
City of Capitola 

 

Planning Commission Meeting Agenda 

Thursday, October 06, 2022 – 7:00 PM 
 

City Council Chambers 

420 Capitola Avenue, Capitola, CA 95010 

Chairperson: Peter Wilk 
 

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

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. 

 

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 

E. Consent Calendar 

A. 216 Central Avenue 

Permit Number: #20-0103 

APN: 036-122-22 

Request to continue. Design Permit, Historic Alteration Permit, a Minor Modification for the 
required parking space dimensions, and a Variance for the nonconforming calculation to 
construct first- and second-story additions to a historic single-family residence 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: TBD 

Property Owner: Lorraine Krilanovich and Lynn Jackson 

Representative: Scott Mitchell, Filed: 06.09.22 
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3. 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. 3720 Capitola Road & 1610 Bulb Avenue  

Permit Number: #22-0149 

APN: 034-18-114 and 031-12-139 

Conceptual Review for (1) future annexation of 1610 Bulb Avenue into Capitola City limit and 
(2) Community Benefit Application for Senior Living facility at 3720 Capitola Road and 1610 Bulb 
Avenue in the Community Commercial (CC) Zoning District.  

Environmental Determination: To be determined 

Property Owner: Zurite LLC and Capitola Land Ventures LLC 

Representative: Zurite LLC and Capitola Land Ventures LLC 

B. 529 Capitola Avenue 

Permit Number: #22-0153 

APN: 035-093-01 

Design Permit and Coastal Development Permit for the demolition of an existing detached 
garage and construction of a new two-story building with a two-car garage on the first floor and 
an ADU on the upper floor located within the MU-N (Mixed Use Neighborhood) zoning district.  

Environmental Determination: Categorical Exemption 15301 

Property Owner: Jim LaTorre 

Representative: Dennis Norton, Filed: 04.19.2022 

C. 401 Capitola Avenue  

Permit Number: #22-0282 

APN: 035-131-11 

Conditional Use Permit and Parking Variance to establish a bar and lounge (pour room) serving 
beer and wine with no onsite parking in the MU-N (Mixed Use Neighborhood) zoning district.  

This project is in the Coastal Zone but does not require a Coastal Development Permit. 

Environmental Determination: Categorical Exemption 15301 

Property Owner: Amy Cheng 

Representative: Richard Emigh Filed: 07.06.2022 

4. Director's Report 

5. Commission Communications 

6. Adjournment 

_____________________________________________________ 
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Notice of In-Person & Remote Access 

 

Meetings are open to the public for in-person attendance at the Capitola City Council Chambers 
located at 420 Capitola Avenue, Capitola, California, 95010.  In accordance with California Senate 
Bill 361, some members of the Planning Commission and City staff may be in attendance remotely. 

 
Other ways to Watch: 

 
- Spectrum Cable Television channel 8 

 
- City of Capitola, California YouTube 
Channel: https://www.youtube.com/channel/UCJgSsB5qqoS7CcD8Iq9Yw1g/videos 

 
To join Zoom Application or Call in to Zoom: 

 
- Meeting link:   
https://us02web.zoom.us/j/84769092900?pwd=anpWVWlQamFzT3BGUm54QStJWTdwQT09 
 
- Or dial one of these phone numbers: 1 (669) 900 6833, 1 (408) 638 0968, 1 (346) 248 7799 
- Meeting ID: 847 6909 2900 
- Meeting Passcode: 379704 
 
To make a remote public comment: 

  
- Via Zoom Application: Use participant option to “raise hand”. The moderator will unmute you. 

  
- Via Zoom phone call: Dial *9 on your phone to “raise your hand”. The moderator will unmute you. 

 

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 
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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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Capitola Planning Commission 

 

Agenda Report 

Meeting: October 6, 2022 

From: Community Development Department 

Topic: 216 Central Avenue 
 
 

Permit Number: #20-0103 

APN: 036-122-22 
Request to continue. Design Permit, Historic Alteration Permit, a Minor Modification for the 
required parking space dimensions, and a Variance for the nonconforming calculation to 
construct first- and second-story additions to a historic single-family residence 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: TBD 

Property Owner: Lorraine Krilanovich and Lynn Jackson 

Representative: Scott Mitchell, Filed: 06.09.22 
 
Recommendation: Continue the item to the November 3, 2022, Planning Commission meeting. 
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Capitola Planning Commission 

 

Agenda Report 

Meeting: October 6, 2022 

From: Community Development Department 

Address: 3720 Capitola Road & 1610 Bulb Avenue  
 
 

Permit Number: #22-0149 

APN: 034-18-114 and 031-12-139 

Conceptual Review for (1) future annexation of 1610 Bulb Avenue into Capitola City limit and (2) 
Community Benefit Application for Senior Living facility at 3720 Capitola Road and 1610 Bulb Avenue 
in the Community Commercial (CC) Zoning District.  

Environmental Determination: To be determined 

Property Owner: Zurite LLC and Capitola Land Ventures LLC 

Representative: Zurite LLC and Capitola Land Ventures LLC 

 

Applicant Proposal: The applicant is seeking feedback on a conceptual review for (1) future annexation 
of 1610 Bulb Avenue into the Capitola city limits and (2) future Community Benefit Application for a Senior 
Living facility on 3720 Capitola Road and 1610 Bulb Avenue.  The property at 3720 Capitola Road is 
located within the Community Commercial (C-C) zoning district.  The applicant is proposing an 80-unit 
assisted living facility with integrated memory care within the approximate 70,000 square-feet, four-story 
building.  

 

Background: On July 6, 2022, the city received a complete application for conceptual review.  The plans 
were then sent to RRM Design for architectural review of the proposed assisted living facility.   

On July 26, 2022, the city received the Design Review memo from RRM Design (Attachment 2).   

 

Discussion: The conceptual review application is for an 80-unit assisted living facility with integrated 
memory care at 3720 Capitola Road and 1610 Bulb Avenue.  The property at 1610 Bulb Avenue is located 
within the County of Santa Cruz and is currently zoned residential.  The purpose of the conceptual review 
is for the applicant to receive feedback from the City related to the proposed (1) future annexation of 
1610 Bulb Avenue into the Capitola city limits and (2) future Community Benefit Application for a Senior 
Living facility, on the two properties.  

In accordance with Chapter 17.88: Incentives for Community Benefits, the applicant is seeking an 
increase to the maximum floor area ratio (FAR) and height standards in exchange for the community 
benefit of a senior assisted living facility.  The applicant is seeking an increase in the FAR from 2.0 to 2.5 
and an increase in height from 35 feet to 53 feet.  All incentives for community benefit applications require 
conceptual review prior to official entitlement application. 

The conceptual review plans are defined enough to provide the City with a broad understanding of the 
intent of the use and future site planning, but lacks many of the details of a complete formal application.  
A future submittal for entitlements shall require a survey, landscape plans, complete elevations, CEQA 
compliance, stormwater, third party reports, and more. It should also be noted that the application does 
not comply with all development standards and objective standards of the code, which will be required 
for an official entitlement application.  Attachment 2 is a table which included the development standards 
for the Community Commercial zoning district relative to the proposed project.   

6

Item 3 A.



 

Incentives for Community Benefits:  Pursuant to Chapter 17.88: Incentives for Community Benefits, 
the applicant is seeking an increase to the maximum floor area ratio (FAR) and height standards in 
exchange for the community benefit of a senior assisted living facility.  The applicant is seeking an 
increase in the maximum FAR from 2.0 to 2.5 and an increase in maximum height from 35 feet to 53 feet. 

All incentives for community benefit applications require conceptual review by Planning Commission and 
City Council in which the applicant receives nonbinding input as to whether the request for incentives is 
worthy of consideration (17.88.070.B).  The current application is to fulfill the conceptual review 
requirement, as well as receive a recommendation from Planning Commission on the proposed 
annexation of 1610 Bulb Avenue into Capitola city limits.     

The purpose of Chapter 17.88 Incentives for Community Benefits is to establish incentives for applicants 
to locate and design development projects in a manner that provides substantial benefits to the 
community. These incentives are intended to facilitate the redevelopment of underutilized properties 
consistent with the vision for the 41st Avenue corridor as described in the general plan.  The city may 
grant incentives only when the community benefits or amenities are offered that are not required.  A 
community benefit must significantly advance general plan or incorporate a project feature that 
substantially exceeds the city’s minimum requirements.  

Properties located in the Community Commercial zoning district that front Capitola Road between Clares 
Street and 42nd Avenue are eligible for incentives.  Chapter 17.88 lists ten eligible project types that are 
considered Community Benefits, including but not limited to public open space, public infrastructure, 
pedestrian and bicycle facilities, low-cost visitor serving amenities, child care facilities, and more. The list 
does not include assisted living facilities; however, it allows a broader review for “other community 
benefits not listed, as proposed by the applicant that are significant and beyond normal requirements”.  
The applicant is seeking feedback on whether or not the proposed 80 unit assisted living facility would 
qualify as a public benefit under the “other community benefits” standard. 

Pursuant to 17.88.080, the city council may approve the requested incentives for eligible projects only if 
all of the following underlined findings can be made in addition to the findings required for any other 
discretionary permit required by the zoning code: 

1. The proposed amenities will provide a substantial benefit to the community and advance the goals of 
the general plan. 
 
Staff Analysis: The General Plan Housing Element highlights elderly households as a special needs 
group that are of important concern in Capitola.  The elderly maintain special needs related to housing 
construction, often requiring ramps, handrails, lower cupboards, and counters to allow for greater 
access and mobility.  Fifteen percent of Capitola’s residents are 65 years of age or older (1,539 
residents).    
 
The following goals and policies are from the Capitola General Plan Housing Element and in support 
of senior assisted living facilities:  
 
Goal 3.0 Housing for Persons with Special Needs Accessible housing and appropriate supportive 

services that provide equal housing opportunities for special needs populations Capitola is home to 

people with special housing needs due to income, family characteristics, disabilities, or other issues. 

These groups include, but are not limited to seniors, families with children, people with disabilities, 

single parent families, and people who are homeless or at risk of becoming homeless. Capitola is 

dedicated to furthering a socially and economically integrated community and therefore is committed 

to providing a continuum of housing and supportive services to help address the diverse needs of its 

residents. 
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Policy 3.1: Encourage the accessibility and utilization of universal design principals in new housing 

construction as well as through conversion of existing housing to create environments that can be 

used by all people. 

Policy 3.3: Support and facilitate programs that address the housing needs of special needs groups 

including the elderly population, homeless persons, female-headed households, extremely low-

income households, and persons with disabilities, including developmental disabilities. 

Policy 3.5: Support the development of accessible and affordable senior rental housing readily 

accessible to support services; provide assistance for seniors to maintain and improve their homes. 

Policy 3.6: Support the development of accessible and affordable housing that is designed to serve 

all ages. 

Policy 3.8: Encourage the integration of special needs housing in residential environments, readily 

accessible to public transit, shopping, public amenities, and supportive services. 

Policy 3.9: Encourage the provision of supportive services for persons with special needs to further 

the greatest level of independence and equal housing opportunities. 

Policy 3.10: Investigate and encourage the development of a variety of housing options for seniors 

including Congregate Housing, Continuing Care Retirement Communities (CCRCs), Assisted Living, 

Mobile Home Parks, co-housing, secondary dwelling units and Independent Living. 

  
2. There are adequate public services and infrastructure to accommodate the 

increased development potential provided by the incentive. 
 
Staff Analysis: The site is serviced by Santa of Cruz Water Department and County of Santa Cruz 
Sanitation.  Both entities provided will-serve letters noting that adequate public services and 
infrastructure are available to accommodate the 80 unit assisted living facility.    
 

3. The public benefit exceeds the minimum requirements of the zoning code or any other provisions of 
local, state, or federal law. 
 
Staff Analysis: Assisted living facilities are not a requirement of the zoning code or local, state, or 
federal law.  The facilities provide the public benefit of additional housing opportunities for residents 
in need of ongoing care.  Since there is no requirement for assisted living and it is a community 
benefit, the proposed public benefit exceeds minimum requirements.   
 

4. The project minimizes adverse impacts to neighboring properties to the greatest extent possible. 
 
Staff Analysis: The proposed assisted living facility is sited with the structure located along the 
Capitola Road frontage and the parking area behind the building on the 1610 Bulb Avenue lot.  The 
project complies with all setback requirements of the Community Commercial zone. Along the front 
and street side property line the building is at least fifteen feet from the curb or street edge and the 
building placement allows for a minimum ten-foot sidewalk along the property frontage.  The C-C 
zone has a no setback requirement for interior sides or rear yards, unless adjacent to a residential 
zoning district.  The building is proposed with no setback on the interior side yard, which is adjacent 
to the commercial zone and currently home to Pono Hawaiian Kitchen and Tap.  The structure is 
setback 85 feet from the proposed rear property line which is adjacent to residential at 1574 Bulb 
Avenue.   
 
To ensure the project minimizes adverse impacts to neighboring properties, Building Official Robin 
Woodman suggests the structure be setback from east property line, where no setback is currently 
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proposed.  There are twenty-two (22) residential rooms with windows proposed on the setback.  This 
design could have impacts on the future redevelopment of the adjacent property.  The building should 
either be redesigned to eliminate windows on the property line or to have an adequate setback for 
the residential rooms.  The conceptual design has not been reviewed by the Fire Marshall.  Staff 
anticipates additional concern from Central Fire regarding access to the bedrooms relative to no 
setback.         
 

5. If in the coastal zone and subject to a coastal development permit, the project enhances coastal 
resources. 
 
Staff Analysis: The property is not located in the Coastal Zone. 

 

Design Review: The primary focus of conceptual review application is to first determine whether the 
assisted living facility qualifies as a public benefit and whether or not the City will support an annexation 
of 1610 Bulb Avenue.  The applicant also chose to initiate early design comments to have the ability to 
work on design revisions while the annexation is processed.  

New multi-family residential structures require a Design Permit pursuant to §17.120.030 and compliance 
with the Objective Design Standard for Multifamily pursuant to §17.82.040 – 17.82.090. The design permit 
process ensures high quality design, harmony with existing community character, and minimized impacts 
to surrounding land uses. All design permit applications require review by city staff and city contracted 
design professionals including a landscape architect and architect.  

The City has contracted with architecture/landscape architecture firm RRM Design Group to provide 
comprehensive peer review of the assisted living facility.  RRM reviewed the application relative to the 
Design Permit Criteria and the Objective Standards.  RRM provided indepth analysis and a summary list 
of items to be further address in future revisions (Attachment 5).  If there is support for the proposed use 
and annexation, the applicant would also like initial design feedback on the concept as submitted. 

 

Staff Recommendation: Provide the applicant with feedback on the concept for a future annexation and 
incentive for community benefit.  If there is general support for the concept, also provide preliminary 
design feedback for the proposed site planning and architecture.     

 
Attachments 

1. Conceptual Plan 
2. Development Standards Table 
3. RRM Design Review Memo 
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Development Standards: The following table includes the development standards for the 
Community Commercial zoning district relative to the proposed assisted living project at 3720 
Capitola Road. 

 

Development Standards 

Building Height 

CC regulation  Proposed 

40 feet – Up to 50 feet with Community Benefit  53 feet (Not in compliance) 

Floor Area Ratio 

C-C Regulation Proposed 

1.0 – Up to 1.5 with a Community Benefit 1.5 

Setbacks 

 C-C Regulation Proposed 

Front  

 

Buildings shall be set back from 
the front and street side 
property line so that: 

1. The building is at least fifteen 
feet from the curb 
or street edge;  

2. Building placement allows for 
a minimum ten-foot sidewalk 
along the property frontage.  

Building is 15 feet from curb. 

 

Building placement allows a 
ten-foot sidewalk along 
property frontage 

Street Side To be determined 

Rear 0 ft. unless adjacent to a 
residential zoning district (see 
Section 17.24.030(E)) 

85 feet 

Interior Side 0 ft. unless adjacent to a 
residential zoning district (see 
Section 17.24.030(E)) 

0 feet 

Landscaping 

Required Proposed 

5% and Where a commercial or industrial zoning district abuts 
a residential zoning district a landscaped planting area, 
extending a minimum of ten feet from the property line, shall 
be provided along all residential property lines. A tree screen 
shall be planted in this area with trees planted at a minimum 
interval of fifteen feet 

 

 

Does not comply.  A ten-foot-
deep landscape strip must be 
be included at the rear 
property line.  A tree screen 
with trees planted at a 
minimum interval of 15 feet 
must be planted along the rear 
property.  
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Parking 

Residential Care Facility 
for the Elderly 

.5 spaces per bed plus 1 
space per 300 sq. ft. of 
office and other non-
residential areas 

Required Proposed 

33 spaces total 

28 Residents (56 beds x 0.5) 

5   Office Space 

32 spaces total 

0 covered 

32 uncovered 

Does Not Comply 

Electric Vehicle Parking 

 Required Proposed 

25 – 49 Parking Spaces 
requires 1 EV Space.  

1 EV Space 1 EV Space 

Bicycle Parking 

Multifamily Dwellings and 
Group Housing:  

• Short-Term 
spaces: 10% of 
required automobile 
spaces, minimum 4 
spaces 

• Long-Term 
spaces: 1 per unit 

Required Proposed 

59 Spaces Total 

 

4 Short-Term Spaces 

 

55 Long-Term Spaces 

 

Requesting a waiver 
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MEMORANDUM 
 

Date: August 10, 2022 
 
To:  Brian Froelich, Senior Planner 
 

Organization:  City of Capitola 
 

From:  RRM Design Group 
 

Title:  Design Review Team 
 

Project Name:  Capitola Senior Living  Project Number:  1783-04-CU22 
 

Topic:  3720 Capitola Road Conceptual Review 
 

 
Dear Brian, 
 
We have reviewed the proposed conceptual project design for compliance with the City 
of Capitola Design Review Criteria (DRC), found within Chapter 17.120.070 – Design 
Review Criteria as well as the Objective Standards (OS) Ordinance, found within Chapter 
17.82 – Objective Standards for Multifamily and Mixed-Use Residential Development 
within the City Municipal Code. 
 
Conceptual project documents reviewed include T Tile Sheet, A1 Architectural Site Plan, 
A2 First Floor Plan, A3 Second Floor Plan, A4 Third Floor Plan (Fourth Floor Similar), A5 
Exterior Elevations, and A6 3D Views. 
 
Neighborhood Character and Patterns 
According to the City of Capitola Zoning Map, the portion of the project site located within 
the City is zoned Community Commercial (C-C), with the southern portion (1610 Bulb 
Avenue) located within the County of Santa Cruz jurisdiction. This County portion of the 
project site is under consideration for annexation into the City of Capitola, which would 
apply the same Community Commercial (C-C) zoning. 
 
The parcel currently contains two existing single-family residences and dog-boarding 
facility. Along Capitola Road, the area can be generally described as a commercial 
context, while on Bulb Avenue, the area can be generally described as a residential 
context. The area immediately surrounding the project site is characterized by a variety 
of land uses including commercial to the north, east, and west and single-family residential 
parcels to the south. 
 
Project Design Review 
The conceptual project proposes to construct four-story, 80 units of senior housing, which 
includes 27 memory care and 53 assisted living units on a 0.93-acre site. Thirty-two Project Location

NORTH

CAPITOLA RD

41ST AVE

B
U

LB
 AVE
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parking spaces area proposed. Based upon our review of the conceptual project plan set, 
the applicant proposes an architectural style that most closely resembles an architectural 
style that “Contemporary Coastal” and has been reviewed as such within this review.  
 
Community Character 

The idea of community character in and of itself can often times be difficult to describe 
and adequately captured within an individual project design. Rather than having only one 
reference point or element to refer to that is emblematic of the character of a place, it is 
more often than not a series or collection of elements – the natural environment, a 
sequence of buildings at varying heights, public spaces, juxtaposed materials and colors, 
landscape placement and selection, among others – that collectively create the setting for 
the creation of a distinctive sense of place.  
 
As indicated in the City’s General Plan, one of the primary guiding principles for the City 
is Community Identity. Community Identity highlights the desire of the Capitola community 
to ensure new development enhances the small-town feel and coastal village charm while 
also ensuring that all areas of the City possess a unique, memorable, and high-quality 
identity (GP-2). Moreover, DRC 17.120.070.A takes this further, identifying that a 
development’s site plan, height, massing, architectural style, materials, and landscaping 
all collectively contribute to the unique coastal village character and distinctive sense of 
place.  
 
In reviewing the provided conceptual plan set for the Capitola Senior Living project, while 
the applicant has introduced elements within the project to convey the primary guiding 
design principals, as discussed in greater detail within this conceptual review, there are a 
number of opportunities for the applicant to address that would collectively begin to create 
a project that more closely exudes the unique coastal village character and distinctive 
sense of place that is Capitola. As this is only the first conceptual project review, it is 
anticipated that the City will receive a formal project submittal of the project at a future 
date that addresses the comments herein and will also include a follow-up design review 
effort. 
 
Site Planning 

Site planning involves an understanding of appropriate building placement and 
configuration, but also the consideration of surrounding context, landscape design, 
adjacent uses, hardscape, and parking. In general, the applicant has appropriately 
oriented the building towards Capitola Road, with secondary emphasis along Bulb 
Avenue. In reviewing the streetscape conditions, Sheet A1 identifies a 10-foot sidewalk 
along Capitola Road, consistent with OS 17.82.040.B requirements. However, the 
applicant should provide sidewalks that meet the minimum sidewalk width requirement 
on Bulb Avenue. Streetscape character is an important visual aesthetic component of the 
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MEMORANDUM 
 

Date: August 10, 2022 
 
To:  Brian Froelich, Senior Planner 
 

Organization:  City of Capitola 
 

From:  RRM Design Group 
 

Title:  Design Review Team 
 

Project Name:  Capitola Senior Living  Project Number:  1783-04-CU22 
 

Topic:  3720 Capitola Road Conceptual Review 
 

 
Dear Brian, 
 
We have reviewed the proposed conceptual project design for compliance with the City 
of Capitola Design Review Criteria (DRC), found within Chapter 17.120.070 – Design 
Review Criteria as well as the Objective Standards (OS) Ordinance, found within Chapter 
17.82 – Objective Standards for Multifamily and Mixed-Use Residential Development 
within the City Municipal Code. 
 
Conceptual project documents reviewed include T Tile Sheet, A1 Architectural Site Plan, 
A2 First Floor Plan, A3 Second Floor Plan, A4 Third Floor Plan (Fourth Floor Similar), A5 
Exterior Elevations, and A6 3D Views. 
 
Neighborhood Character and Patterns 
According to the City of Capitola Zoning Map, the portion of the project site located within 
the City is zoned Community Commercial (C-C), with the southern portion (1610 Bulb 
Avenue) located within the County of Santa Cruz jurisdiction. This County portion of the 
project site is under consideration for annexation into the City of Capitola, which would 
apply the same Community Commercial (C-C) zoning. 
 
The parcel currently contains two existing single-family residences and dog-boarding 
facility. Along Capitola Road, the area can be generally described as a commercial 
context, while on Bulb Avenue, the area can be generally described as a residential 
context. The area immediately surrounding the project site is characterized by a variety 
of land uses including commercial to the north, east, and west and single-family residential 
parcels to the south. 
 
Project Design Review 
The conceptual project proposes to construct four-story, 80 units of senior housing, which 
includes 27 memory care and 53 assisted living units on a 0.93-acre site. Thirty-two 

Community Character Examples within Capitola
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parking spaces area proposed. Based upon our review of the conceptual project plan set, 
the applicant proposes an architectural style that most closely resembles an architectural 
style that “Contemporary Coastal” and has been reviewed as such within this review.  
 
Community Character 

The idea of community character in and of itself can often times be difficult to describe 
and adequately captured within an individual project design. Rather than having only one 
reference point or element to refer to that is emblematic of the character of a place, it is 
more often than not a series or collection of elements – the natural environment, a 
sequence of buildings at varying heights, public spaces, juxtaposed materials and colors, 
landscape placement and selection, among others – that collectively create the setting for 
the creation of a distinctive sense of place.  
 
As indicated in the City’s General Plan, one of the primary guiding principles for the City 
is Community Identity. Community Identity highlights the desire of the Capitola community 
to ensure new development enhances the small-town feel and coastal village charm while 
also ensuring that all areas of the City possess a unique, memorable, and high-quality 
identity (GP-2). Moreover, DRC 17.120.070.A takes this further, identifying that a 
development’s site plan, height, massing, architectural style, materials, and landscaping 
all collectively contribute to the unique coastal village character and distinctive sense of 
place.  
 
In reviewing the provided conceptual plan set for the Capitola Senior Living project, while 
the applicant has introduced elements within the project to convey the primary guiding 
design principals, as discussed in greater detail within this conceptual review, there are a 
number of opportunities for the applicant to address that would collectively begin to create 
a project that more closely exudes the unique coastal village character and distinctive 
sense of place that is Capitola. As this is only the first conceptual project review, it is 
anticipated that the City will receive a formal project submittal of the project at a future 
date that addresses the comments herein and will also include a follow-up design review 
effort. 
 
Site Planning 

Site planning involves an understanding of appropriate building placement and 
configuration, but also the consideration of surrounding context, landscape design, 
adjacent uses, hardscape, and parking. In general, the applicant has appropriately 
oriented the building towards Capitola Road, with secondary emphasis along Bulb 
Avenue. In reviewing the streetscape conditions, Sheet A1 identifies a 10-foot sidewalk 
along Capitola Road, consistent with OS 17.82.040.B requirements. However, the 
applicant should provide sidewalks that meet the minimum sidewalk width requirement 
on Bulb Avenue. Streetscape character is an important visual aesthetic component of the 
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City. According to OS 17.82.040.B.2, one street tree is to be provided for every 30 feet of 
linear feet of sidewalk length. The applicant should provide an adequate number of street 
trees are provided, while also meeting other relevant street tree design standard 
requirements identified in OS 17.82.040.B.2. In addition, per Code requirements, a 
landscape buffer is required to be provided between commercial and residential zoned 
properties and the applicant should incorporate relevant landscape setbacks within the 
project design. It should be noted that no formal conceptual landscape plan has been 
included as part of the preliminary project submittal (DRC 17.120.070.M). Going forward, 
the applicant should provide a conceptual landscape plan to articulate the proposed 
landscaping for the project in order to allow for adequate staff review. The conceptual 
landscape plan should also take into consideration the opportunity to maintain existing 
trees located on-site within the project design, such as the redwood trees located along 
Bulb Avenue. 
 
To support a pedestrian-friendly streetscape, the OS and DRC dictates that parking 
facilities be minimized from view from public streets in order to encourage alternative 
modes of movement (OS 17.82.050.B and DRC 17.120.070.L). As proposed, parking for 
the project is located at the southern portion of the site and is accessed off of Bulb 
Avenue. OS 17.82.050.B.1 notes that no parking is allowed within a front or street side 
setback area. However, as seen on Sheet A1, it appears parking is proposed within the 
street side setback area. Applicant should clarify with staff if parking within the street side 
setback is acceptable and if determined to be adequate, should then comply with the 
design standards noted in OS 17.82.050.B.1.b. Per OS 17.82.050.B.2, the maximum 
width of a new one-way driveway crossing a public sidewalk is 12 feet and 20-feet for a 
two-car driveway. One-way driveway widths on the plan are noted at 14-ft, 15-ft, and 16-
ft respectively, with two-way driveway widths noted at 17’8”. Going forward, applicant 
should revise driveway designs to ensure consistency with OS 17.82.050.B.2 
requirements. Consistent with OS 17.82.050.B.3, the applicant has proposed three curb 
cuts along Bulb Avenue, two one-way and one two-way. Designated loading area for the 
project is identified on Sheet A1 at the eastern portion of the parking area, consistent with 
OS 17.82.050.B.6 requirements.  
 
Architecture 

The City of Capitola as a whole, and the Village in particular, has an eclectic mix of 
architectural styles and detailing that have evolved organically over the years and that 
contribute to the unique coastal village character. Section 17.120.070.I of the Zoning 
Code articulates that buildings should have an architectural style(s) that is compatible with 
the surrounding building and natural environment, is an authentic implementation of 
established architectural styles, and reflect Capitola’s unique coastal village character. As 
previously discussed above, the style portrayed in the conceptual plan set includes 
characteristics of a “Contemporary Coastal” style. The conceptual project lacks the 
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City. According to OS 17.82.040.B.2, one street tree is to be provided for every 30 feet of 
linear feet of sidewalk length. The applicant should provide an adequate number of street 
trees are provided, while also meeting other relevant street tree design standard 
requirements identified in OS 17.82.040.B.2. In addition, per Code requirements, a 
landscape buffer is required to be provided between commercial and residential zoned 
properties and the applicant should incorporate relevant landscape setbacks within the 
project design. It should be noted that no formal conceptual landscape plan has been 
included as part of the preliminary project submittal (DRC 17.120.070.M). Going forward, 
the applicant should provide a conceptual landscape plan to articulate the proposed 
landscaping for the project in order to allow for adequate staff review. The conceptual 
landscape plan should also take into consideration the opportunity to maintain existing 
trees located on-site within the project design, such as the redwood trees located along 
Bulb Avenue. 
 
To support a pedestrian-friendly streetscape, the OS and DRC dictates that parking 
facilities be minimized from view from public streets in order to encourage alternative 
modes of movement (OS 17.82.050.B and DRC 17.120.070.L). As proposed, parking for 
the project is located at the southern portion of the site and is accessed off of Bulb 
Avenue. OS 17.82.050.B.1 notes that no parking is allowed within a front or street side 
setback area. However, as seen on Sheet A1, it appears parking is proposed within the 
street side setback area. Applicant should clarify with staff if parking within the street side 
setback is acceptable and if determined to be adequate, should then comply with the 
design standards noted in OS 17.82.050.B.1.b. Per OS 17.82.050.B.2, the maximum 
width of a new one-way driveway crossing a public sidewalk is 12 feet and 20-feet for a 
two-car driveway. One-way driveway widths on the plan are noted at 14-ft, 15-ft, and 16-
ft respectively, with two-way driveway widths noted at 17’8”. Going forward, applicant 
should revise driveway designs to ensure consistency with OS 17.82.050.B.2 
requirements. Consistent with OS 17.82.050.B.3, the applicant has proposed three curb 
cuts along Bulb Avenue, two one-way and one two-way. Designated loading area for the 
project is identified on Sheet A1 at the eastern portion of the parking area, consistent with 
OS 17.82.050.B.6 requirements.  
 
Architecture 

The City of Capitola as a whole, and the Village in particular, has an eclectic mix of 
architectural styles and detailing that have evolved organically over the years and that 
contribute to the unique coastal village character. Section 17.120.070.I of the Zoning 
Code articulates that buildings should have an architectural style(s) that is compatible with 
the surrounding building and natural environment, is an authentic implementation of 
established architectural styles, and reflect Capitola’s unique coastal village character. As 
previously discussed above, the style portrayed in the conceptual plan set includes 
characteristics of a “Contemporary Coastal” style. The conceptual project lacks the 
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stylistic detailing and level of applied design elements that would further enhance the 
unique coastal village character of the community. Going forward, the applicant should 
look for opportunities to further enhance the architectural style of the project by providing 
enhanced articulation/detailing, greater variation in material/color application, and/or 
introducing additional architectural styles that reflect the unique coastal village character. 
 
Building massing, or the way the building is sized and appears, is a primary and important 
component of building design that provides for human-scale and adequate proportion that 
provides for transition to adjacent buildings and lower density residential uses (DRC 
17.120.070.H). In general, the building design proposes minimal projecting and recessed 
elements and varying wall heights at street facing elevations, resulting in the appearance 
of 50-foot-tall unarticulated wall planes, inconsistent with the existing surrounding context. 
Moreover, the building lacks adequate proportion and scale, appearing box-like and 
lacking a connection to human-scale. Going forward, the applicant should break-up the 
50-foot wall plane with additional projections/recesses and revise to provide greater 
balance and proportionality within the design to provide greater human-scale (OS 
17.82.070.1.a and DRC 17.120.070.H). It appears a prominent massing recess has been 
provided at ground level along Capitola Road, however the massing recess does continue 
to the upper stories and no prominent recess is provided along the Bulb Avenue frontage 
(OS 17.82.070.1.b). While the property to the south of the project site is located within 
County jurisdiction, the land use designation is single-family residential equivalent and it 
is recommended that the applicant verify consistency with the daylight plane requirements 
of OS 17.82.070.2 as well as neighborhood compatibility and privacy requirements of 
DRC 17.120.070.B and 17.120.070.F, looking for opportunities to step down the building 
massing to transition to the single-family residential uses, while also minimizing potential 
traffic, parking, noise, odor, and privacy impacts. 
 
DRC 17.120.070.J notes that building facades should be well articulated to add visual 
interest, distinctiveness, and human scale. The project has begun to include articulation 
and detailing that are varied and interesting with human-scale design details. While some 
of these elements assist in reducing the perceived massing and box-like features of the 
building, additional attention to articulation and detailing is needed to further reduce the 
building mass and box-like appearance, add visual interest, and human scale (OS 
17.82.080.A and DRC 17.120.070.J). For example, while trellis and shed roof elements 
at the first story aide in defining the human-scale, they appear haphazard and 
intermittently applied within the design and do little to reduce the box-like appearance. 
Also, it appears blank wall planes along street facing elevations have been largely 
minimized, however applicant should verify consistency with OS 17.82.080.B.1, as there 
appears to be areas along both Capitola Road and Bulb Avenue that exceed the 
requirements. 
 

Examples of Coastal Architecture in Capitola
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stylistic detailing and level of applied design elements that would further enhance the 
unique coastal village character of the community. Going forward, the applicant should 
look for opportunities to further enhance the architectural style of the project by providing 
enhanced articulation/detailing, greater variation in material/color application, and/or 
introducing additional architectural styles that reflect the unique coastal village character. 
 
Building massing, or the way the building is sized and appears, is a primary and important 
component of building design that provides for human-scale and adequate proportion that 
provides for transition to adjacent buildings and lower density residential uses (DRC 
17.120.070.H). In general, the building design proposes minimal projecting and recessed 
elements and varying wall heights at street facing elevations, resulting in the appearance 
of 50-foot-tall unarticulated wall planes, inconsistent with the existing surrounding context. 
Moreover, the building lacks adequate proportion and scale, appearing box-like and 
lacking a connection to human-scale. Going forward, the applicant should break-up the 
50-foot wall plane with additional projections/recesses and revise to provide greater 
balance and proportionality within the design to provide greater human-scale (OS 
17.82.070.1.a and DRC 17.120.070.H). It appears a prominent massing recess has been 
provided at ground level along Capitola Road, however the massing recess does continue 
to the upper stories and no prominent recess is provided along the Bulb Avenue frontage 
(OS 17.82.070.1.b). While the property to the south of the project site is located within 
County jurisdiction, the land use designation is single-family residential equivalent and it 
is recommended that the applicant verify consistency with the daylight plane requirements 
of OS 17.82.070.2 as well as neighborhood compatibility and privacy requirements of 
DRC 17.120.070.B and 17.120.070.F, looking for opportunities to step down the building 
massing to transition to the single-family residential uses, while also minimizing potential 
traffic, parking, noise, odor, and privacy impacts. 
 
DRC 17.120.070.J notes that building facades should be well articulated to add visual 
interest, distinctiveness, and human scale. The project has begun to include articulation 
and detailing that are varied and interesting with human-scale design details. While some 
of these elements assist in reducing the perceived massing and box-like features of the 
building, additional attention to articulation and detailing is needed to further reduce the 
building mass and box-like appearance, add visual interest, and human scale (OS 
17.82.080.A and DRC 17.120.070.J). For example, while trellis and shed roof elements 
at the first story aide in defining the human-scale, they appear haphazard and 
intermittently applied within the design and do little to reduce the box-like appearance. 
Also, it appears blank wall planes along street facing elevations have been largely 
minimized, however applicant should verify consistency with OS 17.82.080.B.1, as there 
appears to be areas along both Capitola Road and Bulb Avenue that exceed the 
requirements. 
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stylistic detailing and level of applied design elements that would further enhance the 
unique coastal village character of the community. Going forward, the applicant should 
look for opportunities to further enhance the architectural style of the project by providing 
enhanced articulation/detailing, greater variation in material/color application, and/or 
introducing additional architectural styles that reflect the unique coastal village character. 
 
Building massing, or the way the building is sized and appears, is a primary and important 
component of building design that provides for human-scale and adequate proportion that 
provides for transition to adjacent buildings and lower density residential uses (DRC 
17.120.070.H). In general, the building design proposes minimal projecting and recessed 
elements and varying wall heights at street facing elevations, resulting in the appearance 
of 50-foot-tall unarticulated wall planes, inconsistent with the existing surrounding context. 
Moreover, the building lacks adequate proportion and scale, appearing box-like and 
lacking a connection to human-scale. Going forward, the applicant should break-up the 
50-foot wall plane with additional projections/recesses and revise to provide greater 
balance and proportionality within the design to provide greater human-scale (OS 
17.82.070.1.a and DRC 17.120.070.H). It appears a prominent massing recess has been 
provided at ground level along Capitola Road, however the massing recess does continue 
to the upper stories and no prominent recess is provided along the Bulb Avenue frontage 
(OS 17.82.070.1.b). While the property to the south of the project site is located within 
County jurisdiction, the land use designation is single-family residential equivalent and it 
is recommended that the applicant verify consistency with the daylight plane requirements 
of OS 17.82.070.2 as well as neighborhood compatibility and privacy requirements of 
DRC 17.120.070.B and 17.120.070.F, looking for opportunities to step down the building 
massing to transition to the single-family residential uses, while also minimizing potential 
traffic, parking, noise, odor, and privacy impacts. 
 
DRC 17.120.070.J notes that building facades should be well articulated to add visual 
interest, distinctiveness, and human scale. The project has begun to include articulation 
and detailing that are varied and interesting with human-scale design details. While some 
of these elements assist in reducing the perceived massing and box-like features of the 
building, additional attention to articulation and detailing is needed to further reduce the 
building mass and box-like appearance, add visual interest, and human scale (OS 
17.82.080.A and DRC 17.120.070.J). For example, while trellis and shed roof elements 
at the first story aide in defining the human-scale, they appear haphazard and 
intermittently applied within the design and do little to reduce the box-like appearance. 
Also, it appears blank wall planes along street facing elevations have been largely 
minimized, however applicant should verify consistency with OS 17.82.080.B.1, as there 
appears to be areas along both Capitola Road and Bulb Avenue that exceed the 
requirements. 
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OS 17.82.080.B.3 identifies that each building façade facing a street shall include a 
minimum of two façade design elements, as identified in the OS. Along Capitola Road, it 
appears the project intends to include balconies, varied exterior colors, and varied wall 
materials, while along Bulb Avenue, it appears the project intends to include shutters, a 
balcony, varied exterior colors, and varied wall materials. While the design intent is 
generally provided, the applicant should verify façade design element approach as well 
as consistency with the percentage requirements of OS 17.82.080.B.3 for selected 
elements. Moreover, while the conceptual plan set provided appears to show consistent 
architectural application on all sides of the building (OS 17.82.080.B.6), the façade design 
elements approach should result in a unified design aesthetic. Also it should be noted that 
no elevation has been provided for the east elevation (internal side) for staff review and 
should be provided going forward. In addition, while faux closed shutters appear to be 
placed along the West and South Elevations, they do not appear on the Capitola Road 
elevation, and the applicant should provide consistent articulation and detailing on all 
elevations. Rather than faux closed shutters, shutters associated with windows may better 
facilitate the design direction intended for the project. 
 
The project proposes to include gable, hip, shed, and dormer roof elements within the 
design, considered appropriate to the selected architectural style direction. Per OS 
17.82.080.B.4.a, roof eaves are required to project two-feet from the street-facing building 
wall and include ornamental brackets or decorative fascia with eave returns. While 
decorative brackets have been provided at gable ends, it is unclear the projecting width 
of the roof eaves and the applicant should verify consistency with this requirement. 
Moreover, while gable, hip, and shed roof elements are shown on the street-facing 
elevations, applicant should verify consistency with the percentage roof form variation of 
OS 17.82.080.B.4.b and the roof detail and ornamentation requirement of OS 
17.82.080.B.4.c. 
 
Acknowledging the need for vehicular drop off and ADA access, the primary entry for the 
project is located on the south elevation, adjacent to the drop-off and parking areas. 
Another secondary entrance is provided along the Capitola Road frontage. As identified 
within the OS and DRC, primary building entrances providing interior access to multiple 
units must face the street (OS 17.82.060.B.3 and DRC 17.120.070.E) in order to provide 
an active public realm and inviting pedestrian environment. Applicant should look for 
opportunities to relocate the primary entry to a street facing elevation or work with City 
staff to approve an exception to this requirement. If an exception is pursued, the primary 
entry design shall comply with the design standards identified in OS 17.82.060.B.3.c. In 
addition, the design associated with the secondary entrance should be revised to allow 
for greater sunlight access and visibility, while also meeting relevant OS 17.82.060.C.1 
design criteria. As currently designed, the upper stories tower over the entry, creating 
additional shading to this entry located on the north side of the building and should also 
include additional refinements to enhance its prominence and presence along Capitola 
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stylistic detailing and level of applied design elements that would further enhance the 
unique coastal village character of the community. Going forward, the applicant should 
look for opportunities to further enhance the architectural style of the project by providing 
enhanced articulation/detailing, greater variation in material/color application, and/or 
introducing additional architectural styles that reflect the unique coastal village character. 
 
Building massing, or the way the building is sized and appears, is a primary and important 
component of building design that provides for human-scale and adequate proportion that 
provides for transition to adjacent buildings and lower density residential uses (DRC 
17.120.070.H). In general, the building design proposes minimal projecting and recessed 
elements and varying wall heights at street facing elevations, resulting in the appearance 
of 50-foot-tall unarticulated wall planes, inconsistent with the existing surrounding context. 
Moreover, the building lacks adequate proportion and scale, appearing box-like and 
lacking a connection to human-scale. Going forward, the applicant should break-up the 
50-foot wall plane with additional projections/recesses and revise to provide greater 
balance and proportionality within the design to provide greater human-scale (OS 
17.82.070.1.a and DRC 17.120.070.H). It appears a prominent massing recess has been 
provided at ground level along Capitola Road, however the massing recess does continue 
to the upper stories and no prominent recess is provided along the Bulb Avenue frontage 
(OS 17.82.070.1.b). While the property to the south of the project site is located within 
County jurisdiction, the land use designation is single-family residential equivalent and it 
is recommended that the applicant verify consistency with the daylight plane requirements 
of OS 17.82.070.2 as well as neighborhood compatibility and privacy requirements of 
DRC 17.120.070.B and 17.120.070.F, looking for opportunities to step down the building 
massing to transition to the single-family residential uses, while also minimizing potential 
traffic, parking, noise, odor, and privacy impacts. 
 
DRC 17.120.070.J notes that building facades should be well articulated to add visual 
interest, distinctiveness, and human scale. The project has begun to include articulation 
and detailing that are varied and interesting with human-scale design details. While some 
of these elements assist in reducing the perceived massing and box-like features of the 
building, additional attention to articulation and detailing is needed to further reduce the 
building mass and box-like appearance, add visual interest, and human scale (OS 
17.82.080.A and DRC 17.120.070.J). For example, while trellis and shed roof elements 
at the first story aide in defining the human-scale, they appear haphazard and 
intermittently applied within the design and do little to reduce the box-like appearance. 
Also, it appears blank wall planes along street facing elevations have been largely 
minimized, however applicant should verify consistency with OS 17.82.080.B.1, as there 
appears to be areas along both Capitola Road and Bulb Avenue that exceed the 
requirements. 
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OS 17.82.080.B.3 identifies that each building façade facing a street shall include a 
minimum of two façade design elements, as identified in the OS. Along Capitola Road, it 
appears the project intends to include balconies, varied exterior colors, and varied wall 
materials, while along Bulb Avenue, it appears the project intends to include shutters, a 
balcony, varied exterior colors, and varied wall materials. While the design intent is 
generally provided, the applicant should verify façade design element approach as well 
as consistency with the percentage requirements of OS 17.82.080.B.3 for selected 
elements. Moreover, while the conceptual plan set provided appears to show consistent 
architectural application on all sides of the building (OS 17.82.080.B.6), the façade design 
elements approach should result in a unified design aesthetic. Also it should be noted that 
no elevation has been provided for the east elevation (internal side) for staff review and 
should be provided going forward. In addition, while faux closed shutters appear to be 
placed along the West and South Elevations, they do not appear on the Capitola Road 
elevation, and the applicant should provide consistent articulation and detailing on all 
elevations. Rather than faux closed shutters, shutters associated with windows may better 
facilitate the design direction intended for the project. 
 
The project proposes to include gable, hip, shed, and dormer roof elements within the 
design, considered appropriate to the selected architectural style direction. Per OS 
17.82.080.B.4.a, roof eaves are required to project two-feet from the street-facing building 
wall and include ornamental brackets or decorative fascia with eave returns. While 
decorative brackets have been provided at gable ends, it is unclear the projecting width 
of the roof eaves and the applicant should verify consistency with this requirement. 
Moreover, while gable, hip, and shed roof elements are shown on the street-facing 
elevations, applicant should verify consistency with the percentage roof form variation of 
OS 17.82.080.B.4.b and the roof detail and ornamentation requirement of OS 
17.82.080.B.4.c. 
 
Acknowledging the need for vehicular drop off and ADA access, the primary entry for the 
project is located on the south elevation, adjacent to the drop-off and parking areas. 
Another secondary entrance is provided along the Capitola Road frontage. As identified 
within the OS and DRC, primary building entrances providing interior access to multiple 
units must face the street (OS 17.82.060.B.3 and DRC 17.120.070.E) in order to provide 
an active public realm and inviting pedestrian environment. Applicant should look for 
opportunities to relocate the primary entry to a street facing elevation or work with City 
staff to approve an exception to this requirement. If an exception is pursued, the primary 
entry design shall comply with the design standards identified in OS 17.82.060.B.3.c. In 
addition, the design associated with the secondary entrance should be revised to allow 
for greater sunlight access and visibility, while also meeting relevant OS 17.82.060.C.1 
design criteria. As currently designed, the upper stories tower over the entry, creating 
additional shading to this entry located on the north side of the building and should also 
include additional refinements to enhance its prominence and presence along Capitola 
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Road. While an on-site pedestrian walkway is shown on Sheet A1 connecting to the public 
sidewalk, the applicant should verify it meets the 6-foot minimum width requirement of OS 
17.82.060.B.4. The primary entry design contains a covered entry featuring a gabled roof 
element and supporting decorative columns projecting from the building façade (OS 
17.82.060.C.1). While consistent with the design direction of the project, the transitional 
relationship between the design approach above and the primary entry below creates an 
abrupt transition that could be softened through various design interventions, while 
maintaining primary entry emphasis.  
 
Windows proposed along the street facing elevations appear to provide built-up profile 
trim/framing, consistent with OS 17.82.080.B.2, with detailing continuing onto the south 
elevation facing the parking area. However, it is unclear whether or not doors along these 
same street facing elevations contain the built-up profile trim/framing. Applicant should 
incorporate build-up profile trim/framing at street-facing doors as well as verify 
consistency with the 2-inch minimum trim offset for windows and doors from the building. 
In addition, east elevation along the interior property line is shown at a 0-foot setback with 
windows. Applicant should verify with the fire department to determine whether they can 
adequately serve the project as shown. 
 
DRC 17.120.070.K of the Zoning Code states that projects should include a mix of natural, 
high-quality, and durable materials that are appropriate to a selected architectural style, 
enhance building articulation, and are compatible with surrounding development. As 
noted on Sheet A3, materials proposed for the project include vertical and horizontal 
siding, board and batten, El Dorado stone veneer, trim, metal roof, and laminate shingles. 
Colors proposed include Dunn Edwards Trade Winds (Det 647), Dunn Edwards Silver 
Screen (Det 591), Dunn Edwards Light Gray (Det 789), Iron Creek (Det 5775), Dunn 
Edwards River Rocks (Det 6061), and Dunn Edwards So Chic! (Det 614). While not 
inappropriate to a coastal aesthetic, the application of colors/materials appears 
haphazard, splitting the building in half and further emphasizing the poor building 
proportions (DRC 17.120.070.K). Moreover, the application of darker colors at the upper 
stories furthers the appearance of a top-heavy project. Going forward, the applicant 
should look for opportunities to refine the color/material application to enhance the 
selected architectural style and relocate darker colors to ground level in order to more 
clearly define a base, body, and cap. 
 
General Comments 

Given the conceptual stage in which this project was reviewed, minimal information was 
provided regarding the sustainability aspects of the project. Going forward, the applicant 
should clarify any intended project features related to sustainability, such as on-site 
energy generation, passive solar design, enhanced energy efficiencies, water 
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Road. While an on-site pedestrian walkway is shown on Sheet A1 connecting to the public 
sidewalk, the applicant should verify it meets the 6-foot minimum width requirement of OS 
17.82.060.B.4. The primary entry design contains a covered entry featuring a gabled roof 
element and supporting decorative columns projecting from the building façade (OS 
17.82.060.C.1). While consistent with the design direction of the project, the transitional 
relationship between the design approach above and the primary entry below creates an 
abrupt transition that could be softened through various design interventions, while 
maintaining primary entry emphasis.  
 
Windows proposed along the street facing elevations appear to provide built-up profile 
trim/framing, consistent with OS 17.82.080.B.2, with detailing continuing onto the south 
elevation facing the parking area. However, it is unclear whether or not doors along these 
same street facing elevations contain the built-up profile trim/framing. Applicant should 
incorporate build-up profile trim/framing at street-facing doors as well as verify 
consistency with the 2-inch minimum trim offset for windows and doors from the building. 
In addition, east elevation along the interior property line is shown at a 0-foot setback with 
windows. Applicant should verify with the fire department to determine whether they can 
adequately serve the project as shown. 
 
DRC 17.120.070.K of the Zoning Code states that projects should include a mix of natural, 
high-quality, and durable materials that are appropriate to a selected architectural style, 
enhance building articulation, and are compatible with surrounding development. As 
noted on Sheet A3, materials proposed for the project include vertical and horizontal 
siding, board and batten, El Dorado stone veneer, trim, metal roof, and laminate shingles. 
Colors proposed include Dunn Edwards Trade Winds (Det 647), Dunn Edwards Silver 
Screen (Det 591), Dunn Edwards Light Gray (Det 789), Iron Creek (Det 5775), Dunn 
Edwards River Rocks (Det 6061), and Dunn Edwards So Chic! (Det 614). While not 
inappropriate to a coastal aesthetic, the application of colors/materials appears 
haphazard, splitting the building in half and further emphasizing the poor building 
proportions (DRC 17.120.070.K). Moreover, the application of darker colors at the upper 
stories furthers the appearance of a top-heavy project. Going forward, the applicant 
should look for opportunities to refine the color/material application to enhance the 
selected architectural style and relocate darker colors to ground level in order to more 
clearly define a base, body, and cap. 
 
General Comments 

Given the conceptual stage in which this project was reviewed, minimal information was 
provided regarding the sustainability aspects of the project. Going forward, the applicant 
should clarify any intended project features related to sustainability, such as on-site 
energy generation, passive solar design, enhanced energy efficiencies, water 
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upper stories.
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conservation measures, and/or other green building techniques to allow for adequate staff 
review (DRC 17.120.070.D).  
 
In reviewing the Site Plan, the trash and emergency generator enclosures are located to 
the southeast at the rear of the site and away from the street view. Applicant should 
ensure that the trash enclosure is appropriately screened from street view with solid 
enclosure (OS 17.82.090.B.1.b and DRC 17.120.070.S). Moreover, additional information 
should be provided regarding the emergency generator enclosure to allow for adequate 
review. 
 
It is assumed that roof wells will be utilized to screen mechanical equipment atop the roof. 
The applicant should ensure that all equipment will be adequately screened with sufficient 
roof height (OS 17.82.090.B.2.a and DRC 17.120.070.S). 
 
As noted in the CZC, exterior lighting should be considered an integral part of a project 
design, with light fixtures being designed, located, and positioned in order to minimize 
illumination of the sky and adjacent properties (DRC 17.120.070.Q). As part of the next 
submittal, applicant should clearly identify type and location of proposed site and building 
light fixtures for the project while also ensuring selected fixtures minimize illumination of 
the sky and nearby properties. 
 
Sheet A2 appears to show front patio along Capitola Road projecting into public right-of-
way. Applicant should clarify design intent and approach. 
 
Contextual white boxes shown in project renderings should be shown at existing, real-
world scale and in context of the project site.  
 
Additional Information Needed 
The following project information is needed to ensure adequate staff review going 
forward: 

1. Conceptual Landscape Plan 
2. East Building Elevation 

 
Design Recommendations 
The following recommendations are made to better respond to the proposed 
“Contemporary Coastal” architectural style and to enhance the overall project design. 

Community Character 

1. Revise project design to include elements to convey the primary guiding design 
principles, as discussed further within this review, and address opportunities to 
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ensure the project more closely exudes the unique coastal village character and 
distinctive sense of place that is Capitola (DRC 17.120.070.H). 

 

Site Planning 

2. Ensure that the sidewalks meet the minimum 10-foot sidewalk width requirement on 
Bulb Avenue (OS 17.82.040.B).  

3. Provide an adequate number of street trees along the street frontage per OS 
17.82.040.B.2, while also meeting other relevant street tree design standard 
requirements identified in OS 17.82.040.B.2.  

4. Provide a landscape buffer per Municipal Code requirements between commercial 
and residential zoned properties within the project design. 

5. Provide a conceptual landscape plan to allow for adequate staff review (DRC 
17.120.070.M). The conceptual landscape plan should also take into consideration 
the opportunity to maintain existing trees located on-site within the project design, 
such as the redwood trees located along Bulb Avenue. 

6. Remove parking from side yard setback area per OS 17.82.050.B.1. If staff 
determines parking in the side yard setback to be acceptable, any parking within the 
setback should comply with the design standards noted in OS 17.82.050.B.1.b.  

7. Revise driveway designs to ensure consistency with OS 17.82.050.B.2 
requirements. 

Architecture 

8. Enhance the selected architectural style of the project by providing greater 
articulation/detailing, additional variation in material/color application, and/or 
introducing additional architectural styles that reflect the unique coastal village 
character (DRC 17.120.070.I). 

9. Break-up the 50-foot wall plane with additional projections/recesses and wall heights 
in order to provide greater balance and proportionality within the design and provide 
greater human-scale (OS 17.82.070.1.a and DRC 17.120.070.H).  

10. Provide a prominent massing recess element along Capitola Road and Bulb Avenue 
from ground level to roof level to enhance human-scale and proportionality (OS 
17.82.070.1.b).  

11. Ensure consistency with the daylight plane requirements of OS 17.82.070.2 at the 
south elevation, looking for opportunities to step down the building massing to 
transition to the single-family residential uses, and the neighborhood compatibility 
requirements of DRC 17.120.070.B and 17.120.070.F, minimizing potential traffic, 
parking, noise, odor, and privacy impacts. 

8 
 

ensure the project more closely exudes the unique coastal village character and 
distinctive sense of place that is Capitola (DRC 17.120.070.H). 

 

Site Planning 

2. Ensure that the sidewalks meet the minimum 10-foot sidewalk width requirement on 
Bulb Avenue (OS 17.82.040.B).  

3. Provide an adequate number of street trees along the street frontage per OS 
17.82.040.B.2, while also meeting other relevant street tree design standard 
requirements identified in OS 17.82.040.B.2.  

4. Provide a landscape buffer per Municipal Code requirements between commercial 
and residential zoned properties within the project design. 

5. Provide a conceptual landscape plan to allow for adequate staff review (DRC 
17.120.070.M). The conceptual landscape plan should also take into consideration 
the opportunity to maintain existing trees located on-site within the project design, 
such as the redwood trees located along Bulb Avenue. 

6. Remove parking from side yard setback area per OS 17.82.050.B.1. If staff 
determines parking in the side yard setback to be acceptable, any parking within the 
setback should comply with the design standards noted in OS 17.82.050.B.1.b.  

7. Revise driveway designs to ensure consistency with OS 17.82.050.B.2 
requirements. 

Architecture 

8. Enhance the selected architectural style of the project by providing greater 
articulation/detailing, additional variation in material/color application, and/or 
introducing additional architectural styles that reflect the unique coastal village 
character (DRC 17.120.070.I). 

9. Break-up the 50-foot wall plane with additional projections/recesses and wall heights 
in order to provide greater balance and proportionality within the design and provide 
greater human-scale (OS 17.82.070.1.a and DRC 17.120.070.H).  

10. Provide a prominent massing recess element along Capitola Road and Bulb Avenue 
from ground level to roof level to enhance human-scale and proportionality (OS 
17.82.070.1.b).  

11. Ensure consistency with the daylight plane requirements of OS 17.82.070.2 at the 
south elevation, looking for opportunities to step down the building massing to 
transition to the single-family residential uses, and the neighborhood compatibility 
requirements of DRC 17.120.070.B and 17.120.070.F, minimizing potential traffic, 
parking, noise, odor, and privacy impacts. 

28

Item 3 A.



11

8 
 

ensure the project more closely exudes the unique coastal village character and 
distinctive sense of place that is Capitola (DRC 17.120.070.H). 

 

Site Planning 

2. Ensure that the sidewalks meet the minimum 10-foot sidewalk width requirement on 
Bulb Avenue (OS 17.82.040.B).  

3. Provide an adequate number of street trees along the street frontage per OS 
17.82.040.B.2, while also meeting other relevant street tree design standard 
requirements identified in OS 17.82.040.B.2.  

4. Provide a landscape buffer per Municipal Code requirements between commercial 
and residential zoned properties within the project design. 

5. Provide a conceptual landscape plan to allow for adequate staff review (DRC 
17.120.070.M). The conceptual landscape plan should also take into consideration 
the opportunity to maintain existing trees located on-site within the project design, 
such as the redwood trees located along Bulb Avenue. 

6. Remove parking from side yard setback area per OS 17.82.050.B.1. If staff 
determines parking in the side yard setback to be acceptable, any parking within the 
setback should comply with the design standards noted in OS 17.82.050.B.1.b.  

7. Revise driveway designs to ensure consistency with OS 17.82.050.B.2 
requirements. 

Architecture 

8. Enhance the selected architectural style of the project by providing greater 
articulation/detailing, additional variation in material/color application, and/or 
introducing additional architectural styles that reflect the unique coastal village 
character (DRC 17.120.070.I). 

9. Break-up the 50-foot wall plane with additional projections/recesses and wall heights 
in order to provide greater balance and proportionality within the design and provide 
greater human-scale (OS 17.82.070.1.a and DRC 17.120.070.H).  

10. Provide a prominent massing recess element along Capitola Road and Bulb Avenue 
from ground level to roof level to enhance human-scale and proportionality (OS 
17.82.070.1.b).  

11. Ensure consistency with the daylight plane requirements of OS 17.82.070.2 at the 
south elevation, looking for opportunities to step down the building massing to 
transition to the single-family residential uses, and the neighborhood compatibility 
requirements of DRC 17.120.070.B and 17.120.070.F, minimizing potential traffic, 
parking, noise, odor, and privacy impacts. 
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12. Refine articulation and detailing to further reduce the building mass and box-like 
appearance of the project and enhance human scale (OS 17.82.080.A and DRC 
17.120.070.J). For example, while trellis and shed roof elements at the first story 
aide in defining the human-scale, they appear haphazard and intermittently applied 
within the design and do little to reduce the box-like appearance.  

13. Verify consistency with OS 17.82.080.B.1, as there appears to be blank wall areas 
along both Capitola Road and Bulb Avenue that exceed the blank wall design 
standard requirements. 

14. Verify façade design element approach as well as consistency with the percentage 
requirements of OS 17.82.080.B.3 for selected design elements.  

15. Provide consistent architectural application on all sides of the building in order to 
provide a unified design aesthetic (OS 17.82.080.B.6). For example, faux closed 
shutters appear to be placed along the West and South Elevations, they do not 
appear on the Capitola Road elevation; rather than faux closed shutters, shutters 
associated with windows may better facilitate the design direction intended for the 
project.  

16. Provide East Elevation for the building to allow for adequate staff review. 
17. Verify consistency with the percentage roof form variation of OS 17.82.080.B.4.b 

and the roof detail and ornamentation requirement of OS 17.82.080.B.4.c.  
18. Verify roof eaves project a minimum of 2-feet from street facing building facades 

(OS 17.82.080.B.4.a). 
19. Look for opportunities to relocate the primary building entry to a street facing 

elevation (OS 17.82.060.B.3 and DRC 17.120.070.E) in order to provide an active 
public realm and inviting pedestrian environment. If an exception is pursued, the 
primary entry design shall comply with the design standards identified in OS 
17.82.060.B.3.c.  

20. Revise the secondary building entry facing Capitola Road to allow for greater 
sunlight access and visibility, while also meeting relevant OS 17.82.060.C.1 design 
criteria. 

21. Verify on-site sidewalk connecting to the public sidewalk meets the 6-foot minimum 
width requirement of OS 17.82.060.B.4. 

22. Soften the building transition to the primary building entry through various design 
interventions, while maintaining primary building entry emphasis (OS 
17.82.060.C.1). 

23. Incorporate build-up profile trim/framing at street-facing doors (OS 17.82.080.B.2). 
24. Verify consistency with the 2-inch minimum trim offset for windows and doors from 

the building (OS 17.82.080.B.2). 
25. Verify with the fire department that 0-foot building setback at east property line can 

be adequately serviced as shown. 
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26. Refine the colors/materials application to align with the selected architectural style 
and relocate darker colors to ground level in order to more clearly define a base, 
body, and cap in order to enhance the overall project design (DRC 17.120.070.K). 

General Comments 
27. Clarify any intended project features related to sustainability, such as on-site 

energy generation, passive solar design, enhanced energy efficiencies, water 
conservation measures, and/or other green building techniques (DRC 
17.120.070.D). 

28. Provide trash and emergency generators enclosures to ensure areas are screened 
from street view with solid enclosure (OS 17.82.090.B.1.b). Provide additional 
information on emergency generator enclosure for adequate review. 

29. Ensure that all mechanical equipment is adequately screened with sufficient roof 
well height (OS 17.82.090.B.2.a). 

30. Identify type and location of proposed site and building light fixtures for the project 
while also ensuring selected fixtures minimizes illumination of the sky and nearby 
properties as part of the next submittal (DRC 17.120.070.Q). 

31. Applicant should clarify design intent and approach of patio shown along Capitola 
Road that projects into the public right-of-way. 

32. Show contextual white boxes in project renderings at existing, real-world scale and 
in context of the project site.  

 
Overall, we feel the applicant has proposed a project that is lacking connection to the 
location and context of the project site. As addressed above, we have a number of 
concerns identified regarding consistency with the OS related to massing, neighborhood 
context, articulation/detailing, roof, primary entry, windows and doors, among others, that 
will have to be adequately addressed by the applicant to ensure a project that 
appropriately addresses the location and context of the site while also being consistent 
with City’s desire for high quality new developments.  
 
Very truly yours, 
 

RRM DESIGN GROUP 
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Capitola Planning Commission 

 

Agenda Report 

Meeting: October 06, 2022 

From: Community Development Department 

Address: 529 Capitola Avenue 
 
 

Permit Number: #22-0153 

APN: 035-093-01 

Design Permit and Coastal Development Permit for the demolition of an existing detached garage 
and construction of a new two-story building with a two-car garage on the first floor and an ADU 
on the upper floor located within the MU-N (Mixed Use Neighborhood) zoning district.  

Environmental Determination: Categorical Exemption 15301 

Property Owner: Jim LaTorre 

Representative: Dennis Norton, Filed: 04.19.2022 
 
Applicant Proposal 
The applicant is proposing to construct a two-story detached building with a 485 square-foot two 
car garage on the first floor and a 563 square-foot ADU on the upper floor in the MU-N (Mixed 
Use Neighborhood) zoning district. The applicant is requesting consideration of a deviation from 
standards for two windows at the south façade of the ADU to be clear rather than opaque or 
clerestory, as required by code. With the proposed conditions of approval, the application 
complies with all development standards of the MU-N zone.  
 
Background 
On June 6, 2019, the Planning Commission approved the addition of two dormers and a 

renovation to the historic primary residence on the property. The city contracted with a consultant 

to prepare a Secretary of Interior Standards Review. The review did not evaluate the detached 

garage, which is now proposed for demolition.  

The city contracted with consultant, Leslie Dill to prepare a Preliminary Historic Evaluation for the 

detached garage as an addendum to the prior review. On September 9, 2022, the consultant 

furnished the report to city with a conclusion that the garage does not meet the criteria for 

designation as a Historic Resource (attachment #2). 

On September 14, 2022, Development and Design Review staff reviewed the application and 
provided the applicant with the following direction:  
 
Public Works:  Completed a plan review and provided conditions of approval in advance of the 
meeting.   
 
Building Official, Robin Woodman: Commented that the sewer lateral for the ADU would need to 
be independent or tie into the existing main down gradient from the cleanout. Also, a single line 
drawing showing the gas line would be required for the Building Permit plan submittal.   
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Senior Planner, Brian Froelich: Advised that the proposed fence and gate adjacent to the driveway 
were in the sight distance triangle. He noted that the parallel parking configuration is atypical and 
would functionally benefit from a widened driveway approach with permeable pavers. Also, 
Planner Froelich commented that the upper floor windows facing neighboring properties are 
required to be clerestory or opaque (17.74.090 B2) 
 
The applicant responded with revised plans that show a widened driveway apron that utilizes 
permeable pavers. The applicant is requesting a Deviation from Standards for the south facing 
upper floor windows to remain clear per section 17.74.100.  
 
Development Standards 
The following table outlines the zoning code requirements for development of a detached, two 
story ADU in the MU-N Zoning District. The new building complies with all quantitative 
development standards.  
 

Building Height 

ADU/MU-N Regulation Existing Proposed 

22 ft.  - 22 ft. 

Floor Area Ratio (FAR) 

 Maximum Proposed 

Lot size  4,000 sq. ft. 4,000 sq. ft. 

Maximum Floor Area Ratio 1.0 (Max 4,000 sq. ft.)  - 

ADU First Story  - 485 sq. ft. 

ADU Second Story  - 563 sq. ft. 

(e) House no change - 1,380 sq. ft. 

Total FAR 100% (4,000 sq. ft.) 60.7% (2,428 sq. ft.) 

Setbacks 

 ADU/MU-N 
regulation 

Existing Proposed 

Front Yard  0 ft. - 72 ft. 

Street Side Yard  4 ft. min. - 15 ft. first floor 
13 ft. upper floor 

Interior Side Yard  4 ft. min. - 4 ft.  
 

Rear Yard  4 ft. min. - 4 ft. 

Parking 

> 1,500 sq. ft.: 2 per unit 
plus 1 per ADU 

Required Existing Proposed 

3 spaces total 
0 covered 
3 uncovered 

0 spaces total 
0 covered 
0uncovered 

3 spaces total 
2 covered 
1 uncovered 

Underground Utilities: Required with 25% increase in area Yes, for ADU 

 
Discussion 
The applicant is proposing to construct a 485 square-foot two car garage with a 563 square foot 
ADU on the upper floor.   
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Historic Evaluation 
The property located at 529 Capitola Avenue is listed on the city’s Historic Structures list. In 2019, 
the owner was approved for a remodel/addition to the primary structure. The application required 
the city to hire a consultant to prepare a Secretary of Interior Standards Review. The review did 
not address the detached garage that is now proposed for removal. With the current application, 
the city contracted the same consultant, Leslie Dill to prepare an analysis of the detached garage. 
The investigation concluded that the garage was built by at least 1927, however, does not meet 
the criteria for designation.   
 
Objective Design Standards 
Two-story ADUs are subject to the objective design standards in CMC §17.74.090.  The objective 
design standards are included below in underline format with staff analysis following. 
 

1. Entrance Orientation – Detached ADU.  The primary entrance to a detached accessory 
dwelling unit shall face the front or interior of the parcel unless the accessory dwelling unit 
is directly accessible from an alley or a public street. 
Staff Analysis:  The primary entrance to the ADU faces the interior and front of the parcel. 
 

2. Privacy Impacts.  To minimize privacy impacts on adjacent properties, the following 
requirements apply to walls with windows within eight feet of an interior side or rear 
property line abutting a residential use: 

a. For a single-story wall or the first story of a two-story wall, privacy impacts shall be 
minimized by either: 

i. A six-foot solid fence on the property line; or 
ii. Clerestory or opaque windows for all windows facing the adjacent property. 

b. For a second-story wall, all windows facing the adjacent property shall be 
clerestory or opaque. 

Staff Analysis:  The applicant is requesting consideration of a deviation from standards to 
allow two windows on the south façade of the ADU to be clear. Planning staff is 
recommending that the windows be raised with a minimum sill height of 60 inches or be 
treated with an opaque coating at 60 inches and below (condition #15). 

 
3. Second-Story Decks and Balconies. Second-story decks and balconies shall be located 

and designed to minimize privacy impacts on adjacent residential properties, as 
determined by the Planning Commission through the design permit approval process. 
Staff Analysis:  The proposal has no upper floor decks or balconies. 

 
4. Architectural Details. –only architectural detail requirement in Table 17.74-2 that applies 

to detached ADUs is the requirement that the roof pitch be 4:12 or match the primary 
structure. 
Staff Analysis:  The proposed ADU utilizes a 2:12 roof pitch, which matches the dormer 
roof pitch on the primary structure. The primary structure is historic and has an 8.5:12 
pitch, which is generally not feasible for a two-story building with a 22-foot height limit. The 
design is compatible with the primary structure by relating to the portion of the roofline that 
is not historic.  

 
5. Building Additions to Historic Structures. 

Staff Analysis:  The city contracted with a consultant to prepare a Historic Evaluation of 
the existing garage propose for demolition. The consultant found that the garage was not 
eligible for designation as a resource.  
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Deviation from Standards 
The applicant is requesting consideration of one deviation from standards for two windows in the 
ADU. Section 17.74.100 allows the Planning Commission to allow deviations from objective 
standards for ADUs without necessity of a variance. Specifically, the applicant wants to install 
clear windows on the south façade of the building at the kitchen and living room windows. 
Planning staff met the owner at the property and viewed existing conditions and visibility toward 
the neighboring property to the south. The nearest structure is a single story cottage that is 
screened by vegetation at the property line. After review, Planning staff is recommending an 
alternative that sill heights be raised to 60 inches above the finished floor or portions of the 
windows below 60 inches be opaque.  
 
Parking 
Pursuant to Zoning Code section 17.76.020(C)(2), parking must be brought up to standard when 
the floor area is increased by more than ten percent. The proposed garage increases the floor 
area by more than ten percent and therefore parking must be brought up to standard, including 
three uncovered parking spaces (2 primary residence and 1 ADU). The applicant is proposing 
three total parking spaces (two garage spaces and one uncovered in the driveway). The lot 
currently provides no parking spaces. 
 
In concept, the proposed parking layout complies with the basic dimensions of parking spaces 
required onsite. The uncovered driveway parking space is oriented in an atypical, parallel 
formation to the street. Inherent site constraints and considerations of no existing parking, historic 
primary structure, no existing curb cut on Capitola Avenue, and a lot width of 40 feet result in a 
necessity for flexibility in parking design. The applicant is proposing a flared driveway apron that 
is 40 feet wide at the property line. The applicable standard in the MU-N zone for driveways and 
curb cut limits width to 40% of lot width or 20 feet, like the R-1 zone, except the provision only 
applies where a new driveway crosses a public sidewalk (17.20.040). No sidewalk is planned at 
this location, so the proposed driveway apron and parking space complies with standards. The 
flared driveway increases the functionality, visibility, and safety of the proposed parallel parking 
space.  The city is requiring completion of a deferred sidewalk agreement so in the event a 
sidewalk is built along Beverly, the owner would be required to pay for the installation of new curb, 
gutter, sidewalk, and curb ramp improvements (Condition #20).  
 
Recommended Conditions of Approval 
Planning staff is recommending the following project specific condition of approval to address 
the proposed deviation during the Building Permit stage of the project: 
 
15.  The applicant shall raise the sill height of the windows on the south side of the ADU to be a 

minimum of 60 inches above finished floor or treat any portion of the windows below 60 
inches above finished floor with an opaque coating. 

 
CEQA 
Section 15301 of the CEQA Guidelines exempts the construction of ADUs and garages on 
properties that are developed with a primary residence. No adverse environmental impacts were 
discovered during review of the proposed project. 
 
Recommendation 
Staff recommends the Planning Commission approve application #22-0153 based on the 
following Conditions and Findings of Approval. 
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Attachments 
1. Plan Set 
2. Historic Evaluation – September 9, 2022 

 
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 October 6, 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 two-story detached building with a 485 

square-foot two car garage on the first floor and a 563 square-foot ADU on the upper floor. 
The maximum Floor Area Ratio for the 4,000-square-foot property is 1:1 (4,000 square 
feet). The FAR of the project is 60.7% with a total of 2,428 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 October 6, 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. Upon receipt of certificate of occupancy, garbage and recycling containers shall be placed 
out of public view on non-collection days.  
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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 #22-0153 
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. Prior to issuance of building permits, the building permit plans must show that the new 
overhead utility lines will be underground to the nearest utility pole and/or meter.  
 

13. Exterior lighting 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.  
 

14. 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 accessory dwelling unit shall not be sold separately from the primary dwelling.  

 
15. The applicant shall raise the sill height of the windows on the south side of the ADU to be 

a minimum of 60 inches above finished floor or treat any portion of the windows below 60 
inches above finished floor with an opaque coating. 

 
Public Works 

 
16. 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. 

 
17. 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. 

 
18. Prior to issuance of building permits, the applicant shall submit a stormwater applicable 

Post Construction Requirements (PCRs) and Public Works Standard Details, including all 
standards relating to low impact development (LID). 

 
19. 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. 
 

20. The applicant shall work with the Public Works Department to complete a Deferred 
Sidewalk Agreement in place of installing new curb, gutter, sidewalk, and curb ramp 
improvements.  
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21. 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. 
 

22. The new driveway approach shall not change the existing flowline along the Beverly Drive 
frontage. 

 
Accessory Dwelling Unit Design Permit Findings: 

A. The exterior design of the accessory dwelling unit is compatible with the primary 
dwelling on the parcel through architectural use of building forms, height, 
construction materials, colors, landscaping, and other methods that conform to 
acceptable construction practices. 
The proposed ADU utilizes a board and batten siding with colors consistent to the primary 
dwelling and a 2:12 roof pitch to coordinate with the dormer roof line of the primary 
dwelling. The exterior design is compatible with the primary dwelling on the parcel. 

 
B. The exterior design is in harmony with, and maintains the scale of, the 

neighborhood. 
The proposed ADU utilizes materials and a two-story building form common within the 
neighborhood.  Also, the ADU complies with the 22-foot maximum ADU height limit and is 
well within the zone height limit of 25. Therefore, the exterior design is in harmony with, 
and maintains the scale of the neighborhood. 

 
C. The accessory dwelling unit will not create excessive noise, traffic, or parking 

congestion. 
The proposed project is a single-bedroom ADU on a site that is being brought into parking 
compliance.  The ADU will not create excessive noise, traffic, or parking congestion. 

 
D. The accessory dwelling unit has or will have access to adequate water and sewer 

service as determined by the applicable service provider. 
The proposed ADU is located on a developed lot in a residential and mixed-use 
neighborhood with adequate water and sewer service.   

 
E. Adequate open space and landscaping have been provided that are usable for both 

the accessory dwelling unit and the primary residence. Open space and 
landscaping provide for privacy and screening of adjacent properties. 
The proposed project provides adequate open space for the accessory dwelling unit and 
the primary residence.  The yard is well landscaped and provides ample outdoor open 
space for both units.   

 
F. The location and design of the accessory dwelling unit maintain a compatible 

relationship to adjacent properties and do not significantly impact the privacy, light, 
air, solar access, or parking of adjacent properties. 
The proposed ADU is in the rear of the property.  Potential impacts to privacy, light, air, 
solar access, and parking have been considered and mitigated in design and with 
conditions of approval.  The location and design of the ADU maintains a compatible 
relationship with adjacent properties. 

 
G. The accessory dwelling unit generally limits the major access stairs, decks, entry 

doors, and major windows to the walls facing the primary residence, or to the alley 
if applicable. Windows that impact the privacy of the neighboring side or rear yard 

37

Item 3 B.



have been minimized. The design of the accessory dwelling unit complements the 
design of the primary residence and does not visually dominate it or the 
surrounding properties. 
The internal staircase to the proposed second-story ADU faces the interior of the lot and 
the primary residence. The applicant is requesting consideration for clear windows facing 
the property on the south. Planning staff is recommending a condition that windows on 
the south façade have a minimum sill height of 60 inches or be opaque for portions of the 
windows below 60 inches. The design of the ADU, with siding materials similar to the 
primary residence and similar roof pitch to the dormer, complements the design of the 
primary residence and does not visually dominate it or the surrounding properties. 

 
H. The site plan is consistent with physical development policies of the general plan, 

any area plan or specific plan, or other city policy for physical development. If 
located in the coastal zone, the site plan is consistent with policies of the local 
coastal plan. If located in the coastal zone and subject to a coastal development 
permit, the proposed development will not have adverse impacts on coastal 
resources. 
The location of the proposed ADU complies with the development standards in CMC 
§17.74.080.  The project is within the coastal zone and complies with the local coastal 
plan. 

 
I. The project would not impair public views along the ocean and of scenic coastal 

areas. Where appropriate and feasible, the site plan restores and enhances the 
visual quality of visually degraded areas. 
The project does not impair public views of the ocean or scenic coastal areas. 

 
J. The project deviation (if applicable) is necessary due to special circumstances 

applicable to subject property, including size, shape, topography, location, existing 
structures, or surroundings, and the strict application of this chapter would deprive 
subject property of privileges enjoyed by other properties in the vicinity and under 
identical zoning classification. 
The applicant is requesting consideration for clear windows on the south façade. The 
applicant asserts that there is adequate landscape screening a distance between 
structures to maintain privacy. Planning staff has added condition #15, which represents 
a compromise between strict code compliance and the applicant’s proposal.  

 
Coastal Development Permit 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 529 Capitola 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 accessory dwelling unit (ADU) will maintain or enhance vegetation 
consistent with the allowed use and will not have an effect on natural habitats or natural 
resources. 
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D. The project maintains or enhances low-cost public recreational access, including 

to the beach and ocean. 
The project involves an ADU and will not negatively impact low-cost public recreational 
access.   
 

E. The project maintains or enhances opportunities for visitors. 
The project involves an ADU and will not negatively impact visitor serving opportunities. 
 

F. The project maintains or enhances coastal resources. 
The project involves an ADU and 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 project complies with all applicable design criteria, design guidelines, area 
plans, and development standards.  The operating characteristics are consistent with the 
MU-N (Mixed-Use Neighborhood) 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 an ADU on a mixed-use lot of record.  The project is consistent with 
the LCP goals for appropriate coastal development and land uses.   

 
Prepared By: Brian Froelich 
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PO BOX 1332 
SAN JOSE CA 95109 

 
408.297.2684 OFFICE 

www.archivesandarchitecture.com 

 

 

September 9, 2022 
 
Attn: Brian Froelich, AICP 
Senior Planner 
City of Capitola 
420 Capitola Avenue 
Capitola, CA 95010 
(Via email) 
 
RE:  Preliminary Historical Evaluation of Detached Garage – 529 Capitola Avenue, Capitola, CA 
 APN# 035-093-01  
 
Dear Brian: 
 
This letter constitutes a preliminary historic resource evaluation (Phase One Report) for the garage 
on the property located in the City of Capitola, County of Santa Cruz, at 529 Capitola Avenue. The 
property contains two buildings: the main house and a detached garage. 
 
Executive Summary 
The detached garage at 529 Capitola Avenue, although being built on the site by at least 1927, does 
not meet the criteria for listing on the California Register of Historical Resources as a contributing 
structure to the significant property, nor does the garage meet the criteria for designation as a 
Historic Resource utilizing the criteria of the City of Capitola Historic Resource Ordinance. 
 
INTRODUCTION 

Intent of this Memorandum 
In the City of Capitola, California, an historical resource evaluation is often required to accompany a 
project submittal when the city determines that extant structures on the property are at least 50 
years old. This property is listed on the 2005 City of Capitola Historic Structures List; however, a 
property does not have to be listed on a historic resource inventory or historic property register to 
warrant this type of evaluation as a part of the development review process. Based on the 
information presented in this letter, findings can be made or subsequent additional documentation 
could be required by the City of Capitola Community Development Department. 
 
The detached garage and its non-historic lean-to addition are currently proposed for demolition 
and replacement. A preliminary historic evaluation, such as presented in this letter, can be used to 
determine the potential for historical significance of a building, structure, site, and/or 
improvement.  
 
 
 

49

Item 3 B.



2 
 

A R C H I V E S  &  A R C H I T E C T U R E  

 

Policy and Regulatory Background  
The City’s historic preservation policies recognize older buildings for their historical and 
architectural significance as well as their contributions to the identity, diversity, and economic 
welfare of the community. The historic buildings of Capitola highlight the City's unique heritage and 
enable residents to better understand its identity through these links with the past. When a project 
has the potential to affect a historic resource which is either listed, or eligible for listing, on the 
California Register of Historical Resources, or is eligible for designation as a Historic Resource 
under City of Capitola’s criteria, the City considers the impact of the project on this significance. 
Each of these listing or designation processes is based on specific historic evaluation criteria.  
 
Property Status 
The parcel at 529 Capitola Avenue is identified on the 2005 City of Capitola Historic Structures List 
with the status of 7N. This designation, according to the State of California Historical Resource 
Status Codes, indicates that the property may require additional evaluation. The property was first 
identified as part of the Capitola Architectural Survey published in 1986 (indicated by the 
designation “D” on the Historic Structures List), and as shown in the Capitola Architectural Survey.  
 
 

 

Detail from the 1986 City of Capitola Architectural Survey 
 
The property was further identified within the 2004 Draft Historic Context Statement For the City of 
Capitola (Context Statement), written by Carolyn Swift (indicated by the designation “C” on the 
Historic Structures List). 
 
For a rehabilitation and addition project at the property, a Secretary of the Interior’s Standards 
Review was conducted in May 2019 by Archives & Architecture LLC, and the character-defining 
features of the property were listed (see addendum). No evaluation of the historic significance was 
undertaken. The main portion of the detached garage was not part of the project scope, so the 
garage was not evaluated for its contribution to the property at that time.  
 
The buildings on the property at 529 Capitola Ave. have not been previously evaluated locally at an 
intensive level. The property is not listed or designated as a part of any state or national survey of 
historic resources. The preparer of this report reviewed the detached garage building on the 
subject property under local, state, and national criteria, to analyze eligibility for listing or 
designation as a historic property. 
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Detail photo and text from the 2004 Draft Historic Context Statement for the City of Capitola  

 
Qualifications 
Archives & Architecture, LLC, is a cultural resource management firm located in San Jose, California. 
Leslie Dill, partner in the firm and the author of this letter, meets the Secretary of the Interior’s 
qualifications within the fields of architectural history and historic architecture to perform 
identification, evaluation, registration, and treatment activities in compliance with state and federal 
environmental laws, and are listed with the California Historical Resource Information System 
(CHRIS). The standards are outlined in 36 CFR Part 61.  
 
Methodology 
The methodology used for this historic evaluation included an on-site visual observation of the 
extant buildings, property, and neighborhood setting; a preliminary-level investigation into the 
history of the property and its associations. The report references the historic survey listing of the 
residence in the Capitola Architectural Survey and reviews historic documentation of the property 
including the City of Capitola Architectural Survey and the Draft Historic Context Statement for the 
City of Capitola. This letter includes an evaluation of the garage within the context of the 
development of the local area and early development in what is now the City of Capitola, as well as 
architectural associations. 
 
Property Description 
The subject property consists of a rectangular parcel of just under a tenth of an acre. The one-and-
one-half-story house is set to the northeast on the parcel, facing the main frontage on Capitola 
Avenue (approximately east) and running parallel to the secondary frontage along Beverly Avenue. 
The one-story detached garage, the subject of this preliminary review letter, is located in the 
northwest corner of the property, accessed directly from Beverly Avenue.  
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Assessor’s Map of 529 Capitola Avenue, Capitola  
The blue rectangle follows the property lines; the red oval encircles the subject garage building 

 
HISTORICAL BACKGROUND 

Historical Context 
The Context Statement notes: “Significant single-family residences are those directly related to 
Capitola’s architectural chronology…” [as summarized at the end of the Context Statement as 
follows]: 
  

1906-1920 

Types of Existing Resources:  

Capitola Heights subdivision houses along Wharf Road 

Vacation homes built in village, on Depot Hill, Fairview Tract, and Opal Cliff 

Rosedale Avenue subdivision homes 

Lawn Way cottages 

Village apartment buildings and single-family structures 

Houses built on former beet sugar mill factory site 

Village commercial structures 

El Salto cottages 

Farm Structures between Wharf Road and Forty-first Avenue 

 

Associated themes:  

Economic Development: Industry; Agriculture; Land Development, Business, 

and Tourism; Real Estate Management 
 
The property has been identified as significant to the City of Capitola and appears on the City’s 2005 
Historic Structures List. Earlier evaluations, all brief mentions in larger surveys, indicate that the 
parcel, particularly the main house, conveys significant historical aspects of the economic growth of 
Capitola, as the property embodies associations with historic patterns of development, including 
the residential development along Capitola Avenue and associations with the Sugar Beet Factory 
that was located immediately north of this property in the late-nineteenth century. The property is 
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associated with an original owner, Vincent Canepa, who fished out of Capitola around the turn of 
the twentieth century, and his daughter, Edith Canepa Castagnola. 
 
The house at 529 Capitola Ave. was likely built in the late nineteenth century, identified by the 
Context Statement as early as ca. 1874. The HRI originally estimated the house as ca. 1915, possibly 
identifying a move-on date, but also identifying the earliest date known in a range of years when 
the house was first constructed or moved onto the current location. Confusing the historical record, 
Edith Canepa Castagnola was reported to have been born in the house; however, her birthday was 
in 1899, well before the house appears in its current location. The house represents an older form 
of residence and use of materials in the City of Capitola and the region. It is clad in board-and-
batten and has a simple gabled form associated with the National Style of that time. 
 
The date of the detached garage could also be ascertained only within a range between 1914, when 
no buildings are identified at this location on the USGS Map, and 1927, when the garage appears on 
the Sanborn Insurance Map of that year (labeled “A” for “automobile-related”). The garage is also a 
simple structure, with a rectangular footprint, mud sill, and gabled roof.  
 
Neighborhood History 
In the first decades of the twentieth century, Capitola Avenue was a rural road leading into Capitola 
Village from Santa Cruz and the South San Francisco Bay Area. With a background of fields and 
orchards, a scattering of single-family houses had been built along its route. The road was 
developed over time as methods of transportation changed from carriage and rail to automobile.  
 
The 2004 Draft Historic Context Statement of the City of Capitola (Context Statement) focuses on the 
history of Capitola Village and highlights significant subdivisions that were developed during the 
Frederick A. Hihn years around the turn of the last century and under H. Allen Rispin’s ownership 
from 1919 to around 1926. The property is outside of these focal areas; it is in a neighborhood that 
was sold as individual parcels and developed more organically over time than many areas of 
Capitola.  
 
Although outside the main boundaries of the early Village of Capitola, the property would be 
considered within the patterns and themes of the Residential Phase II development of the city’s 
Context Statement. The Context Statement notes: “Hihn planned expansive improvements for 
Capitola between 1895 and 1905 to transition from Camp Capitola to Capitola By-the-Sea. In 
addition to an expanded number of rental units and apartments, Hihn planned several new 
subdivisions in areas previously occupied cabins or tents…” “Examples of Property Types” of this 
phase of development “… include bungalow cottages, duplex vacation homes, apartments, and 
single-family dwellings.” In the early twentieth century, the subdivision of the subject area into a 
regular series of residential parcels was undertaken by Frederick A. Hihn, the well-known and 
significant figure in the historical development of the city and region. In the 1880s and earlier, F. A. 
Hihn had acquired the larger immediate acreage as a part of his substantial real estate investment 
in Capitola and other coastal communities.  
 
As early as January 1911, Lloyd Bowman, a local surveyor, created a subdivision map of the area. 
The subdivision is officially referred to as “North Capitola” in real estate documents, although the 
area was also referred to as “Sugar Mill Field.” The sugar mill field refers to the nineteenth-century 
sugar-beet processing mill property that was divided into the parcels along the west side of 
Capitola Avenue north of the subject property and also divided into the Riverview Terrace 
neighborhood bordering the Soquel River, across Beverly Street and northwest of the subject 
property. There is at least one legal reference to “North Capitola” from 1902, so this term may have 
been in use earlier than the Hihn subdivision map of 1911.  The North Capitola subdivision 
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encompasses two long blocks on the west side of Capitola Avenue. The main property frontages are 
along Capitola Avenue and Oak Drive, and the blocks span from Bay Avenue, across Beverly Avenue, 
and to the rear of the parcels that front Riverview Drive. The neighborhood was advertised with 
parcels for sale in 1926, but the area was still largely rural and residential and didn’t fully develop 
until the post-WWII era. 
 

 
1931 Standard Map Service Atlas of Santa Cruz County, page 29, illustrating North Capitola 

Subdivision. University of California, Santa Cruz. McHenry Library, Special Collections (online) 
The subject property is approximately located at the “C” in “North Capitola” 

 
 
Property Development 
In 1912, the USGS topographic maps do not illustrate any buildings in the immediate location of the 
subject property. After 1922 the house and property are clearly illustrated at the current address.  
 

 

1922 Capitola By-the-Sea Real Estate Map, showing the “North Capitola” blocks as not-for-sale 
Note: No outbuildings are illustrated on any properties on this map 
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1927 Sanborn Insurance Map, showing historic house and two outbuildings.  

One of the outbuildings is no longer extant 
 
Outside the main boundaries of the early Village of Capitola, the house and detached garage appear 
on the parcel during the Rispin era of the 1920s; however, the house does not represent a 1920s 
design, and the parcel is not included in any of the specific subdivisions mentioned in the Context 
Statement. Instead, the house represents an older structure, likely moved onto the site in the early 
twentieth century. The significance is conveyed from the older National Style residence, and what 
that represents in the larger context of Capitola’s development. The parcel is across Beverly Avenue 
from the Sugar Beet Mill property, and the age and materials of the construction suggest that the 
house may have been associated with that complex. The detached garage is more likely to have 
been built in-situ, again based on its construction materials and detailing. 

 
Personages 
The property is associated with the Vincent Canepa family. They are a significant Capitola and Santa 
Cruz area Italian-American fishing family. This researcher could not find any documents or 
resources that could identify the detached garage in any meaningful way with the legacy of this 
family.  
 
ARCHITECTURAL BACKGROUND  

Architecture and Description 
The form and detailing of the house at the front of the property serve to document its age and 
provide its character. It features a low, almost cubical volume, topped by a relatively steep full-
width gabled roof that encloses a second story, recently expanded with differentiated dormers. The 
one-story rear wing, now altered, featured a shed roof typical of nineteenth-century designs. The 
house displays distinctive board-and-batten siding, single-wall construction, and simple decoration 
that indicate that the house is from the late-nineteenth century. The front porch features flat arches 
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that were utilized in porch designs of the 1860s; the porch does not appear on the 1927 Sanborn 
Insurance maps, so is not historic, but its design, size, and scale are compatible with the age and 
original design of the house. Per the 1986 Historic Resources Inventory, the original cottage was of 
note for its “Vertical board & batten, simple bargeboard and two flat arches in entryway porch 
roof.” According to the Draft Historic Context Statement, the style of the house is “Vernacular 
board-and-batten,” and the house was likely built ca. 1874. 
 
The subject detached garage building is a vernacular design, not associated with a specific style, 
meaning it doesn’t include such elements such as trim or cladding that might visually tie it to the 
house design or other design movements, even though the house and garage share board-and-
batten exterior siding design. It features a rectangular footprint on a mud sill with a recent brick 
floor. The board-and-batten vertical walls serve as both structure and siding. The roof is a 
moderately pitched gable, covered in rolled roofing. The shallow eaves have exposed rafter tails 
and no blocking. The front (north), main opening consists of a pair of swinging board-and-batten 
doors. There is a small gable-end window facing south; it is a fixed wood sash with three lites and 
thin muntins; it appears to be salvaged from an earlier structure and added into a simple opening 
cut into the rear wall without trim. 
 

 

Detached Garage – 529 Capitola Ave., Viewed from the north (from Beverly Avenue), August 2022 
(Photo by Leslie Dill) 

 
The materials and form of the garage are not distinctive in a way that tie the building to a place, 
style, materials, or personages. Many other single-wall structures in the region were decoratively 
clad in horizontal siding and included such features as boxed eaves or special window trim, but this 
garage exhibits a purely functional design where the exterior exposed envelope is also the 
structure. The garage features board-and-batten siding and built using board framing; these 
building techniques are associated with residential framing in the late 1800s in this part of 
California, and, in more rural local areas, they were used into the early 1900s for sheds and 
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agricultural buildings. The boards do not exhibit saw cuts or square nails that would associate the 
design with an early (i.e., mid-nineteenth-century) structure. The closely spaced board sheathing 
also suggests that the structure is not from the 1860s through 1870s when skip sheathing was used 
(boards laid with gaps). The board walls do not appear to be old-growth redwood, which would 
signify age and regional use of materials, and the boards and structure are seriously deteriorating. 
The lack of ridge board or ridge beam, along with the single-wall construction, suggests a turn-of-
the-twentieth-century design, and likelihood of having been built on-site, but these features could 
have been incorporated into a later building (1910 or 20s) because of the building’s simple historic 
function as a shed or garage in a relatively rural area. So, the materials and design of the building 
are consistent with the maps that show the range of construction from 1914 to 1926, most likely at 
the earlier end of that range. 
 
 

 

Detached Garage – 529 Capitola Ave., Viewed from the northeast, August 2022 (Photo by Leslie Dill) 
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Rear of Detached Garage and Shed Addition – 529 Capitola Ave., Viewed from the south, August 2022 
(Photo by Leslie Dill) 

 

 

Detached Garage View of Interior Roof Framing – Detail, August 2022 (Photo by Leslie Dill) 
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Detached Garage Round Nail Examples – Details, August 2022 (Photo by Leslie Dill) 
PRELIMINARY EVALUATION 

Integrity 
According to the Office of Historic Preservation Technical Assistance Series #6  

 
Integrity is the authenticity of a historical resource’s physical identity evidenced by the 
survival of characteristics that existed during the resource’s period of significance. 
Historical resources eligible for listing in the California Register must meet one of the 
criteria of significance described above and retain enough of their historic character 
or appearance to be recognizable as historical resources and to convey the reasons for 
their significance. Historical resources that have been rehabilitated or restored may be 
evaluated for listing.  Integrity is evaluated with regard to the retention of location, 
design, setting, materials, workmanship, feeling, and association. It must also be 
judged with reference to the particular criteria under which a resource is proposed for 
eligibility. Alterations over time to a resource or historic changes in its use may 
themselves have historical, cultural, or architectural significance. 

 
The historic integrity of the detached garage on the residential property at 529 Capitola Avenue is 
substantially intact, although some aspects have been slightly compromised over time.   
 

From observing lack of ridge beam (creating a vulnerable structure for relocation), one can 
assume that the garage was likely built in-situ, so the location is likely original or at least 
dating from almost 100 years ago, the established period of significance of the property. 
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The neighborhood setting continues to convey an area of single-family residences with a 
variety of designs and eras represented.  
 
The south lean-to addition has removed some original materials, but the vast majority of its 
materials are obviously of an earlier age. The board-wall design of the garage is authentic. 
There is no “workmanship” to evaluate.  
 
Although the use of the building is identified on the Sanborn Insurance Map as automobile-
related in 1927, and it is of a size that might have housed a single car of that era, the feeling 
the garage conveys is more of a stripped-back functional outbuilding (e.g., more of a storage 
shed). It has no architectural features, such as trim or windows, siding, or even cross-facing 
boards that might indicate that it would house something of value. It does not embody 
strong associations with the house design or the historical development of the city in this 
neighborhood. 

 
After reasonable research efforts were undertaken for a report of this kind, no new historical 
documentation was discovered for this parcel, so the evaluation that follows in this report is based 
primarily on the design and materials of the garage itself and its larger known context. A building 
can be considered a “primary resource” the same way a diary or first-person account of historic 
events is a primary resource. The building itself tells its own stories, in its design, materials, 
workmanship, etc. 
 
California Register of Historic Resources 
The California Office of Historic Preservation describes the California Register as a “…program 
[that] encourages public recognition and protection of resources of architectural, historical, 
archeological and cultural significance, identifies historical resources for state and local planning 
purposes, determines eligibility for state historic preservation grant funding and affords certain 
protections under the California Environmental Quality Act.” There are four criteria for designation, 
evaluated for the garage at 529 Capitola Avenue as follows: 
 

Historic Events and Patterns 
The main house (and, therefore, property) is identified within the Context Statement, for 
how it conveys its associations to the development of Capitola (especially Capitola Avenue) 
and its associations with a family with ties to the significant early-twentieth-century fishing 
industry, as well as its potential associations with the Sugar Beet Mill history. Although the 
house as 529 Capitola Ave. is at least 100 years old—and more likely older—it is not merely 
its age that makes it representative of broad historical patterns of development. The 
construction materials and methods of the house clearly convey the age of the house and its 
original modest size (even with recent additions). Even without additional intensive 
research and evaluation, the property would, therefore, continue to have potential for 
eligibility for the California Register based on significant events or patterns of history under 
California Register Criterion (1), as represented by the main house. 
 
Meanwhile, the garage does not contribute to these historical associations. It is known to be 
in place by 1927, but it does not have features or materials that are readily understood to 
represent the residential values of people in Capitola in the early 1900s. 
 
Personages 
Although the Canepa family is associated with the property, the garage structure does not 
illustrate or convey aspects of their lives that make the family significant in the City of 
Capitola. The garage does not embody known stories, materials, or design traits that 
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illustrate the family’s trade or growth over time. Although the property may be evaluated as 
a whole to be associated with significant personages (California Register Criterion 2), the 
garage can be found not to be an important contributor to that narrative. 
 
Architecture 
Although recognizable from its framing techniques as a building from an earlier era, and 
although the building stands out somewhat in the neighborhood because of its unpainted 
wood exterior, the garage does not represent a distinguished example among vernacular 
garages from its period. The materials are conventional for their time, used in a very basic 
manner, and do not embody exceptional significance for their quality or workmanship. A 
small, detached garage can sometimes capture or embody the feelings and association of an 
austere era or provide associations with early automobile use; however, this garage is not a 
distinctive representation of the use of materials or composition, nor does it clearly embody 
design elements that might differentiate between a garden shed and an automobile garage. 
Unadorned, it does not convey strong design connections to the house on the property. The 
property would therefore not qualify for the California Register under Criterion (3). 
 
Potential to Provide Information 
The property has no known associations or identified materials that indicate that it might 
lead to the discovery of significant information. The property would therefore not qualify 
for the California Register under Criterion (4). 
 

Capitola Historic Features Ordinance 
The Capitola Designated or Potential Historic Resources Ordinance (Municipal Code 17.84.060) 
allows for the identification and/or designation of local historic resources, formerly known as 
“historic features.” Per the ordinance, “The City Council may classify a property as a Designated 
Historic Resource if it meets any of the following criteria”: 
 

1. It exemplifies or reflects special elements of the City's cultural, social, economic, political, 
aesthetic, engineering, architectural or natural history. 
 

2. It embodies distinctive characteristics of a style, type, period or method of construction, or 
is a valuable example of the uses of indigenous materials or craftsmanship. 
 

3. It is an example of a type of building once common in Capitola but now rare.  
 

4. It contributes to the significance of an historic area, being a geographically definable area 
possessing a concentration of historic or scenic properties or thematically related 
groupings of properties which contribute to each other and are united aesthetically by 
plan or physical development. 

 
The ordinance also says that “Designated Historic Resources represent particularly noteworthy 
community resources that exemplify the City’s unique historic identify, primarily from the pre-
World War II era of Capitola’s history. Designated Historic Resources possess iconic landmark 
status that contribute to Capitola’s unique sense of place due to physical characteristics of the 
resource visible from a public place.” 
 

Analysis 
In considering the significance of the property based on these City of Capitola criteria, the 
detached garage can be found not to meet the criteria of the City of Capitola Historic 
Resource Ordination, as follows: 
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1. Because of the garage’s lack of documentary narrative that ties it into the property 

history or neighborhood development, and because of its unremarkable architectural 
materials and simplistic methods of construction, it cannot be found to exemplify 
special elements of the City’s history per Criterion 1. 
 

2. Although the garage is built using single-wall techniques which dates its construction 
back many years, it is not a distinctive, artistic, or high-quality example of that type of 
building. The garage can be found not to meet Criterion 2 for its lack of characteristics of 
a style, type, period or method of construction. 
 

3. Because, as a detached garage and vernacular residential outbuilding, it is not a 
common type of building that is now rare, the building can be found not to meet 
Criterion 3. 
 

4. Finally, the detached garage is not a contributing building to a larger narrative—it is not 
a piece of a jigsaw puzzle that might build a larger sense architectural, artistic, thematic, 
or historic-neighborhood community. The garage can be found not to meet Criterion 4. 

 
CONCLUSIONS 

The garage building, as a detached built element within an identified historic property, does not 
appear to be a contributing historic resource or a character-defining feature within the criteria of 
the California Register of Historical Resources nor within the City of Capitola Criteria for 
Designation of Historic Resources.  
 
It can be found that the proposed demolition of the detached garage would not have a significant 
effect on the environment under CEQA.  
 
Sincerely: 

 
Leslie A.G. Dill, Architectural Historian and Historic Architect 
Archives & Architecture, LLC 
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(Page 4 from May 2019 Standards Review report that identified character-defining features of the 
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The house is recognizable as a somewhat altered National-style cottage. The National style is 
associated with the nineteenth century, from the 1860s into the late 1880s. The design is embodied 
by vernacular steeply-pitched gable-roofed houses with half stories at the upper level, supported by 
balloon framing. They are commonly clad in board-and-batten siding and feature 2/2 or 1/1 
double-hung wood windows placed individually. Many are of single-wall construction. 

Character of the Existing Resource 
The primary character of the historic house is obtained from its simple form and materials. It 
features a low, almost cubical volume, topped by a relatively steep gabled roof the encloses a small 
second story. The one-story rear wing, now altered, featured a shed roof typical of nineteenth-
century designs; it was expanded, and the roof form altered, leaving the side eaves of the original 
shed roof. The front porch features flat arches that were utilized in porch designs of the 1860s. The 
porch does not appear on the 1927 Sanborn Insurance maps, but its design, size, and scale are 
compatible with the age and original design of the house.  

Per the 1986 Historic Resources Inventory, the original cottage was of note for its “Vertical board & 
batten, simple bargeboard and two flat arches in entryway porch roof.” According to the Draft 
Historic Context Statement, the style of the house is “Vernacular board-and-batten,” and the house 
was built ca. 1874.  

To review the design of the proposed rehabilitation and addition project, Archives & Architecture, 
LLC created an initial in-house list of the house’s features. The list of character-defining features 
includes, but may not be limited to:  

• Compact, approximately square main footprint with a full-width one-story rear wing (in this
location by 1927)

• Low one-and-one-half-story massing with high wall plates (balloon framing)
• Full-width steeply-pitched gable roof form and lean-to shed roof to the rear
• Boxed shallow eaves
• Vertical board siding with flat-board fascia (with narrower siding on the rear wing)
• Placement of most of the window openings, as individually placed vertical windows

Unclear elements (not proposed for alterations, so no additional historical investigation was 
undertaken): 

• Current version of the front porch. No projecting porch is shown on the 1927 or 1933
Sanborn Insurance maps; however, the porch design is commensurate with the age and
design of the house.

• Eastern portion of the detached garage. It is illustrated on the property by 1927; however,
its age is not necessarily indicative of its significance, as it is not associated with the
nineteenth-century house design. The western portion has been altered (see below).

Alterations or added elements, appropriate for removal, include features that do not appear on the 
1927 Sanborn Insurance maps—so appear to be later additions—and/or building elements that are 
clearly not original: 

• Projecting rear porch
• Large plate-glass focal window
• Replacement sash for windows
• Gabled roof addition at the rear wing
• The lean-to (west) addition at the detached garage
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Capitola Planning Commission 

 

Agenda Report 

Meeting: October 6, 2022 

From: Community Development 

Address: 401 Capitola Avenue  
 
 

Permit Number: #22-0282 

APN: 035-131-11 
Conditional Use Permit and Parking Variance to establish a bar and lounge (pour room) serving 
beer and wine with no onsite parking in the MU-N (Mixed Use Neighborhood) zoning district.  
This project is in the Coastal Zone but does not require a Coastal Development Permit. 

Environmental Determination: Categorical Exemption 15301 

Property Owner: Amy Cheng 

Representative: Richard Emigh Filed: 07.06.2022 
 
Applicant Proposal 
The applicant is applying for an amendment to an existing conditional use permit (CUP) #19-0031 
to establish a bar and lounge (pour room) serving beer and wine, to expand indoor and outdoor 
dining/consumption customer areas and a variance to required parking. The existing business, 
Capitola Tap House, is operating under the existing CUP as a take-out food and beverage eating 
establishment that serves kombucha, coffee, tea, and snacks. Conditions of the 2019 CUP limit 
the business to six customer seats and the location provides no onsite parking.  
 
Background 
On April 4, 2019, the Planning Commission approved CUP #19-0031 for a takeout restaurant that 
was to serve rice bowls, salads, beverages, and ice desserts with six seats for customers. The 
final local action notice included 26 conditions of approval that remain effective (attachment #3). 
During discussion, the Planning Commission decided not to approve a proposed patio along the 
side of the building nearest the trestle and that any kitchen/hood exhaust would need to be located 
on the front half of the building toward Capitola Avenue.  
 
During the Building Permit plan check, the applicant changed the business model to a kombucha, 
tea, and coffee serving business with a smaller kitchen to serve small bites and snacks. The 
change included replacing a portion of the kitchen and prep area with a walk-in cooler that is 
plumbed with 32 tap dispensers for non-alcoholic beverages.  
 
Discussion 
The Capitola Tap House is located at 401 Capitola Avenue, within the Mixed-Use Neighborhood 
(MU-N) zoning district and just outside the Mixed-Use Village (MU-V) boundary, which is aligned 
with the trestle.  The purpose of the zones are different with the MU-V supporting a mix of retail, 
restaurants, services, and recreation amenities providing a walkable environment, catering to all 
ages, and supporting year-round activities during the day and night.  Although also mixed-use, 
the purpose of the MU-N is to allow for neighborhood-serving mixed uses that enhance resident’s 
quality of life and is carefully designed to complement its surroundings and minimize impacts on 
neighboring properties.    
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The application requires two entitlements:  
 

1. A Conditional Use Permit Modification to establish a bar and lounge serving beer and wine 
in the MU-N zoning district (use table 17.20-1).  
 

2. A Parking Variance to expand customer area from six seats to a plan that fully utilizes the 
front porch and interior customer area with proposed seating for 31 customers.  

 
The existing business was approved under the prior Zoning Ordinance, which allowed takeout 
businesses to establish with six customer seats without requiring additional parking. The current 
Zoning Ordinance modified the standards for take-out food and beverage eating establishment to 
remove the six seat limit and rather limit customer accessible area to 160 square feet. More recent 
projects reviewed under the new code are required to renovate interiors to physically limit 
customer spaces to comply with the new standard. An example of a take-out food and beverage 
which complies with the new ordinance is Boba Tea located at 110 Capitola Avenue and was 
approved in October 2021.  
 
The customer area of the existing building (interior plus front porch) is 554 square feet, which is 
considered legal nonconforming but the limitation to six seats still applies. The applicant proposes 
to activate the full 554 square foot customer space for customers to include 31 seats.  
 
The Zoning Ordinance defines “Eating and drinking establishments” as follows: 
 

17.160.020 E “Eating and drinking establishments” means businesses primarily engaged 
in serving prepared food and/or beverages for consumption on or off the premises. 

a. “Bars and lounges” means a business devoted to serving alcoholic beverages for 
consumption by guests on the premises and in which the serving of food is only 
incidental to the consumption of such beverages. Includes cocktail lounges, 
nightclubs, taverns, and other similar uses. 

b. “Restaurants and cafes” means a business establishment serving food and 
beverages to customers where the food and beverages may be consumed on the 
premises or carried out and where more than one hundred sixty square feet of public 
area is open to customers. Includes full-service restaurants, fast-food restaurants, 
coffee shops, cafes, and other similar eating and drinking establishments. 

c. “Take-out food and beverage” means establishments where food and beverages 
may be consumed on the premises, taken out, or delivered, but where the area open 
to customers is limited to no more than one hundred sixty square feet. Includes take-
out restaurants, take-out sandwich shops, limited service pizza parlors and delivery 
shops, and snack bars. Also includes catering businesses or bakeries that have a 
storefront retail component. 

The proposed use includes greater than 160 square feet of customer area, includes 31 seats, 
proposes a self-pour tap system, and will utilize at least 50% of the 32-tap system for dispensation 
of alcoholic beverages. The proposed use is a “Bar and lounge” (pour room) as defined by the 
Zoning Ordinance.  
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The applicant has provided a business plan and narrative (attachment #2), which describes the 
intended operation details and customers for the business. The proposal includes operation hours 
of 11am-8pm and posits that most customers would be pass-by stops by visitors that are already 
on their way to and from the Village and beach.   
 
Conditional Use Permit 
The applicant’s request is for approval of an amendment to CUP #19-0031 to allow beer and wine 
sales. The applicant has filed for a type 41 license with California Department of Alcohol and 
Beverage Control (ABC).  
 
In review of the applicant’s proposal, Planning staff consulted with the Police Department and 
found that no calls to Police have been made by or to the Capitola Tap House.  
 
The Planning Department has conducted two Code Enforcement actions against the property 
since the existing CUP was approved in April 2019. In November 2019, the applicant built a trash 
enclosure that did not conform to the approved plans and had installed forms to pour concrete for 
a patio area that was specifically not approved by the Planning Commission. Planning staff visited 
the property, took photos, and informed the applicant of the violations. The applicant removed the 
forms and rebuilt the approved trash enclosure. In June 2022, the applicant had installed multiple 
banners in front of the business without permits. Planning staff visited the property and sent a 
courtesy notice to the applicant informing of the issue. The applicant removed the banners. There 
are no open code violations at the property.  
 
Planning staff also contacted representatives from ABC and inquired about the proposal. The 
response was that ABC will not perform an in-depth review until after local approval but offered 
preliminary feedback. The representative noted that they were familiar with the front porch area 
and were not concerned with this area being used for consumption. The representative expressed 
concern with how IDs would be checked for a self-pour business model. They also noted that a 
type 41 license requires that the business be primarily food serving with beer and wine as a 
beverage option. They stated concern with the kitchen’s limitations and the ability to meet the 
type 41 requirement of being a true restaurant.   
 
Pursuant to 17.124.060, when evaluating a CUP, the Planning Commission must consider the 
following characteristics of the proposed use: 
 

A. Operating characteristics (hours of operation, traffic generation, lighting, noise, odor, dust, 
and other external impacts). 

B. Availability of adequate public services and infrastructure. 
C. Potential impacts to the natural environment. 
D. Physical suitability of the subject site for the proposed use in terms of design, location, 

operating characteristics, shape, size, topography. 
 
Pursuant to 17.124.070, the Planning Commission must make the following findings for approval 
for a CUP: 
 

A. The proposed use is allowed in the applicable zoning district. 
B. The proposed use is consistent with the general plan, local coastal program, zoning code, 

and any applicable specific plan or area plan adopted by the city council. 
C. The location, size, design, and operating characteristics of the proposed use will be 

compatible with the existing and planned land uses in the vicinity of the property. 
D. The proposed use will not be detrimental to the public health, safety, and welfare. 
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E. The proposed use is properly located within the city and adequately served by existing or 
planned services and infrastructure.  

 
Planning Department staff cannot make the required findings for approval of the proposed CUP 
amendment. The operating characteristics of a bar and lounge business with no parking in the 
MU-N zone is not compatible with surroundings at this location. Additionally, the applicant has a 
recent history of code violations and ABC has open concerns that may not be able to be 
addressed with the current plan.  
 
Parking Variance 
Bar and Lounges require parking to be provided at a ratio of 1:60 square feet for customer area 
and 1:240 square feet for other areas. The gross calculation for the proposed business is 12 
parking spaces (see table). However, section 17.76.020 only requires parking be provided for the 
incremental intensification of a proposed new use. The existing use, takeout restaurant, is 
categorized by code with a requirement for a 1:300 square foot parking ratio (1,265/300=4). 
Therefore, the existing parking credit for a 1,265 square foot building with a 1:300 ratio is four 
parking spaces. The proposed change of use has an incremental intensification that requires eight 
parking spaces be added to the site to comply.  
 

Use Areas and Parking Required 

 Building Area Customer Area Other Area 

First Floor 912 sf 404 sf 508 sf 

Loft 203 sf 0 sf 203 sf 

Porch 150 sf 150 sf 0 sf 

    Total 1,265 sf 554 sf 711 

Parking Ratio  1:60 sf 1:240 sf 

Required Parking  9 spaces 3 spaces 

Provided Parking  0 spaces 0 spaces 

 
General Plan Analysis 
Several General Plan policies are relevant to the review of the project. Compatibility related to the 
intensity of the proposed use, no onsite parking, proximity to R-1 properties, and the location 
within the city are individually significant issues that are not mitigated and collectively result in an 
unsupportable project.     

Policy LU-1.3 Compatible Development. Ensure that all new development is compatible 
with neighboring land uses and development.  
 
Policy LU-4.1 Quality of Life. Ensure residential neighborhoods are walkable, safe, 
friendly, and provide a high quality of life for residents of all ages. Minimize unwanted 
noise and spillover parking in neighborhoods. 

Policy LU-4.7 Planning Projects. Ensure that future planning efforts for non-residential 
areas carefully consider potential impacts on adjacent residential neighborhoods. 
 

In summary, the zoning code is established to implement the general plan and to protect the 
public health, safety, and welfare.  The proposed project does not conform with the purpose 
statement of the MU-N zoning district and is contrary to the general plan.    
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CEQA 
The project is categorically exempt under Section 15301 of the California Environmental Quality 
Act and is not subject to Section 753.5 of Title 14 of the California Code of Regulations. The 
proposed project involves changes to operations and amending a conditional use permit to an 
existing mixed-use space.  
 
Recommendation 
Staff recommends that the Planning Commission deny the Parking Variance and the amendment 
to the Conditional Use Permit based on the following Findings.  
 
Attachments 

1. Proposed Site Plan/Floor Plan 
2. Proposed Business Plan and Narrative 
3. Existing Cup Conditions for #19-0031 

 
Conditional Use Permit Findings 

A. The proposed use is allowed in the applicable zoning district. 
Bar and lounge businesses are permitted through a conditional use permit in the MU-V 
zoning district. The CUP amendment request for a bar and lounge is not consistent with 
the MU-N zoning or the General Plan policies applicable to this location. The business 
provides no parking onsite and proposes an expansion of 25 seats with implementation of 
a 32 tap system for beer and wine. The tap system is likely the largest in Capitola with a 
capability of dispensing large quantities or alcoholic beverages at a location that is 
transitional in land use intensity and prioritizes resident’s quality of life.  

 
B. The proposed use is consistent with the general plan, local coastal program, zoning 

code, and any applicable specific plan or area plan adopted by the city council. 
The proposed use is not consistent with the General Plan or Zoning Ordinance. 
Specifically, General Plan policies LU-1.3, LU-4.1, and LU-4.7; and Zoning Ordinance 
sections 17.20.010 B2, 17.124.060, and 17.128.010. The location is not in the Capitola 
Village. The area of Capitola Avenue between the trestle and Bay Avenue is described as 
transitional with a focus on residents’ quality of life rather than visitor serving amenities 
like the MU-V zone and Capitola Village area. This finding cannot be made.  
 

C. The location, size, design, and operating characteristics of the proposed use will 
be compatible with the existing and planned land uses in the vicinity of the 
property. 
A Variance for the additional eight parking spaces while providing zero onsite parking is 
not compatible with surrounding land uses. The applicant is proposing to place the burden 
of all inbound parking demand off site. This will have a direct impact on public parking 
options in the area with no mitigating circumstances. This finding cannot be made. 
 

D. The proposed use will not be detrimental to the public health, safety, and welfare. 
Bar and lounge uses, with 32 taps and limited space for patrons, poses a risk to public 
health, safety, and welfare to adjacent residential property owners. This finding cannot 
be made.   
 

E. The proposed use is properly located within the city and adequately served by 
existing or planned services and infrastructure.  
The proposed use is not adequately served by parking and places the burden of parking 
demand entirely offsite. The proposed use is not properly located within the city. With a 
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single family residence approximately five feet away and over twenty single family 
properties within 300 feet, the use will have an impact to quality of life for residents. 
Additionally, the proposed use will be a pour room with 32 taps with at least 50% dedicated 
to serving beer and wine. The combination of parking deficiency, proximity to sensitive 
receptors, and the proposed intensity of use are not supported by services or 
infrastructure. This finding cannot be made. 
 

F. This project is categorically exempt under Section 15301 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 the operation, repair, maintenance, 
permitting, leasing, licensing, or minor alteration of existing public or private structures, 
facilities, mechanical equipment, or topographical features, involving negligible or no 
expansion of use beyond that existing at the time of the lead agency’s determination.  This 
project involves no new permanent physical improvements and does not require a Building 
permit. The permit will involve a minor change in operations and utilization of existing 
spaces. No adverse environmental impacts were discovered during review of the 
proposed project. 

 
Variance Findings 
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. 
There are not unique circumstance applicable to the subject property. The applicant is 
proposing a variance to allow no parking without making a justification that is based on 
inherent property or location conditions. This finding cannot be made.  
 

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. 
Strict application of the zoning code concludes that the subject property is currently operating 
with a legal nonconforming status and is enjoying the privilege of a customer area larger than 
currently permitted. The property is not deprived an opportunity or privilege enjoyed by any 
comparable property in the MU-N zoning district. This finding cannot be made.  
 

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. 
The proposed variance is not necessary to preserve an essential property right possessed by 
other property in the vicinity. The applicant has proposed an intensity of use that outsizes the 
property. Specifically, the property is 1,655 square feet and the proposed use requires 12 
parking spaces. Commercial parking spaces are 9 feet by 18 feet and require 162 square feet 
of area. The required parking for the proposed use would require 1,944 square feet, which is 
larger than the subject property. This finding cannot be made.  
 

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. 
Granting of the proposed variance would be a detrimental to public health, safety, or welfare. 
It would be injurious to properties in the vicinity because all parking demand for the subject 
property would be borne by and adjacent to surrounding properties.  Noise associated with a 
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pour room would have negative impacts on neighbors in the vicinity. This finding cannot be 
made.  
 

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. 
The granting of the parking variance would be a granting of special privilege by allowing a use 
that requires eight parking spaces to provide none. This finding cannot be made.  
 

F. The variance will not have adverse impacts on coastal resources. 
The variance would potentially have a minor impact coastal parking resources due to 
displacing the entire parking burden on other parking locations. This would limit overall visitor 
parking opportunities. This finding cannot be made.  

 
Report prepared by: Brian Froelich 
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BUSINESS PLAN

Capitola Tap House
401 Capitola Ave.

Capitola, CA 95010, USA

September 13, 2022
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Executive Summary

The Company
Capitola Tap House is a self-serve drink on draft. The self-pour revolution is growing and will
add a modern touch to my establishment that will increase foot traffic, drive up sales, reduce
waste, and make my operations overall more efficient. Self-pour technology can surely add a
unique differentiator.
Having a self-pour beverage wall with beer, wine, and wine-based spirits cocktails will create a
sense of community and is great for team bonding and creating a more inclusive environment
for everyone for Santa Cruz county and visitors come to Capitola.

The Ownership
The Company will be structured as a sole proprietorship.

The Management
The Company will be managed by hired managers and staff.  For delivery drop off, In front of
the business location on the street, two parking spaces are designated for a 24 minute
parking/loading zone for receiving deliveries. For storage concerns, All beer/wine are set up in
5 gallons to 15 gallons inside the walk-in cooler, and there are plenty of storage shelves. The
second story has plenty of room for storage. Green waste management offers bigger size
garbage/recycle containers to meet higher waste demand as necessary.

The Goals and Objectives
Capitola Tap House aims to add a fun place for local residents and visitors to stop for some
drinks (non alcohol and alcohol drinks are featured on two walls and daily fresh small eating
plates for pairing with the drinks. The Capitola Tap House business will enhance the
residents' quality of life. Many residents and visitors have expressed positive interest
regarding this new business in Capitola, especially the incorporation of alcohol beverages
into our business model. This is an ideal location for residents to gather and meet their
neighbors and enjoy social circles. Capitola Beach draws many visitors and vacation renters
to this area. The City of Capitola Village parking lots, and street meter parking provide
parking to the visitors who come by my business while on their way to the village, as we are
not a point of destination, but a stop on the way to or from the Village, and many people
would be able to take advantage of our take-out option. This business will not generate more
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than usual car traffic, or spillover parking in the neighborhoods, as can be confirmed by our
previous statement on not being an immediate point of destination, but a business on the
way to the Capitola Village. This business is surrounded by recently rezoned vacation rentals
and separated by the mixed use village zone.

Open hours are 11am to 8pm (summer and winter business hours may vary).

The Products and Services
Capitola Tap House offers self-pour draft kombucha, specialty tea, nitro cold brew coffee, beer
and wine on tap and daily fresh food.

Pricing Strategy
The Company will make use of an economy pricing strategy.

Business Plan - Capitola
Tap House

The Company

Business Sector
The Owner would like to start a business in the following industry: food and drinks
accommodation services sector.

Company Background
Capitola Tap House is a self-serve drink on draft. The self-pour revolution is growing and will
add a modern touch to my establishment that will increase foot traffic, drive up sales, reduce
waste, and make my operations overall more efficient. Self-pour technology can surely add a
unique differentiator.
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Having a self-pour beverage wall with beer, wine, and wine-based cocktails will create a sense
of community and is great for team bonding and creating a more inclusive environment for
everyone for Santa Cruz county and visitors come to Capitola.

Company Goals and Objectives
Capitola Tap House aims to add a fun place for local residents and visitors to stop for some
drinks (non alcohol and alcohol drinks are featured on two sides of the walls) and daily fresh
made small eating plates for pairing with the drinks. My business is in close proximity to the
central village zone and the business is not directly inside a residential neighborhood. My
business has only one vacation rental behind me, one side is adjacent to the trestle, and the
other side is adjacent to the fire station. My business is in the Neighborhood Commercial
Zone, but boarding the Central Village Zone. Lack of parking for this business would not
constitute a special privilege, because lack of parking is not a unique request, as many
businesses have a lack of parking, and I am not taking parking from the Central Village Zone.
In addition, my business would not be a point of destination, not congest the traffic, and we
also limited our seating to aid your concerns. Open hours are 11am to 8pm. Summer and
Winter business hours may vary.

Company Ownership Structure
The Company will be structured as a sole proprietorship.

Ownership Background
- Owner: Amy Cheng

Experience and training: Amy Cheng has many years of experience in the food and
drinks business. She has degrees in nutritional food and science from UCDavis.

Company Management Structure
The Company will be managed by hired managers and staff.

The Products and Services

The Products and Services

Capitola Tap House offers draft kombucha, special tea, cold brew coffee, beer and wine on tap.

Location Analysis
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The business is located in a bustling commercial beach town and is minutes away from the
prominent Capitola Village.

Pricing
The Company will make use of an economy pricing strategy.

Advertising
The Company will promote the business through:
• Online channels (website, Google ads, etc.)
• Email marketing (newsletters, brand story, etc.)
• Social media
• TV or radio ads
• Print (magazines, flyers, etc.)

The annual budget for advertising is: $5,000.00.

SWOT Analysis (Strengths/Weaknesses/Opportunities/Threats)

Strengths
Customer service, cutting edge technology in the self-pour are critical success factors and they
give the business its competitive advantage.

Weaknesses
The location is driven by tourists, summer, warm, sunny weather.

Opportunities
There is an opportunity to promote brands and products to the community. Bring education
about the benefits of Kombucha healthy drinks and efficiency of self-pour technology.

Threats
Common threats include things like rising costs for goods and products, increasing competition
and current labor shortage.

Operations

Daily Operations
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The business hours are open to the public from 11am to 8pm. This business is family friendly to
locals, visitors and services of all ages. This is family friendly hours and limited crowds after
dark and avoiding noisy crowds around the nearby residential neighborhood.

Operational Facilities
Capitola Tap House offers indoor seating, outdoor seating, and daily fresh small plates healthy
choice of food.  Self-Pour Technology card key check-in manage and control alcohol
consumption include the following: (1) keeping track of consumption; (2) measure portion drink
sizes; (3) limiting to no more than 2 standard drinks per person at a time.  (4)Signs posted "No
Open Containers past controlled outdoor seating areas. Staff serve free samples of kombucha on
draft outdoor mobile carts within the property line.  Outdoor Signages stand placement within
the property line.

Staffing
The Company has a 5-10 person staff, including a general manager, part-time and full-time
staff.  Staff check ID at the POS counter.

Zone Commercial/Residential
Capitola Tap House business is separated by Trestle Boundary Zoning Central Village and
Neighborhood Commercial.  Central Fire Station is on the right, Trestle is on the left,
Riverview Ave Beach Vacation Rentals directly behind.  Capitol Ave is a major artThis business
is surrounded by Central Village Zoning.  Outdoor dining seating and Outdoor Business
Signage placements are important for businesses in central village and neighborhood
commercials.
Capitola Tap House proposed 18 people indoor seating, 13 people outdoor seating

Page 5 of 5
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