iliib~f ~ 
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6. Parking Requirements for Nonconforming Structures or Uses. In the case of 
structures in any district, which are reconstructed, enlarged, structurally altered, changed in 
occupancy to a more intensive use category, or otherwise increased in capacity, off-street 
parking shall be required only for that portion of structures or use constituting the increase in 

capacity; except that no additionalparking need be provided for nonresidential uses, if the 
increased capacity results in an increase of four or fewer parking space requirements. 

7. Reduction in Parking Requirements for Nonautomo_bile Use Programs. The 
zoning adm~nistrator or zoning board may allow up to a ten-percent reduction in parking 
requirements for commercial or industrial d~velopments if such developments include measures· 
such as staggered work hours, provision of employee bus passes, provision of van/car pool 
programs or the like and provide enforceable pe1manent agreements to carry out the program. 

8. Parking Requirements on Lots of Less than Fifty Feet. The zoning administrator 
or zoning board may permit one required uncovered off-street parking space to be located in a 
required front yard of single lots less than fifty feet wide if it is determined that the proposal 
otherwise meets Section 24.08.440 pertaining to substandard residential lot development 
standards, is consistent with the existing pattern of the neighborhoods, and where landscaping is 
provided, to minimize visual impacts. 

9. Reduction of-Park-ffig Requir-ed-fur-SR-G--biving-Ynit Developmentstihe-zoning.:=-' . 
board may allo'l•v up to a twenty pereellf-reduetion in p!:lrkiHg requirefi1CHts for SRO living unit St.D \ _ 
-4evelopments-i~-s-ine1ude-ft-par-k-ing-man-agement-plan-which includes- ~ ~ ~vJ"'e~ 
· measures-suGh-as-previsien of~n-allt-hu£-pasws or provis~lmttle-s&=¥4Ge-or-similar 
--m.eaStlr-es--arni~fereeable-permanent-ag:r~ement&-..to..carry...out!he .pr.ogram.--

:te.1 Reduction of Parking Requirements for Historic Building Survey Buildings and 
Landmarks. The normal parking requirement for (a) use(s) in a building that is listed on the 
Historic Building Survey, or a landmark, may be modified in order to maintain the value of the 
listing or designation. Prior to modifying the requirement, the approving body shall find that the 
modification is necessary in order to allow appropriate findings per Section 24.08.930, findings 
for historic alteration permit, and that such modification will not significap.tly adversely affect 
traffic and parking on adjacent and nearby streets and properties. 

·-tt. jo, Reduction of Parking Requirements for Dwelling Units Within the Downto~ 
Recovery Plan area of the Central Business District. (a) The parking requirement for multiple 
unit developments within the area subiect to the Downtown Recoverv Plan within the Central 
Business District CCBD). in addition to the one space required for a studio or one bedroom ·unit. 
shall be reduced to 1.5 spaces for each unit with two or more bedrooms. provided that one ~ 
enclosed. secured bicycle parking space is provided on-site for each bedroom within the dwelling 
unit. 

Section 4. This ordinance shall be in force and take effect thirty (30) days after its final 
~dO.PjiQ_~~ 
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ORDINANCE NO. 

AN ORDINANCE OF THE CITY OF SANTA CRUZ AMENDING 
CHAPTERS 24.04, 24.08, AND 24.22· BY AMENDING SECTIONS 
24.04.030, 24.04.130, 24.08.900, 24.08.910, 24.08.920, 24.08.930, AND 
24.22.438 OF THE SANTA CRUZ MUNICIPAL CODE, THE ZONING 
ORDINANCE, PERTAINING TO ADMINISTRATIVE HISTORIC 
ALTERATION PERMITS 

BE IT ORDAINED, by the City of Santa Cruz as follows: 

Section 1. Section 24.04.030 shall be amended to read as follows: 

CHAPTER 24.04- ADMINISTRATION 

24.04.30 Types of Permits and other Actions Authorized by the Ordinance 

9. Historic Alteration Permit; 
9a. Administrative Historic Alteration Permit 

Section 2. Section 24.04.130 shall be amended to read as follows: 

24.04.130 Decision-Making Body With Final Authority on Application Approval 

The following table indicates the decision-making body who can approve, deny or 
conditionally approve an application, whether or not a public hearing is required and the bodies 
to which appeals can be made: 

1. The Zoning Board and City Council may refer certain aspects of any application 
to the Zoning Administrator for final action. 

2. The Zoning Administrator may refer any of the matters on which he/she is 
authorized to act to the Zoning Board or Historic Preservation Commission. 

3. Recommendations for approvai on General Plan matters and Zoning Ordinance 
text and map amendments shall require a majority vote of the planning commission; all other 
actions shall require a majority of the hearing body present at the meeting. 
(Ord. 94-34 § 2, 1994: Ord. 94-33 § 5, 1994: Ord. 91-14 § 1, 1991: Ord. 90-09 § 1, 1990: Ord. 
86-12 § 1, 1986: Ord. 85-05 § 1 (part), 1985) 

Table 24.04. I 30, City o(Santa Cruz Zoning Hearing Requirement Summary, would be amended to 
add such a permit, indicate it could be approved by the Zoning Administrator (or Deputy Zoning 
Administrators) without a public hearing, and indicate such approval could be appealed to the 
Historic Preservation Commission and City Council. 

See revised table, attached as Exhibit A. 
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ZONING HEA.RINo REQUIREMENTS SUMMARY- Table 24.04.130 

Public ~ RtqUll'llm9nt .sad O.Cialonmaklng Body 
~loft Can Awrove an ADDIIcatlon 

No Publla 
Hearlna Public Hearing Appeal Bodlaa 

PermltiiAC1Iont- ActiO.. Recommandarlon Action (In ordet") 

Cout&J Permit ZA• Z8/CCICCC" 

Admlnlatratlve Use Permit ZA ZBICC 

Conditional Fence Permit ZA ZA ZfiiCC 

Slope Regulation& Modilleationa (VariBllca) ZB cc 
Slop9 Fle~lallons Modification& {Design Penni!) ZA ZSICC 

Design Pennit - ,, A ZA ZBICC 
Substandard lots: new tWo-story lltructures and ZA ZBICC 
second-story additions 
Large home& par Section 24.08.450 ZA ZBICC 

Signs Cvar 30 Sq. Fl ZA zetcc -
N•w strJC1ure& or Improvement& to exisllng alructur&a 
In Ilia t\'CD Ziiiaila~ wlirCli are ~amp! or ~ClU'aeil 
lmm Coastal Permrt requirement!! ...1A.. ZBICC 
New ·structures or Improvements to existlng structures 
Jn tne wee ::1verl~~t w]ll• re u I'll a oastal t'Brrlllt .1A ZB/CO 

Demolition Permit 
1. Single-family realdemlal ZA Z8/CC 
2. Multifamily residentlal .• ZB · cc 
3. Hletcric demolition permit HPC cc 

General Plan Text and Map Amendments CPC CC/CCc••• 

Historic Alte~ip~J~~!t, HPC cc 
Admlnlttratlv4 ~feratlon Permit ~ HPCICC 

Historic Suddlng Survey: 
· Building designation, deletion HPC cc 

Historic District Designation HPCICPC cc 
Hlstottc Lllndmark Designation HPC cc 
Mobile Hom9s (CMIIIcato of Compatibility) ZA ZB/CC 

Mobile Home Pan< Conversion ZB cc 
Planned Otlvefopment Permit za cc 
Project (M:r)or) Modification Heeling by ZA or body approving application Appeal to next hlghelt 

bo.<!!'(loa) 

Project (MII'Ior) Modification ZA ZBICC 

Flelocauon of Slructures Permn ZA ZBICC 

Revocation of Permit Heating by ZA or body approving appUcaJion Appeal to next highest 
body{les) 

Special U&ll Permit ·. 
ZB cc 

Variance ZA ZBICC 

Zoning Ordlnanee Text and Map Amendment& 

Amcmaments recommended by CPC CPC cctccc··· 
AmendmMIG not rGcommended by CPC CPC CC/CCc-~· 

CCC • California Coeatal commlulon cc • City Counol · · ZB • zoning Board 
CPC • City Planning Commrulon HPC a Hlttorlo Pfwervatlon Commlaaloll 'I.A a Zoning Administrator . r:or proJects seawaro of the mean l'llgn tide line, and In ltle case or ~llble lldlons, the California Coastal Commission shall be the 

decls lon-maKJno boay wn1cn can 11nany approve an app!lclallon. ... CaUfornla Coastal Commission In case of CLUP policy, CLIP elementt • .... At a rggutarly scheduled meeting, a ma.jorily of the counoJI may ta.kt all ICUOn to dlrwct any project or amendment to De called trom a tower 
hearing body orior loa final action or during an appeal oerlod In • with SIC11on 24.04.175.2. 
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ORDINANCE ADMENDMENT NO. 

Section 3. Section 24.08.900 shall be amended to read as follows: 

CHAPTER 24.08- LAND USE PERMITS AND FINDINGS 

Part 10: HISTORIC ALTERATION PERMIT 

24.08.900 Purpose 

The purpose ofthis permit is to ensure that no person shall carry out or cause to be 
carried out on a designated landmark, or on a building listed in the City of Santa Cruz Historic 
Building Survey, or on a structure in an historic overlay district, any material change in exter_ior 
appearance of any such structure through alteration, construction or relocation without approval 
of an historic alteration permit by the Historic Preservation Commission. For minor historic 
alteration projects, approval o(an Administrative Historic Alteration Permit by the Zoning 
Administrator shall be required. This section of the Zoning Ordinance is also part of the Local 
Coastal Implementation Plan. 
(Ord. 94-33 § 21, 1994: Ord. 86-13 § 2 (part), 1986: Ord. 85-05 § 1 (part), 1985) 

Section 4. Section 24.08.910 shall be amended to read as follows: 

24.08.910 General Provisions 

The Planning Department shall maintain a current record of designated landmarks, 
historic districts and buildings listed on the City's I:Iistoric Building Survey. When an 
application involving such landmark or building indicates a possible material change to the 
exterior appearance of a building, structure or portion thereof, a historic alteration permit shall be 
required. For minor historic alteration projects, approval o(an Administrative Historic 
Alteration Permit shall be required. 
(Ord. 86-13 § 2 (part), 1986: Ord. 85-05 § 1 (part), 1985) 

Section 5. Section 24.08.920 shall be amended to read as follows: 

24.08.920 Procedure 

A public hearing shall be held by the Historic Preservation Commission, prior to final 
action on any application, except for Administrative Historic Alteration Permits. 
(Ord. 86-13 § 2 (part), 1986: Ord. 85-05 § 1 (part), 1985) 

Section 6. Section 24.08.930 shall be amended to read as follows: 

24.08.930 Findings Required 

Prior to approval or modified approval, the Historic Preservation Commission or Zoning 
Administrator shall find that: 

STC-MAJ-1-02 (Part B) 
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ORDINANCE ADMENDMENT NO . 

1. The action proposed is consistent with the purposes of historic preservation as set 
forth in Section 24.12.400 of this title and in the Cultural Resources Element of the General Plan; 
and 

2. The action proposed retains the historic and/or architectural value and significance 
of the landmark, Historic Building Survey building or historic district and retains the texture and 
material of the building or structure in question or its appurtenant fixtures, including signs, 
fences, parking, site plan, landscaping and the relationship of such features to similar features of 
other buildings within an historic district; and eHilef 

3. The ~fElJJesee prejeet is e~IM~le ia its lee~Mioa ofbl:l:ilaiags or stmstares 'Nith 
the looation of the street or pablie 'N&y and the leesiea and arrMgem.ent ef etfter e1:1ildiags eM 
ewetHres in the neiglibemood; or 

~.4: The applicant has demonstrated that the action proposed is necessary to correct an 
unsafe or dangerous condition on the property pursuant to Section 24.08.940; or 

4. ~ The applicant bas demonstrated that denial of the application will result in 
immediate and substantial economic hardship. 
(Ord. 94~33 § 22, 1994: Ord. 91-13 § 1, 1991; Ord. 86-13 § 2 (part), 1986: Ord. 85-05 § 1 (part), 
1985). 

Section 7. Section 24.22.438 shall be amended to read as follows: 

CHAPTER 24.22- DEFINITIONS 

~ection 24.22.438 Historic Alteratwn ProlfCt. Minor 

A small project i1zvolving a historic buildin~ located on the Citv Historic Building Survey or within 
a historic district but not including a landmark building. Such proiects include, but are not limited 
to. re-roofing. gutter and downspout replacement. and window replacement projects as approved 
or amended by resolution ofthe HistoricPreseMJation Commission. 

PAS SED FOR PUBLICATION this day of , 1999, by the following vote: 

AYES: Councilmembers: 

NOES: Council.members: 

ABSENT: Councilmembers: 

DISQUALIFIED: Councilmembers: 

APPROVED: --------------------------Mayor 

ATTEST: ----------------------
STC-MAJ-1-02 (Part B) 
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EXHIBIT A 
RESOLUTION NO. 02-001 

HISTORIC PRESERVATION COMMISSION- RESOLUTION NO. 02-001 
POLICY DIRECTION FOR MINOR HISTORIC ALTERATION PROJECTS 

WHICH MAY BE APPROVED UNDER ADMINISTRATIVE HISTORIC 
ALTERATION PERMIT REGULATIONS 

Planning Department staff may approve Administrative Historic Alteration Permits for 
the following type of minor projects under the following conditions. 

The project involves a building, which is listed on the Historic Building Survey or located 
within an historic district, but is not a designated City Landmark or rated Exceptional or 
Excellent in Volume I of the Survey, or a bay area shingle style or craftsman bungalow 
style building, which features sidewall shingles. The project does not involve alterations 
to unusual door, window or other character-defining details of a building. 

ADDITION AND DELETION OF NEW \VINDOWS AND DOORS 

The alteration of windows and doors may be allowed through the Administrative Historic 
Alteration Pem1it process. Existing windows and doors may be.-altered. New windows 
and doors may be added or deleted. New windows and doors shall match another door or 
window already existing on the house. All new windows shall be true- or modem
divided light, primed, ready-to-paint wood windows. Vinyl, aluminum, steel or clad 
windows shall not be allowed with this process. 

New doors shall be constructed of wood, with an appropriate stile and rail design. No 
slab doors or doors of metal, fiberglass or pressboard are allowed under the 
Administrative Historic Alteration process. 

MINOR ADDITIONS/ALTERATIONS TO THE REAR OF THE PROPERTY 

Additions, of 440 square feet or less, attached to the rear of the house that do not detract 
from the historic character of the building may be allowed through the Administrative 
Historic Alteration Pem1it process. 

Additions and/or alterations to the rear three quarters of the structure (except on primary 
facades), including the addition of roof vents, solar panels .. and skylights, that do not 
detract from nor diminish the historic integrity of the building may be allowed through 
the Administrative Historic Alteration Permit process. 

The demolition and/or reconstruction of detached accessory structures located in the rear 
half of the property that are no larger than 440 square feet may be allowed through the 
Administrative Historic Alteration Permit process. 
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EXHIBIT A 
RESOLUTION NO. 02-001 

HISTORIC PRESERVATION COMMISSION- RESOLUTION NO. 02-001 
POLICY DIRECTION FOR MINOR HISTORIC ALTERATION PROJECTS 

WHICH MAY BE APPROVED UNDER ADMINISTRATIVE HISTORIC 
ALTERATION PERMIT REGULATIONS 

APPLICATION MATERIALS REQUIRED FOR SUCH PERMITS 

Legible 4x6 color photographs of all relevant elevations of the house, and close-up 
photographs of gutter, window, door, and roof details, as appropriate. 

Material brochures, which clearly indicate the proposed materials and their color. 

Infonnation and details regarding any required roof venting involved with the project, 
including a diagram and material brochure showing type, amount and location of the 
venting. 

Detailed drawings of windows, and dimensions of existing and proposed replacement 
doors and windows. Such drawings shall include details at the head, jamb and sill, shall 
show exterior, trim and note sizes and finishes. Detailed floor plans and elevations of any 
proposed addition shall be submitted . 

OTHER PERlVIIT REQUIREMENTS 

Staff shall utilize and apply the Secretary of Interior's Standards and Guidelines for 
Historic Rehabilitation in the review of such projects. 

Staff shall review all project sites in person prior to issuance of such pennits and shall 
develop a checklist for use in such review. 

Staff shall have the discretion to require a hearing before the Historic Preservation 
Commission if a project may benefit from Commission review. 

The applicant shall be required to sign the following statement at the bottom of their 
pennit conditions: 

"I understand that the subject permit involves a building which is 
protected under the City's historic preservation regulations. I intend to 
perfom1 or supervise the performance of the minor work allowed by this 
pennit in .a manner which does not remove, alter or demolish any of the 
historic materials on the building beyond what is approved." 
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