
City of Capitola 

 

Planning Commission Meeting Agenda 

Thursday, May 05, 2022 – 7:00 PM 
 

City Council Chambers 

420 Capitola Avenue, Capitola, CA 95010 

Chairperson: Peter Wilk 
 

Commissioners: Courtney Christiansen, Ed Newman, Mick Routh, Susan Westman 

Please review the Notice of Remote Access for instructions on participating in the meeting 
remotely.  The Notice of Remote Access is at the end of the agenda.  

All correspondences received prior to 5:00 p.m. on the Wednesday preceding a Planning 
Commission Meeting will be distributed to Commissioners to review prior to the meeting. 
Information submitted after 5 p.m. on that Wednesday may not have time to reach 
Commissioners, nor be read by them prior to consideration of an item. 

All matters listed on the Regular Meeting of the Capitola Planning Commission Agenda shall be 
considered as Public Hearings. 

1. Roll Call  

Commissioners Mick Routh, Courtney Christiansen, Ed Newman, Susan Westman, Peter 
Wilk 

2. Oral Communications 

A. Additions and Deletions to the Agenda 

B. Public Comments 

Please review the Notice of Remote Access for instructions. Short communications from the 
public concerning matters not on the Agenda. All speakers are requested to print their name 
on the sign-in sheet located at the podium so that their name may be accurately recorded in 
the Minutes.  Members of the public may speak for up to three minutes, unless otherwise 
specified by the Chair. Individuals may not speak more than once during Oral 
Communications. All speakers must address the entire legislative body and will not be 
permitted to engage in dialogue. 

C. Commission Comments 

D. Staff Comments 

3. Approval of Minutes 

A. Approve March 3, 2022, Regular Planning Commission Meeting Minutes 

B. Approve March 31, 2022, Special Planning Commission Meeting Minutes 

4. Consent Calendar 

All matters listed under “Consent Calendar” are considered by the Planning Commission to 
be routine and will be enacted by one motion in the form listed below. There will be no 
separate discussion on these items prior to the time the Planning Commission votes on the 
action unless members of the public or the Planning Commission request specific items to 
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be discussed for separate review. Items pulled for separate discussion will be considered in 
the order listed on the Agenda. 

 
A. 504 Oak Drive 

Permit Number: #22-0142 
APN: 035-09-325 
Design Permit for an upper floor deck, landing, and spiral stairway in the rear yard of an 
existing nonconforming single-family residence located within the R-1 (Single-Family 
Residential) zoning district.  
 
Environmental Determination: Categorical Exemption 
Property Owner: Lori Mahan 
Representative: Dennis Norton, Filed: 03.23.2022 
 

B. 1515 Prospect Avenue 
Permit Number: #22-0094 
APN: 034-045-12 
Design Permit amendment for additions and design modifications to a single-family 
dwelling with an ADU located within the R-1 (Single-Family Residential) zoning district.  
This project is within the Coastal Zone but does not require a Coastal Development 
Permit. 
 
Environmental Determination: Categorical Exemption 
Property Owner: Peter Shamshoian 
Representative: Peter Shamshoian, Filed: 02.16.22 

5. Public Hearings 

Public Hearings are intended to provide an opportunity for public discussion of each item 
listed as a Public Hearing. The following procedure is as follows: 1) Staff Presentation; 2) 
Planning Commission Questions; 3) Public Comment; 4) Planning Commission Deliberation; 
and 5) Decision. 

 
A. 519 Monterey Avenue 

Permit Number: #22-0032 
APN: 034-022-03 
Design Permit for a 140 square foot stacked addition to the ground and upper floors, 
upper floor decks off the front and rear of the residence, and an interior remodel in the 
R-1 (Single-Family Residential) zoning district.   
This project is in the Coastal Zone but does not require a Coastal Development Permit. 
 
Environmental Determination: Categorical Exemption 
Property Owner: Boguslaw J. Marcinkowski 
Representative: John Hofacre, Filed: 01.20.2022 
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B. 106 Cliff Avenue  
Permit Number: #21-0404 
APN: 036-112-17 
Design Permit and Historical Alteration Permit for additions to a historic single-family 
residence, a new detached single-story accessory structure that includes an accessory 
dwelling unit (ADU) and garage, and Variances for the maximum height of the primary 
structure and the maximum Floor Area calculation.  The permit includes the demolition 
of two non-historic accessory structures behind the primary residence.  The project is 
located within the R-1 (Single-Family Residential) zoning district.This project is in the 
Coastal Zone and requires a Coastal Development Permit which is appealable to the 
California Coastal Commission after all possible appeals are exhausted through the City. 
 
Environmental Determination: Categorical Exemption 
Property Owner: Sam Abbey 
Representative: Cove Britton, Filed: 09.07.21 

6. Director's Report 

7. Commission Communications 

8. Adjournment 
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_____________________________________________________ 

Notice of Remote Access 

In accordance with California Senate Bill 361, the Planning Commission meeting is not physically 
open to the public and in person attendance cannot be accommodated. 

Watch: 

- Online: https://www.cityofcapitola.org/meetings or 
https://www.youtube.com/channel/UCJgSsB5qqoS7CcD8Iq9Yw1g/videos 
- Spectrum Cable Television channel 8 

Join Zoom by Computer or by Phone: 

Click this Meeting link:  

https://us02web.zoom.us/j/81213516285?pwd=cUd6ZkhGYnlhMTVDakdva0JZYXNEZz09 

Or Call one of the following Phone Numbers: - 1 (669) 900 6833 OR  1 (408) 638 0968 OR- 1 
(346) 248 7799 

Meeting ID: 812 1351 6285 

Meeting Passcode: 564823 

To participate remotely and make public comment: 

- Send email: 

- As always, send additional materials to the Planning Commission via 
planningcommission@ci.capitola.ca.us by 5 p.m. the Wednesday before the meeting and they 
will be distributed to agenda recipients. 

- During the meeting, send comments via email to publiccomment@ci.capitola.ca.us 

- Identify the item you wish to comment on in your email’s subject line. 

- Emailed comments will be accepted during the Public Comments meeting item and for 
General Government / Public Hearing items. 

- Emailed comments on each General Government/ Public Hearing item will be accepted after 
the start of the meeting until the Chairman announces that public comment for that item is 
closed. 

- Emailed comments should be a maximum of 450 words, which corresponds to approximately 3 
minutes of speaking time. 

- Each emailed comment will be read aloud for up to three minutes and/or displayed on a 
screen. 

- Emails received by publiccomment@ci.capitola.ca.us outside of the comment period outlined 
above will not be included in the record. 

- Zoom Meeting (Via Computer or Phone):  

If using computer: Use participant option to “raise hand” during the public comment period for 
the item you wish to speak on. Once unmuted, you will have up to 3 minutes to speak 

If called in over the phone: Press *6 on your phone to “raise your hand” when the Chairman 
calls for public comment. It will be your turn to speak when the Chairman unmutes you. You will 
hear an announcement that you have been unmuted. The timer will then be set to 3 minutes. 

4

https://us02web.zoom.us/j/81213516285?pwd=cUd6ZkhGYnlhMTVDakdva0JZYXNEZz09


Planning Commission Meeting Agenda – May 05, 2022 

City of Capitola Page 5  

Appeals: The following decisions of the Planning Commission can be appealed to the City Council within 
the (10) calendar days following the date of the Commission action: Design Permit, Conditional Use Permit, 
Variance, and Coastal Permit. If the tenth day falls on a weekend or holiday, the appeal period is extended 
to the next business day. 

All appeals must be in submitted writing on an official city application form, setting forth the nature of the 
action and the basis upon which the action is considered to be in error, and addressed to the City Council 
in care of the City Clerk. An appeal must be accompanied by a five hundred dollar ($500) filing fee, unless 
the item involves a Coastal Permit that is appealable to the Coastal Commission, in which case there is no 
fee. If you challenge a decision of the Planning Commission in court, you may be limited to raising only 
those issues you or someone else raised at the public hearing described in this agenda, or in written 
correspondence delivered to the City at, or prior to, the public hearing. 

Notice regarding Planning Commission meetings: The Planning Commission meets regularly on the 
1st Thursday of each month at 7 p.m. in the City Hall Council Chambers located at 420 Capitola Avenue, 
Capitola. 

Agenda and Agenda Packet Materials: The Planning Commission Agenda and complete Agenda Packet 

are available on the Internet at the City's website: www.cityofcapitola.org/meetings. Need more 

information? Contact the Community Development Department at (831) 475-7300. 

Agenda Materials Distributed after Distribution of the Agenda Packet: Materials that are a public record 
under Government Code § 54957.5(A) and that relate to an agenda item of a regular meeting of the 
Planning Commission that are distributed to a majority of all the members of the Planning Commission 
more than 72 hours prior to that meeting shall be available for public inspection at City Hall located at 420 
Capitola Avenue, Capitola, during normal business hours. 

Americans with Disabilities Act: Disability-related aids or services are available to enable persons with a 
disability to participate in this meeting consistent with the Federal Americans with Disabilities Act of 1990. 
Assisted listening devices are available for individuals with hearing impairments at the meeting in the City 
Council Chambers. Should you require special accommodations to participate in the meeting due to a 
disability, please contact the Community Development Department at least 24 hours in advance of the 
meeting at (831) 475-7300. In an effort to accommodate individuals with environmental sensitivities, 
attendees are requested to refrain from wearing perfumes and other scented products. 

Televised Meetings: Planning Commission meetings are cablecast "Live" on Charter Communications 
Cable TV Channel 8 and are recorded to be replayed on the following Monday and Friday at 1:00 p.m. on 
Charter Channel 71 and Comcast Channel 25. Meetings can also be viewed from the City's website: 
www.cityofcapitola.org. 
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City of Capitola 

 

Planning Commission Meeting Minutes 
Thursday, March 03, 2022 – 7:00 PM 
 

City Council Chambers 
420 Capitola Avenue, Capitola, CA 95010 

Chairperson: Peter Wilk   

Commissioners: Courtney Christiansen, Ed Newman, Mick Routh, Susan Westman,  

 

1. ROLL CALL AND PLEDGE OF ALLEGIANCE 
Chair Wilk called the meeting to order at 7 P.M. Commissioners Mick Routh, Courtney 
Christiansen, Ed Newman, Susan Westman, Peter Wilk were present. 
 

2. NEW BUSINESS 
 

None presented 
 

3. ORAL COMMUNICATIONS 
 
A. Additions and Deletions to the Agenda 
Director Herlihy clarified that items 5.A and 5.B on the consent agenda will be continued. 
 
B. Public Comments 
 
None presented 
 
C. Commission Comments 
 
None presented 
 
D. Staff Comments 
Director Herlihy shared that Sean Sesanto, who has been with the city for three years, has 
been promoted to the position of Associate Planner. 
 
Director Herlihy stated that the Kaiser project is not yet on the County agenda. City Council 
will discuss the future of in-person meeting in the April agenda. Update to follow. 
 

4. APPROVAL OF MINUTES 
 
Motion: Approve the minutes from the January 20, 2022, and February 3, 2022, Planning 
Commission meetings. 
 
A. January 20, 2022, Regular Planning Commission Meeting Minutes 
B. February 3, 2022, Regular Planning Commission Meeting Minutes 
 
Mover: Vice Chair Westman,  
Seconder: Commissioner Routh. 
Yea: Commissioner Newman, Commissioner Routh, Vice Chair Westman, Chair Wilk 
Abstaining: Commissioner Christiansen 
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5. CONSENT CALENDAR 
 

A. SB9 Ordinance Applicable to Single-Family Zone   
Permit Number: #22-0079 
APN: Applicable to all parcels in R-1 (Single-Family) Zone 
Project Description: Request to Continue. Amendments to the Capitola Municipal Code, 
Adding Section 17.75 Two-Unit Developments to Title 17, Part 3 (Zoning, Citywide 
Standards), Adding Section 16.78 Urban Lot Splits to Title 16 (Subdivisions), Amending 
Section 17.74 Accessory Dwelling Units, and Amending Section 16.08 Definitions for the 
implementation of Government Code Sections 66411.7 and 65852.21 Related to Urban Lot 
Splits and Two-Unit Developments.   
Environmental Determination: Implement of Government Code sections 65852.21 and 
66411.7, are not considered a project under CEQA. 
Property Owner: Ordinance applies in the R-1 (Single-Family) zoning district 
Representative: Katie Herlihy, Community Development Director 
 

B. 106 Cliff Avenue  
Permit Number: #21-0404 
APN: 036-112-17 
Design Permit and Historical Alteration Permit for additions to a historic single-family 
residence, a new detached single-story accessory structure that includes an accessory 
dwelling unit (ADU) and garage, and a Variance for the maximum height of the primary 
structure.  The permit includes the demolition of two non-historic accessory structures 
behind the primary residence.  The project is located within the R-1 (Single-Family 
Residential) zoning district.  
 
Motion: Continue Items 5.A and 5.B to the April 7, 2022, Planning Commission meeting.  
 
Mover: Commissioner Routh,  
Seconder: Vice Chair Westman. 
Yea: Commissioner Christiansen, Commissioner Newman, Commissioner Routh, Vice 
Chair Westman, Chair Wilk 

 
6. PUBLIC HEARINGS 
 
A. Right-of-Way in front of 709 Escalona Drive 

Permit Number: #21-0494  
APN: N/A (in Public Right-of Way) 
Coastal Development Permit for Soquel Creek Water District to construct a new four (4) inch 
diameter monitoring well within the R-1 (Single Family Residential) district. The project is 
located within the Coastal Zone and requires a Coastal Development Permit.  
Environmental Determination: Categorical Exemption 15306 
Property Owner: City of Capitola 
Representative: Skyler Murphy for Soquel Creek Water District 
Senior Planner Brian Froelich presented the staff report. 
 
Public comments: None presented 

 

Motion: Approve Coastal Development Permit with the following conditions and findings with 
added condition #9. 
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Conditions of Approval 
1. The applicant shall inform the Public Works Department of any damage and shall repair any 

damage caused by the project to sidewalks, curbs, private driveways, and public and private 
roadways, prior to final inspection and shall provide the City with photographs of the existing 
pre-project conditions of the roadways and sidewalks, prior to issuance of Encroachment 
Permits. 
 

2. The applicant shall provide a traffic control plan to the Public Works Department along with 
the application for Encroachment Permits. The applicant shall plan and prepare for staffing 
and methods of managing mobilization, deliveries, haul-away, and avoid extended periods of 
standing or blocking the roadway and private driveways.  
 

3. The applicant shall disperse construction personnel parking along the street and avoid parking 
more than two (2) vehicles along the same 100’ section of the roadway.  
 

4. The applicant shall hand sweep the roadway daily and at the request of the Public Works 
Department. 

5. Hours of operation shall be limited to 7:30am to 5:30pm. The first and last 30 minutes shall 
be for low noise tasks, layout, and clean up. Drilling operations shall be limited to between 
8:00am and 5pm.  
 

6. The Planning and Public works Departments shall perform a final inspection to determine 
appropriate erosion control measures and grade restoration. Erosion control and any 
determined site restoration measures shall be completed prior to final sign off.  
 

7. Drilling and heavy equipment shall not be deployed or operated between October 1st and 
March 1st pursuant to Section 17.64.050 (Monarch butterfly habitats).  

 

8. A sign shall be displayed on the temporary fence providing contact information for the Soquel 
Creek Water District Disturbance Coordinator. 

 

9. The Soquel Creek Water District shall, at their sole expense, adjust the surface conditions of 
the wells to accommodate access for all traffic modes, as needed, for future public or private 
development projects and improvements. This includes but is not limited to the installation of 
sidewalks, curbs, gutters, and public or private roadways and driveways. 

 

Coastal Findings 
1. The project is consistent with the LCP land use plan, and the LCP implementation 

program. The proposed project conforms to the City’s certified Local Coastal Plan (LCP) 
land use plan and the LCP implementation program. 

 

2. The project maintains or enhances public views. The proposed project has no 
permanent impact on view or access. 

 

3. The project maintains or enhances vegetation, natural habitats and natural resources. 
The proposed project will have a minimal impact to existing vegetation. Condition of 
Approval #6 requires the applicant to re-plant and restore any minor impacts to grade and 
vegetations.  

 

4. The project maintains or enhances low-cost public recreational access, including to 
the beach and ocean. The project has no impact on recreation access or cost.  Condition 
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#2 requires a temporary traffic control plan be evaluated by the Public Works Department. 
The applicant will need to demonstrate methods for managing and maintaining bike, 
pedestrian, and vehicle traffic during the operation.  

 

5. The project maintains or enhances opportunities for visitors. The permanent project 
has no impact on visitors and opportunity.    

 

6. The project maintains or enhances coastal resources. The proposed monitoring well and 
drilling operation does not restrict public access and will protect ground water resources.   

 

7. The project, including its design, location, size, and operating characteristics, is 
consistent with all applicable design plans and/or area plans incorporated into the 
LCP. The proposed monitoring well will be flush with grade and is a passive installation. 
There are no significant design or operational impacts associated with the installation of the 
monitoring well.  

 

8. The project is consistent with the LCP goal of encouraging appropriate coastal 
development and land uses, including coastal priority development and land uses 
(i.e., visitor serving development and public access and recreation). The project will not 
obstruct public access and has no impact on recreation or visitor opportunities and 
experiences. Short term noise and traffic safety impacts will be proactively managed with the 
conditions of approval.  
 

Mover: Commissioner Routh (with addition of condition #9) 
Seconder: Vice Chair Westman. 
Yea: Commissioner Christiansen, Commissioner Newman, Commissioner Routh, Vice Chair 
Westman, Chair Wilk 
 

B. 501 El Salto Drive  
Permit Number: #21-0548 
APN: 036-144-11 
Tree Removal Permit to remove seven palm trees, a Design Permit to allow a fence that 
exceeds the maximum height standard, and a Major Encroachment Permit for a fence in the 
public right-of-way located within the R-1 (Single-Family Residential) zoning district. 
This project is within the Coastal Zone but does not require a Coastal Development Permit. 
Environmental Determination: Categorical Exemption 
Property Owner: Ducky Grabill 
Representative: Michael Grabill, Filed: 11.23.21 
Associate Planner Sean Sesanto presented the staff report. 
 

Commissioner Westman highlighted the importance of the Fire Department's input and the 
types of trees used. 
 

Public comments: None presented.  
 

Motion: Approve the project with change and condition #2; with the condition that the Fire 
Department sign off on the project regarding fire hydrant. 
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Conditions of Approval 
1. The project approval consists of a tree removal permit for the removal of seven palm trees, a 

major revocable encroachment permit for a new fence, wooden bench, and landscaping, 
and a design permit to allow a height deviation for the fence up to 4-feet ten-inches. The 
proposed project is approved as indicated on the final plans reviewed and approved by the 
Planning Commission on March 3, 2022, except as modified through conditions imposed by 
the Planning Commission during the hearing. 

 
2. The applicant shall demonstrate compliance with the tree removal permit authorized by this 

permit for 7 palm trees to be removed from the property and adjacent public right-of-way. 
The applicant shall plant five new trees. Required replacement trees shall be of the same 
size, species and planted on the site as shown on the approved plans, with the required 
modification to the plans that at least two replacement trees must be located on the subject 
property.  
 

3. Prior to construction, all Planning fees associated with permit #21-0548 shall be paid in full. 
 

4. Prior to issuance of a building permit or revocable encroachment permit, a drainage plan, 
grading, sediment and erosion control plan, shall be submitted to the City and approved by 
Public Works. The plans shall be in compliance with the requirements specified in Capitola 
Municipal Code Chapter 13.16 Storm Water Pollution Prevention and Protection. 
 

5. Prior to issuance of building permit or revocable encroachment permit, the applicant shall 
submit a stormwater management plan to the satisfaction of the Director of Public Works 
which implements all applicable Post Construction Requirements (PCRs) and Public Works 
Standard Details, including all standards relating to low impact development (LID). 
 

6. Prior to any work in the City road right of way, an encroachment permit shall be acquired by 
the contractor performing the work. No material or equipment storage may be placed in the 
road right-of-way. 
 

7. During construction, any construction activity shall be subject to a construction noise curfew, 
except when otherwise specified in the building permit issued by the City. Construction 
noise shall be prohibited between the hours of nine p.m. and seven-thirty a.m. on weekdays. 
Construction noise shall be prohibited on weekends with the exception of Saturday work 
between nine a.m. and four p.m. or emergency work approved by the building official. 
§9.12.010B 
 

8. Prior to a project final, all cracked or broken driveway approaches, curb, gutter, or sidewalk 
shall be replaced per the Public Works Standard Details and to the satisfaction of the Public 
Works Department. All replaced driveway approaches, curb, gutter or sidewalk shall meet 
current Accessibility Standards. 
 

9. Prior to project final, compliance with all conditions of approval shall be demonstrated to the 
satisfaction of the Community Development Director. Upon evidence of non-compliance with 
conditions of approval or applicable municipal code provisions, the applicant shall remedy 
the non-compliance to the satisfaction of the Community Development Director or shall file 
an application for a permit amendment for Planning Commission consideration. Failure to 
remedy a non-compliance in a timely manner may result in permit revocation. 
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10. This permit shall expire 24 months from the date of issuance. The applicant shall have an 
approved building permit and construction underway before this date to prevent permit 
expiration. Applications for extension may be submitted by the applicant prior to expiration 
pursuant to Municipal Code section 17.81.160. 
 

11. The planning and infrastructure review and approval are transferable with the title to the 
underlying property so that an approved project may be conveyed or assigned by the 
applicant to others without losing the approval. The permit cannot be transferred off the site 
on which the approval was granted. 
 

12. Prior to construction or tree removals, the applicant shall obtain an approved revocable 
encroachment permit. 
 

13. Prior to construction, the applicant must provide verification from the Central Fire District that 
the proposed fence will not obstruct the existing fire hydrant. 

 
Encroachment Permit Findings 
A. The project, subject to the conditions imposed, secures the purposes of the Chapter 

12.56 for Private Improvements on Public Property. 
Community Development Staff and the Planning Commission have reviewed the project. 
The proposed fence, landscaping and minor improvements are consistent with 
considerations for major revocable encroachment permits. 
 

B. This project is categorically exempt under Section 15301(e) of the California    
Environmental Quality Act and is subject to Section 753.5 of Title 14 of the California 
Code of Regulations. 
Section 15301 of the CEQA Guidelines exempts minor alterations to existing public and 
private topographical features, provided the project involves negligible or no expansion of 
use.  The proposed fence, landscaping, and minor improvements serve an existing 
residential use.   No adverse environmental impacts were discovered during review of the 
proposed project. 

 
Tree Removal Findings 

A. The application, subject to the conditions imposed, will secure the purposes of the 
Community Tree and Forest Management Ordinance including the city goal of 15 
percent canopy coverage.  
Community Development Department Staff and the Planning Commission have both 
reviewed the major landscape renovation project.  The project involves extensive 
topographical work.  The major landscape renovation is considered to be a remodel in the 
discretionary review by the Planning Commission.  The application, subject to the conditions 
imposed, will secure the purposes of the Community Tree and Forest management 
Ordinance to meet the city goal of 15 percent canopy coverage. 
 

B. The project secures the policy of the city to protect the locally significant, scenic and 
mature trees as listed in the heritage tree list to be adopted pursuant to this chapter, 
in order to protect the character of Capitola. 
The proposal would remove seven palm trees, but would not impact any locally significant, 
scenic, and mature trees.  
 

C. The project secures the overall goals of the Community Tree and Forest Management 
Ordinance to protect and increase the level of tree cover on public and private lands 

11

Item 3 A.



Planning Commission Meeting Minutes – March 03, 2022 

City of Capitola Page 7  

within the city, maintain trees in a healthy and non-hazardous condition, and promote 
planting of additional trees to increase tree cover (hereby referred to as canopy 
coverage) throughout the city. 
The proposal would result in a net increase of tree cover within the city.  

 
D. The project secures the policy of the city to encourage new tree planting on public 

and private property and to cultivate a flourishing community forest. 
The proposal would remove seven palm trees and add five new trees, for a total of nine 
trees within the project area. 
 

E. The project secures the goal of the city to maintain and enhance the tree canopy 
coverage existing at the time of adoption of the ordinance codified in this chapter (as 
determined through aerial photography taken within twelve months from adoption of 
the ordinance codified in this chapter), and to increase flowering tree canopy to help 
identify and beautify city streets and neighborhoods. 
The proposal would maintain the long-term tree canopy coverage and increase flowering 
tree canopy which helps identify and beautify city streets and neighborhoods. 
 

F. The project secures the goal of the city to maintain fifteen percent coverage of tree 
canopy on individual lots, consisting of flowering, deciduous, and evergreen trees, to 
be enforced on an on-going basis via the design review process. 
The proposal, subject to the conditions imposed, would secure the goal of maintaining 
canopy coverage on individual lots with trees that are more compatible with the goals of the 
Community Tree and Forest Management Ordinance. 

 
Design Permit Findings 
A. The proposed project is consistent with the general plan, local coastal program, and 

any applicable specific plan, area plan, or other design policies and regulations 
adopted by the city council. 
The height deviation for the fence is consistent with the design regulations adopted by the 
City Council with Planning Commission approval of a design permit. 

 
B. The proposed project complies with all applicable provisions of the zoning code and 

municipal code. 
The height deviation for the fence complies with the zoning code with approval of a design 
permit by Planning Commission. 
 

C. The proposed project has been reviewed in compliance with the California 
Environmental Quality Act (CEQA). 
Section 15301 of the CEQA Guidelines exempts minor alterations to existing public and 
private topographical features, provided the project involves negligible or no expansion of 
use.  The proposed fence, landscaping, and minor improvements serve an existing 
residential use.   No adverse environmental impacts were discovered during review of the 
proposed project. 
 

D. The proposed development will not be detrimental to the public health, safety, or 
welfare or materially injurious to the properties or improvements in the vicinity. 
The height deviation for the fence has been cited to ensure safety of vehicles at the corner 
of El Salto Drive and Hollister Avenue. 
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E. The proposed project complies with all applicable design review criteria in Section 
17.120.070 (Design review criteria). 
The proposed project complies with the specific criteria for review of a height deviation by 
Planning Commission including unique circumstances exiting on the site and the deviation is 
necessary for the reasonable use and enjoyment of the property. 
 

F. For projects in residential neighborhoods, the proposed project maintains the 
character, scale, and development pattern of the neighborhood.  
The fence is a great improvement over the current bamboo screen which exists along the 
property frontage.    

 
Mover: Vice Chair Westman 
Seconder: Commissioner Newman. 
Yea: Commissioner Christiansen, Commissioner Newman, Commissioner Routh, Vice Chair 
Westman, Chair Wilk 
 

C. Report on Upper-Floor Decks 
Planning staff response to Planning Commission request for information on how other 
jurisdictions regulate upper-floor decks and how the City processed upper-floor decks under 
the prior version of the Zoning Ordinance. 
 
Senior Planner Brian Froelich presented the staff report. 
 
Commissioner Newman supported moving forward with the staff proposal. 
 
Commissioners largely concur second decks should be part of the floor area ratio. 
 
Director Herlihy sought clarifications if the Commission would want to be more permissive or 
allow more flexibility on the front deck. 

 
Result: Received presentation, gave feedback regarding Report on Upper-Floor Decks.  

 
7. DIRECTOR'S REPORT 

 
None presented. 

 
8. COMMISSION COMMUNICATIONS 

 
None presented. 
 

9. ADJOURNMENT 
 
The meeting was adjourned at 8:15PM to the next Special Meeting of the Planning 
Commission on March 31, 2022. 
 
 

Approved by the Planning Commission 
 
 
 

       
Louis Osemwegie, Clerk to the Commission 
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City of Capitola 

 

Planning Commission Special Meeting 
Minutes 
Thursday, March 31, 2022 – 5:00 PM 
City Council Chambers 
420 Capitola Avenue, Capitola, CA 95010 

Chairperson: Peter Wilk  
Commissioners: Courtney Christiansen, Ed Newman, Mick Routh, Susan Westman, 

 
1. ROLL CALL AND PLEDGE OF ALLEGIANCE 

Chair Wilk called the meeting to order at 5:00PM. Commissioners Mick Routh, Courtney 
Christiansen, Ed Newman, Susan Westman, and Peter Wilk were present. 

 
2. ORAL COMMUNICATIONS 
 
None presented 
 
A. Additions and Deletions to the Agenda 
 
None presented 
 
B. Public Comments 
 
None presented 
 
C. Commission Comments 
 
None presented 
 
D. Staff Comments 
 
None presented 
 
3. PUBLIC HEARINGS 
A. SB9 Ordinance  
Ordinance #: 1049 
APN: Applicable to all parcels in Single-Family Zone 
Project description: Amendments to the Capitola Municipal Code, Adding Section 17.75 Two-Unit 
Developments to Title 17, Part 3 (Zoning, Citywide Standards), Adding Section 16.78 Urban Lot 
Splits to Title 16 (Subdivisions), Amending Section 17.74 Accessory Dwelling Units, and 
Amending Section 16.08 Definitions for the implementation of Government Code Sections 
66411.7 and 65852.21 Related to Urban Lot Splits and Two-Unit Developments.   
Environmental Determination: Implement of Government Code sections 65852.21 and 66411.7, 
are not considered a project under CEQA. 
Property Owner: Ordinance applies to all properties in the R-1 Zoning District 
Representative: Katie Herlihy, Community Development Director 
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Planning Commission Consultant, Ben Noble presented the report. He explained lots under 
5,500 square feet cannot accommodate four 800-square-feet units which comply with the SB9 
ordinance setbacks, height, and parking requirements.  
 
The Planning Commission accepted Planning Consultant Ben Noble’s presentation on SB9 
buildout models on typical Capitola lots and provided feedback on policy questions related to 
lots under 5,500 square feet. 
 
A majority of the five Commissioners (Westman, Christiansen, and Newman) directed staff to 
allow additional height up to three stories and require parking through shared access toward the 
back to the property rather than allow parking across the entire front yard.  
 
Commissioners Routh and Wilk preferred parking in the front yard rather than additional height. 
 
Next step: Continue the item, (SB9), to the Planning Commission hearing on April 21, 2022. 
 
Director Katie Herlihy requested a motion to continue with this plan. 
 
Mover: Commissioner Routh 
Seconder: Vice Chair Westman. 
Voting Yea: Chair Wilk, Vice Chair Westman, Commissioner Christiansen, Commissioner 
Newman, Commissioner Routh 
 
B. Ordinance for Objective Design Standards 
Permit Number: 22-0126 
Location: All zones with multifamily and mixed-use residential, excluding the mixed-use 
village 
Project Description: Ordinance for new objective standards for multifamily and mixed-use 
residential development 
Environmental Determination: Categorically Exempt 
Property Owner: Citywide 
Representative: Ben Noble, Ben Noble Planning 
 
Planning Consultant Ben Noble presented the draft objective standards for multifamily and 
mixed-use residential development. He requested general comments and feedback. 
 
The Planning Commission accepted Planning Consultant Ben Noble’s prestation, and provided 
feedback on the standards, specifically:  
 

1. New purpose, applicability, deviations sections up front.  
2. New intent statement for circulation and streetscape standards (17.82.040.A.5)  
3. New landscaping standards if parking is adjacent to the street (17.82.050.b.1.b)  
4. New options for entries not required to face street (17.82.060.B.3.c)   

 
Commissioner Routh stated his objection to inclusion of balconies prior to leaving the meeting 
for other commitments this evening. 
 
Public comments: None presented.  
 
Recommendation: continue with this plan to April 21, 2022. The plan is noticed for public 
hearing.   
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Mover: Vice Chair Westman 
Seconder: Commissioner Christiansen 
Voting Yea: Chair Wilk, Vice Chair Westman, Commissioner Christiansen, Commissioner 
Newman 
Abstention: Commissioner Routh 
 
4. DIRECTOR'S REPORT 
Director Katie Herlihy provided update on Coastal Commission dining ordinance. We continue 
to work with the Coastal Commission staff. Additional updates will be available at meeting of 
April 7, 2022. 
 
5. COMMISSION COMMUNICATIONS 
 
Commissioner Newman provided comments on the city’s commitment to the coastal resources.  
 
Director Katie Herlihy noted that we need to look at outdoor parking in the village. It requires a 
CDP. 
 
Next meeting is April 7, 2022 
 
6. ADJOURNMENT 
 
The meeting was adjourned at 7:21PM to the next Regular Meeting of the Planning Commission 
on April 21, 2022. 
 
 
ATTEST/Approved by the Planning Commission 
 
 
 
       
Louis Osemwegie, Clerk to the Commission 
 
 
_____________________________________________________ 
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Capitola Planning Commission 

 

Agenda Report 

Meeting: May 05, 2022 

From: Community Development Department 

Address: 504 Oak Drive 
 
 

Permit Number: #22-0142 

APN: 035-09-325 
Design Permit for an upper floor deck, landing, and spiral stairway in the rear yard of an existing 
nonconforming single-family residence located within the R-1 (Single-Family Residential) zoning 
district.  

Environmental Determination: Categorical Exemption 

Property Owner: Lori Mahan 

Representative: Dennis Norton, Filed: 03.23.2022 
 
Applicant Proposal 
The applicant is requesting a Design Permit to construct a 30 square-foot upper floor deck, 
landing, and spiral stairway to the rear of the single-family residence located at 504 Oak Drive in 
the R-1 (Single-Family Residential) zoning district.  
 
Background 
On April 13, 2022, Development and Design Review Staff reviewed the application and provided 
the applicant with the following direction:  
 
Public Works Representative, Danielle Uharriet: No comments. 
 
Building Official, Robin Woodman: Asked the applicant to clarify tread a riser dimensions/details 
for the Building Permit submittal.   
 
Senior Planner, Brian Froelich: Advised that the City is reviewing policy and development 
standards for upper floor decks.  
 
Development Standards 
The following table outlines the zoning code requirements for development in the Single-Family 
Residential Zoning District. The proposed deck, landing, and stairway comply with all 
development standards of the R-1 zone.  
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Building Height 

R-1 Regulation Existing Proposed 

25 ft.  21 ft. 6 in. 21 ft. 6 in. 

Floor Area Ratio (FAR) 

 Existing Proposed 

Lot size  2,000 sq. ft. 2,000 sq. ft. 

Maximum Floor Area Ratio 58% (Max 1,160 sq. ft.) 58% (Max 1,160 sq. ft.) 

First Story Floor Area 676 sq. ft. 676 sq. ft. 

Second Story Floor Area 286 sq. ft. 286 sq. ft. 

Total FAR 51.1% (1,022 sq. ft.) 51.1% (1,022 sq. ft.) 

Setbacks 

 R-1 regulation Existing Proposed 

Front Yard 1st Story 15 ft. 16 ft. 4 in. 16 ft. 4 in. 
No Change 

Front Yard 2nd Story  20 ft. 46 ft.  46 ft.  
No Change 

Side Yard 1st Story 10% lot 
width,  

 
3 ft. min 

Lot 
width 20 
ft. 
3 ft. min 

North: 3 ft.  
South: 1 ft. 8 in. 

North: 3 ft 
South: 1 ft. 8 in. 
Existing 
nonconforming 

Side Yard 2nd Story 15% of 
width 

Lot 
width 20 
ft.  
3 ft. min 

North: 3 ft.  
South: 3 ft.  
 

North: 3 ft.  
South: 3 ft.  
 

Rear Yard 1st Story 20% of 
parcel 
depth 

Lot 
depth 
100 ft. 
20 ft. 
min. 

41 ft.  41 ft.   

Rear Yard 2nd Story 20% of 
parcel 
depth 

Lot 
depth 
100 ft.  
20 ft. 
min. 

36 ft. 36 ft.  

Parking 

Under 1,500 sq. ft.: 2 
per unit,  
 

Required Existing Proposed 

2 spaces total 
0 covered 
2 uncovered 

0 spaces total 
0 covered 
0 uncovered 

0 spaces total 
0 covered 
0 uncovered 

Underground Utilities: Required with 25% increase in area No 

 
Discussion 
The existing residence located at 504 Oak Drive is a nonconforming, two-story, single-family 
residence. The lot is located in the Riverview neighborhood and is surrounded by a mix of one- 
and two-story single-family homes. 
 
The applicant is proposing to construct a 30 square-foot upper floor deck, landing, and spiral 
stairway as a means of secondary egress from the upper floor. The applicant notes concerns of 
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safety as the primary purpose for the installation (Attachment #2 – Owner’s Statement). The 
proposed deck, landing, and stairway will be metal with a black, power coated finish.  
 
Planning staff visited the site to assess visual and privacy impacts. The lot is narrow at 20 feet 
wide but has a depth of 100 feet. The second floor has a front setback of 46 feet and the rear wall 
of the second floor is 36 feet from the rear property line. The upper floor’s deep front setback 
results in the rear wall of the upper floor being behind the adjacent neighboring buildings to either 
side with no views toward or into either residence from the proposed deck and landing. 
Additionally, the upper floor has an increased 36-foot rear setback and views toward the rear 
property line are obscured by mature trees and with the nearest building being 66 feet away.  
 
Non-Conforming Structure 
The existing single-story residence was granted variances for parking and for side setbacks with 
the upper floor addition in 2004. Pursuant to code section 17.92.070, structural alterations to an 
existing non-conforming structure may not exceed 80 percent of the present fair market value of 
the structure. Staff has estimated that alterations to the primary structure represent less than one 
(1) percent of the present fair market value of the structure, so the alterations are permissible. 
Staff waived the requirement that the applicant prepare the calculation in this case due the project 
valuation being so far below the 80 percent threshold.  
 
Design Permit– 
Upper-floor decks and balconies on the side or rear of a home that are not adjacent to public open 
space require a Design Permit.  When considering design permit applications, the Planning 
Commission must evaluate the design review criteria listed in Section 17.120.070 of the Capitola 
Municipal Code. (Attachment 4) Of the 19 criteria, the criteria for privacy should be considered by 
the Commission in the review of the application, as follows.   
 
Criteria F: Privacy. The orientation and location of buildings, entrances, windows, doors, decks, 
and other building features minimize privacy impacts on adjacent properties and provide 
adequate privacy for project occupants. 
 
The total footprint of the deck, landing, and spiral stairway is 30 square feet. Half of the area is 
the deck and landing while the other half is the spiral stairway. Additionally, the deck and landing 
project 30 inches from the exterior building wall. Planning staff mocked up the 6 foot by 2.5 foot 
deck and landing area in the Planning office and concluded that it is not large enough to 
accommodate extended use or activity. Planning staff also performed a site visit and found that 
the views to adjacent rear yards are screened by mature landscaping, mitigated by building siting, 
and there is not a direct view into other buildings.  
 
CEQA 
Section 15303 of the CEQA Guidelines exempts the construction of a single-family residence and 
accessory structures in a residential zone. This project involves a new egress installation for an 
existing single-family residence within the R-1 (single-family residence) Zoning District.  No 
adverse environmental impacts were discovered during review of the proposed project. 
 
 
Recommendation 
Staff recommends the Planning Commission approve application #22-0142 based on the 
following Conditions and Findings of Approval. 
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Attachments 
1. Plan Set 
2. Owner’s Statement 
3. Design Permit Design Review Criteria 

 
Conditions of Approval 

1. Prior to construction, a building permit shall be secured for any new construction or 
modifications to structures authorized by this permit. Final building plans shall be 
consistent with the plans approved by the Planning Commission on May 5, 2022. All 
construction and site improvements shall be completed according to the approved plans.  
 

2. At time of submittal for building permit review, the Conditions of Approval must be printed 
in full on the cover sheet of the construction plans.  

 
3. Construction activity shall be subject to a noise curfew, except when otherwise specified 

in the building permit issued by the City. Construction noise shall be prohibited between 
the hours of nine p.m. and seven-thirty a.m. on weekdays. Construction noise shall be 
prohibited on weekends with the exception of Saturday work between nine a.m. and four 
p.m. or emergency work approved by the building official. 9.12.010B  

 
Planning 
 
4. The project approval consists of construction of a 30 square foot upper floor deck, landing, 

and spiral stairway to an existing nonconforming single-family residence. The proposed 
project is approved as indicated on the final plans reviewed and approved by the Planning 
Commission on May 5, 2022, except as modified through conditions imposed by the 
Planning Commission during the hearing.  
 

5. Prior to issuance of a Certificate of Occupancy, compliance with all conditions of approval 
shall be demonstrated to the satisfaction of the Community Development Director. Upon 
evidence of non-compliance with conditions of approval or applicable municipal code 
provisions, the applicant shall remedy the non-compliance to the satisfaction of the 
Community Development Director or shall file an application for a permit amendment for 
Planning Commission consideration. Failure to remedy a non-compliance in a timely 
manner may result in permit revocation.  
 

6. This permit shall expire 24 months from the date of issuance. The applicant shall have an 
approved building permit and construction underway before this date to prevent permit 
expiration. Applications for extension may be submitted by the applicant prior to expiration 
pursuant to Municipal Code 17.156.080.  
 

7. The planning and infrastructure review and approval are transferable with the title to the 
underlying property so that an approved project may be conveyed or assigned by the 
applicant to others without losing the approval. The permit cannot be transferred off the 
site on which the approval was granted.  

 
8. Prior to making any changes to approved plans, modifications must be specifically 

requested and submitted in writing to the Community Development Department. Any 
significant changes to the size or exterior appearance of the structure shall require 
Planning Commission approval.  
 

20

Item 4 A.



9. Prior to issuance of building permit, all Planning fees associated with permit #22-0142 
shall be paid in full.  

 

10. Exterior lights for the second story deck area shall comply with CMC Section 17.96.110 
and be limited to the Building Code required minimum. Fixtures shall be shielded and 
directed downward to meet the International Dark Sky Association’s (IDA) requirements 
for reducing waste of ambient light and prevent light trespass on adjacent lots.  

 
Design Permit Findings 

A. The proposed project is consistent with the general plan, local coastal program, 
and any applicable specific plan, area plan, or other design policies and regulations 
adopted by the city council. 
Community Development Staff, the Design and Development Review Committee, and the 
Planning Commission have all reviewed the project. The proposed 30 square foot upper 
floor deck, landing, and stairway are consistent with the general plan and the local coastal 
program.  

 
B. The proposed project complies with all applicable provisions of the zoning code 

and municipal code. 
Community Development Staff, the Design and Development Review Committee, and the 
Planning Commission have all reviewed the project. The proposed 30 square foot upper 
floor deck, landing, and stairway comply with all development standards of the R-1 (Single-
Family Residential) zoning district. 

 
C. The proposed project has been reviewed in compliance with the California 

Environmental Quality Act (CEQA). 
Section 15303 of the CEQA Guidelines exempts the construction of a single-family 
residence and accessory structures in a residential zone. This project involves a new 
egress installation for an existing single-family residence within the R-1 (single-family 
residence) Zoning District .  No adverse environmental impacts were discovered during 
review of the proposed project. 

 
D. The proposed development will not be detrimental to the public health, safety, or 

welfare or materially injurious to the properties or improvements in the vicinity. 
Community Development Staff, the Design and Development Review Committee, and the 
Planning Commission have all reviewed the project. The proposed 30 square foot upper 
floor deck, landing, and stairway will not be detrimental to the public health, safety, or 
welfare or materially injurious to the properties or improvements in the vicinity. 

 
E. The proposed project complies with all applicable design review criteria in Section 

17.120.070 (Design review criteria). 
Community Development Staff, the Design and Development Review Committee, and the 
Planning Commission have all reviewed the project. The proposed 30 square foot upper 
floor deck, landing, and stairway comply with the applicable design review criteria as 
described in the staff report. 

 
F. For projects in residential neighborhoods, the proposed project maintains the 

character, scale, and development pattern of the neighborhood. 
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Community Development Staff, the Development and Design Review Committee, and the 
Planning Commission have all reviewed the application for a landing, deck and stairway 
and have determined that the project is compatible with the existing neighborhood.  

 
Prepared By: Brian Froelich 
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1

Froelich, Brian

Subject: Re: 504 Oak Drive

 

From: Lori Mahan <lori.mahan@yahoo.com>  
Sent: Friday, April 22, 2022 11:59 AM 
To: Froelich, Brian <bfroelich@ci.capitola.ca.us> 
Subject: Re: [PDF] Re: 504 Oak Drive 
 
Hi Brian, 
I would like to address my request for installing the spiral staircase/ 2nd exit coming off the bedroom on the 2nd floor. 
I have four important reasons for this request: 
1.  My mom’s home burned completely down a few years ago in the Magalia/paradise fires, and she barely escaped with 
her dogs.  She had a one level home with 2 exits/entry points. 
2.  My brothers home burned down last year in the Ben Lomond fires, and he lost his cat, and basically all of his 
possessions. The cost of construction is too high for him to rebuild, and on a teachers salary, he is not able to do so. 
3.  My neighbors home directly behind me burned down last year, and she lost her dog in the fire  
4.  I have 2 elderly dogs and a cat, and if my home caught on fire, and I was unable to exit down through the family 
room, i would not be able to get them out.  I consider my pets part of the family, and I worry about a fire; and I would 
feel safer,  if I had a second exit from the 2nd floor. 
Please don’t hesitate to reach out if you need anything. 
Thank you 
Lori  
 
 
 

Sent from my iPhone 
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Design Permit Design Review Criteria 

 

17.120.070 Design review criteria. When considering design permit applications, the city shall 

evaluate applications to ensure that they satisfy the following criteria, comply with 

the development standards of the zoning district, conform to policies of the general plan, the local 

coastal program, and any applicable specific plan, and are consistent with any other policies or 

guidelines the city council may adopt for this purpose. To obtain design permit approval, projects 

must satisfy these criteria to the extent they apply. 

 
A. Community Character. The overall project design including site plan, height, massing, 

architectural style, materials, and landscaping contribute to Capitola’s unique coastal village 
character and distinctive sense of place. 

 
B. Neighborhood Compatibility. The project is designed to respect and 

complement adjacent properties. The project height, massing, and intensity is compatible with 
the scale of nearby buildings. The project design incorporates measures to minimize traffic, 
parking, noise, and odor impacts on nearby residential properties. 

 
C. Historic Character. Renovations and additions respect and preserve existing 

historic structure. New structures and additions to non-historic structures reflect and 
complement the historic character of nearby properties and the community at large. 

 
D. Sustainability. The project supports natural resource protection and environmental 

sustainability through features such as on-site renewable energy generation, passive solar 
design, enhanced energy efficiency, water conservation measures, and other 
green building techniques. 

 
E. Pedestrian Environment. The primary entrances are oriented towards and visible from 

the street to support an active public realm and an inviting pedestrian environment. 
 
F. Privacy. The orientation and location of buildings, entrances, windows, doors, decks, and 

other building features minimizes privacy impacts on adjacent properties and provides 
adequate privacy for project occupants. 

 
G. Safety. The project promotes public safety and minimizes opportunities for crime through 

design features such as property access controls (e.g., placement of entrances, fences), 
increased visibility and features that promote a sense of ownership of outdoor space. 

 
H. Massing and Scale. The massing and scale of buildings complement and respect 

neighboring structures and correspond to the scale of the human form. Large volumes are 
divided into small components through varying wall planes, heights, 
and setbacks. Building placement and massing avoids impacts to public views and solar 
access. 

 
I. Architectural Style. Buildings feature an architectural style that is compatible with the 

surrounding built and natural environment, is an authentic implementation of appropriate 
established architectural styles, and reflects Capitola’s unique coastal village character. 

 
J. Articulation and Visual Interest. Building facades are well articulated to add visual interest, 

distinctiveness, and human scale. Building elements such as roofs, doors, windows, and 
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porches are part of an integrated design and relate to the human scale. Architectural details 
such as trim, eaves, window boxes, and brackets contribute to the visual interest of 
the building. 

 
K. Materials. Building facades include a mix of natural, high quality, and durable materials that 

are appropriate to the architectural style, enhance building articulation, and are compatible 
with surrounding development. 

 
L. Parking and Access. Parking areas are located and designed to minimize visual impacts and 

maintain Capitola’s distinctive neighborhoods and pedestrian-friendly environment. Safe and 
convenient connections are provided for pedestrians and bicyclists. 

 
M. Landscaping. Landscaping is an integral part of the overall project design, is appropriate to 

the site and structures, and enhances the surrounding area. 
 
N. Drainage. The site plan is designed to maximize efficiency of on-site drainage with runoff 

directed towards permeable surface areas and engineered retention. 
 
O. Open Space and Public Places. Single-family dwellings feature inviting front yards that 

enhance Capitola’s distinctive neighborhoods. Multifamily residential projects include public 
and private open space that is attractive, accessible, and functional. 
Nonresidential development provides semi-public outdoor spaces, such as plazas and 
courtyards, which help support pedestrian activity within an active and engaging public realm. 

 
P. Signs. The number, location, size, and design of signs complement the project design and 

are compatible with the surrounding context. 
 
Q. Lighting. Exterior lighting is an integral part of the project design with light fixtures designed, 

located, and positioned to minimize illumination of the sky and adjacent properties. 
 
R. Accessory Structures. The design of detached garages, sheds, fences, walls, and 

other accessory structures relates to the primary structure and is compatible 
with adjacent properties. 

 
S. Mechanical Equipment, Trash Receptacles, and Utilities. Mechanical equipment, trash 

receptacles, and utilities are contained within architectural enclosures or fencing, sited in 
unobtrusive locations, and/or screened by landscaping. 
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Capitola Planning Commission 

 

Agenda Report 

Meeting: May 5, 2022 

From: Community Development Department 

Topic: 1515 Prospect Avenue 
 
 

Permit Number: #22-0094 

APN: 034-045-12 

Design Permit amendment for additions and design modifications to a single-family dwelling with 
an ADU located within the R-1 (Single-Family Residential) zoning district.  
This project is within the Coastal Zone but does not require a Coastal Development Permit. 

Environmental Determination: Categorical Exemption 

Property Owner: Peter Shamshoian 

Representative: Peter Shamshoian, Filed: 02.16.22 
 
Applicant Proposal:   
The applicant is proposing an amendment to the previous design permit for second-story design 
modifications.  The application involves an existing two-story, nonconforming single-family 
residence located at 1515 Prospect Avenue within the R-1 (Single-Family Residential) zoning 
district.  The application complies with all development standards of the R-1 zone. 
 
Background:  
On April 2, 2020, the Planning Commission approved design permit #19-0267 for first- and 
second-story additions.  However, with the 2020 modifications to the state ADU laws, the owner 
decided to revise the plans to accommodate an ADU and first- and second-story additions to the 
primary residence.  
 
On November 12, 2020, the Community Development Department approved application #20-
0464 for a ministerial detached accessory dwelling unit. 
 
On December 3, 2020, the Planning Commission approved design permit #20-0379 for first- 
and second-story additions.   
 
On September 21, 2021, the applicant submitted application #21-0425 to amend the design of 
the primary residence, which was approved during December 3, 2020, Planning Commission 
meeting (permit #20-0379).  The permit amendment included revisions to the exterior finishes, 
the floor plan, and added a new rear deck.  On January 20, 2022, the Planning Commission 
approved design permit #21-0425 for amendments to the previous design permit approval but 
denied the rear second-story deck. 
 
On February 16, 2022, the applicant submitted a permit amendment to modify the previous 
design. 
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Development and Design Review: 
On April 13, 2022, Development and Design Review Staff reviewed the application and provided 
the applicant with the following direction:  
 
Public Works Representative, Danielle Uharriet: No comment. 
 
Building Official, Robin Woodman: No comment. 
 
Associate Planner, Sean Sesanto: informed the applicant they would need to include the 
existing floor plans and elevations for reference.  Mr. Sesanto confirmed with the applicant that 
the roof height is not changing between the current proposal and previously approved plans. 
 
Development Standards:   
The following table outlines the zoning code requirements for development in the R-1 (Single-
Family Residential) Zoning District. The application complies with all development standards of 
the R-1 zone.   
 

R-1 (Single Family Residential) Zoning District 

Development Standards 

Building Height 

R-1 Regulation Existing Proposed 

25 ft. 21 ft. 10 in. 24 ft. 8 in. 

Floor Area Ratio (FAR) 

 Existing Proposed 

Lot Size 3,200 sq. ft. 3,200 sq. ft. 

Maximum Floor Area 
Ratio 

57% (Max 1,824 sq. ft.) 57% (Max 1,824 sq. 
ft.) 

First Story Floor Area 720 sq. ft. 882 sq. ft. 

Second Story Floor Area 720 sq. ft. 923 sq. ft. 

Decks Exemption -170 sq. ft. -192 sq. ft. 

   TOTAL FAR 45% (1,440 sq. ft.) 56.4% (1,805 sq. ft.) 

Yards (setbacks are measured from the edge of the public right-of-way) 

 R-1 Regulation Existing Proposed 

Front Yard 1st Story 15 ft. 15 ft.  15 ft.  

Front Yard 2nd Story  
& Garage 

20 ft. 2nd Story: 15 ft. 
Garage: 15 ft. 

2nd Story: 15 ft. 
Garage: 18 ft. 
Existing 
Nonconforming 

Side Yard 1st Story 10% 
lot 

width 

Lot width: 40 
ft. 
 
4 ft. min. 

North: 4 ft. 
 
South: 8 ft.  

North: 4 ft. 
 
South: 6 ft. 9 in. 

Side Yard 2nd Story 15% 
of 

width 

Lot width: 40 
ft. 
 
6 ft. min 

North: 4 ft.  
 
South: 8 ft. 

North: 4 ft.  
Existing 
Nonconforming 
 
South: 6 ft. 9 in.  
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Rear Yard 1st Story 20% 
of lot 
depth 

Lot depth: 80 
ft. 
 
16 ft. min. 

35 ft. 30 ft. 

Rear Yard 2nd Story 20% 
of lot 
depth 

Lot depth: 80 
ft. 
 
16 ft. min. 

35 ft. 30 ft. 3 in. 

Encroachments (list all) Retention of second-story front deck projects two feet into front 
setback. No new encroachments. 

Accessory Dwelling Unit - Approved ministerially under CMC §17.74.050(B) 
 ADU Regulation Approved – No Change 

Side & Rear Setbacks 4 ft. 4 ft. 

Maximum Floor Area 800 sq. ft. 540 sq. ft. 

Height 16 ft. 13 ft. 5 in. 

Parking 1 space 1 space 

Parking 

 Required Existing Proposed 

Residential (from 1,501 
up to 2,000 sq. ft.) 

2 spaces total 
1 covered 
1 uncovered 

2 spaces total 
2 covered 
0 uncovered 

3 spaces total 
1 covered 
1 uncovered 
1 uncovered for ADU 

Underground Utilities: required with 25% increase in area Required 

 
Discussion:  
The existing residence at 1515 Prospect Avenue is a nonconforming, two-story, single-family 
residence.  The lot is in the Jewel Box neighborhood and is surrounded by one- and two-story 
single-family homes. 
 
The applicant is proposing a number of changes to the layout and exterior appearance from the 
previously approved plans: 

1. Modified gable ends on the front and rear elevations.  
2. New second-story bay windows on rear elevation where the door to the previous deck 

had been proposed. 
3. Modify second-story windows and doors on all elevations. 
4. Remove existing conditioned space on front second-story to expand the existing front 

deck and add a pantry to the back of the second story. 
 
The modification will result in a 192 square-foot second-story deck in the front yard.  The 
previously approved front deck measured 205 square feet.  The kitchen area will be expanded 
into a portion of the previously approved flat roof on the rear of the primary structure.  The 
proposed remodel will otherwise retain the previously approved design features, including eight-
inch horizontal board siding, a new roof with fish scale tile in the gable ends and slate tile roof, 
and a stucco wall extending into the public right-of-way along Prospect Avenue. 
 
Design Permit 
When considering design permits, the Planning Commission evaluates applications to ensure that 
the proposed design satisfies applicable Design Review Criteria (attachment 4).  This includes 
privacy considerations for the orientation and location of features including windows, doors, and 
decks to minimize privacy impacts on adjacent properties and provide adequate privacy for project 
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occupants.  The proposal modifies the existing front deck with an expansion in size on the south 
(left) side.  Staff has included photos of both the existing deck and views looking south at the 
adjacent property of 1505 Prospect Avenue (attachment 3).  Under current zoning code, upper-
floor decks and balconies immediately adjacent to a street or public open space are generally 
exempted from design permit requirements, pursuant to §17.120.030(B)(8).  The applicant is 
proposing to minimize window impacts along the south side by using opaque glass and smaller 
raised windows.   
 
Parking 
The previously approved site plan included three parking spaces, one of which was covered.  
One uncovered parking space (space #3) serves the detached accessory dwelling unit.  The 
proposed permit amendment does not increase the floor area and no parking modifications are 
proposed.  
 
Non-Conforming Structure 
The existing residence is nonconforming because the second story encroaches into the required 
front and second-story side setbacks and the garage encroaches into the front setback.  
Pursuant to §17.92.070, structural alterations to an existing non-conforming structure may not 
exceed 80 percent of their present fair market value.  The applicant submitted the required 
Construction Cost Breakdown, demonstrating that the proposed alterations are within 80 
percent of the present fair market value of the structure, therefore the alterations are 
permissible.  
 
Minor Encroachment Permit 
The application is proposing several improvements within the public right-of-way, including new 
curb and gutter, depressed driveway approach, landscaping, and a 42-inch-tall stucco wall.  The 
Public Works Department has reviewed the plans and support the proposed improvements with 
the issuance of a minor encroachment permit.  The applicant is not proposing any alterations to 
the previous encroachment permit. 
 
CEQA: 
Section 15301(e) of the CEQA Guidelines exempts the additions to existing structures provided 
that the addition will not result in an increase of more than 50 percent of the floor area of the 
structures before the addition, or 2,500 square feet, whichever is less.  This project involves 365 
square-feet of additions to an existing 1,440-square-foot single-family residence within the R-1 
(Single-Family Residence) zoning district that will increase the floor area by 25%.  No adverse 
environmental impacts were discovered during review of the proposed project.  
 
Recommendation:  
Staff recommends the Planning Commission consider application #22-0094 and approve the 
application as proposed based on the following Conditions and Findings for Approval 
 
Attachments: 

1. Plan Set 

2. Construction Cost Breakdown 

3. Existing Conditions Photos 

4. Design Review Criteria 
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Conditions of Approval: 
1.  The project approval consists of the construction of 365-square-feet of first- and second-

story additions to a 1,440-square-foot, two-story, nonconforming, single-family 
residence, a new 540-square-foot accessory dwelling unit (approved ministerially under 
CMC §17.99.050(B)), and a minor encroachment permit for a 42-inch-tall stucco wall in 
the public right of way.  The maximum Floor Area Ratio for the 3,200 square-foot 
property is 57% (1,824 square feet).  The total FAR of the project is 56.4% with a total of 
1,805 square feet, compliant with the maximum FAR within the zone. The proposed 
project is approved as indicated on the final plans reviewed and approved by the 
Planning Commission on May 5, 2022, except as modified through conditions imposed 
by the Planning Commission during the hearing. 

 
2.  Prior to construction, a building permit shall be secured for any new construction or 

modifications to structures authorized by this permit. Final building plans shall be 
consistent with the plans approved by the Planning Commission. All construction and 
site improvements shall be completed according to the approved plans 

 
3.  At time of submittal for building permit review, the Conditions of Approval must be 

printed in full on the cover sheet of the construction plans.  
 

4.  At time of submittal for building permit review, Public Works Standard Detail SMP STRM 
shall be printed in full and incorporated as a sheet into the construction plans. All 
construction shall be done in accordance with the Public Works Standard Detail BMP 
STRM.  
 

5.  Prior to making any changes to approved plans, modifications must be specifically 
requested and submitted in writing to the Community Development Department. Any 
significant changes to the size or exterior appearance of the structure shall require 
Planning Commission approval.  

 
6.  Prior to issuance of building permit, a landscape plan shall be submitted and approved 

by the Community Development Department. The landscape plan can be produced by 
the property owner, landscape professional, or landscape architect.  Landscape plans 
shall reflect the Planning Commission approval and shall identify type, size, and location 
of species and details of any proposed (but not required) irrigation systems.  
 

7.  Prior to issuance of building permit, all Planning fees associated with permits #22-0094 
shall be paid in full. 

 
8.  Prior to issuance of building permit, the developer shall pay Affordable housing in-lieu 

fees as required to assure compliance with the City of Capitola Affordable (Inclusionary) 
Housing Ordinance.  

 
9.  Prior to issuance of a building permit, the applicant must provide documentation of plan 

approval by the following entities: Santa Cruz County Sanitation Department, Soquel 
Creek Water District, and Central Fire Protection District.  

 
10.  Prior to issuance of building permits, a drainage plan, grading, sediment and erosion 

control plan, shall be submitted to the City and approved by Public Works. The plans 
shall be in compliance with the requirements specified in Capitola Municipal Code 
Chapter 13.16 Storm Water Pollution Prevention and Protection. 
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11.  Prior to issuance of building permits, the applicant shall submit a stormwater 

management plan to the satisfaction of the Director of Public Works which implements 
all applicable Post Construction Requirements (PCRs) and Public Works Standard 
Details, including all standards relating to low impact development (LID). 

 
12.  Prior to any land disturbance, a pre-site inspection must be conducted by the grading 

official to verify compliance with the approved erosion and sediment control plan.  
 

13.  Prior to any work in the City road right of way, an encroachment permit shall be acquired 
by the contractor performing the work. No material or equipment storage may be placed 
in the road right-of-way. 

 
14.  During construction, any construction activity shall be subject to a construction noise 

curfew, except when otherwise specified in the building permit issued by the City. 
Construction noise shall be prohibited between the hours of nine p.m. and seven-thirty 
a.m. on weekdays. Construction noise shall be prohibited on weekends with the 
exception of Saturday work between nine a.m. and four p.m. or emergency work 
approved by the building official. §9.12.010B 

 
15.  Prior to a project final, all cracked or broken driveway approaches, curb, gutter, or 

sidewalk shall be replaced per the Public Works Standard Details and to the satisfaction 
of the Public Works Department. All replaced driveway approaches, curb, gutter or 
sidewalk shall meet current Accessibility Standards. 

 
16.  Prior to issuance of a Certificate of Occupancy, compliance with all conditions of 

approval shall be demonstrated to the satisfaction of the Community Development 
Director. Upon evidence of non-compliance with conditions of approval or applicable 
municipal code provisions, the applicant shall remedy the non-compliance to the 
satisfaction of the Community Development Director or shall file an application for a 
permit amendment for Planning Commission consideration. Failure to remedy a non-
compliance in a timely manner may result in permit revocation. 

 
17.  This permit shall expire 24 months from the date of issuance. The applicant shall have 

an approved building permit and construction underway before this date to prevent 
permit expiration. Applications for extension may be submitted by the applicant prior to 
expiration pursuant to Municipal Code section 17.156.080. 

 
18.  The planning and infrastructure review and approval are transferable with the title to the 

underlying property so that an approved project may be conveyed or assigned by the 
applicant to others without losing the approval. The permit cannot be transferred off the 
site on which the approval was granted. 

 
19.  Upon receipt of certificate of occupancy, garbage and recycling containers shall be 

placed out of public view on non-collection days.  
 

20.  Outdoor lighting shall comply with all relevant standards pursuant to Municipal Code 
Section 17.96.110, including that all outdoor lighting shall be shielded and directed 
downward.  
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Design Permit & CEQA Findings: 
A. The proposed project is consistent with the general plan, local coastal program, 

and any applicable specific plan, area plan, or other design policies and 
regulations adopted by the city council. 
Community Development Staff and the Planning Commission have reviewed the project. 
The proposed remodel of a single-family residence complies with the development 
standards of the R-1 zoning district. 
 

B. The proposed project complies with all applicable provisions of the zoning code 
and municipal code. 
Community Development Staff and the Planning Commission have reviewed the 
application for the remodel of a single-family residence. The project complies with all 
applicable provisions of the zoning code and municipal code. 
 

C. The proposed project has been reviewed in compliance with the California 
Environmental Quality Act (CEQA). 
Section 15301(e) of the CEQA Guidelines exempts the additions to existing structures 
provided that the addition will not result in an increase of more than 50 percent of the 
floor area of the structures before the addition, or 2,500 square feet, whichever is less.  
This project involves 365 square-feet of additions to an existing 1,440-square-foot 
single-family residence within the R-1 (Single-Family Residence) zoning district that will 
increase the floor area by 25%.  No adverse environmental impacts were discovered 
during review of the proposed project.  
 

D. The proposed development will not be detrimental to the public health, safety, or 
welfare or materially injurious to the properties or improvements in the vicinity. 
Community Development Staff and the Planning Commission have reviewed the project. 
The proposed residential remodel will not be detrimental to the public health, safety, or 
welfare or materially injurious to the properties or improvements in the vicinity.  
 

E. The proposed project complies with all applicable design review criteria in Section 
17.120.070 (Design review criteria). 
The Community Development Staff and the Planning Commission have reviewed the 

application. The proposed remodel complies with all applicable design review criteria in 

Section 17.120.070. 

 
F. The proposed project maintains the character, scale, and development pattern of 

the neighborhood. 
Community Development Staff and the Planning Commission have all reviewed the 
application for the residential remodel.  The design of the remodel with horizontal Hardie 
Board siding, Hardie Board fish scale tile at the gable ends, and new Brava slate tile roof 
will fit in nicely with the existing neighborhood.  The project will maintain the character, 
scale, and development pattern of the neighborhood. 
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SPECIAL NOTE:
THE EXISTING SEWER LINE ON THE SOUTH SIDE OF THE BUILDING
IS TO BE REPLACED AND OR REPAIRED PRIOR TO THE BUILDING
FINAL INSPECTION

NEW

EXISTING

TABLE OF CONTENTS:
Page # Sheet Title 

1 A-1 SITE PLAN
2 A-2 APPROVED FLOOR PLAN
3 A-3 PROPOSED FLOOR PLAN
4 A-4 APPROVED ELEVATIONS
5 A-5 PROPOSED ELEVATIONS
6 A-6 EXISTING ELEVATIONS
7 S-1 SURVEY

Sheet 1 of 6

Sheet 3 of 6

LIST OF CHANGES FROM LAST APPROVED PLANS

ON THE UPPER FLOOR:
1. Moved the Northeastern part of the front wal to its existing location.  This

eliminates 39 square feet of deck space facing the side of the house with
a non-conforming side yard setback.

2. Added 25 square feet of conforming deck space on the Southeastern
corner of the house which has a conforming side yard setback.

3. Added a 6 foot wide, 2 foot high, clerestory window to the Office/Bedroom'.
The bottom sill will be 5' 8" above the floor protecting the privicy of the 
neighbor to the South.

4. Expanded the Pantry into the approved flat roof area at the rear of the house.
5. Moved the rear wall of the house one foot badk to the original esisting

perimeter of the curreent structure.

ON THE GROUND FLOOR:
6. Retained the existing wall at the Northeastern corner to maintain the 

incoming location for water, gas, and power,

DESIGN CHANGE OBJECTIVES 

The last permit application attemted to create an "Outdoor Living" design with separate 
sunrise and sunset deck locations.  With the rejection of the proposed rear deck on our 
last design permit application we are pivoting the design to maximize internal living space 
and reallocating the front deck area to optimize it's sun exposure.  This design returns the 
structure to it's exisitng boundaries but more importantly reduces the size and privacy 
impacts of the front deck.  The area of the front deck is shifted away from the non-conforming 
side of the property to the conforming side.  We are removing 39sf of deck area which 
affronts a 4ft side set-back on the north side of the property and adding back only 25sf at a 
distance of nearly 12ft from from the southern side of the property.
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 = SMOKE DETECTOR 
HARD WIRED INTERCONNECTED 
WITH BATTERY BACKUP

 

 
3

GFCI

 VS

SD

RECEPTACLE

SWITCH

VACANCY SENSOR SWITCH

3-WAY SWITCH
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RECESSED LED

SURFACE LED FIXTURE,  WALL OR 
CEILING

SURFACE-MOUNTED LED
VANITY LIGHT FIXTURE. W/ SWITCH

SYMBOLS  LEGEND

 

PULL SWITCH LIGHT

INTEGRAL PHOTO 
CONTROL LIGHT

WP WATER PROOF RECEPTACLE

TV
PHONE

CABLE

PS

FAN

SD
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CM  = CARBON MONOXIDE DETECTOR 

 Location                       Sym . Size  

NEW DOOR SCHEDULE

3' x 7'8"' 3

16' x 7'8"
'

SLIDER

Door Style Qty.

Exterior

Exterior

3' x 7'8" SWING 1

3/15

0

0

WINDOW SCHEDULE Orientation #/SF
SYM SIZE QTY   N E S W NOTES

13' x 4'8"1

2

TOTAL

4' x 4'

casement
sill up 2'

34 121 108.5

1/16

A

B

C

13 2'6" x 3'6" 1/28

4
5 22'6" x 4'6

D 8' X 8' OVERHEAD Ext/ garage

6 2'6" x 3'6

HORZ SLIDER

2 2/22.5

E 3'x 8' Exterior

2

. SWING

All building water supply systems in which quick-acting valves ( washing 
machines, dishwashers, ect.) are installed, shall be provided with devices to 
absorb high pressure resulting from the quick closing of these valves.

SHOWER AND TUB-SHOWERS SHALL BE PROVIDED WITH INDIVIDUAL 
CONTROL VALVES OF THE PRESSURE BALANCE, THERMOSTATIC, OR 
COMBINATION PRESSURE BALANCE/THERMOSTATIC MIXING VALVE 
TYPE THAT PROVIDE SCALD AND THERMAL SHOCK PROTECTION.

Gas, and Water lines to be bonded.

The plumbing fixtures are required to meet the following maximum flow rates
Shower heads 1.8 gpm @ 80 psi
Kitchen Faucets 1.8 gpm @ 60 psi
Water closets 1.28 gpm @ 60 psi
Lavy Faucets 1.2 gpm @ 60 psi

PLUMBING NOTES

FIRST FLOOR PLAN
Scale: 1/4" = 1'-0" 

SECOND FLOOR PLAN
Scale: 1/4" = 1'-0" 
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Use high effancy recessed can or decorative surface mounted fixture controlled 
by an occupancy sensor, over the toilet area, tub, and walkway. Make sure the sensor can 
be "viewed" or seen by occupant, not hidden around the corner or in another room.

All lighting / luminaries shall be high efficacy. 

Dimmers or vacancy sensors shall control all luminaries required to have light sources compliant 
with referance Joint Apendix JA8 per tble 150.0-A. exceptions are porvided for closetssmaller than 
70 ft in floor area, and light fixtures for hallways  

JA8 marking is required for the following: 
-All light sources in ceiling recessed downlight lulminaries. Note that ceiling recessed downlight . 
luminaries shall not have screw bases reguardless of lamp type as described in section 150.0(k)1.c
-GU-24 sockets containing LED light sources. A GU24 lamp fitting is a two-pin connector for 
compact flourescent lamps (CFL) or LED lamps that uses a bayonet mount-like twist-lock two-pin 
connector instead of an Edison screw fiting.
- Any light source not otherwise listed above and certified to the commission as complying with 
joint appendix 8.
Fixtures recessed into ceililng shall be listed for zero clearance insulation contact (IC), have a label 
that certifies that the fixture is airtight with leakage less than 2.0 CFM at 75 pascals (AT).), be 
sealed with a gasket or caulk to the ceiling, have accessible ballasts/drivers if hardwired, and not 
contain a screw base sockets. They shall contain light sources requirements, and that are marked 
*JA8-2106-E. (CEnC 150.0(k)(1)(C)

All outdoor lighting  shall have motion sensor switches with integral photo control.

All Gas and Water lines to be bonded and to have a UFER grounding electrode.

ELETRICAL NOTES
No point along wall line is more than 6' from a receptacle.  Any wall length 2' or 
more shall have a receptacle.

GFCI outlets shall be located at front & rear of house.

Light fixtures in closet shall be a min. 12" from the face of a shelf if incandescent, 
6" if  fluorescent or recessed. California Code Article 410-8.
If furnace is installed: Light and power outlet with switch shall be located at access 
opening. 

There shall be 4 conductor wires with an insulated neutral and a 4-prong outlet for 
dryers and cooking units.  N.E.C. Section 250-60.

All branch circuits that supply 120-volt, single phase, 15- and 20- ampere outlets 
(i.e. receptacles, lights, smoke alarms, ect.)
installed in dwelling unit shall be tamper proof and protected by an (AFCI) arc-fault 
circuit interrupter listed to provide protection of the entire branch circuit per 
CEC 210-12 (A) (1) thru (6).

All laundry room receptacles to be supplied by a dedicated 20 AMP circuit.

All bathroom receptacles to be supplied by a dedicated 20 amp circuit with GFCI protection.  
California Electrical Code Article 210-8 & 210-11(c)(3).

Exterior outlets will be in a weatherproof enclosure to comply with 406.8(B)(1)
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FOOTPRINT OF ADU
SEPARATE BUILDING PERMIT
UNDER CONSTRUCTION

APPLIANCE LISTING
WOLF
Range/oven Combo 48"DF 484EG GAS
16,000 BTU Infared Charboiler
15,000 BTU Infared Griddle
  9,200 BTU Burner
20,000 BTU Burner
15,000 BTU Burner
18,000 BTU Burner

KitehenAid Apliances
Refer
Microwave Oven KMBP100ESS
Under Counter beverage Cooler
Under Counter Wine Coler KUWL304ESS
Range Hood 48" KW8748YSS 108k BTU RATED
Dishwasher 

Electrolux Appliances es
Cloths Washer 120V 20 AMP BREAKER
Clothes Dryer 240V 30 AMP BREAKER

Fireplace GAS Valor DV 1800KN
42,000 BTU 

POU Instantus water heater

Two 18,000btu 19,8 SEER Concealed Duct
Mitsubishi Mini-Split Single Zone Heat Pump
PEAD-KA18NA2 (One for each Floor)

Front deck 46.000 BTU Gas grill

Line for future 40,000 BTU Gas grill in front
yard patio area.  
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ALL WIINDOWS 0,32 SKYLIGHTS VELUX TEMPERED LOWER PANE

11 11 11

The shower is a walk thru
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stair treads 5/8 x gypboard under stair
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SLIDER

SLIDER

Casement
Tempered

6' x 3'6" 1/21 Slider

Fixed Tempered

6/105 fixed Tempered
in door

Fixed Tempered

REVISIONS 12-29-2021
TO REVISE FIRST FLOOR TO 9'
AS REQUESTED
TO REVISE STAIR RISE AND RUN
AS REQUIRED FOR 1' MORE HEIGHT
TO LOWER UPPER FLOOR TO 8'
REVISED DOORS AT FRONT TO 7'8" HIGH
WITH TEMPERED GLAZING UPPER FLOOR
TO 8' LOWER FLOOR WITH TEMPERED GLAZING
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POINT OF USE
GAS WATER HEATER ON OUTSIDE OF GARAGE

AIR UNIT MINI SPLIT
FORCED AIR AT CLG OF GARAGE
COMPRESSOR OUTSIDE 

COMPRESSORS
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G
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1

FORCED AIR MINI SPLIT UNIT
IN ATTIC AREA OVER OFFICE/BEDROOM
WITH COMPRESSOR ON NORTH
SIDE OF BUILDING DASHED LINE SHOWS
CEILIING AREA WITH R-30 UNDER ROOF
UNIT TO HAVE DISCONNEDT AND 25 AMP 
2' X 4' WORK AREA AND LIGHT IN ATTIC

special note:
the area under the flat roof
to have R-38 foam 
insulation

22 x22
attic 
access

return
air

 VS

SD

INSTALL IAQ IN ATTIC AREA
OVER OFFICE/BEDROOM 68 CFM MINIMUM 
USE MISENO MBFO80LWH OR APPROVED 
ENERGY STARRATED EQUAL. 
SWITHCH TO BE MARKED "This switch controls the indoor air 
quality ventuilation for the home. Leave it on unless
outdoor air quality is poor".

2

2

2

GAS OUTLET
FOR FUTURE BBQ

2

2

2

we need to build this 
wall to keep existing
gas and electrical meter
location in phase 3

2
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Item 4 B.
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FLOOR AREA RATIO
MAIN FLOOR 1035 SQUARE FEET
SECOND FLOOR 705 SQUARE FEET
DECK 190 SQUARE FEET
WITH  150 SF CREDIT
TOTAL FLOOR AREA 1782 SF / 3200 LOT = .56%

EXISTING IMPERVIOUS LOT AREA (SEE SURVEY)
BUILDING FOOTPRINT AREA 720 SF
CONCREDTE DRIVEWAY, WALKS
AND PATIO AREA 1267 SF
TOTAL  1987 SQUARE FEET / 3200 LOT = 62%

PROPOSED IMPERVIOUS LOT AREA
BUILDING FOOTPRINT  720 + 423 = 1,143 SF
CONCRETE DRIVEWAY AND WALK 380 SF 
TOTAL 1523 A REDUCTION OF 464 SF 
NO INCREASE INDOWNSTREAM WATER IMPACTS 

EXISTING CONCRETE REMOVED
AND PERVIOUS PAVERS INSTALLED
920 SF

DRAINAGE PATTERN AND TOPO SHOWN
ON L-1 PRELIMINARY LANDSCAPE PLAN
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GFCI

 VS

SD

RECEPTACLE

SWITCH

VACANCY SENSOR SWITCH

3-WAY SWITCH

GFCI PROTECTED RECEPTACLE

RECESSED FLUORESCENT

SURFACE INCANDESCENT FIXTURE,  
WALL OR CEILING

SURFACE-MOUNTED INCANDESCENT
VANITY LIGHT FIXTURE. W/ SWITCH

SYMBOLS  LEGEND

 

PULL SWITCH LIGHT

INTEGRAL PHOTO 
CONTROL LIGHT

WP WATER PROOF RECEPTACLE

TV
PHONE

CABLE

PS

FAN

SD

FAN

CM  = CARBON MONOXIDE DETECTOR 

 Location                       Sym . Size  

NEW DOOR SCHEDULE

3' x 7'8"' 3

16' x 7'8"
'

Door Style Qty.

Exterior

Exterior

1

3/15

0

0

WINDOW SCHEDULE Orientation #/SF
SYM SIZE QTY   N E S W NOTES

23' x 4'1

2

TOTAL

4' x 4'

fixed Tempered
near a  door

78 226.5 85.5

1/16

A

B

C

13 2' x 2' 1/4

4
5 16'  x 4'

D

8' X 8' OVERHEAD Ext/ garage

6 2'6" x 4'

Single Hung

1 1/10

E 3'x 8' ExteriorSWING

All building water supply systems in which quick-acting valves ( washing 
machines, dishwashers, ect.) are installed, shall be provided with devices to 
absorb high pressure resulting from the quick closing of these valves.

SHOWER AND TUB-SHOWERS SHALL BE PROVIDED WITH INDIVIDUAL 
CONTROL VALVES OF THE PRESSURE BALANCE, THERMOSTATIC, OR 
COMBINATION PRESSURE BALANCE/THERMOSTATIC MIXING VALVE 
TYPE THAT PROVIDE SCALD AND THERMAL SHOCK PROTECTION.

Gas, and Water lines to be bonded.

The plumbing fixtures are required to meet the following maximum flow rates
Shower heads 1.8 gpm @ 80 psi
Kitchen Faucets 1.8 gpm @ 60 psi
Water closets 1.28 gpm @ 60 psi
Lavy Faucets 1.2 gpm @ 60 psi

PLUMBING NOTES

FIRST FLOOR PLAN
Scale: 1/4" = 1'-0" 

SECOND FLOOR PLAN
Scale: 1/4" = 1'-0" 
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Use high effancy recessed can or decorative surface mounted fixture controlled 
by an occupancy sensor, over the toilet area, tub, and walkway. Make sure the sensor can 
be "viewed" or seen by occupant, not hidden around the corner or in another room.

All lighting / luminaries shall be high efficacy. 

Dimmers or vacancy sensors shall control all luminaries required to have light sources compliant 
with referance Joint Apendix JA8 per tble 150.0-A. exceptions are porvided for closetssmaller than 
70 ft in floor area, and light fixtures for hallways  

JA8 marking is required for the following: 
-All light sources in ceiling recessed downlight lulminaries. Note that ceiling recessed downlight . 
luminaries shall not have screw bases reguardless of lamp type as described in section 150.0(k)1.c
-GU-24 sockets containing LED light sources. A GU24 lamp fitting is a two-pin connector for compact 
flourescent lamps (CFL) or LED lamps that uses a bayonet mount-like twist-lock two-pin connector 
instead of an Edison screw fiting.
- Any light source not otherwise listed above and certified to the commission as complying with joint 
appendix 8.
Fixtures recessed into ceililng shall be listed for zero clearance insulation contact (IC), have a label 
that certifies that teh fixture is airtight with leakage less than 2.0 CFM at 75 pascals (AT).), be sealed 
with a gasket or caulk to the ceiling, have accessible ballasts/drivers if hardwired, and not contain a 
screw base sockets. They shall contain light sources requirements, and that are marked 
*JA8-2106-E. (CEnC 150.0(k)(1)(C)

All outdoor lighting  shall have motion sensor switches with integral photo control.

All Gas and Water lines to be bonded and to have a UFER grounding electrode.

ELETRICAL NOTES
No point along wall line is more than 6' from a receptacle.  Any wall length 2' or 
more shall have a receptacle.

GFCI outlets shall be located at front & rear of house.

Light fixtures in closet shall be a min. 12" from the face of a shelf if incandescent, 
6" if  fluorescent or recessed. California Code Article 410-8.
If furnace is installed: Light and power outlet with switch shall be located at access 
opening. 

There shall be 4 conductor wires with an insulated neutral and a 4-prong outlet for 
dryers and cooking units.  N.E.C. Section 250-60.

All branch circuits that supply 120-volt, single phase, 15- and 20- ampere outlets 
(i.e. receptacles, lights, smoke alarms, ect.)
installed in dwelling unit shall be tamper proof and protected by an (AFCI) arc-fault 
circuit interrupter listed to provide protection of the entire branch circuit per 
CEC 210-12 (A) (1) thru (6).

All laundry room receptacles to be supplied by a dedicated 20 AMP circuit.

All bathroom receptacles to be supplied by a dedicated 20 amp circuit with GFCI protection.  
California Electrical Code Article 210-8 & 210-11(c)(3).

Exterior outlets will be in a weatherproof enclosure to comply with 406.8(B)(1)
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FOOTPRINT OF ADU
SEPARATE BUILDING PERMIT
UNDER CONSTRUCTION

APPLIANCE LISTING
WOLF
Range/oven Combo 48"DF 484EG GAS
16,000 BTU Infared Charboiler
15,000 BTU Infared Griddle
  9,200 BTU Burner
20,000 BTU Burner
15,000 BTU Burner
18,000 BTU Burner

KitehenAid Apliances
Refer
Microwave Oven KMBP100ESS
Under Counter beverage Cooler
Under Counter Wine Coler KUWL304ESS
Range Hood 48" KW8748YSS 108k BTU RATED
Dishwasher 

Electrolux Appliances es
Cloths Washer 120V 20 AMP BREAKER
Clothes Dryer 240V 30 AMP BREAKER

Fireplace GAS Valor DV 1800KN
42,000 BTU 

POU Instantus water heater

Two 18,000btu 19,8 SEER Concealed Duct
Mitsubishi Mini-Split Single Zone Heat Pump
PEAD-KA18NA2 (One for each Floor)

Other needs for gas lines
Back Yard BBQ Built in 48"
DCS Searies 7 BH-48-R-N
4 burner 100,000 BTU Top
18,000 BTU Rotisserie

Front Yard Infared heater under deck for patio
Dayton # 21MK39 34,000 heater
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FORCED AIR MINI SPLIT UNIT
IN ATTIC AREA OVER OFFICE/BEDROOM
WITH COMPRESSOR ON NORTH
SIDE OF BUILDING DASHED LINE SHOWS
CEILIING AREA WITH R-30 UNDER ROOF
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Existing Building Costs:

Existing Residence: 833 square feet = 166,600.00$          

200.00$         square foot

Exisiting Garage: 607 square feet = 54,630.00$           

90.00$           square foot

Existing Deck: 172 square feet = 4,300.00$             

25.00$           square foot

225,530.00$          

180,424.00$          

New Construction Costs:

New Conditioned Space: 470.5 square feet* = 94,100.00$           

200.00$         square foot

New Garage: square feet =

90.00$           square foot

New deck/porch: 0 square feet = -$                      

25.00$           square foot

94,100.00$           

Remodel Costs: (50% of "new construction" costs)

Remodel Conditioned Space: 742.25 square feet* = 74,225.00$           

100.00$         square foot

Remodel Garage: 233 square feet = 10,485.00$           

45.00$           square foot

Remodel Deck: 110.5 square feet* = 1,381.25$             

12.50$           square foot

86,091.25$           

180,191.25$          

% of Existing Value 79.9%

APPLICANT COPY

CONSTRUCTION COST BREAKDOWN PER Section 17.92.070
Data based upon new evaluation of Proposed Design Ammendment #2

Total Remodel Value:

Total Construction/Remodel Cost

80% of Total Existing Value

Total Existing Value:

Total New Construction Value:

Add 1ft to rear of kitchen across 15ft rear wall -*New Value: Original 727.25+15=742.25

Modify front deck-subtract 39sf and add 25sf: *Original 124.5 -39+25=110.5

Add 6' x 4.5' Pantry at rear behind kitchen *New Value: Original 443.5+(6x4.5)=470.5
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1515 Prospect Avenue – Existing Conditions Photos 
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Capitola Planning Commission 

 

Agenda Report 

Meeting: May 5, 2022 

From: Community Development Department 

Address: 519 Monterey Avenue 
 
 

Permit Number: #22-0032 

APN: 034-022-03 
Design Permit for a 140 square foot stacked addition to the ground and upper floors, 
upper floor decks off the front and rear of the residence, and an interior remodel in the 
R-1 (Single-Family Residential) zoning district.   
This project is in the Coastal Zone but does not require a Coastal Development Permit. 

Environmental Determination: Categorical Exemption 

Property Owner: Boguslaw J. Marcinkowski 

Representative: John Hofacre, Filed: 01.20.2022 
 
Applicant Proposal 
The applicant is proposing an interior remodel that includes a 140 square-foot stacked bathroom 
addition that is split between the first and second story of the single-family residence. The 
proposal also includes two upper floor decks; one projecting off the rear of the home (north) that 
is 329 square feet, another that faces the front of the property (south) and Monterey Avenue that 
is 88 square feet, and a metal picket fence and driveway gate with brick columns along the front 
of the property. The application complies with all measurable development standards of the R-1 
zone but is required to be reviewed by the Planning Commission for a Design Permit due to the 
second story addition and rear deck.  
 
Background 
On April 13, 2022, Development and Design Review Staff reviewed the application and provided 
the applicant with the following direction:  
 
Public Works Representative, Danielle Uharriet: Noted that they had received the Encroachment 
Permit application for the front yard fence, gate, and columns.  
 
Building Official, Robin Woodman: Had no comments.  
 
Senior Planner, Brian Froelich: Advised that the Planning Commission is in the process of 
reviewing development standards and policy for upper floor decks. Privacy impacts and 
neighborhood context may be discussed in detail during the Planning Commission meeting and 
the proposal carries a level of risk if findings cannot be made to support the project. Staff and the 
applicant agreed to meet at the property to further assess privacy, potential impacts, and 
mitigation measures.  
 
Following the Development and Design Review meeting, staff met with the applicant onsite.  The 
applicant modified the plans to address privacy. 
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Development Standards 
The following table outlines the zoning code requirements for development in the Single-Family 
Residential Zoning District. The additions and decks comply with all development standards of 
the R-1 zone.  
 
Building Height 

R-1 Regulation Existing Proposed 

25 ft.  22 ft. 9 in. 22 ft. 9 in. 

Floor Area Ratio (FAR) 

 Existing Proposed 

Lot size  7,780 sq. ft. 7,780 sq. ft. 

Maximum Floor Area Ratio 48% (Max 3,112 sq. ft.) 48% (Max 3,112 sq. ft.) 

First Story Floor Area 978 sq. ft. 1,036 sq. ft. 

Second Story Floor Area 820 sq. ft. 902 sq. ft. 

Attached Garage 412 sq. ft. 412 sq. ft. 

Total FAR 27% (2,110 sq. ft.) 30% (2,350 sq. ft.) 

Setbacks 

 R-1 regulation Existing Proposed 

Front Yard 1st Story 15 ft. 25 ft. 1 in. 25 ft. 1 in. 

Front Yard 2nd Story  20 ft. 35 ft. 35 ft.  
Deck: 24 ft. 6 in. 

Side Yard 1st Story 10% lot 
width 

Lot width 
62 ft. 
6 ft. 3 in. 
min. 

East: 9 ft. 2 in. 
West: 5 ft. 10 in. 
Nonconforming 

East: 9 ft. 2 in. 
West: 5 ft. 10 in. 
 

Side Yard 2nd Story 15% of 
width 

Lot width 
62 ft.  
9 ft. 4 in. 
min 

East: 21 ft.  
West: 5 ft. 10 in. 
Nonconforming  

East: 20 ft.  
West: 5 ft. 10 in. 
Deck East: 21 ft. 
Deck West:9 ft. 5 in. 

Rear Yard 1st Story 20% of 
parcel 
depth 

Lot 
depth 
125 ft. 
25 ft. 
min. 

58 ft. 6 in. 58 ft. 6 in.  

Rear Yard 2nd Story 20% of 
parcel 
depth 

Lot 
depth 
125 ft.  
25 ft. 
min. 

65 ft. 7 in. 58 ft. 6 in.  
Deck 53 ft. 6 in. 

Encroachments (list all) West side of first and second floors encroach in setback.  

Parking (325 sf. FAR Exemption for Garage Parking Area) 

2,001 – 2,600 sq. ft.: 3 
per unit, 1 covered 
 

Required Existing Proposed 

3 spaces total 
1 covered 
2 uncovered 

2 spaces total 
1 covered 
1 uncovered 

3 spaces total 
1 covered 
2 uncovered 

Underground Utilities: Required with 25% increase in area No 
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Discussion 
The existing residence located at 519 Monterey Avenue is a nonconforming, two-story, single-
family residence. The lot is in the Cliffwood Heights neighborhood and is flanked by two-story 
single-family homes on both sides, the rear of the property is adjacent to the Brookvale Terrace 
Mobile Home Park, and New Brighton Middle School is across Monterey Avenue. At the rear of 
the property there is a 50 foot wooded downslope to Plum Street in Brookvale Terrace that has 
an approximate 30 foot elevation drop from the rear property line.  
 
The applicant is proposing to construct a 140 square-foot first and second-story addition in a 
stacked configuration. The additions will rebuild and add to an existing first floor bathroom that 
projects out from the first floor. The applicant is also proposing to construct a new 88 square-foot 
deck over the garage located off the front of the building and a 329 square foot deck off the upper 
floor of the rear of the dwelling. The proposed bathroom additions have a gable end roof facing 
the rear of the property with a ridge that is below the existing cross-ridge of the upper floor. Other 
specifications of the renovation include new white frame vinyl windows, horizontal board siding 
painted a tan color, and new roofing will be composition shingle to match existing.  
 
Fence, Gate and Columns 
The project includes a new metal picket fence, driveway gate, and brick columns along the 
property frontage at the sidewalk. The proposed location is in the right-of-way and the applicant 
has submitted a permit to the Public Works Department for a Minor Encroachment Permit.  Fences 
up to three and one-half feet in height are subject to an administrative minor encroachment permit. 
The fence, gate and columns otherwise comply with Zoning Ordinance standards. The fence, 
gate, and columns are primarily 30 inches tall and comply with City fence and sight distance 
standards.  
 
Non-Conforming Structure 
The existing structure is nonconforming due to both floors being located within the required west 
(left) side setback. Pursuant to code section 17.92.070, structural alterations to an existing non-
complying structure may not exceed 80 percent of the present fair market value of the structure. 
Staff has estimated that alterations to the primary structure represent approximately 20 percent 
of the present fair market value of the structure, so the alterations are permissible. 
 
Parking 
Required parking for the project is three total spaces (one covered and two uncovered). The 
proposed driveway can accommodate two 10’x20’ parking spaces and the garage can 
accommodate a 10’x 20’ covered parking space.  
 
Design Permit 
When considering design permit applications, the Planning Commission must evaluate 
applications to ensure that they satisfy the design review criteria A – S pursuant to §17.12.070.  
(Attachment ADD). Capitola Design Review Criteria F includes privacy considerations to the 
orientation and location of features including windows, doors, and decks to minimize privacy 
impacts on adjacent properties and provide adequate privacy for project occupants.  
 

 Front Deck 88 square feet: Front decks are generally exempted from design permit 
requirements, pursuant to §17.120.030(B)(8). Additionally, the front deck is recessed 
into the roof slope of the garage attic space and complies with the increased side yard 
setback for upper floors (15% of lot width – 9 ft. 5 in.). 
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 Rear Deck 329 square feet: The second story rear deck is accessible from both the 
master bedroom and bedroom #3. The deck projects 12 feet from the building but wraps 
around the proposed second floor bathroom addition. The deck space, therefore, will 
function more like two smaller decks (approximately 12 feet x nine feet six inches) 
connected by a four feet three inch walkway.  

 
Planning staff advised the applicant of the City’s current work on a potential policy amendment 
for upper floor decks and worked with the applicant to mitigate impacts. The applicant has 
added the following mitigation measures  
 

 The applicant has added privacy partition walls consisting of solid board on board siding 
to match the proposed exterior siding along the sides of the rear deck to railing height (42” 
and below). Above 42” and up to six feet above the deck surface the applicant is proposing 
an opaque frosted glass or wood lattice. 
 

 The applicant is proposing landscape screening in two areas along both side property 
boundaries. Specifically, they have marked two, five foot wide by 20 foot long areas on 
the site plan to be planted with Bay Laurel evergreen screening. The plants will be 10 feet 
tall at installation and planted with four foot separation.  
 

 The applicant has also reported performing neighborhood outreach to the two neighbors 
on either side. One neighbor has submitted a letter of support for the project (515 Monterey 
Avenue – Attachment #5).  

 
The mitigation measures incorporated by the applicant will be effective immediately with the 
privacy partition walls and over time as the screening plants grow. Planning staff remains 
concerned by an upper floor deck that projects 12 feet from the building and is just over 30 feet 
across. The deck would be additionally mitigated by reducing the projection to seven (7) feet and 
eliminating the four (4) foot three (3) inch walkway connection. Further, a reduced deck projection 
would also reduce the massing and scale of the project and still allow the owner access and use 
of these spaces. Staff included condition of approval #13 as follows: 

 
“13. With the submittal of plans for Building Department plan check, the applicant shall reduce 
the projection of rear yard upper decks to a maximum of seven (7) feet from the building.”   

 
CEQA 
Section 15303 of the CEQA Guidelines exempts the construction of a single-family residence and 
accessory structures in a residential zone. This project involves additions and permitted 
accessory structures for an existing single-family residence within the R-1 (single-family 
residence) Zoning District. No adverse environmental impacts were discovered during review of 
the proposed project. 
 
Recommendation 
Staff recommends the Planning Commission approve application #22-0032 with a reduction in 
the rear deck projection to a maximum of seven (7) feet from the building and based on the 
following Conditions and Findings of Approval. 
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Attachments 
1. Plan Set 
2. Construction Cost Calculation 
3. Color Board 
4. Design Permit Design Review Criteria 
5. Neighbor Support Letter 

 
Conditions of Approval 

 
General 
1. Prior to construction, a building permit shall be secured for any new construction or 

modifications to structures authorized by this permit. Final building plans shall be 
consistent with the plans approved by the Planning Commission on May 5, 2022. All 
construction and site improvements shall be completed according to the approved plans.  
 

2. At time of submittal for building permit review, the Conditions of Approval must be printed 
in full on the cover sheet of the construction plans.  

 
3. Construction activity shall be subject to a noise curfew, except when otherwise specified 

in the building permit issued by the City. Construction noise shall be prohibited between 
the hours of nine p.m. and seven-thirty a.m. on weekdays. Construction noise shall be 
prohibited on weekends with the exception of Saturday work between nine a.m. and four 
p.m. or emergency work approved by the building official. 9.12.010B  

 
Planning 
4. The project approval consists of construction of a 140 square foot first and second-story 

addition to an existing nonconforming single-family residence and new upper floor decks 
of 329 and 88 square feet. The maximum Floor Area Ratio for the 7,780-square-foot 
property is 48% (3,112 square feet). The FAR of the project is 30% with a total of 2,350 
square feet, compliant with the maximum FAR within the zone. The proposed project is 
approved as indicated on the final plans reviewed and approved by the Planning 
Commission on May 5, 2022, except as modified through conditions of approval or as 
required by the Planning Commission during the hearing.  
 

5. Prior to issuance of a Certificate of Occupancy, compliance with all conditions of approval 
shall be demonstrated to the satisfaction of the Community Development Director. Upon 
evidence of non-compliance with conditions of approval or applicable municipal code 
provisions, the applicant shall remedy the non-compliance to the satisfaction of the 
Community Development Director or shall file an application for a permit amendment for 
Planning Commission consideration. Failure to remedy a non-compliance in a timely 
manner may result in permit revocation.  
 

6. This permit shall expire 24 months from the date of issuance. The applicant shall have an 
approved building permit and construction underway before this date to prevent permit 
expiration. Applications for extension may be submitted by the applicant prior to expiration 
pursuant to Municipal Code 17.156.080.  
 

7. The planning and infrastructure review and approval are transferable with the title to the 
underlying property so that an approved project may be conveyed or assigned by the 
applicant to others without losing the approval. The permit cannot be transferred off the 
site on which the approval was granted.  
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8. Upon receipt of certificate of occupancy, garbage and recycling containers shall be placed 

out of public view on non-collection days.  
 

9. Prior to making any changes to approved plans, modifications must be specifically 
requested and submitted in writing to the Community Development Department. Any 
significant changes to the size or exterior appearance of the structure shall require 
Planning Commission approval.  
 

10. Prior to issuance of building permit, all Planning fees associated with permit #22-0032 
shall be paid in full.  
 

11. Prior to issuance of a building permit, the applicant must provide documentation of plan 
approval by the following entities: Santa Cruz County Sanitation Department, Soquel 
Creek Water District, and Central Fire Protection District.  

 
12. Exterior lights for the second story deck areas shall comply with CMC Section 17.96.110 

and be limited to the Building Code required minimum. Fixtures shall be shielded and 
directed downward to meet the International Dark Sky Association’s (IDA) requirements 
for reducing waste of ambient light and prevent light trespass on adjacent lots.  
 

13. With the submittal of plans for Building Department plan check, the applicant shall reduce 
the projection of rear yard upper decks to a maximum of seven (7) feet from the building.  
 

14. The owner shall verify that all new fence, gate and columns are on the subject property or 
in the City Right of Way where approved by an Encroachment Permit. 

 
Public Works 

15. Submit a temporary construction sediment and erosion control plan (construction bmp's), 
The plans shall be in compliance with the requirements specified in Capitola Municipal 
Code Chapter 13.16 Storm Water Pollution Prevention and Protection. 

 
16. Public Works Standard Detail Storm Water Best Management Practices (STRM-BMP) 

shall be printed in full and incorporated as a sheet into the construction plans. 

 
17. Prior to issuance of building permits, the applicant shall submit a stormwater management 

plan to the satisfaction of the Director of Public Works which implements all applicable 
Post Construction Requirements (PCRs) and Public Works Standard Details, including all 
standards relating to low impact development (LID). 

 
18. Prior to any land disturbance, a pre-site inspection must be conducted by the grading 

official to verify compliance with the approved erosion and sediment control plan. 
 

19. Prior to any work in the City Road right of way, an encroachment permit shall be acquired 
by the contractor performing the work. All sidewalk, curb and gutter improvements shall 
be constructed per city standard. No material or equipment storage may be placed in the 
road right-of-way. 
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Design Permit Findings 
A. The proposed project is consistent with the general plan, local coastal program, 

and any applicable specific plan, area plan, or other design policies and regulations 
adopted by the city council. 
Community Development Staff, the Development and Design Review Committee, and the 
Planning Commission have all reviewed the project. The proposed 140 square foot 
addition and upper floor decks are consistent with the general plan and the local coastal 
program.  

 
B. The proposed project complies with all applicable provisions of the zoning code 

and municipal code. 
Community Development Staff, the Development and Design Review Committee, and the 
Planning Commission have all reviewed the project. The proposed 140 square foot 
addition with upper floor decks complies with all measurable development standards of 
the R-1 (Single-Family Residential) zoning district. 

 
C. The proposed project has been reviewed in compliance with the California 

Environmental Quality Act (CEQA). 
Section 15303 of the CEQA Guidelines exempts the construction of a single-family 
residence and accessory structures in a residential zone. This project involves an addition 
to a single-family residence and new upper floor decks in the R-1 (single-family residence) 
Zoning District.  No adverse environmental impacts were discovered during review of the 
proposed project. 

 
D. The proposed development will not be detrimental to the public health, safety, or 

welfare or materially injurious to the properties or improvements in the vicinity. 
Community Development Staff, the Development and Design Review Committee, and the 
Planning Commission have all reviewed the project. The proposed 140 square foot 
addition and upper floor decks will not be detrimental to the public health, safety, or welfare 
or materially injurious to the properties or improvements in the vicinity. 

 
E. The proposed project complies with all applicable design review criteria in Section 

17.120.070 (Design review criteria). 
Community Development Staff, the Development and Design Review Committee, and the 
Planning Commission have all reviewed the project. The proposed 140 square foot 
addition with upper floor decks complies with the applicable design review criteria as 
described in the staff report and through conditions of approval. 

 
F. For projects in residential neighborhoods, the proposed project maintains the 

character, scale, and development pattern of the neighborhood. 
Community Development Staff, the Development and Design Review Committee, and the 
Planning Commission have all reviewed the application for the proposed 140 square foot 
additions and upper floor decks. The design of the additions with a gable roof, composition 
shingles, and horizontal lap board siding, will blend appropriately with the existing 
neighborhood. The project will maintain the character, scale, and development pattern of 
the neighborhood.   

 
Prepared By: Brian Froelich 
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Existing Building Costs:

Existing Residence: 1798 square feet = 359,600.00$   

200.00$                 square foot

Exisiting Garage: 412 square feet = 37,080.00$     

90.00$                   square foot

Existing Deck: 0 square feet = -$                

25.00$                   square foot

396,680.00$   

317,344.00$   

New Construction Costs:

New Conditioned Space: 140 square feet = 28,000.00$     

200.00$                 square foot

New Garage: 0 square feet = -$                

90.00$                   square foot

New deck/porch: 417 square feet = 10,425.00$     

25.00$                   square foot

38,425.00$     

Remodel Costs: (50% of "new construction" costs)

Remodel Conditioned Space: 399 square feet = 39,900.00$     

100.00$                 square foot

Remodel Garage: 0 square feet = -$                

45.00$                   square foot

Remodel Deck: 0 square feet = -$                

12.50$                   square foot

39,900.00$     

78,325.00$     

% of Existing Value 19.7%

Total Construction/Remodel Cost

519 Monterey Avenue - #22-0032
CONSTRUCTION COST BREAKDOWN PER Section 17.92.070

APPLICANT COPY

Total Existing Value:

80% of Total Existing Value

Total New Construction Value:

Total Remodel Value:
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519 Monterey Avenue - #22-0032

62

Item 5 A.



63

Item 5 A.



Design Permit Design Review Criteria 

 

17.120.070 Design review criteria. When considering design permit applications, the city shall 

evaluate applications to ensure that they satisfy the following criteria, comply with 

the development standards of the zoning district, conform to policies of the general plan, the local 

coastal program, and any applicable specific plan, and are consistent with any other policies or 

guidelines the city council may adopt for this purpose. To obtain design permit approval, projects 

must satisfy these criteria to the extent they apply. 

 
A. Community Character. The overall project design including site plan, height, massing, 

architectural style, materials, and landscaping contribute to Capitola’s unique coastal village 
character and distinctive sense of place. 

 
B. Neighborhood Compatibility. The project is designed to respect and 

complement adjacent properties. The project height, massing, and intensity is compatible with 
the scale of nearby buildings. The project design incorporates measures to minimize traffic, 
parking, noise, and odor impacts on nearby residential properties. 

 
C. Historic Character. Renovations and additions respect and preserve existing 

historic structure. New structures and additions to non-historic structures reflect and 
complement the historic character of nearby properties and the community at large. 

 
D. Sustainability. The project supports natural resource protection and environmental 

sustainability through features such as on-site renewable energy generation, passive solar 
design, enhanced energy efficiency, water conservation measures, and other 
green building techniques. 

 
E. Pedestrian Environment. The primary entrances are oriented towards and visible from 

the street to support an active public realm and an inviting pedestrian environment. 
 
F. Privacy. The orientation and location of buildings, entrances, windows, doors, decks, and 

other building features minimizes privacy impacts on adjacent properties and provides 
adequate privacy for project occupants. 

 
G. Safety. The project promotes public safety and minimizes opportunities for crime through 

design features such as property access controls (e.g., placement of entrances, fences), 
increased visibility and features that promote a sense of ownership of outdoor space. 

 
H. Massing and Scale. The massing and scale of buildings complement and respect 

neighboring structures and correspond to the scale of the human form. Large volumes are 
divided into small components through varying wall planes, heights, 
and setbacks. Building placement and massing avoids impacts to public views and solar 
access. 

 
I. Architectural Style. Buildings feature an architectural style that is compatible with the 

surrounding built and natural environment, is an authentic implementation of appropriate 
established architectural styles, and reflects Capitola’s unique coastal village character. 

 
J. Articulation and Visual Interest. Building facades are well articulated to add visual interest, 

distinctiveness, and human scale. Building elements such as roofs, doors, windows, and 
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porches are part of an integrated design and relate to the human scale. Architectural details 
such as trim, eaves, window boxes, and brackets contribute to the visual interest of 
the building. 

 
K. Materials. Building facades include a mix of natural, high quality, and durable materials that 

are appropriate to the architectural style, enhance building articulation, and are compatible 
with surrounding development. 

 
L. Parking and Access. Parking areas are located and designed to minimize visual impacts and 

maintain Capitola’s distinctive neighborhoods and pedestrian-friendly environment. Safe and 
convenient connections are provided for pedestrians and bicyclists. 

 
M. Landscaping. Landscaping is an integral part of the overall project design, is appropriate to 

the site and structures, and enhances the surrounding area. 
 
N. Drainage. The site plan is designed to maximize efficiency of on-site drainage with runoff 

directed towards permeable surface areas and engineered retention. 
 
O. Open Space and Public Places. Single-family dwellings feature inviting front yards that 

enhance Capitola’s distinctive neighborhoods. Multifamily residential projects include public 
and private open space that is attractive, accessible, and functional. 
Nonresidential development provides semi-public outdoor spaces, such as plazas and 
courtyards, which help support pedestrian activity within an active and engaging public realm. 

 
P. Signs. The number, location, size, and design of signs complement the project design and 

are compatible with the surrounding context. 
 
Q. Lighting. Exterior lighting is an integral part of the project design with light fixtures designed, 

located, and positioned to minimize illumination of the sky and adjacent properties. 
 
R. Accessory Structures. The design of detached garages, sheds, fences, walls, and 

other accessory structures relates to the primary structure and is compatible 
with adjacent properties. 

 
S. Mechanical Equipment, Trash Receptacles, and Utilities. Mechanical equipment, trash 

receptacles, and utilities are contained within architectural enclosures or fencing, sited in 
unobtrusive locations, and/or screened by landscaping. 
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Capitola Planning Commission 

 

Agenda Report 

Meeting: May 5, 2022 

From: Community Development Department 

Address: 106 Cliff Avenue  
 
 

Permit Number: #21-0404 

APN: 036-112-17 
Design Permit and Historical Alteration Permit for additions to a historic single-family residence, 
a new detached single-story accessory structure that includes an accessory dwelling unit (ADU) 
and garage, and Variances for the maximum height of the primary structure and the maximum 
Floor Area calculation.  The permit includes the demolition of two non-historic accessory 
structures behind the primary residence.  The project is located within the R-1 (Single-Family 
Residential) zoning district. 
This project is in the Coastal Zone and requires a Coastal Development Permit which is 
appealable to the California Coastal Commission after all possible appeals are exhausted 
through the City. 

Environmental Determination: Categorical Exemption 

Property Owner: Sam Abbey 

Representative: Cove Britton, Filed: 09.07.21 
 
Applicant Proposal:  
The applicant is proposing to add 673 square-feet to the first- and second-story of the existing 
single-family residence.  The proposal includes the demolition of two non-historic accessory 
structures.  A new detached accessory structure that includes a 457 square-foot garage and a 
698 square-foot detached accessory dwelling unit (ADU) is proposed behind the primary 
structure.  The ADU is subject to limited standards.  The project is located at 106 Cliff Avenue 
within the R-1 (Single-Family Residential) zoning district.  The application requires variances to 
exceed the maximum allowed height and floor area calculation methodology. 
 
Background:  
On December 14, 2021, architectural historian Seth Bergstein provided a preliminary design 
review letter evaluating the proposed remodel and new accessory structure. 
 
On February 9, 2022, Development and Design Review Staff reviewed the application and 
provided the applicant with the following direction:  
 
Public Works Representative, Kailash Mozumder: stated that the utilities will need to be placed 
underground and likely cross underneath Cliff Avenue.  Mr. Mozumder stated this will need to 
be done to City standards.  
 
Building Official, Robin Woodman: Noted that the proposed fireplace will likely need to be 
braced to the roof due to height. 
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Assistant Planner, Sean Sesanto: made comments regarding maximum allowable floor area 
ratio, concern that a portion of the attic was not calculated in the floor area ratio and the and the 
required garage and ADU elevations would need to be reincluded and drawn to scale.  Planner 
Sesanto discussed the architectural historian comments and requested updating the plans to 
identify where new materials are proposed and where historic materials will be preserved.  Mr. 
Sesanto stated a variance would be required to exceed the maximum height limit for the 
second-story additions and new chimney. 
 
Following the Development and Design Review meeting, the applicant resubmitted plans and 
variance application on March 11, 2022, which included revised elevation details on existing and 
proposed materials preservation and differentiation details to the elevations.  The updated plans 
provided a detailed section of the attic area which show lowering of the ceiling height so the 
area will not be calculated toward floor area. 
 
On April 7, 2022, the Planning Commission heard the application and continued the item to a 
date uncertain.  The Commission requested the applicant modify the fireplace in the ADU from 
woodburning to gas and suggested applying for a variance to the calculation of floor area 
relative to the attic and turret space. Some Commissioners suggested the applicant modify the 
chimney to decrease the height. In response, the applicant applied for a variance to the floor 
area calculation and agreed to a condition that the ADU be required to have a gas fireplace.  
They did not modify the design of the chimney on the main house and are requesting a variance 
to height for this feature. 
 
Development Standards: 
The following table outlines the general zoning code requirements for development in the R-1 
Zoning District relative to the floor area and parking standards of the lot.  Specific development 
standards for each structure are included as attachments.  The application requires a variance 
for the maximum height limit of the primary residential structure, for the proposed chimney 
height, and for the floor area ratio calculation of the third-story turret and central attic spaces. 
 

Development Standards 

Floor Area Ratio (FAR) 

 Existing Proposed 

Lot size  7,095 sq. ft. 7,095 sq. ft. 

Maximum Floor Area Ratio 48% (Max 3,406 sq. ft.) 48% (Max 3,406 sq. ft.) 

First Story Floor Area 1,132 sq. ft. 
 

1,450 sq. ft. 

Second Story Floor Area 816 sq. ft. 
 

1,241 sq. ft. 

Third Story Floor Area 321 sq. ft. Turret and Central Attic: 
Approximately 165 sq. ft. 
Variance Requested 
 
Rearmost Room: 251 sq. ft. 

Detached Garage 325 sq. ft. 457 sq. ft. 
 

Total FAR 36.6% (2,594 sq. ft.) 47.9% (3,399 sq. ft.) 
With Variance to FAR 
methodology 
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Parking 

Residential (from 2,601 – 
4,000 sq. ft.) 

Required Existing Proposed 

4 spaces total 
1 covered 
3 uncovered 

3 spaces total 
1 covered 
2 uncovered 

4 spaces total 
2 covered 
2 uncovered 

Underground Utilities: Required with 25% increase in area Yes 

 
Discussion:  
The existing residence at 106 Cliff Avenue is a historic, three-story single-family home with a 
detached garage.  The property is a large, gently up sloping lot located within the Depot Hill 
neighborhood.  The property is situated along the bluff overlooking the Capitola Village.  The 
home is listed on the 1986 Capitola Architectural Survey and the 2004 Depot Hill Feasibility 
Study.  Early records show original construction of the residence to be 1904.  
 
The applicant is proposing to construct 673 square feet of first- and second-story additions to 
the primary home.  The proposal includes the demolition of a non-historic detached garage and 
shed.  A new single-story accessory structure that is a combined 457 square foot garage and 
698 square foot ADU.  The proposed garage shares a common wall with the ADU but serves 
the primary residence.   
 
Design Permit 
When considering design permits, the Planning Commission evaluates applications to ensure 
that the proposed design satisfies applicable Design Review Criteria (attachment 9).  The 
remodel of the primary structure has new massing focused on the rear and north side 
elevations.  The new second-story addition closest to the street is incorporated into the existing 
roofline with a lower gable roof.  The rearward first- and second-story additions are connected 
by a new cross-gable roof.  The upper-additions predominantly utilize shingle siding and 
composition roofing.  The first-story addition is largely obscured from the public view by existing 
massing and utilizes horizontal board siding.  Rear additions include a new second-story deck 
and spiral staircase with wooden railings to match the front elevation.  Alterations to the existing 
front elevation include converting the enclosed front room into a covered porch similar to the 
original porch seen in the historical evaluation.  New windows are proposed on the first- and 
second-stories along the front elevation as well as a new second-story deck railing.  The 
applicant is also proposing to construct a new brick chimney located behind the turret.  
 
The accessory structure will utilize board and batten siding and a varied hipped and gabled roof 
pattern.  The applicant is requesting an exception to the detached garage to allow it to create 
continuity between the shared garage and ADU roofline.  Single-story detached accessory 
dwelling units have a maximum height of 16 feet, whereas other accessory structures have a 
maximum allowed height of 15 feet.  Pursuant to Capitola Municipal Code (CMC) 
§17.52.020(B)(2), the Planning Commission may approve an exception to allow additional 
height of an accessory structure if necessary to match the architectural style of the existing 
primary structure.  The applicant is requesting a height exception for the garage to match the 
height of the proposed accessory dwelling unit, which has a common roofline. 
 
Privacy 
Design Review Criteria F relates to privacy with respect to the orientation and location 
of buildings, entrances, windows, doors, decks, and other building features to minimize privacy 
impacts on adjacent properties and provide adequate privacy for project occupants.  The project 
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includes a new 244 square-foot second-story deck in the backyard.  The deck is within 
approximately 18 feet the residence at 108 Cliff Avenue to the north and 38 feet of 104 Cliff 
Avenue to the south.  Visibility of properties to the rear will be limited by the proposed ADU and 
garage.  Staff has included photos which overlook the area of the proposed deck and the 
nearby residence at 108 Cliff Avenue (attachment 7). 
 
Floor Area Calculation 
The three-story single-family home includes a unique third level with varying ceiling heights.  
The layout of the third story includes a large room with normal ceiling heights at the top of the 
stairs, a central attic space within the pitched roof with varying heights, and the turret space.  
Pursuant to 17.48.040(5)(a), floor area is calculated for all upper-floor area greater than four 
feet in height, measured between the bottom of the upper floor and the top of the ceiling.  The 
existing rearmost room and turret space would be included in the floor area ratio calculation, as 
they both exceed four feet in height, along with a portion of the central attic.  Based on existing 
heights, the third-story contributes 416 square feet towards the floor area calculation.  The 
applicant is requesting a variance to section 17.48.040(5)(a) and the inclusion of floor area 
greater than four feet in height for the central attic space and turret due to its original 
construction as an attic and a decorative architectural feature, and the inability to change 
historic roof elements.  The variance would offset approximately 165 of the total 416 square feet 
from the floor area ratio calculation.  Photos of the existing third-story spaces are included as 
Attachment 8.  The variance request for the floor area calculation is discussed later in this 
report. 
 
Accessory Dwelling Unit 
The application includes a new detached accessory dwelling unit.  The unit must comply with 
the requirements for “Units subject to limited standards” in CMC §17.74.050(B), which require 
the unit to be less than 16 feet in height, less than 800 square feet of floor area, and to have at 
least four-foot side and rear yard setbacks.  The proposed accessory dwelling unit is 15-feet, 
10-inches in height, has a floor area of 457 square feet, and is situated behind the primary 
structure and five feet from the rear and side property lines.  
 
Pursuant to 17.74.030(D), when a proposed detached accessory dwelling unit is dependent on 
the construction of a new building or a new portion of a building which is not a part of the 
accessory dwelling unit, the applicant may request the ADU be reviewed and acted on together 
with the separate construction as part of a single application or request that the ADU be 
reviewed independently after Planning Commission review of the proposed design permit and 
variance. The current application includes the review of the ADU and the additions to the main 
home as one application.   
 
Historic Alteration Permit 
The proposed project would alter all elevations of the existing primary structure including 
additions located on the rear and side of the structure, therefore the project requires approval of 
a Historic Alteration Permit by the Planning Commission.  Also, historic resources are identified 
as environmental resources within the California Environmental Quality Act (CEQA).  Any 
modification to a historic resource must comply with the Secretary of Interior Standards to 
qualify for a CEQA exemption.   
 
Architectural Historian Seth Bergstein evaluated the proposed design for compatibility with the 
Secretary of the Interior’s Standards for Rehabilitation (Standards), including the identification of 
character-defining features and recommendations to limit alterations to those significant 
elements (attachment 5).  Character defining features include: 
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 Complex roof massing with west-elevation hipped roof nested with a gable roof and   
southwest corner tower. 

 Decorative wood detailing, including wide fasciae, cornice returns, cornice boards  
between the first and second stories and wood window surrounds. 

 Second-floor wood-sash windows with decorative, diamond-pattern upper sash. 

 Variation of exterior cladding, with horizontal V-groove siding finishing the lower story 
and patterned wood shingles on the upper story. 

 
During initial review of the design, City staff and architectural historian Seth Bergstein noted the 
proposed chimney would comply with Standard 10 as a reversable feature but noted it as a 
conjectural element that did not contribute to the overall design of the historic style, was highly 
publicly visible, and would eliminate original second-story windows on south side of the 
structure.  It was recommended that the chimney be removed or redesigned to preserve the 
original windows and reduce its prominence.  The applicant subsequently inset the chimney to 
preserve the windows but did not decrease the height or relocate the chimney to a less visible 
location.  The variance requirement for height is discussed later in this report. 
 
Mr. Bergstein subsequently evaluated the final revised design for compatibility with the 
Standards.  Specifically, Mr. Bergstein cited Standards 1-3, 5-7, 9-10 as most applicable and 
provided findings of compliance (Attachment 6) and was supportive of the proposed design of 
the detached garage and ADU, identifying that the existing accessory structures are not 
character defining and materials on the proposed accessory structure will be sufficiently 
differentiated from the primary structures’ Queen Anne style.   
 
Mr. Bergstein found the project in compliance with the Standards, provided the City approval 
require the applicant document and submit additional exterior details prior to construction.  
Conditions #26 and #27 outline the requirement of a preservation plan including the input 
described within the Standards review letter. 
 
Non-Conforming Structure 
The existing single-family dwelling exceeds the maximum allowable height limit and is located 
within the required front and side setbacks and is therefore a legal non-conforming structure.  
Pursuant to code section 17.92.070, structural alterations to an existing non-complying structure 
may not exceed 80 percent of the present fair market value of the structure.  The applicant 
provided a construction cost breakdown demonstrating that the project will not exceed 80 
percent of the present fair market value of the structure. 
 
Variance 
The property is located along Cliff Avenue, a highly visible street lined with historic structures.  
The subject property slopes downwards towards the street with a drop in elevation of 
approximately two feet from end to end of the structure.  The applicant is requesting 
consideration of a variances to the maximum height limit of the primary structure to allow 
second-story additions to exceed 27 feet in height, the floor area calculation methodology (as 
described above), and a new chimney to exceed the 29 feet in height.  The proposed additions 
have a maximum total height of 27-feet, 8-inches.  The proposed chimney has a maximum 
height of approximately 41 feet.  A short chimney exists near the front ridgeline with narrow 
metal chimney pipes that extend slightly above the primary gable roof.  The proposed chimney 
and spark arrestor would extend approximately nine feet higher, crested only by the turret’s 
lightning rod and would be visible from all sides of the structure.   
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The Planning Commission may approve variances consistent with the required findings 
pursuant to §17.128.060 A-F, as follows.   
 

A. There are unique circumstances applicable to the subject property, including size, 
shape, topography, location, or surroundings, that do not generally apply to other 
properties in the vicinity or in the same zone as the subject property. 
Roof and Floor Area Ratio: The unique circumstance applicable to the subject property 
is that the existing residence is historic and protected within the municipal code and 
under CEQA.  The existing residence is also on a gently sloped lot with a difference of 
two feet and features a raised ground floor level with steeply pitched rooves which 
impose difficulties in designing second-story additions that comply with height limitations 
and blend with the historic design.  The variances would allow additions to the home 
while complying with the Secretary of Interior Standards for historic preservation. 
Chimney:  The proposed brick chimney meets the same unique circumstance, but is a 
conjectural feature not found on the original residence and does not enhance any of the 
goals within local, state, or federal standards for historic preservation. 
 

B. The strict application of the zoning code requirements would deprive the subject 
property of privileges enjoyed by other property in the vicinity or in the same zone 
as the subject property. 
Roof and Floor Area Ratio:  Most properties have more design options at their disposal 
in meeting height standards, including the redesign of existing roof pitches.  To 
substantially preserve and compliment the character-defining roof, the applicant has 
designed the project to match the existing roof pitch and style.  The existing third-story 
rooms are calculated as floor area within Capitola Municipal Code but with exception to 
the rearmost space, do not provide additional habitable space.  The roof heights cannot 
be modified to either increase habitable function or lowered to be exempted as floor 
area, therefore the strict application of zoning code requirements would deprive the 
subject property of development potential enjoyed by other properties in the same zone. 
Chimney:  The structure has an existing chimney and vent near the central ridgeline; 
therefore, the strict application of the zoning code requirements would not deprive the 
subject property.  
 

C. The variance is necessary to preserve a substantial property right possessed by 
other property in the vicinity or in the same zone as the subject property. 
Roof and Floor Area Ratio:  Second-story additions to residences are commonplace 
within the City.  The variance requests are necessary to preserve the right to expand the 
residence within all other development standards. 
Chimney:  The structure has an existing chimney and vent near the central ridgeline; 
therefore, the variance is not necessary to preserve a substantial property right.  The 
project could instead utilize new gas fireplaces and venting that met building code and 
zoning requirements.  
 

D. The variance will not be materially detrimental to the public health, safety, or 
welfare, or be injurious to the properties or improvements in the vicinity or in the 
same zone as the subject property. 
Roof, Floor Area Ratio, and chimney: The variance request will not negatively impact the 
public, properties, or improvements in the vicinity or in the same zone as the subject 
property.  
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E. The variance does not constitute a grant of special privilege inconsistent with the 
limitations upon other properties in the vicinity or in the same zone as the subject 
property. 
Height:  Of the eight residential properties along the street, 106 Cliff Avenue is one of 
three that exceed the 25 foot height limitation.   
Floor Area Ratio:  Although staff did not identify nearby properties that exceed the FAR, 
there are unique circumstances that directly relate to the third story spaces and the 
preservation of the historic roofline such that it cannot be modified.  A variance specific 
to the floor area of the forward two third-story spaces would allow the property to be 
developed in a manner consistent with other properties in the vicinity, therefore it does 
not constitute a grant of special privilege. 
Chimney:  The applicant is proposing a chimney that exceeds 41 feet in height 
measured from grade.  No other structure along Cliff Avenue has a chimney of similar 
size.  The nearby historic structure at 114 Cliff Avenue has a large chimney that 
measures approximately 30 feet from grade.  The grant of a variance to allow the 
chimney would constitute a special privilege.  
 

F. The variance will not have adverse impacts on coastal resources. 
Roof, Floor Area Ratio, and chimney: The variance request will not negatively impact 
coastal resources. 

 
The Planning Commission has several options in considering the variance: 
  

Option 1. Grant the variance requests for the height of the second-story additions, floor 
area ratio, and the chimney. 
Option 2. Grant the variance requests for the height of the second-story additions and 
floor area calculation but deny the variance for the chimney.   
Option 3. Deny the variances. 
 

Staff recommends Option 2, to approve the variances for the height of the additions and the 
floor area calculation but deny the variance for the chimney. 
 
Trees 
The applicant is proposing to remove up to five of the six existing trees as part of the 
development application.  Arborist Nigel Belton evaluated all trees (attachment 3) and provided 
positive removal recommendations of the specified trees due to health and condition, necessity 
for construction, or both.  Mr. Belton recommended that the sixth tree, a healthy coast redwood, 
be preserved.  Condition #16 requires the applicant to replace the trees at a 2:1 ratio or a lesser 
ratio that meets the 15 percent minimum canopy coverage requirement for development 
applications.  The applicant is proposing two Chinese Pistache trees as replacements.   
 
CEQA:  
Section 15332 of the CEQA Guidelines exempts in-fill development projects which meet all 
conditions within the exemption.  The project involves modifications to an existing single-family 
residence structure and the construction of a new detached garage and accessory dwelling unit 
subject to the R-1 (single-family residence) Zoning District.  No adverse environmental impacts 
were discovered during review of the proposed project.  
 
Recommendation:  
Staff recommends the Planning Commission approve the project but deny the variance for the 
proposed chimney and include the recommended conditions and findings.   
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Attachments: 
1. Plan Set 
2. Applicant Variance Letter 
3. Arborist Report 
4. Development Standards Tables 
5. Preliminary Historic Design Review Letter 
6. Secretary of the Interior Standards Review Letter 
7. Existing Conditions Photos – Second Story 
8. Existing Conditions Photos – Third Story 
9. Design Review Criteria 
 

Conditions of Approval: 
1. The project approval consists of construction of a 673 square-foot first- and second-story 

additions to an existing historic residence, the demolition of two accessory structures, 
and the construction of a new accessory structure that includes a 718 square-foot 
accessory dwelling unit and 457 square-foot garage.  The approval includes a variance 
for the second-story additions to exceed the maximum height and a variance for the floor 
area calculation of the forward two sections of the third-story but does not include the 
approval of a variance for the primary dwelling chimney.  The maximum Floor Area Ratio 
for the 7,095 square foot property is 47.9% (3,399 square feet). The total FAR of the 
project is 47.9% with a total of 3,399 square feet, compliant with the maximum FAR 
within the zone. The proposed project is approved as indicated on the final plans 
reviewed and approved by the Planning Commission on May 5, 2022, except as 
modified through conditions imposed by the Planning Commission during the hearing. 
 

2. Prior to construction, a building permit shall be secured for any new construction or 
modifications to structures authorized by this permit. Final building plans shall be 
consistent with the plans approved by the Planning Commission. All construction and 
site improvements shall be completed according to the approved plans 
 

3. At time of submittal for building permit review, the Conditions of Approval must be 
printed in full on the cover sheet of the construction plans.  
 

4. At time of submittal for building permit review, Public Works Standard Detail SMP STRM 
shall be printed in full and incorporated as a sheet into the construction plans. All 
construction shall be done in accordance with the Public Works Standard Detail BMP 
STRM.  

 
5. Prior to making any changes to approved plans, modifications must be specifically 

requested and submitted in writing to the Community Development Department. Any 
significant changes to the size or exterior appearance of the structure shall require 
Planning Commission approval.  
 

6. Prior to issuance of building permit, a landscape plan shall be submitted and approved 
by the Community Development Department. The landscape plan can be produced by 
the property owner, landscape professional, or landscape architect.  Landscape plans 
shall reflect the Planning Commission approval and shall identify type, size, and location 
of species and details of any proposed (but not required) irrigation systems.  
 

7. Prior to issuance of building permit, all Planning fees associated with permit #21-0404 
shall be paid in full. 
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8. Prior to issuance of building permit, the developer shall pay Affordable housing in-lieu 

fees as required to assure compliance with the City of Capitola Affordable (Inclusionary) 
Housing Ordinance.  
 

9. Prior to issuance of a building permit, the applicant must provide documentation of plan 
approval by the following entities: Santa Cruz County Sanitation Department, Soquel 
Creek Water District, and Central Fire Protection District.  
 

10. Prior to issuance of building permits, a drainage plan, grading, sediment and erosion 
control plan, shall be submitted to the City and approved by Public Works. The plans 
shall be in compliance with the requirements specified in Capitola Municipal Code 
Chapter 13.16 Storm Water Pollution Prevention and Protection. 
 

11. Prior to issuance of building permits, the applicant shall submit a stormwater 
management plan to the satisfaction of the Director of Public Works which implements 
all applicable Post Construction Requirements (PCRs) and Public Works Standard 
Details, including all standards relating to low impact development (LID). 
 

12. Prior to any land disturbance, a pre-site inspection must be conducted by the grading 
official to verify compliance with the approved erosion and sediment control plan.  
 

13. Prior to any work in the City road right of way, an encroachment permit shall be acquired 
by the contractor performing the work. No material or equipment storage may be placed 
in the road right-of-way. 
 

14. During construction, any construction activity shall be subject to a construction noise 
curfew, except when otherwise specified in the building permit issued by the City. 
Construction noise shall be prohibited between the hours of nine p.m. and seven-thirty 
a.m. on weekdays. Construction noise shall be prohibited on weekends with the 
exception of Saturday work between nine a.m. and four p.m. or emergency work 
approved by the building official. §9.12.010B 
 

15. Prior to a project final, all cracked or broken driveway approaches, curb, gutter, or 
sidewalk shall be replaced per the Public Works Standard Details and to the satisfaction 
of the Public Works Department. All replaced driveway approaches, curb, gutter or 
sidewalk shall meet current Accessibility Standards. 
 

16. Prior to issuance of a Certificate of Occupancy, the applicant shall demonstrate 
compliance with the tree removal permit authorized by this permit for 5 trees to be 
removed from the property. Replacement trees shall be planted at a 2:1 ratio or so as to 
meet the minimum lot canopy coverage of 15 percent. Required replacement trees shall 
be of the same size, species and planted on the site as shown on the approved plans.  
Any modifications to the tree plan must be approved by the Community Development 
Department. 
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17. Prior to issuance of a Certificate of Occupancy, compliance with all conditions of 
approval shall be demonstrated to the satisfaction of the Community Development 
Director. Upon evidence of non-compliance with conditions of approval or applicable 
municipal code provisions, the applicant shall remedy the non-compliance to the 
satisfaction of the Community Development Director or shall file an application for a 
permit amendment for Planning Commission consideration. Failure to remedy a non-
compliance in a timely manner may result in permit revocation. 
 

18. This permit shall expire 24 months from the date of issuance. The applicant shall have 
an approved building permit and construction underway before this date to prevent 
permit expiration. Applications for extension may be submitted by the applicant prior to 
expiration pursuant to Municipal Code section 17.156.080. 
 

19. The planning and infrastructure review and approval are transferable with the title to the 
underlying property so that an approved project may be conveyed or assigned by the 
applicant to others without losing the approval. The permit cannot be transferred off the 
site on which the approval was granted. 
 

20. Upon receipt of certificate of occupancy, garbage and recycling containers shall be 
placed out of public view on non-collection days.  
 

21. Prior to issuance of building permits, the building plans must show that the existing 
overhead utility lines will be underground to the nearest utility pole.  
 

22. Before obtaining a building permit for an accessory dwelling unit, the property owner 
shall file with the county recorder a declaration of restrictions containing a reference to 
the deed under which the property was acquired by the present owner and stating that:  

a. The accessory dwelling unit may not be used for vacation rentals; and  
b. The secondary dwelling unit shall not be sold separately from the primary 

dwelling.  
 

23. Prior to issuance of building permits, the plans must be revised to provide scaled 
elevations of the new accessory dwelling unit and garage.  The detached accessory 
dwelling unit and garage may not exceed the allowed heights by the Planning 
Commission.  The ADU chimney shall not exceed 19 feet in height and all other 
appurtenances shall be consistent with development standards for allowed projections 
stated in Table 17.48-1.   
 

24. Prior to issuance of building permits, the plans must show that the ADU chimney is not 
wood-burning. 
 

25. Prior to issuance of a building permits, the applicant shall submit a preservation plan to 
the satisfaction of the Community Development Department.  In addition to Condition 
#27(a), the plan shall include: 
a. The details of the porch replacement and first-floor windows, including the 

type/configuration of the windows and the type/style of the wood columns.  The 
information for the porch detail shall be based on the photographic evidence which 
exists.   

b. Provide dimensions of the rear addition’s existing and proposed wood wall cladding, 
including the proposed upper-floor shingle pattern and the proposed lower-floor 
wood siding exposure width to ensure it differentiates from the historic house. 
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26. Secretary of the Interior’s Standards and Guidelines for preservation, rehabilitation, 
restoration, or reconstruction shall be followed. 

a. Prior to the remodel of the historic residence, the applicant shall catalog all 
existing details of the structure.  Once the existing structure is ready to be 
remodeled, the applicant is required to have an inspection by the City Planner 
and Building Inspector to ensure all existing materials are documented in 
accordance with the preservation plan.  Existing materials must be stored in a 
weatherproof area.  

b. Any removal of existing building materials or features on historic buildings shall 
be approved by the Community Development Department prior to removal. 

c. The applicant and/or contractor shall field verify all existing conditions on historic 
buildings and match replacement elements and materials according to the 
approved plans.  Any discrepancies found between approved plans, replacement 
features and existing elements must be reported to the Community Development 
Department for further direction, prior to construction.  

 
Design Permit Findings 

A. The proposed project is consistent with the general plan, local coastal program, 
and any applicable specific plan, area plan, or other design policies and 
regulations adopted by the city council. 
Community Development Staff and the Planning Commission have reviewed the 
proposed additions to an existing residence, a replacement garage, and new accessory 
dwelling unit.  With the granting of a variance to the maximum height of the roof on the 
primary residence, the project secures the purpose of the General Plan, and Local 
Coastal Program, and design policies and regulations adopted by the City Council. 
 

B. The proposed project complies with all applicable provisions of the zoning code 
and municipal code. 
Community Development Staff and the Planning Commission have reviewed the 
application for additions to an existing residence, a replacement garage, and new 
accessory dwelling unit.  With a granting of a variance to the maximum height of the roof 
on the primary residence, the project complies with all applicable provisions of the 
zoning code and municipal code. 
 

C. The proposed project has been reviewed in compliance with the California 
Environmental Quality Act (CEQA). 
Section 15332 of the CEQA Guidelines exempts in-fill development projects which 
comply the described conditions.  This project involves additions to an existing 
residence, a replacement garage, and new accessory dwelling unit within the R-1 
(Single-Family Residential) zoning district. The project meets all applicable general plan 
policies and zoning regulations; the project site does not have any identified habitat 
value; the project will not result in any significant effects relating to traffic, noise, air 
quality, or water quality; and the site is and can be adequately served by all required 
utilities and public services.  
 

D. The proposed development will not be detrimental to the public health, safety, or 
welfare or materially injurious to the properties or improvements in the vicinity. 
Community Development Staff and the Planning Commission have all reviewed the 
reviewed the application. The proposed additions, replacement garage, and new 
accessory dwelling unit will not be detrimental to the public health, safety, or welfare or 
materially injurious to the properties or improvements in the vicinity.  
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E. The proposed project complies with all applicable design review criteria in Section 
17.120.070 (Design review criteria). 
The Community Development Staff and the Planning Commission have reviewed the 

application.  With the granting of a variance to the maximum height of the roof on the 

primary residence, the proposed complies with all applicable design review criteria in 

Section 17.120.070. 

 
F. The proposed project maintains the character, scale, and development pattern of 

the neighborhood. 
Community Development Staff and the Planning Commission have all reviewed the 
application.  The design of the remodeled historic residence and new accessory dwelling 
unit and garage will fit in nicely with the existing neighborhood. The project will maintain 
the character, scale, and development pattern of the neighborhood.   

 
Variance Findings 

G. There are unique circumstances applicable to the subject property, including size, 
shape, topography, location, or surroundings, that do not generally apply to other 
properties in the vicinity or in the same zone as the subject property. 
Roof and Floor Area Ratio: The unique circumstance applicable to the subject property 
is that the existing residence is historic and protected within the municipal code and 
under CEQA.  The existing residence is also on a gently sloped lot with a difference of 
two feet and features a raised ground floor level with steeply pitched rooves which 
impose difficulties in designing second-story additions that comply with height limitations 
and blend with the historic design.  The variances would allow additions to the home 
while complying with the Secretary of Interior Standards for historic preservation. 
Chimney:  The proposed brick chimney meets the same unique circumstance, but is a 
conjectural feature not found on the original residence and does not enhance any of the 
goals within local, state, or federal standards for historic preservation. 
 

H. The strict application of the zoning code requirements would deprive the subject 
property of privileges enjoyed by other property in the vicinity or in the same zone 
as the subject property. 
Roof and Floor Area Ratio:  Most properties have more design options at their disposal 
in meeting height standards, including the redesign of existing roof pitches.  To 
substantially preserve and compliment the character-defining roof, the applicant has 
designed the project to match the existing roof pitch and style.  The existing third-story 
rooms are calculated as floor area within Capitola Municipal Code but with exception to 
the rearmost space, do not provide additional habitable space.  The roof heights cannot 
be modified to either increase habitable function or lowered to be exempted as floor 
area, therefore the strict application of zoning code requirements would deprive the 
subject property of development potential enjoyed by other properties in the same zone. 
Chimney:  The structure has an existing chimney and vent near the central ridgeline; 
therefore, the strict application of the zoning code requirements would not deprive the 
subject property.  
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I. The variance is necessary to preserve a substantial property right possessed by 
other property in the vicinity or in the same zone as the subject property. 
Roof and Floor Area Ratio:  Second-story additions to residences are commonplace 
within the City.  The variance requests are necessary to preserve the right to expand the 
residence within all other development standards. 
Chimney:  The structure has an existing chimney and vent near the central ridgeline; 
therefore, the variance is not necessary to preserve a substantial property right.  The 
project could instead utilize new gas fireplaces and venting that met building code and 
zoning requirements.  
 

J. The variance will not be materially detrimental to the public health, safety, or 
welfare, or be injurious to the properties or improvements in the vicinity or in the 
same zone as the subject property. 
Roof, Floor Area Ratio, and chimney: The variance request will not negatively impact the 
public, properties, or improvements in the vicinity or in the same zone as the subject 
property.  
 

K. The variance does not constitute a grant of special privilege inconsistent with the 
limitations upon other properties in the vicinity or in the same zone as the subject 
property. 
Height:  Of the eight residential properties along the street, 106 Cliff Avenue is one of 
three that exceed the 25 foot height limitation.   
Floor Area Ratio:  Although staff did not identify nearby properties that exceed the FAR, 
there are unique circumstances that directly relate to the third story spaces and the 
preservation of the historic roofline such that it cannot be modified.  A variance specific 
to the floor area of the forward two third-story spaces would allow the property to be 
developed in a manner consistent with other properties in the vicinity, therefore it does 
not constitute a grant of special privilege. 
Chimney:  The applicant is proposing a chimney that exceeds 41 feet in height 
measured from grade.  No other structure along Cliff Avenue has a chimney of similar 
size.  The nearby historic structure at 114 Cliff Avenue has a large chimney that 
measures approximately 30 feet from grade.  The grant of a variance to allow the 
chimney would constitute a special privilege.  
 

L. The variance will not have adverse impacts on coastal resources. 
Roof, Floor Area Ratio, and chimney: The variance request will not negatively impact 
coastal resources. 

 
Historic Alteration Findings 

A. The historic character of a property is retained and preserved. The removal of 
distinctive materials or alteration of features, spaces, and spatial relationships 
that characterize the property is avoided. 
Community Development Staff and the Planning Commission have reviewed the 
proposed remodel of the historic structure and determined the majority of additions are 
located such that they limit publicly visible alterations that would impact the historic 
character and the structure will retain the character-defining features identified by the 
architectural historian. 
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B. Distinctive materials, features, finishes, and construction techniques or examples 
of fine craftsmanship that characterize a property are preserved. 
Community Development Staff and the Planning Commission have reviewed the 
proposed project and determined that distinctive design will be preserved by preserving 
the distinctive wood shingle siding, wood-sash windows, and complex roof massing. 
  

C. Any new additions complement the historic character of the existing structure. 
New building components and materials for the addition are similar in scale and 
size to those of the existing structure. 
Community Development Staff and the Planning Commission have reviewed the 
proposed additions to the structure and determined that they are focused to the rear of 
the structure.  Work to the most publicly visible east and south elevations is focused on 
restoration of the original design and removal of conjectural windows. 

 
D. Deteriorated historic features are repaired rather than replaced. Where the 

severity of deterioration requires replacement of a distinctive feature, the new 
feature matches the old in design, color, texture, and, where possible, materials. 
Community Development Staff and the Planning Commission have reviewed the 
proposed project and determined that historic features will be preserved, reused, and 
repaired to the extent possible. The applicant is proposing to replace existing siding only 
as necessary due to deterioration or approved additions.  Original siding and windows 
removed due to additions will be reused on the structure where possible.  Replacements 
shall be done to match.  
 

E. Archeological resources are protected and preserved in place. If such resources 
must be disturbed, mitigation measures are undertaken. 
Community Development Staff and the Planning Commission have reviewed the 
proposed involves additions to an existing residence, a replacement garage, and new 
accessory dwelling unit and determined it will not impact archeological resources. 
 

Coastal Findings 
A. The project is consistent with the LCP land use plan, and the LCP implementation 

program. 
The proposed development conforms to the City’s certified Local Coastal Plan (LCP) 
land use plan and the LCP implementation program. 
 

B. The project maintains or enhances public views. 
The proposed project is located on private property at 106 Cliff Avenue.  The project will 
not negatively impact public landmarks and/or public views. 
 

C. The project maintains or enhances vegetation, natural habitats and natural 
resources. 
The proposed project is located at 106 Cliff Avenue.  The residence is not located in an 
area with coastal access.  The residence will maintain or enhance vegetation consistent 
with the allowed use and will not have an effect on natural habitats or natural resources. 
 

D. The project maintains or enhances low-cost public recreational access, including 
to the beach and ocean. 
The project involves additions to an existing residence, a replacement garage, and new 
accessory dwelling unit, which will not negatively impact low-cost public recreational 
access.   
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E. The project maintains or enhances opportunities for visitors. 
The project involves additions to an existing residence, a replacement garage, and new 
accessory dwelling unit, which will not negatively impact visitor serving opportunities. 
 

F. The project maintains or enhances coastal resources. 
The project involves additions to an existing residence, a replacement garage, and new 
accessory dwelling unit, which will not negatively impact coastal resources. 
 

G. The project, including its design, location, size, and operating characteristics, is 
consistent with all applicable design plans and/or area plans incorporated into the 
LCP. 
The proposed residential project complies with all applicable design criteria, design 
guidelines, area plans, and development standards.  The operating characteristics are 
consistent with the R-1 (Single-Family Residential) zone.  
 

H. The project is consistent with the LCP goal of encouraging appropriate coastal 
development and land uses, including coastal priority development and land uses 
(i.e., visitor serving development and public access and recreation). 
The project involves additions to an existing residence, a replacement garage, and new 
accessory dwelling unit, on a residential lot of record.  The project is consistent with the 
LCP goals for appropriate coastal development and land uses.  The use is an allowed 
use consistent with the R-1 zoning district.   
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V I C I N I T Y     M A P  

TITLE SHEET
SITE PLAN
EXISTING FLOOR PLANS
EXISTING ATTIC FLOOR PLAN
& ROOF PLAN
PROPOSED FIRST FLOOR
PLAN
PROPOSED SECOND FLOOR
PLAN
PROPOSED ATTIC FLOOR
PLAN, ROOF PLAN, &
SECTIONS
PROPOSED ADU FLOOR
PLAN
EXISTING ELEVATIONS
PROPOSED ELEVATIONS
PROPOSED ELEVATIONS
PROPOSED ADU ELEVATIONS

P A R C E L     M A P

P R O J E C T

P1
P2
P3
P4

P5

P6

P7

P8

P9
P10
P11
P12

ARCHITECTURAL DRAWINGS

GRADING & DRAINAGE PLAN
DETAILS
STORMWATER POLLUTION
CONTROL PLAN

C-1
C-2
C-3

CIVIL DRAWINGS

TOTAL LOT SIZE: 7,095 SQFT.

PROPOSED RESIDENCE F.A.R.:
  EXISTING FIRST FLOOR CONDITIONED AREA:
  NEW FIRST FLOOR CONDITIONED AREA:
  EXISTING SECOND FLOOR CONDITIONED AREA:
  NEW SECOND FLOOR CONDITIONED AREA:
  EXISTING ATTIC:
  NEW GARAGE:
 TOTAL SQFT. :

1,132  SQFT.
337 SQFT.
792  SQFT.
379  SQFT.
263  SQFT.
452  SQFT.
3,355  SQFT.

PROPOSED F.A.R.:
3,355 SQFT. / 7,095 SQFT.  = 47.2%

PARKING SPACES PROVIDED:        2 COVERED, 2 UNCOVERED

A B B R E V I A T I O N S

1.  THESE PLANS SHALL COMPLY WITH 2019 CALIFORNIA BUILDING CODE
AND 2019 CALIFORNIA FIRE CODE AND DISTRICT AMENDMENTS.

2.  OCCUPANCY R-3 & U, TYPE V-B, NOT SPRINKLED.  APPROVED
AUTOMATIC SYSTEM COMPLYING WITH THE EDITION OF NFPA 13D
CURRENTLY ADOPTED IN CHAPTER 35 OF THE CALIFORNIA BUILDING
CODE.

3.  ADDRESS NUMBERS SHALL BE POSTED AND MAINTAINED AS SHOWN
ON THE SITE PLAN. NUMBERS SHALL BE A MINIMUM OF
4 INCHES IN HEIGHT AND OF A COLOR CONTRASTING TO THEIR
BACKGROUND.

4.  ROOF COVERING SHALL BE NO LESS THAN CLASS "B" RATED.

5. ALL CHIMNEYS SHALL BE APPROVED WITH AN APPROVED SPARK
ARRESTOR ON THE TOP OF THE CHIMNEY. WIRE MESH NOT TO EXCEED 12"
IS ACCEPTABLE.

6.  THE JOB COPIES OF THE BUILDING PLANS AND PERMITS MUST REMAIN
ON-SITE DURING INSPECTIONS.

7.  PUBLIC FIRE HYDRANT REQUIRED WITHIN 400 FT. OF ANY PORTION OF
THE BUILDING WITH A MINIMUM 1500 GALLON FIRE FLOW. AVAILABLE FIRE
HYDRANT APPROXIMATELY 400' FROM BUILDING.

F I R E   P R O T E C T I O N   N O T E S C O N S U L T A N T S 

OWNER:

A. P. N.:

ZONING:

OCCUPANCY GROUP:

CONSTRUCTION  TYPE:

PROJECT DESCRIPTION:
REMODEL / ADDITION OF AN EXISTING SINGLE FAMILY DWELLING RESULTING
IN A 4 BEDROOMS, 3.5 BATHS. ALSO PROPOSED IS A 674 SQFT ADU WITH AN
ATTACHED 473 SQFT. GARAGE.

SAM ABBEY
106 CLIFF AVENUE

CAPITOLA, CA 95010

036-112-17

V-B (NOT SPRINKLERED)

N

N

PROPOSED LOT COVERAGE
 EXISTING FIRST FLOOR:
 NEW FIRST FLOOR:
 NEW GARAGE:
 TOTAL SQFT.:
TOTAL LOT COVERAGE
1,921SQFT. / 7,095 SQFT. =

1,132  SQFT.
337  SQFT.
452  SQFT.
1,921 SQFT.

27%

MATSON BRITTON ARCHITECTS
728 N. BRANCIFORTE
SANTA CRUZ, CA 95062
PHONE: 831-425-0544

ARCHITECTS:

R.I. ENGINEERING, INC.
303 POTRERO STREET, STE. 42-202
SANTA CRUZ, CA 95060
PHONE: 831-425-3901

CIVIL ENGINEERING:

HANNAGAN LAND SURVEYING,
INC.
305-C SOQUEL AVE.
SANTA CRUZ, CA 95062
PHONE: 831-469-3428

SURVEYING:

GEOTECHNICAL ENGINEER: PACIFIC CREST ENGINEERING, INC.
444 AIRPORT BLVD., SUITE 106
WATSONVILLE, CA 95076
PHONE: 831-722-9446

REMODEL/ ADDITION & ADU
106 CLIFF AVENUE

CAPITOLA,  CA  95010
APN: 036-112-17

ABBEY RESIDENCE

PROPOSED DECKS:
  FIRST FLOOR DECKS REMODELED (COVERED):
  FIRST FLOOR DECKS NEW (UNCOVERED):
  FIRST FLOOR DECKS NEW(COVERED):
  SECOND FLOOR DECKS
  REMODELED(UNCOVERED):
  SECOND FLOOR DECKS
  NEW(UNCOVERED):
  

121  SQFT.
271  SQFT.
180  SQFT.

219  SQFT.

253  SQFT.

C A L C U L A T I O N S

ANCHOR BOLT
ABOVE
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ABOVE FINISH
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HOSE BIB
HEADER
HARDWARE
HORIZONTAL
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S I T E   L E G E N D 

S I T E   P L A N   N O T E S

1.   PROJECT REQUIRES MINIMAL GRADING.

2.  UNNECESSARY GRADING AND DISTURBING OF THE SOIL SHALL BE
AVOIDED.

3.  ANY EXCESS MATERIAL SHALL BE DISPOSED OF OFF SITE OR
STOCKPILED IN A MANNER TO AVOID RUNOFF ONTO
ADJOINING PROPERTIES.

4.  ANY MATERIAL STOCKPILED DURING CONSTRUCTION SHALL BE
COVERED WITH PLASTIC.

5.  NO CHANGE TO EXISTING WATER AND SEWER SERVICE LINES.

1.  DOWNSPOUTS TO GO TO EXISTING DRAINS.

2. ARCHITECT TO FIELD VERIFY LOCATIONS OF DOWNSPOUTS.

3. PROJECT TO MAINTAIN EXISTING DRAINAGE PATTERNS.
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MASTER
BEDROOM

#4

MASTER
CLOSET

LAUNDRY

OFFICE

MASTER BATH BEDROOM #2

BEDROOM #3

DECK

W.C.

BATH
#2

DOWN

ATTIC STAIRS

DOWN

23
'-6

" ±
 V

.I.
F.

 (D
EC

K)

50'-111
2" ± V.I.F.

20'-73
4" ± V.I.F.

(DECK)

15
'-1

1 4"
 ±

 V
.I.

F.

5'-103
4" ± V.I.F.

(DECK)

10'-21
2" ± V.I.F.

17'-21
2" ± V.I.F.33'-9" ± V.I.F.

51'-1" ± V.I.F.

32
'-1
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 ±
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.I.

F.
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" ±
 V
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'-1
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.I.

F.

17
'-0
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F.

7'-0" ± V.I.F.18'-111
2" ± V.I.F.14'-91

2" ± V.I.F.

17
'-6

" ±
 V

.I.
F.

DECK
12'-9" ± V.I.F.

(DECK)

2'
-1

11 2"
 ±

 V
.I.

F.
LINE OF REQUIRED 8'-2"
SIDE YARD SETBACK
FOR 2ND FLOOR.

1

PROPERTY LINE

19
'-2

" ±
 V

.I.
F.

  (
D

EC
K)

1

P7

B

P7

B

P7

A

P7

A

(N) WALL

(E) WALL TO REMAIN

(N) DOOR

(N) WINDOW

FLOOR PLAN LEGEND

(N) HALF WALL

PROPOSED SECOND FLOOR PLAN
SCALE:  1/4" = 1'-0"

LC

07 / 30 / 21

MATSON BRITTON ARCHITECTS, A CALIFORNIA CORPORATION

.N
 

E
O

R
T

WRITTEN CONSENT OF MATSON BRITTON ARCHITECTS

DISCLOSE TO OTHERS WITHOUT THE EXPRESS

NOT BE DUPLICATED WHOLE OR IN PART NOR

ACCEPTING THIS DOCUMENT AGREES THAT IT SHALL

INCORPORATING PROPRIETARY RIGHTS.  ANY PARTY

THIS   DOCUMENT   IS   CONFIDENTIAL

ECITON

NOIE V I S SR

4
-

5
2

-
1

0
4

5
4

8
3

6
0

U
R

C

I
C

N
A

R
F

B
8

9
A

2
7

T
N

A

5
C

2

A
Z

S

ETAD

NWARD

BOJ

EH TS E

S T A T E
O F C A L I F O R N

I A

L I
C E

N S E D A R C H I T E C T

ABBEY

10
6 

C
LI

FF
 A

V
EN

UE
RE

M
O

D
EL

, A
D

D
ITI

O
N

 &
 A

D
U

A
BB

EY
 R

ES
ID

EN
C

E

C
A

PI
TO

LA
, C

A
 9

50
10

A
PN

:  
03

6-
11

2-
17

NO. C-23616
8/31/23
RENEWAL
DATE

C

OVE BR I T
ON

T

M
at

so
nB

rit
to

n
3/

10
/2

02
2 

4:
06

 P
M

A
BB

EY
 C

ov
e 

eP
la

n 
TB

.d
w

g

PR
O

PO
SE

D
 S

EC
O

N
D

FL
O

O
R 

PL
A

N

P6

N

REV#1  02/14/221

REV#2  03/10/222

87

Item 5 B.



(N) WALL

(E) WALL TO REMAIN

(N) DOOR

(N) WINDOW

FLOOR PLAN LEGEND

(N) HALF WALL

14'-71
2" ± V.I.F.

36'-8" ± V.I.F.

4'-71
2" ± V.I.F.

18
'-5

" ±
 V

.I.
F.

22
'-5

1 4"
 ±

 V
.I.

F.

4'
-0

1 4"
 ±

 V
.I.

F.

17'-5" ± V.I.F.

9'-10" ± V.I.F.

36'-8" ± V.I.F.

26'-10" ± V.I.F.

6'
-0

1 2"
 ±

 V
.I.

F.

22
'-5

1 4"
 ±

 V
.I.

F.

6'
-7

1 2"
 ±

 V
.I.

F.
9'

-9
1 4"

 ±
 V

.I.
F.

ATTIC AREA

ATTIC ROOM

(UNCONDITIONED)
ATTIC
ACCESS
DOOR

DOWN
SLOPE SL

O
PE

SL
O

PE

SL
O

PE
SL

O
PE

SL
O

PE
SL

O
PE

SL
O

PE
SL

O
PE

SLOPE SLOPE

SLOPE

SLOPE

1

SL
O

PE
SL

O
PE

(N) CHIMNEY 1

SL
O

PE

P7

B

P7

B

P7

A

P7

A

3'
-0

" ± (E) ATTIC

(E) SECOND FLOOR

(E) FIRST FLOOR

2

8'
-9

1 2"
 ±

 V
.I.

F.
3'

-1
1"

 M
A

X.
8'

-1
" ±

 V
.I.

F.

T.O. (E) FIN. FLR.

T.O. (E) PLATE

T.O. (E) FIN. FLR.

T.O. (E) PLATE

MAX CLG. HT.

8'
-1

" ±
 V

.I.
F.

T.O. (E) FIN. FLR.

(E) ATTIC AREA

HALL

(E) FIRST FLOOR

(E) ATTIC ROOM

MASTER
BEDROOM

#4

BEDROOM #2

8'
-9

1 2"
 ±

 V
.I.

F.
3'

-1
1"

 M
A

X.

T.O. (E) PLATE

T.O. (E) FIN. FLR.

T.O. (E) PLATE

MAX CLG. HT.

(E) ATTIC AREA
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LIVING ROOM

DINING / ENTRY

BEDROOM
KITCHEN

BATH

GARAGE

PANTRY

34'-61
2" ± V.I.F.

57'-51
4" ± V.I.F.

22'-103
4" ± V.I.F.

11'-6" ± V.I.F.

33'-11
4" ± V.I.F.

57'-51
4" ± V.I.F.

24'-4" ± V.I.F.

15'-2" ± V.I.F. 6'-51
4" ± V.I.F. 19'-83

4" ± V.I.F. 4'-71
4" ± V.I.F.

4'
-8

1 2"
 ±

 V
.I.

F.

24
'-7

1 4"
 ±

 V
.I.

F.

19
'-1

03
4"

 ±
 V

.I.
F.

16
'-8

" ±
 V

.I.
F.

23
'-2

" ±
 V

.I.
F.

6'
-6

" ±
 V

.I.
F.

1

1

(N) WALL

(E) WALL TO REMAIN

(N) DOOR

(N) WINDOW

FLOOR PLAN LEGEND

(N) HALF WALL
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8'
-8

1 2"
 ±

 V
.I.

F.
8'

-9
1 2"

 ±
 V

.I.
F.

T.O. (E) FIN. FLR.

(E) TOP PLATE

T.O. (E) FIN. FLR.

(E) TOP PLATE

6'
-2

" ±
 V

.I.
F.

T.O. (E) FIN. FLR.

(E) TOP PLATE

OPEN

+77.4'

1

OPEN

8'
-8

1 2"
 ±

 V
.I.

F.
8'

-9
1 2"

 ±
 V

.I.
F.

T.O. (E) FIN. FLR.

(E) TOP PLATE

T.O. (E) FIN. FLR.

(E) TOP PLATE

6'
-2

" ±
 V

.I.
F.

T.O. (E) FIN. FLR.

(E) TOP PLATE

1

8'
-8

1 2"
 ±

 V
.I.

F.
8'

-9
1 2"

 ±
 V

.I.
F.

T.O. (E) FIN. FLR.

(E) TOP PLATE

T.O. (E) FIN. FLR.

(E) TOP PLATE

6'
-2

" ±
 V

.I.
F.

T.O. (E) FIN. FLR.

(E) TOP PLATE

1

1

8'
-8

1 2"
 ±

 V
.I.

F.
8'

-9
1 2"

 ±
 V

.I.
F.

T.O. (E) FIN. FLR.

(E) TOP PLATE

T.O. (E) FIN. FLR.

(E) TOP PLATE

6'
-2

" ±
 V

.I.
F.

T.O. (E) FIN. FLR.

(E) TOP PLATE

1
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EXISTING WEST ELEVATION
SCALE:  1/4" = 1'-0"
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8'
-8

1 2"
 ±

 V
.I.

F.
8'

-9
1 2"

 ±
 V

.I.
F.

T.O. (E) FIN. FLR.

(E) TOP PLATE

T.O. (E) FIN. FLR.

(E) TOP PLATE

6'
-2

" ±
 V

.I.
F.

T.O. (E) FIN. FLR.

(E) TOP PLATE

 2
'-5

"

25
'-7

" ±
 V

.I.
F.

E11
TYP.

E12

E9
TYP.

E14
TYP.

E6
TYP.

E5
TYP.

E2
TYP.

E4
TYP.

E3

E7 E8
TYP.

E5
TYP.

E4
TYP.

E3
1

2'
-0

"
M

IN
.

1

1

1

1

2

8'
-8

1 2"
 ±

 V
.I.

F.
8'

-9
1 2"

 ±
 V

.I.
F.

T.O. (E) FIN. FLR.

(E) TOP PLATE

T.O. (E) FIN. FLR.

(E) TOP PLATE

6'
-2

" ±
 V

.I.
F.

T.O. (E) FIN. FLR.

(E) TOP PLATE E9
TYP.

E2
TYP.

E6
TYP.

E13

TYP.
E5

E11

E6

E8
TYP.

E7

E4
TYP.

E3
TYP.
E1

1

E12

2'
-0

"
M

IN
.

TYP.
E14

1

1

1

1

2

ELEVATION KEYNOTES

E1

E6

WINDOWS/ DOORS - MATCH EXISTING

WOOD SIDING - MATCH EXISTING

E3

E2

E4

E5

E7

WOOD DETAIL - MATCH EXISTING

42" TALL WOOD RAILING

E8

SHAKE SIDING - MATCH EXISTING

WINDOWS/ DOORS TRIM - MATCH
EXISTING

WOOD POST

E9

E11

E12

E10

COMPOSITION ROOFING

NOT USED

OGEE GUTTER - MATCH EXISTING

CHIMNEY WITH SPARK ARRESTOR

24" TALL WOOD RAILING

E13 MASSING OF SPIRAL STAIRCASE

E14
WOOD SIDING - MATCH EXISTING LOOK,
(N) SIDING SHALL BE 1" WIDER THAN (E)
SIDING

E15
SHAKE SIDING - MATCH EXISTING LOOK,
(N) SIDING SHALL BE 1" WIDER THAN (E)
SIDING

1

1

ELEVATION NOTES
-   ALL REPLACEMENT SIDING SHALL EXACTLY
MATCH EXISTING SIDING.

-   ALL NEW SIDING SHALL MATCH EXISTING
SIDING IN APPEARANCE, BUT SHALL BE 1" WIDER
THAN EXISTING SIDING.

-   WINDOWS AND SIDING THAT ARE REMOVED
DUE TO OVERLAPPING ADDITIONS SHOULD BE
REUSED WHERE POSSIBLE ON THE ORIGINAL
STRUCTURE.

1

2
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8'
-8

1 2"
 ±

 V
.I.

F.
8'

-9
1 2"

 ±
 V

.I.
F.

T.O. (E) FIN. FLR.

(E) TOP PLATE

T.O. (E) FIN. FLR.

(E) TOP PLATE

6'
-2

" ±
 V

.I.
F.

T.O. (E) FIN. FLR.

(E) TOP PLATE

E11
TYP.

E4
TYP.

E3

E5
TYP.

E9
TYP.

E6

TYP.

E4
TYP.

E3

E15
TYP.

E12

E14
TYP.

E5
E11

E13
1

1

1

2'
-0

"
M

IN
.

1

1

8'
-8

1 2"
 ±

 V
.I.

F.
8'

-9
1 2"

 ±
 V

.I.
F.

T.O. (E) FIN. FLR.

(E) TOP PLATE

T.O. (E) FIN. FLR.

(E) TOP PLATE

6'
-2

" ±
 V

.I.
F.

T.O. (E) FIN. FLR.

(E) TOP PLATEE9
TYP.

E6
TYP.

E13

TYP.
E5

E11

E12

E2
TYP.

E6

E8
TYP.

E7

E4
TYP.

E3
TYP.
E1

1

1

TYP.
E14

1

2'
-0

"
M

IN
.

1
1

2

ELEVATION KEYNOTES

E1

E6

WINDOWS/ DOORS - MATCH EXISTING

WOOD SIDING - MATCH EXISTING

E3

E2

E4

E5

E7

WOOD DETAIL - MATCH EXISTING

42" TALL WOOD RAILING

E8

SHAKE SIDING - MATCH EXISTING

WINDOWS/ DOORS TRIM - MATCH
EXISTING

WOOD POST

E9

E11

E12

E10

COMPOSITION ROOFING

NOT USED

OGEE GUTTER - MATCH EXISTING

CHIMNEY WITH SPARK ARRESTOR

24" TALL WOOD RAILING

E13 MASSING OF SPIRAL STAIRCASE

E14
WOOD SIDING - MATCH EXISTING LOOK,
(N) SIDING SHALL BE 1" WIDER THAN (E)
SIDING

E15
SHAKE SIDING - MATCH EXISTING LOOK,
(N) SIDING SHALL BE 1" WIDER THAN (E)
SIDING

1

1

ELEVATION NOTES
-   ALL REPLACEMENT SIDING SHALL EXACTLY
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AN ASSESSMENT OF THE TREES WITHIN THE PROXIMITY OF PROPOSED IMPROVEMENTS ON THE LANDS 
OF SAMUEL ABBEY – 106 CLIFF AVENUE – CAPITOLA, CA - (APN 045-123-25)   

SUMMARY: 

I assessed the health and structural conditions of six trees on this property.  All of these trees are 
located within the proximity of the proposed improvements.  These improvements entail the 
construction a new ADU, a new garage and an addition on to the back of the existing residence.  I 
reviewed the Architectural Site Plan in preparation for this report.  I determined that five of these trees 
will have to be removed because of their locations within the proximity of the proposed improvements.   
Four of these trees qualify as Protected Trees within the City of Capitola.  

The large Coast Redwood located on the north property boundary must be preserved and protected 
during the construction period.  The project arborist must provide oversight during the construction 
period. 

BACKGROUND: 

Cove Britton requested that I prepare an arborist report concerning the proposed construction on this 
property.   Mr. Britton is the Project Architect.  The property owner plans to build a new ADU and garage 
at the back of the property and he also wants to add on to the back of the existing residence.  This work 
will encroach within close proximity to six trees.  An arborist report is required by the City of Capitola for 
the approval of a building permit.   

ASSIGNMENT: 

- Survey the trees that have trunk diameters equaling six-inches or larger, when measured at 54-inches 
above ground.  Affix numbered tags to the trunks of these trees.   

- Document the surveyed tree’s dimensions and their health and structural condition ratings in a Tree 
Resource Matrix.  This Matrix identifies the trees that are suitable for preservation based upon their 
good overall health and structural condition ratings.  The matrix also identifies the trees that are 
unsuitable for preservation because of their poor condition ratings.  The matrix identifies those trees 
that must be removed because of their locations within the proximity of the construction footprint.   

- Prepare an arborist report.                                                                                                                                         
- Review the Site Plan provided to me.                                                                                                                                                   
- Provide objective observations regarding the site and individual tree conditions.                                                                           
- Provide recommendations for the protection of the tree’s identified for preservation, concerning both 
the design and the construction phases of this project.  Include an inspection schedule, showing at 
which time the project arborist must be on site to provide inspections and supervision.                                                                                                                   
- Qualify why a number of the trees cannot be preserved on this site, based upon their locations within 
the proximity of the construction footprint.                                                                                                                   
- Prepare a Tree Location Map and a Tree Protection Plan to accompany this report.    
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LIMITATIONS: 

The inspection of the subject trees was made from the ground.  The canopies of these trees were not 
accessed to examine their structures above head height, nor were the root structures of these trees 
inspected below soil grade.  The inspection of these trees was limited to visual examinations and did not 
involve the use of advanced diagnostic techniques such as tomography. 

This is a preliminary report, based upon a tree survey and a review of the site plan that was provided to 
me.  I have not reviewed any Civil Plans regarding grading work, and the locations of utilities and drains 
within the proximity of the new construction area.  The recommendations for tree protection must be 
considered as preliminary recommendations only.  The final construction plans must be reviewed and 
approved of by the project arborist as a component of the Building Permit Application process.    

OBSERVATIONS CONCERNING THE TREE’S CONDITIONS & SUITABILITY FOR PRESERVATION: 

The project site comprises of a narrow residential property with an existing house.  I surveyed six trees, 
four of which were determined to be unsuitable for preservation because of their poor overall health 
and structural condition ratings.  The largest and most significant tree on the property is the Coast 
redwood located on the north property boundary.  This tree exhibits good health and it has a good 
structural condition. 

Tree #1 – 80-inch DBH Coast Redwood (Sequoia sempervirens): 

                   

This tree is suitable for preservation, based upon its good condition ratings and because of its location at 
the edge of the construction footprints.   The trunk transects the north property boundary.                                                 
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Tree #2 – 5.5, 4 &4-inch DBH Kohuhu Pittosporum (Pittosporum tenuifolium):                                                      

Tree #3 – 6.5, 3 & 4-inch DBH Kohuhu Pittosporum: 

 

I determined that both of these trees are unsuitable for preservation because of their poor condition 
ratings.  Both trees are located within the proximity of the construction footprint. 
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Tree #4 – 8-inch DBH Bailey Acacia (Acacia baileyana): 

 

I determined that this tree is unsuitable for preservation because of its strong lean to the east.  This tree 
is located within close proximity to the construction footprint which also precludes its preservation.  
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Tree #5 – 14.5-inch DBH English Walnut (Juglans regia):  

 

The walnut is suitable for preservation based upon its condition ratings but its location within the 
construction footprint requires that it be removed. 
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Tree #6 – 21-inch DBH Liquidambar (Liquidambar styraciflua): 

 

This tree is not suitable for preservation due to its poor structural condition, resulting from the 
development of a heavy limb structure which is predisposed to failure and the presence of internal 
decay in the trunk.  This tree must also be removed because of its location within the new construction 
footprint. 
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RECOMMENDATIONS: 

DESIGN PERIOD: 

I am yet to review any Civil Plans for grading and trenching work for underground utilities and drains. 

I recommend that the foundation of the ADU consists of pier and grade beam construction as this will be 
the least impactful regarding the potential for root loss outside of the canopy drip-line of the Coast 
Redwood.  

CONSTRUCTION PERIOD: 

Tree Protection fences: 

The Tree Protection Zone around the Coast Redwood must be delineated with a Tree Protection Zone 
Fence.  This fence must consist of steel chain-link construction and be securely attached to steel posts 
that are driven into the ground (see the attached Tree Protection Plan).                                                                                              
- The TPZ fence must be installed before grading and construction work proceeds and it must remain in 
place and be maintained in good condition throughout the entire construction period.                                          
- The TPZ fence must be approved by the project arborist, before any equipment comes on site.                                                                                                                                                                                                   
- The TPZ fence must not be dismantled or moved during the construction period, without first obtaining 
the consent of the project arborist.                                                                                                                                                 
- Equipment and vehicles must not enter fenced TPZ areas.                                                                                                
- All construction activities must be excluded from fenced Tree Protection Zones, unless such 
encroachments are unavoidable, in which case the project arborist must provide supervision regarding 
root protection and preservation.                                                                                                                                                                 
- Construction materials and construction waste must not be stored or dumped within the TPZ area.                                                                                                                                                                                              
- Tree Protection Zone notices must be securely attached to this fence at 15-foot intervals (see the 
attached template).  These notices must be laminated in plastic sheets. 

CONSTRUCTION PERIOD INSPECTION SCHEDULE: 

Site inspections must be documented by the project arborist (in email format). 

1- The project arborist must meet with the General Contractor to discuss tree protection requirements 
before the start of grading work.                                                                                                                                             
2- The project arborist must inspect the Tree Protection Zone Fences before equipment comes on site 
and grading work proceeds.                                                                                                                                                   
3- The project arborist must provide supervision and oversight in the event that any grading, excavation 
or trenching work encroaches within the Tree Protection Zones (as defined by the TPZ fences).                 
4- The project arborist must provide supervision whenever grading, excavation and trenching work will 
encroach within the Critical Root Zones of trees, as defined by their canopy drip-line perimeters.                          
5- The project arborist must be notified if roots larger than 2-inches diameter are encountered during 
construction work.   
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Please contact me if you have any questions concerning this report. 

Respectfully submitted 

 

Nigel Belton 

Attachments:                                                                                                                                                                                
- Assumptions & Limiting Conditions                                                                                                                                                 
- Tree Resource Matrix                                                                                                                                                                  
- Tree Location Map                                                                                                                                                                  
- Tree Protection Plan                                                                                                                                                                                                                                                                                
- Tree Protection Notice Template 
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Nigel
Text Box
TREE PROTECTION PLAN:TREE #1 - THE 80-INCH DBH COAST REDWOOD ON THE NORTH BOUNDARY LINE.Prepared by Nigel Belton - Consulting Arborist8.10.21

Nigel
Polygonal Line

Nigel
Callout
TREE PROTECTION ZONE FENCE LOCATION (NOTE - CHAINLINK CONSTRUCTION - ATTACHED TO STEEL POSTS DRIVEN INTO THE GROUND)

Nigel
Text Box
ARBORIST INSPECTION SCHEDULE:1- PROJECT ARBORIST MEET WITH THE GENERAL CONTRACTOR BEFORE THE START OF WORK.2- PROJECT ARBORIST MUST APPROVE OF THE TPZ FENCE BEFORE ANY EQUIPMENT COMES ON SITE.3- THE TPZ FENCE MUST REMAIN IN PLACE AND MAINTAINED IN GOOD ORDER THROUGHOUT THE CONSTRUCTION PERIOD. (THE  ARBORIST MUST BE NOTIFIED BEFORE HAND, IN THE EVENT THAT THE FENCE MAY HAVE TO BE MOVED).4- THE PROJECT ARBORIST MUST BE NOTIFIED IN THE EVENT THAT ROOTS LARGER THAN 2-INCHES DIAMETER ARE UNCOVERED DURING EXCAVATION & TRENCHING WORK. 

Nigel
Polygonal Line

Nigel
Callout
ARBORIST SUPERVISION REQUIRED IN THE EVENT THAT ROOTS OVER 2-INCHES DIAMETER ARE UNCOVERED DURING FOUNDATION PREPARATION WORK.
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COMMENTS 

1 Coast Redwood 
(Sequoia sempervirens) 

80 50 25 2 2 X - - X The trunk of this large tree transects the northern property  
boundary. 

2 Kohuhu Pittosporum 
(Pittosposporum tenuifolium 

5.5/4/4 20 10 3 4 - X X - This tree has multiple trunks. 

3 Kohuhu Pittosporum 6.5/3/4 20 10 3 4 - X X X This tree has multiple trunks. 
4 Bailey Acacia 

(Acacia baileyana) 
8 20 15 2 3 - X X X This tree has a strong lean to the east. 

5 English Walnut 
(Juglans regia) 

14.5 25 25 3 3 X - X X - 

6 Liquidambar 
(Liquidambar styraciflua) 

21 45 35 2 4 - X X X This tree has a very poor structure. 
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TREE 

PRESERVATION 

AREA – KEEP 

OUT 

TREE PROTECTION ZONE FENCING MUST REMAIN IN 

PLACE DURING THE ENTIRE CONSTRUCTION PERIOD 

FENCING MUST NOT BE MOVED OR DISMANTLED 

WITHOUT THE NOTIFICATION OF THE PROJECT 

MANAGER AND THE WRITTEN CONSENT OF THE 

PROJECT ARBORIST 
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R-1 (Single-Family Residential) Zoning District 
106 Cliff Avenue – Primary Structure 

Development Standards – Primary Structure 

Building Height 

R-1 Regulation Existing Proposed 

 
27 ft. (Historic) 

38 ft. 7 in. (turret)  
32 ft. 1 in. (roofline) 
 

38 ft. 7 in. (turret)  
32 ft. 1 in. (roofline) 
41 ft. (chimney) 
27 ft. 8 in. (new roofline) 
Variance Required 

Floor Area 

 Existing Proposed 

First Story Floor Area 1,150 sq. ft. 
 

1,467 sq. ft. 

Second Story Floor Area 812 sq. ft. 
 

1,247 sq. ft. 

Third Story Floor Area 527 sq. ft. 255 sq. ft. 

Setbacks 

 R-1 regulation Existing Proposed 

Front Yard 1st Story 15 ft. 8 ft. 4 in. 13 ft. 
Existing nonconforming 

Front Yard 2nd Story  20 ft. 15 ft. 
 
 
8 ft. 4 in. (deck) 

15 ft. 
Existing nonconforming 
 
8 ft. 4 in. (1st story deck) 
Existing nonconforming 

Front Yard 3rd Story 20 ft. 17 ft. 8 in. 17 ft. 8 in. 
Existing nonconforming 

Side Yard 1st Story 10% lot 
width 

Lot width 54 
ft. 3 in. 
 
5 ft. 5 in. 
min. 

North: 6 ft. 
 
South: 9 ft. 2 in. 

North: 6 ft. 
 
South: 9 ft. 2 in. 

Side Yard 2nd Story  
 
 
 
15% of 
width 
 

 
 
 
 
Lot width 54 
ft. 3 in. 
 
8 ft. 2 in. 
min. 

North: 6 ft. 
 
 
South: 9 ft. 2 in. 

North: 6 ft. 
Existing nonconforming 
8 ft. 2 in. (2nd story deck) 
 
South: 9 ft. 2 in. 
 

Side Yard 3rd Story North: 15 ft. 4 
in. 
 
South: 9 ft. 2 in. 

North: 15 ft. 4 in. 
 
 
South: 9 ft. 2 in. 

Rear Yard 1st Story 20% of 
parcel 
depth 
 

Lot depth 
135 ft. 8 in.  
 
25 ft. min. 

75 ft. 8 in. 55 ft. 11 in. 

Rear Yard 2nd Story 75 ft. 8 in. 65 ft. 5 in. 
 
55 ft. 11 in. (2nd story deck) 

Rear Yard 3rd Story 79 ft. 10 in. 79 ft. 10 in. 
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R-1 (Single-Family Residential) Zoning District 
106 Cliff Avenue – Detached Garage 

Development Standards – Detached Garage 

 R-1 Regulation Proposed 

Floor Area  457 sq. ft. 

Maximum Height 15 feet. 15 ft. 10 in. 
Height Exception Required 

Front Setback 40 ft. 104 ft. 10 in. 

Side Setback 3 ft. North: 52 ft. 2 in. 
 
South: 2 in. 

Rear Setback 3 ft. 5 ft. 3 in. 

 
 

R-1 (Single-Family Residential) Zoning District 
106 Cliff Avenue – ADU 

Development Standards – Accessory Dwelling Unit 

 R-1 Regulation Proposed 

Maximum Floor Area 800 square feet 698 sq. ft. 

Maximum Height 16 ft. 12 ft. 11 in.  

Front Setback 15 ft. 92 ft. 8 in. 
 

Side Setback 4 ft. North: 5 ft. 2 in. 
 
South: 25 ft. 1 in. 
 

Rear Setback 4 ft. 5 ft. 
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P.O. Box 721 
Pacific Grove, CA 93950 
www.pastconsultants.com 

 
 

Seth A. Bergstein 
415.515.6224 

seth@pastconsultants.com 
________________________________________________________________________________ 
 
December 14, 2021 
 
Sean Sesanto, Assistant Planner 
City of Capitola Planning Department 
420 Capitola Ave. 
Capitola, CA 95010 
 
Re:  106 Cliff Ave., Capitola, CA – Preliminary Design Review Letter 
 APN.  036-112-17  
 
Dear Mr. Sesanto:  
  
This letter summarizes the findings of our site visit and provides preliminary recommendations to 
the subject project’s design drawings for conformance with the Secretary of the Interior’s Standards 
for Rehabilitation.   
 
Existing Site Conditions 
 
On December 6, 2021 PAST Consultants, LLC (PAST) visited the subject property, located at 106 
Cliff Avenue in Capitola, California, to view the existing conditions of the buildings.  The site 
contains a modified house (circa-1904) constructed in the Queen Anne style and two outbuildings 
(Figures 1 – 6). 
 

   
 
Figures 1 and 2.  Left image shows the front (west) elevation, as viewed from the street.  Right image details the front 
porch enclosure on the west elevation.  
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The house has a complex roof plan with a southwest corner tower, a front hipped-roof section and a 
rear, gable-roofed mass with cornice returns; shed-roofed dormers at the rear of the roof mass; a 
removed chimney converted to a metal attic vent; fenestration consisting of original upper-floor 
wood-sash windows with decorative diamond-pattern top sash and replaced aluminum sash 
windows on the lower floor. Exterior cladding consists of V-groove wood siding finishing the first 
story, with patterned wood shingles finishing the second story. 
 

   
 
Figures 3 and 4.  Left image shows the rear (east) elevation, with arrows indicating a rear addition and circa-1960s 
aluminum sliding glass doors. The upper-story wood sash windows are original.  Right image details the north 
elevation, with modified entrance beneath the shed roof (arrow). 
 
The site contains two outbuildings on the eastern property line (Figures 5 and 6). 
 

   
 
Figures 5 and 6.  Left image shows the circa-1949 wood-clad shed outbuilding at the northwest property corner. Right 
image details the circa-1933 corrugated metal vehicle shed.   
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Sanborn Map Analysis 
 
Comparison of the subject property’s appearance on the 1905 and 1933 Sanborn maps show 
changes made to the site (Figures 7 and 8). The 1905 map indicates a rear service porch that was 
removed and replaced by the present rear addition by 1933.  The 1933 map shows that the 
corrugated-metal garage appears on the site by 1933. 
 

  
 
Figures 7 and 8. Images of the 1905 (left) and 1933 (right) Sanborn maps, showing the subject property. 
 
 
Construction Chronology 
 
Based on the Sanborn maps, Assessor records and permits obtained from the City of Capitola 
Planning Department, the following is the estimated building chronology: 
 
• Circa-1904. Construct original house (Assessor’ records and 1905 Sanborn map). 
• Circa-1930. Remove rear service porch and construct rear addition (1933 Sanborn map). 
• Circa-1933. Construct corrugated metal garage (1933 Sanborn map). 
• Circa-1949. Construct wood-framed shed (Assessed in 1949). 
• Permit No. 750, 1952. Reroof part of building with composition shingles. 
• Permit No. 1707, 1958. Reroof part of building with composition shingles. 
• Estimated date, circa-1950s. Install second-floor deck on west elevation. 
• Permit No. 4056, 1968. Reroof unspecified areas of building. 
• Permit No. 7288, 1974. Demolish two structures at unspecified locations. 
• Permit No. 14803, 1993. Remove brick chimney and replace with a metal chimney. 
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• Permit No. 14865, 1993. Reroof unspecified areas of building. 
• Permit No. BP1998-171, 1998. Repair termite damage at second floor deck. 
• Estimated date, circa-1990s: Enclose front porch, relocate entrance to north elevation, construct 

shed roofed entrance porch on north elevation and construct rear wood deck (no permit located 
for this work). 

• Permit No. BP2011-54, 2011. Repair furnace. 
• Permit No. BP2012-56, 2012. Replace furnace and ductwork. 
• Permit No. BP20160041, 2016. Replace exterior plumbing. 

 
 
Remaining Character Defining Features 
 
An early image of the house appears below (Figure 9). 
 

 
 
Figure 9. Undated image of the subject property, showing the open porch and entrance on the west elevation. 
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The undated photograph indicates an open front porch and west-elevation entrance, the patterned 
upper-story wood shingles and second-floor decorative wood sash windows.  The remaining 
character-defining features are: 
 
• Complex roof massing with west-elevation hipped roof nested with a gable roof and southwest 

corner tower. 
• Decorative wood detailing, including wide fasciae, cornice returns, cornice boards between the 

first and second stories and wood window surrounds. 
• Second-floor wood-sash windows with decorative, diamond-pattern upper sash. 
• Variation of exterior cladding, with horizontal V-groove siding finishing the lower story and 

patterned wood shingles on the upper story. 
 
Character Defining Features: Conclusions 
 
The above list indicates the remaining character defining features that are original to the subject 
house and that communicate the Queen Anne Victorian style. While the two outbuildings appear to 
be over 50 years old, both outbuildings were constructed out of the period of significance (circa-
1904) of the subject house and in styles and materials that are not in keeping with the Queen Anne-
style house. For these reasons, the two outbuildings are not considered to be character-defining 
features of the site. 
 
While no permit exists that dates the modifications that enclosed the front porch and relocated the 
original entrance to the house’s north elevation, inspection of the materials indicate the porch 
alterations to be of recent construction, possibly in the 1990s.  The porch enclosure clearly is a 
recent alteration to the subject house and is not character defining. 
 
 
The Secretary of the Interior’s Standards 
 
Two publications provide both the standards and guidelines for analyzing new additions to historic 
buildings for conformance with the Secretary of the Interior’s Standards for the Treatment of 
Historic Properties: 
 
• The Secretary of the Interior’s Standards for the Treatment of Historic Properties: Kay D. 

Weeks and Anne E. Grimmer, U.S. Department of the Interior, National Park Service, 1995, 
1998; and 

• Preservation Brief 14, New Exterior Additions to Historic Buildings: Preservation Concerns: 
Kay D. Weeks and Anne E. Grimmer, U.S. Department of the Interior, National Park Service, 
Technical Preservation Services, August 2010. 

 
The Secretary of the Interior’s Standards for the Treatment of Historic Properties (Standards) 
provides the framework for evaluating the impacts of additions and alterations to historic buildings.  
The Standards describe four treatment approaches:  preservation, rehabilitation, restoration and 
reconstruction.  The Standards require that the treatment approach be determined first, as a different 
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set of standards apply to each approach.  For the proposed project, the treatment approach is 
rehabilitation.  The Standards describe rehabilitation as: 
 

In Rehabilitation, historic building materials and character-defining features are protected 
and maintained as they are in the treatment Preservation; however, an assumption is made 
prior to work that existing historic fabric has become damaged or deteriorated over time and, 
as a result, more repair and replacement will be required.  Thus, latitude is given in the 
Standards for Rehabilitation and Guidelines for Rehabilitation to replace extensively 
deteriorated, damaged, or missing features using either traditional or substitute materials.  Of 
the four treatments, only Rehabilitation includes an opportunity to make possible an efficient 
contemporary use through alterations and additions.1 

 
The ten Standards for rehabilitation are: 
 
1. A property will be used as it was historically or be given a new use that requires minimal 

change to its distinctive materials, features, spaces, and spatial relationships.  
2. The historic character of a property will be retained and preserved. The removal of distinctive 

materials or alteration of features, spaces, and spatial relationships that characterize a property 
will be avoided.  

3.  Each property will be recognized as a physical record of its time, place, and use. Changes that 
create a false sense of historical development, such as adding conjectural features or elements 
from other historic properties, will not be undertaken.  

4.  Changes to a property that have acquired historic significance in their own right will be retained 
and preserved.  

5.  Distinctive materials, features, finishes, and construction techniques or examples of 
craftsmanship that characterize a property will be preserved.  

6.  Deteriorated historic features will be repaired rather than replaced. Where the severity of 
deterioration requires replacement of a distinctive feature, the new feature will match the old in 
design, color, texture, and, where possible, materials. Replacement of missing features will be 
substantiated by documentary and physical evidence.  

7.  Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means 
possible. Treatments that cause damage to historic materials will not be used.  

8.  Archeological resources will be protected and preserved in place. If such resources must be 
disturbed, mitigation measures will be undertaken.  

9.  New additions, exterior alterations, or related new construction will not destroy historic 
materials, features, and spatial relationships that characterize the property. The new work shall 
be differentiated from the old and will be compatible with the historic materials, features, size, 
scale and proportion, and massing to protect the integrity of the property and its environment.  

10. New additions and adjacent or related new construction will be undertaken in such a manner 
that, if removed in the future, the essential form and integrity of the historic property and its 
environment would be unimpaired. 

  
                                                
1 The Secretary of the Interior’s Standards for the Treatment of Historic Properties: Kay D. Weeks and Anne E. 
Grimmer, U.S. Department of the Interior, National Park Service, 1995, 62. 
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Preliminary Design Review 
 
Preservation Brief 14, New Exterior Additions to Historic Buildings: Preservation Concerns 
summarizes the goals of designing additions to buildings that would conform to the Secretary of the 
Interior’s Standards for Rehabilitation: 
 

A new addition to a historic building should preserve the building’s historic character.  To 
accomplish this and meet the Secretary of the Interior’s Standards for Rehabilitation, a new 
addition should: 
 

• Preserve significant historic materials, features and form; 
• Be compatible; and 
• Be differentiated from the historic building.2 

 
The subject house’s remaining character defining features listed above should be highlighted in the 
proposed rehabilitation design. To maintain these features, the following recommendations to the 
submitted conceptual alteration drawings by Matson Britton Architects, dated 7/3/2021.  The 
primary Standards that apply to this project are Standards 2, 5 and 9.   
 
Standards 2 and 5 seek to maintain the historic building’s character defining features, which include 
the “distinctive materials, features, finishes, and construction techniques or examples of 
craftsmanship that characterize a property.”  For the subject Queen Anne-style house, this includes 
the second-story wood sash windows, particularly on the two primary elevations, the front (west) 
and south elevation.  Installation of the chimney on the south elevation will remove several 
character-defining windows on the south elevation.  Since all upper floor windows on the rear (east) 
elevation are proposed to be removed for the rear addition, retention of these windows on the visible 
elevations should be prioritized. 
 
The proposed design appears to indicate removal and replacement of all upper-floor windows. The 
windows on the two primary elevations: the west and south elevations, including the tower windows 
should be retained, particularly since the proposed rear addition will remove all of the original 
upper-floor windows from the rear (east) elevation. 
 
Since the porch enclosure is a recent addition and is not character-defining, returning the front 
porch to an open configuration is appropriate, but should be based on any existing photographs of 
the front elevation that show the porch’s original configuration, such as shown on Figure 9. 
 
Standard 9 states: “New additions, exterior alterations, or related new construction will not destroy 
historic materials, features, and spatial relationships that characterize the property. The new work 
shall be differentiated from the old and will be compatible with the historic materials, features, size, 
scale and proportion, and massing to protect the integrity of the property and its environment.”   

                                                
2 Kay D. Weeks and Anne E. Grimmer, Preservation Brief 14, New Exterior Additions to Historic Buildings: 
Preservation Concerns, 2. 
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While the proposed two-story addition is large, the portions of the addition visible from the street 
are set back the distance of the original house and should allow the historic portion of the house to 
remain prominent.  It should be noted that the full-width rear addition does remove all original 
upper-floor windows from the rear elevation. While the Rehabilitation Standards encourage 
additions to be on rear elevations, it is important to retain the original upper-floor windows on the 
remaining elevations because of the proposed changes to the rear elevation. 
 
The proposed ADU on the east property line is within scale and massing of the original house and 
uses different wood cladding to differentiate it from the Queen Anne-style house.  Since the existing 
outbuildings are not character defining, the ADU’s construction appears to be appropriate for the 
site. 
 
The following general recommendations refer to the proposed design: 
 
1. Consider relocating the proposed south elevation fireplace chimney because it removes two 

character-defining windows from the south elevation. 
2. Early historic photographs indicate that the tower was finished with wood shakes.  A standing 

seam metal roof is not appropriate for the tower, based on the early photograph. 
3. The rear addition should be sheathed in wood siding that differentiates it from the wood siding 

of the original house. 
4. Consult early historic photographs to design an open front porch that does not create a 

conjectural design that is out of character with the Queen Anne style. 
  
Please contact me with any questions regarding this preliminary review letter. 
 
Sincerely,     

   
 
Seth A. Bergstein    
Principal 
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P.O. Box 721 
Pacific Grove, CA 93950 
www.pastconsultants.com 

 
 

Seth A. Bergstein 
415.515.6224 

seth@pastconsultants.com 
________________________________________________________________________________ 
 
March 21, 2022 
 
Sean Sesanto, Assistant Planner 
City of Capitola Planning Department 
420 Capitola Ave. 
Capitola, CA 95010 
 
Re:  106 Cliff Ave., Capitola, CA – Final Secretary of the Interior’s Standards Compliance 

Review; APN.  036-112-17  
 
Dear Mr. Sesanto:  
  
This letter evaluates the proposed alterations to the property located at 106 Cliff Avenue, in 
Capitola, California.  The site contains a modified house (circa-1904) constructed in the Queen 
Anne style and two outbuildings. 
 
Project Methodology 
 
On December 6, 2021 PAST Consultants, LLC (PAST) visited the subject property with you to 
view the existing conditions of the buildings and discuss the proposed building alterations.  Design 
drawings by Cove Britten, AIA, of Matson Architects and dated 7/30/2021 were discussed as the 
first iteration of the proposed building alterations.  The initial design includes a two-story rear 
addition with the two existing outbuildings to be replaced by an Accessory Dwelling Unit (ADU). 
 
On December 14, 2021, PAST submitted a preliminary review letter of the proposed drawings for 
conformance with the Secretary of the Interior’s Standards for Rehabilitation (the Standards).  This 
letter provided recommendations to the initial drawing set, which included a relocation of the 
proposed south-elevation fireplace chimney to preserve existing Queen Anne-style wood-sash 
windows, to not install a standing seam metal roof on the existing southwest tower and to 
differentiate the cladding of the proposed rear addition from the cladding of the historic house.  
 
PAST discussed these recommendations with you, the architect and the Client in our remote 
meeting held on January 12, 2022.  The design team agreed to modify the design to address some of 
the preliminary concerns and to design a project that would meet the Standards.  Project drawings 
of the modified design were submitted to the City of Capitola on March 11, 2022.  The following 
letter report evaluates the proposed design as presented on the architectural drawings by Cove 
Britton of Mattson Architects, dated March 11, 2022. 
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Existing Site Conditions 
 
The site contains a modified house (circa-1904) constructed in the Queen Anne style and two 
outbuildings.  The house has a complex roof plan with a southwest corner tower, a front hipped-roof 
section and a rear, gable-roofed mass with cornice returns; shed-roofed dormers at the rear of the 
roof mass; a removed chimney converted to a metal attic vent; fenestration consisting of original 
upper-floor wood-sash windows with decorative diamond-pattern top sash and replaced aluminum 
sash windows on the lower floor. Exterior cladding consists of V-groove wood siding finishing the 
first story, with patterned wood shingles finishing the second story (Figures 1 – 4). 
 

   
 
Figures 1 and 2.  Left image shows the front (west) elevation, as viewed from the street.  Right image details the front 
porch replacement on the west elevation. 
 

   
 
Figures 3 and 4.  Left image shows the rear (east) elevation, with arrows indicating a rear addition and circa-1960s 
aluminum sliding glass doors. The upper-story wood sash windows are original.  Right image details the north 
elevation, with modified entrance beneath the shed roof (arrow).  
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The site contains two outbuildings on the eastern property line (Figures 5 and 6). 
 

   
 
Figures 5 and 6.  Left image shows the circa-1949 wood-clad shed outbuilding at the northwest property corner. Right 
image details the circa-1933 corrugated metal vehicle shed. 
 
Construction Chronology 
 
Based on the Sanborn maps, Assessor records and permits obtained from the City of Capitola 
Planning Department, the following is the estimated building chronology: 
 
• Circa-1904. Construct original house (Assessor’ records and 1905 Sanborn map). 
• Circa-1930. Remove rear service porch and construct rear addition (1933 Sanborn map). 
• Circa-1933. Construct corrugated metal garage (1933 Sanborn map). 
• Circa-1949. Construct wood-framed shed (Assessed in 1949). 
• Permit No. 750, 1952. Reroof part of building with composition shingles. 
• Permit No. 1707, 1958. Reroof part of building with composition shingles. 
• Estimated date, circa-1950s. Install second-floor deck on west elevation. 
• Permit No. 4056, 1968. Reroof unspecified areas of building. 
• Permit No. 7288, 1974. Demolish two structures at unspecified locations. 
• Estimated date, circa-1970s: Replace front porch, relocate entrance to north elevation, construct 

shed roofed entrance porch on north elevation and construct rear wood deck (no permit located 
for this work). 

• Permit No. 14803, 1993. Remove brick chimney and replace with a metal chimney. 
• Permit No. 14865, 1993. Reroof unspecified areas of building. 
• Permit No. BP1998-171, 1998. Repair termite damage at second floor deck. 
• Permit No. BP2011-54, 2011. Repair furnace. 
• Permit No. BP2012-56, 2012. Replace furnace and ductwork. 
• Permit No. BP20160041, 2016. Replace exterior plumbing. 
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Remaining Character Defining Features 
 
An early image of the house appears below (Figure 9). 
 

 
 
Figure 9. Undated image of the subject property, showing the open porch and entrance on the west elevation. 
 
The undated photograph indicates an open front porch and west-elevation entrance, the patterned 
upper-story wood shingles and second-floor decorative wood sash windows.  The remaining 
character-defining features are: 
 
• Complex roof massing with west-elevation hipped roof nested with a gable roof and southwest 

corner tower. 
• Decorative wood detailing, including wide fasciae, cornice returns, cornice boards between the 

first and second stories and wood window surrounds. 
• Second-floor wood-sash windows with decorative, diamond-pattern upper sash. 
• Variation of exterior cladding, with horizontal V-groove siding (6” exposure) finishing the 

lower story and patterned wood shingles on the upper story. 
 
Character Defining Features: Conclusions 
 
The above list indicates the remaining character defining features that are original to the subject 
house and that communicate the Queen Anne Victorian style. While the two outbuildings appear to 
be over 50 years old, both outbuildings were constructed out of the period of significance (circa-
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1904) of the subject house and in styles and materials that are not in keeping with the Queen Anne-
style house. For these reasons, the two outbuildings are not considered to be character-defining 
features of the site. 
 
While no permit exists that dates the modifications that enclosed the front porch and relocated the 
original entrance to the house’s north elevation, inspection of the materials indicate the porch 
alterations to be of recent construction, possibly in the 1970s.  The porch enclosure clearly is a 
recent alteration to the subject house and is not character defining. 
 
 
The Secretary of the Interior’s Standards 
 
The Secretary of the Interior’s Standards for the Treatment of Historic Properties (Standards) 
provides the framework for evaluating the impacts of additions and alterations to historic buildings.  
The Standards describe four treatment approaches:  preservation, rehabilitation, restoration and 
reconstruction.  The Standards require that the treatment approach be determined first, as a different 
set of standards apply to each approach.  For the proposed project, the treatment approach is 
rehabilitation.  The Standards describe rehabilitation as: 
 

In Rehabilitation, historic building materials and character-defining features are protected 
and maintained as they are in the treatment Preservation; however, an assumption is made 
prior to work that existing historic fabric has become damaged or deteriorated over time and, 
as a result, more repair and replacement will be required.  Thus, latitude is given in the 
Standards for Rehabilitation and Guidelines for Rehabilitation to replace extensively 
deteriorated, damaged, or missing features using either traditional or substitute materials.  Of 
the four treatments, only Rehabilitation includes an opportunity to make possible an efficient 
contemporary use through alterations and additions.1 

 
The ten Standards for rehabilitation are: 
 
1. A property will be used as it was historically or be given a new use that requires minimal 

change to its distinctive materials, features, spaces, and spatial relationships.  
2. The historic character of a property will be retained and preserved. The removal of distinctive 

materials or alteration of features, spaces, and spatial relationships that characterize a property 
will be avoided.  

3.  Each property will be recognized as a physical record of its time, place, and use. Changes that 
create a false sense of historical development, such as adding conjectural features or elements 
from other historic properties, will not be undertaken.  

4.  Changes to a property that have acquired historic significance in their own right will be retained 
and preserved.  

5.  Distinctive materials, features, finishes, and construction techniques or examples of 
craftsmanship that characterize a property will be preserved.  

                                                
1 The Secretary of the Interior’s Standards for the Treatment of Historic Properties: Kay D. Weeks and Anne E. 
Grimmer, U.S. Department of the Interior, National Park Service, 1995, 62. 
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6.  Deteriorated historic features will be repaired rather than replaced. Where the severity of 
deterioration requires replacement of a distinctive feature, the new feature will match the old in 
design, color, texture, and, where possible, materials. Replacement of missing features will be 
substantiated by documentary and physical evidence.  

7.  Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means 
possible. Treatments that cause damage to historic materials will not be used.  

8.  Archeological resources will be protected and preserved in place. If such resources must be 
disturbed, mitigation measures will be undertaken.  

9.  New additions, exterior alterations, or related new construction will not destroy historic 
materials, features, and spatial relationships that characterize the property. The new work shall 
be differentiated from the old and will be compatible with the historic materials, features, size, 
scale and proportion, and massing to protect the integrity of the property and its environment.  

10. New additions and adjacent or related new construction will be undertaken in such a manner 
that, if removed in the future, the essential form and integrity of the historic property and its 
environment would be unimpaired. 

 
 
Summary of Proposed Alterations 
 
The proposed project is an interior remodel and installation of a two-story rear addition to the 
existing historic house.  A new fireplace chimney will be constructed behind the tower on the front 
elevation. Removal of the existing outbuildings and the construction of a combined ADU/garage are 
also proposed.  Design Drawings by Cove Britton of Mattson Architects, dated March 11, 2022 
were the design drawings reviewed for this historic evaluation.   
 
Based on recommendations from the design meeting held on January 12, 2022, the following 
modifications were agreed upon by the Client’s design team: 
 

• Wood-shake roof cladding will be installed on the southwest tower, rather than a standing-
seam metal roof. 

• Size of proposed south-elevation chimney reduced.  Chimney relocated to behind the 
southwest tower, to reduce its visibility and highlight the historic structure. 

• Wood siding and wood shingles of the rear addition will be differentiated from the exterior 
wall cladding of the historic house. 

• Original Queen Anne-style wood-sash windows with decorative diamond-pane top sash that 
will be removed for installation of the rear addition will be salvaged and used on the 
building. 
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Evaluation of Proposed Alterations 
 
For the proposed alterations to the subject building, the following lists the ten Standards for 
rehabilitation, with an evaluation given below each standard. 
 
1. A property will be used as it was historically or be given a new use that requires minimal 

change to its distinctive materials, features, spaces, and spatial relationships.  
The proposed alterations will allow the building to continue its residential building use, while 
retaining the existing character defining features that remain on the building, in keeping with this 
Standard. 
 
2. The historic character of a property will be retained and preserved. The removal of distinctive 

materials or alteration of features, spaces, and spatial relationships that characterize a 
property will be avoided.  

The proposed rear addition removes several original Queen Anne-style wood-sash windows from 
the rear elevation.  While these original features are being removed, examples of the historic 
windows exist on the primary elevations.  In addition, these windows will be salvaged and used on 
the proposed rear addition, which will preserve these examples of original craftsmanship. Since the 
Standards prioritize using the rear (and least primary) elevation as the location for additions, the 
relocation of these windows meets this Standard. 
 
3.  Each property will be recognized as a physical record of its time, place, and use. Changes that 

create a false sense of historical development, such as adding conjectural features or elements 
from other historic properties, will not be undertaken. 

The proposed rehabilitation design does not add conjectural features or elements from other historic 
properties that would confuse the remaining character-defining features of the existing building, in 
keeping with this Standard. 
 
4.  Changes to a property that have acquired historic significance in their own right will be 

retained and preserved. 
The Standard does not apply, as no changes have acquired historic significance. 
 
5.  Distinctive materials, features, finishes, and construction techniques or examples of 

craftsmanship that characterize a property will be preserved. 
The proposed alterations maintain the primary elevation’s distinctive materials, features and 
finishes that characterize the property, including the corner tower’s wood-shake cladding, the 
original Queen Anne-style wood-sash windows with diamond-pane top sash, the wood window 
surrounds, the existing wood cladding and the wood details in keeping with this Standard. 
 
6.  Deteriorated historic features will be repaired rather than replaced. Where the severity of 

deterioration requires replacement of a distinctive feature, the new feature will match the old in 
design, color, texture, and, where possible, materials. Replacement of missing features will be 
substantiated by documentary and physical evidence.  

The proposed alterations will repair the remaining character defining features listed above.  
Severely deteriorated features, such as decayed wood window surrounds and wood wall cladding 
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will be repaired, rather than replaced, using established rehabilitation techniques for a given 
substrate.  
 
7.  Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means 

possible. Treatments that cause damage to historic materials will not be used. 
Physical treatments to repair deteriorated woodwork, including the removal of paint, will be 
undertaken using methods that will not damage the historic wood, in keeping with this Standard. 
 
8.  Archeological resources will be protected and preserved in place. If such resources must be 

disturbed, mitigation measures will be undertaken. 
This Standard does not apply, as archaeological features are not identified at the site. 
 
9.  New additions, exterior alterations, or related new construction will not destroy historic 

materials, features, and spatial relationships that characterize the property. The new work shall 
be differentiated from the old and will be compatible with the historic materials, features, size, 
scale and proportion, and massing to protect the integrity of the property and its environment. 

The proposed additions are on the rear and non-primary elevation of the building as recommended 
by this Standard.  Following our preliminary review and design meeting with the Client’s design 
team, the current rehabilitation design has placed the proposed chimney addition further back from 
the southwest corner tower, allowing the tower to remain highlighted and to preserve existing south-
elevation historic windows. 
 
The proposed rear addition will be differentiated from the original house by using wood siding 
boards of a different exposure width and a wood shingle pattern of differing size or shape than the 
original house.  The proposed rear addition is minimally visible from the street and is in scale and 
massing with the original house.  Relocation of several original rear elevation windows preserves 
these examples of historic construction. 
 
The design of the proposed garage/ADU is within scale and massing of the original residence. The 
use of board-and-batten wood siding and modern window technology will clearly differentiate this 
new structure as having been of recent construction.  
 
For these reasons, the proposed rehabilitation design meets this Standard. 
 
10. New additions and adjacent or related new construction will be undertaken in such a manner 

that, if removed in the future, the essential form and integrity of the historic property and its 
environment would be unimpaired. 

If desired, the proposed additions could be removed and the building reversed to its original 
configuration, as the remaining elevations are being minimally impacted by the proposed 
rehabilitation design.  Since the remaining character defining features of the subject house will be 
maintained, the property will maintain adequate historic integrity and satisfy this Standard. 
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Conditions of Approval 
 

1. The details of the porch replacement and first-floor windows, such as the type/configuration of 
the windows and the type/style of the wood columns are not detailed on the drawings. It is 
recommended that the architect provide this information in a proposed porch detail, based on the 
photographic evidence that exists (see Figure 9). 

2. Provide dimensions of the rear addition’s existing and proposed wood wall cladding, including 
the proposed upper-floor shingle pattern and the proposed lower-floor wood siding exposure 
width to ensure it differentiates from the historic house.  

 
Conclusion 
 
In conclusion, the proposed design alterations to 106 Cliff Avenue, Capitola, meet the Secretary of 
the Interior’s Standards for Rehabilitation, provided the conditions of approval are met. Because 
the proposed alterations to the building meet the Standards, the alterations are considered as 
mitigated to a level of less than a significant impact on the historic resource and do not constitute a 
substantial adverse change to the historic resource, thus conforming to the requirements of the 
California Environmental Quality Act (CEQA). 
  
Please contact me with any questions regarding this review letter. 
 
Sincerely,     

   
 
Seth A. Bergstein, Principal 
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106 Cliff Avenue – Existing Conditions Photos from Second Story 
 

View to the north. 108 Cliff Avenue in view. 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

View to the east. Properties of Central Avenue in view. 
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View to the southeast. Existing site garage and property line of 104 Cliff Avenue in view. 
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106 Cliff Avenue – Existing Conditions Photos of Third Story 
 

Rearmost third-story space.  Included within floor area calculations. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Central attic third-story space.  
134

Item 5 B.



 
 

Front turret third-story space, visible from Cliff Avenue. 
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Design Permit Design Review Criteria 

 

17.120.070 Design review criteria. When considering design permit applications, the city shall 

evaluate applications to ensure that they satisfy the following criteria, comply with 

the development standards of the zoning district, conform to policies of the general plan, the local 

coastal program, and any applicable specific plan, and are consistent with any other policies or 

guidelines the city council may adopt for this purpose. To obtain design permit approval, projects 

must satisfy these criteria to the extent they apply. 

 
A. Community Character. The overall project design including site plan, height, massing, 

architectural style, materials, and landscaping contribute to Capitola’s unique coastal village 
character and distinctive sense of place. 

 
B. Neighborhood Compatibility. The project is designed to respect and 

complement adjacent properties. The project height, massing, and intensity is compatible with 
the scale of nearby buildings. The project design incorporates measures to minimize traffic, 
parking, noise, and odor impacts on nearby residential properties. 

 
C. Historic Character. Renovations and additions respect and preserve existing 

historic structure. New structures and additions to non-historic structures reflect and 
complement the historic character of nearby properties and the community at large. 

 
D. Sustainability. The project supports natural resource protection and environmental 

sustainability through features such as on-site renewable energy generation, passive solar 
design, enhanced energy efficiency, water conservation measures, and other 
green building techniques. 

 
E. Pedestrian Environment. The primary entrances are oriented towards and visible from 

the street to support an active public realm and an inviting pedestrian environment. 
 
F. Privacy. The orientation and location of buildings, entrances, windows, doors, decks, and 

other building features minimizes privacy impacts on adjacent properties and provides 
adequate privacy for project occupants. 

 
G. Safety. The project promotes public safety and minimizes opportunities for crime through 

design features such as property access controls (e.g., placement of entrances, fences), 
increased visibility and features that promote a sense of ownership of outdoor space. 

 
H. Massing and Scale. The massing and scale of buildings complement and respect 

neighboring structures and correspond to the scale of the human form. Large volumes are 
divided into small components through varying wall planes, heights, 
and setbacks. Building placement and massing avoids impacts to public views and solar 
access. 

 
I. Architectural Style. Buildings feature an architectural style that is compatible with the 

surrounding built and natural environment, is an authentic implementation of appropriate 
established architectural styles, and reflects Capitola’s unique coastal village character. 

 
J. Articulation and Visual Interest. Building facades are well articulated to add visual interest, 

distinctiveness, and human scale. Building elements such as roofs, doors, windows, and 
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porches are part of an integrated design and relate to the human scale. Architectural details 
such as trim, eaves, window boxes, and brackets contribute to the visual interest of 
the building. 

 
K. Materials. Building facades include a mix of natural, high quality, and durable materials that 

are appropriate to the architectural style, enhance building articulation, and are compatible 
with surrounding development. 

 
L. Parking and Access. Parking areas are located and designed to minimize visual impacts and 

maintain Capitola’s distinctive neighborhoods and pedestrian-friendly environment. Safe and 
convenient connections are provided for pedestrians and bicyclists. 

 
M. Landscaping. Landscaping is an integral part of the overall project design, is appropriate to 

the site and structures, and enhances the surrounding area. 
 
N. Drainage. The site plan is designed to maximize efficiency of on-site drainage with runoff 

directed towards permeable surface areas and engineered retention. 
 
O. Open Space and Public Places. Single-family dwellings feature inviting front yards that 

enhance Capitola’s distinctive neighborhoods. Multifamily residential projects include public 
and private open space that is attractive, accessible, and functional. 
Nonresidential development provides semi-public outdoor spaces, such as plazas and 
courtyards, which help support pedestrian activity within an active and engaging public realm. 

 
P. Signs. The number, location, size, and design of signs complement the project design and 

are compatible with the surrounding context. 
 
Q. Lighting. Exterior lighting is an integral part of the project design with light fixtures designed, 

located, and positioned to minimize illumination of the sky and adjacent properties. 
 
R. Accessory Structures. The design of detached garages, sheds, fences, walls, and 

other accessory structures relates to the primary structure and is compatible 
with adjacent properties. 

 
S. Mechanical Equipment, Trash Receptacles, and Utilities. Mechanical equipment, trash 

receptacles, and utilities are contained within architectural enclosures or fencing, sited in 
unobtrusive locations, and/or screened by landscaping. 
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